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PLANNING COMMISSION ACTION, JUNE 2, 2026: On a motion by Vice Chair Koenig, 
seconded by Commissioner Lennihan, the Planning Commission voted to recommend approval 
of Special Use Permit #2026-00013. The motion carried on a vote of 7-0.  

Reason: 
The Planning Commission agreed with the staff analysis.  

Discussion: 
Commissioner Harris asked staff to clarify the accuracy of the survey. Staff responded the survey 
was completed by a licensed surveyor and matched the dimensions shown on other City records. 

Commissioner Dube asked about the alley improvements. Staff recommended conditions which 
require the applicant to improve the alley to the west of the property and a condition that the 
applicant is responsible for repairing any damage to the alleys.  

Chair McMahon asked whether frontage is a requirement to apply for a substandard lot SUP. 
Staff confirmed it is not a requirement. She also asked about vehicular parking access for vehicle 
and how it would generally compare to access to ADUs. Staff explained the applicant provided 
a turning radius diagram, which T&ES staff confirmed was feasible, and that ADUs are not 
required to provide off-street parking.  
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Vice Chair Koenig confirmed with Assistant City Attorney Brown that the SUP applications 
could be considered by Planning Commission. He spoke in support of the request, finding it met 
all the required SUP crtieria. He explained that Del Ray is an eclectic neighborhood and the 
proposal represented a creative and reasonable configuration given the unique constraints of the 
site. He noted the applicant has made significant adjustments in response to the neighbors’ 
concerns.  
 
Commissioner Dube corrected the applicant regarding which fire station would respond to an 
emergency at the site. He explained that he was originally concerned about life safety issues with 
but after further review and conversations with the Fire Marshall, he had no concerns with the 
proposal. 
 
Commissioner Ramirez also noted the applicant’s responsiveness to the neighbors’ concerns. She 
also noted how the proposed construction could improve the flooding issues as the site currently 
has no stormwater management.  
 
Commissioner Harris said she was also originially hesitant about the request, but spent significant 
time researching life safety issues and reviewing the case materials and ultimately found all SUP 
criteria was met.  
 
Chair McMahon spoke in support of the request. She acknowledged how the design is sensitive 
to the neighbors and that a single unit dwelling would be a suitable use of the property. She noted 
how the staff report shows how the proposed dwelling is perfectly average as compared to other 
dwellings in the surrounding area. She explained how the lot without frontage SUP should be 
focused on whether the use and access of the property is feasible. She further explained there is 
by-right development in Del Ray which could be more disruptive than the proposal and found 
that the public process has meaningfully improved the proposal.  
 
Speakers: 
Monica Perry, Del Ray Land Use Committee Chair, spoke in opposition, expressed concern that 
building on a lot without frontage would not be compatible with the Del Ray neighborhood, and 
that an improper precedent would be set. 
 
Ann Kammerer, 1403 Mount Vernon Avenue, spoke in opposition, expressing concerns about 
the lack of frontage, fire safety and risk to surrounding neighbors, and flooding and groundwater 
impacts.  
 
Alicia Montgomery, 406 East Alexandria Avenue, spoke in opposition and stated that there is 
widespread opposition to this request. She also expressed concerns about the stalled vacation 
request adjacent to the subject property and related lot line inconsistencies.  
Brett Rice, 408 East Alexandria Avenue, spoke in opposition, stating the application is not 
eligible to be reviewed, staff has been inconsistent with the application of the ordinance, and 
there are unresolved lot line issues with the adjacent vacation request.  
 
Eric Teran, applicant, presented the case and answered questions from Planning Commission. He 
explained the existing lot is in the range of the surrounding lots size, the proposal complies with 
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the R-2-5 zone, and the dwelling would be compatible with the surrounding neighborhood. Mr. 
Teran explained how further fire-resistant construction and fire supression systems would ensure 
additional fire safety, how construction activity would be managed, and how the dwelling must 
comply with all stormwater and groundwater impacts. He outlined all the changes he has made 
to the proposal in response to the neighbors’ concerns including the alley adjustments to allow 
adjacent neighbors to continue to access their parking spaces and the adjustments to the basement 
to increase the survival of surrounding trees.   
 
PLANNING COMMISSION ACTION, MAY 5, 2026: On a motion by Vice Chair Koenig, 
seconded by Commissioner Manor, the Planning Commission voted to defer Special Use Permit 
#2026-00013 due to a noticing issue. The motion carried on a vote of 6-1 with Commissioner 
Harris voting against. 
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I. DISCUSSION   
 
The applicants, Eric Teran and Daniela Gross, request Special Use Permit (SUP) approvals to 
develop a single unit dwelling on a vacant, substandard lot without street frontage at 404-A East 
Alexandria Avenue. The existing lot is substandard as it does not meet the R-2-5 zone’s minimum 
lot area and lot width requirements.  
 

 
 

Figure 1 - Subject Property (vacant lot) 

SITE DESCRIPTION 

The subject property at 404-A East 
Alexandria Avenue is a vacant, substandard 
lot of record without frontage on an improved 
public street. The lot has a rectangular shape 
and measures approximately 59 feet (along its 
east and west lot lines) by 45 feet (along its 
north and south lot lines). It has a lot size of 
2,662 square feet. 10-foot-wide alleys run 
along the north, west and south lot lines of the 
subject property. A portion of unimproved 
City right-of-way (ROW) abuts the subject 
property to the east. Single unit, two unit, and 
multi-unit dwellings coexist within the same 
block. Figure one, above, shows the subject 
property. Figure two, right, shows a survey 
plat of the property.  
 
              

 

Figure 2 – Survey plat 
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BACKGROUND 

The subject property was created in 1938 by a re-subdivision of a portion of Block 10 of the “Park 
Addition to Alexandria” subdivision. At the time, any new property was required to have frontage. 
The property was originally platted to have street frontage along 4th Street, which was never 
developed. Aerial imagery and Sanborn maps dating back to 1937 show that the subject property 
has been continuously vacant since its creation.  
 

 
Figure 3: Sanborn maps 1951 

 
 
RECENT HISTORY OF LAND USE APPLICATIONS 

 
Several land use applications have been reviewed for the property and adjacent public right-of-
way.  
 

• In early 2013, a vacation request, VAC #2013-00001, was submitted to vacate a portion of 
the public right-of-way adjacent to the subject property. It was subsequently withdrawn.  

• On March 12, 2024, City Council denied Special Use Permit, SUP #2023-00067 to develop 
the subject property.  

• On September 14, 2024, City Council approved vacations, VAC #2024-00001, VAC 
#2024-00002, VAC #2024-00003, of the public right-of-way (4th Street) to be split between 
the adjoining property owners. At the time of this report, the vacation has not been 
finalized. 

• On November 16, 2024, City Council denied a resubmittal of the revised SUP application 
(SUP #2024-00041) for this property.  
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PROPOSAL 

The applicants request SUP approvals to develop the subject property with a two-story dwelling. 
The proposed dwelling would have approximately 1,100 square feet of net floor area and would 
measure 19.83 feet in height from average pre-construction grade to the midpoint of the dwelling’s 
gable roof.  

The applicants’ have altered the architectural style from the previous proposals. The new design 
would have a predominately Contemporary style with a small front portico, a low-pitched side 
facing gable, and windows featuring three divided lites. Figures four through nine, below, show 
the proposed elevations as they compare to the previous applications.  
 

Submission #1 Submission #2 

  
Current proposal 

 
Figure 4 - Concept design 

Submission #1 Submission #2 

  
Current proposal 
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Figure 5 - North Elevation (Front) 

Submission #1 Submission #2 

  
Current proposal 

 
Figure 6 –South Elevation (Rear) 

Submission #1 Submission #2 
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Current proposal 

 
Figure 7 - West Elevation (Side) 

Submission #1 Submission #2 

 
Current proposal 

 
Figure 8 - Elevation (Side) 

Submission #1 Submission #2 
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Current proposal 

 
Figure 9 - Site Plan 

 
The dwelling would measure approximately 30.67 feet by 19.17 feet with a footprint of about 655 
square feet. It would provide a front yard of 20 feet; a west side yard of 7.0 feet; an east side yard 
of 7.0 feet; and a rear yard setback of 19.83 feet.  Figure 9, above, shows the previous and current 
proposed site plans.  

The site currently contains no trees nor landscaping. The applicants propose a Black Gum tree in 
the front yard of the property.  
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PARKING 

The property is located within the enhanced transit area. As such, Zoning Ordinance section 8-
200(A)(1) requires no off-street parking spaces for the proposed single-unit dwelling. The 
applicant proposes one parking space on the site. 

ZONING 

The subject property is zoned R-2-5/Residential. For single unit dwellings, the R-2-5 zone requires 
a minimum lot size of 5,000 square feet. The zone also requires the lot to be at least 50 feet wide 
and have at least 40 feet of frontage on a public street. The subject property has a lot size of 2,662 
square feet and is 45 feet wide.  
 
Per Section 12-400 – Substandard residential lots, for a dwelling to be built on a vacant substandard 
lot, approval of a special use permit by City Council is required. Per Section 7-1007 – Land without 
frontage, for a lot without frontage on a public street, development also requires SUP.  
 
Given that the subject property is zoned R-2-5, was a lot of record prior to September 1988, and 
does not meet the R-2-5 zone’s minimum lot size nor lot width requirements, Zoning Ordinance 
section 12-402 applies and states:  
 

Notwithstanding the provisions of Section 12-401 – Substandard residential lots, a 
substandard lot which complied with the provisions of this ordinance or other prior law in 
effect on the date such lot was recorded, and which has continuously been of record since 
such date, may be developed only with a residential use in compliance with the zone where 
it is situated, subject to the following provisions: 
 

(A) No person has, at any time from and after September 16, 1988, held any present or 
future freehold estate, except as trustee only, or any equitable interest of like 
quantum, or held any interest as contract purchaser, in the substandard lot and in 
any contiguous undeveloped or unimproved lot of record; and 
(1) The substandard lot contains at least the lot area, and has at least the lot width 

at both the front lot line and front building line, as exhibited by more than 50 
percent of the developed lots on the block face in which the substandard lot is 
located; or 

(2) The substandard lot contains at least 90 percent of the minimum lot area, and 
90 percent of the required lot width at both the front lot line and front building 
line, as required by the zone in which the substandard lot is located; and 

(B) A special use permit is granted under the provisions of section 11-500; and 
(C) City council, upon consideration of the special use permit, finds that the proposed 

development will not unreasonably impair an adequate supply of light and air to 
adjacent property, will not diminish or impair the established property value in the 
surrounding areas, and will be compatible with the existing neighborhood 
character. 

(D) Where the location of a substandard lot is such that the minimum number of lots or 
the minimum length of street frontage herein specified for a block face as defined 
in this ordinance is not present, the director may designate an appropriate block 
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face for such substandard lot, if any there be, without regard to intersecting streets, 
subject to city council approval as part of the special use permit granted pursuant 
to this section 12-402. Where the street frontage, on either side of a street, within a 
block face contains more than 30 lots or is greater than 1,200 feet in length, as 
measured along the front lot lines, the director shall designate an appropriate block 
face comprised of the closest and most appropriate 30 lots or 1,200 feet lot frontage, 
whichever is less, on each side of the street, subject to city council approval as part 
of the special use permit granted pursuant to this section 12-402. 

 
ELIGIBILITY OF APPLICATION 
  
Staff has received questions regarding the eligibility of the application. Below provides a break-
down of staff’s analysis which concludes the applicants’ requests are eligible for SUP review.  
 
Section 12-402(A) requires the vacant substandard lot to meet an eligibility test to determine 
whether its lot width and lot area are similar to other developed lots on the same block. Section 
12-402(A) requires staff to take two lot width measurements: one at the front building line and 
another at the front lot line. The two measurements are intended to capture lot width for lots that 
are not rectangular, where the width of the lot may vary. In this case, the lot is rectangular and the 
measurement at the lot line and the building line are the same. Staff received a concern that due to 
the lack of frontage there is no front lot line to measure lot width. Section 2-170 defines lot line as 
“Lines bounding a lot and recorded” and Section 2-124 defines building line as “a line beyond 
which no part of any building or structure except footings shall project.” Neither of these 
definitions relates to the lot having public street frontage, thus public street frontage does not 
preclude the lot from having a lot width measurement.  
 
Further, Section 12-402(D) states that the director may designate an appropriate block face for a 
substandard lot where the minimum number of lots is not present, subject to City Council approval 
as a part of the special use permit. A zoning guidance memo dated January 4, 1995 outlines the 
factors to be used in determining block face in the following order of priority until there are 10-20 
lots: 
 

1) Lots on the same block face as the subject lot and lots on the block face across the street 
from the subject lot 

2) Other lots on the same block touching the subject lot 
3) Lots on the same street within line of sight of the subject lot (i.e. the midpoint of the front 

lot line 
4) Lots on the same block as subject lot but within line of sight of the rear lot line of the 

subject lot 
5) Lots on the same street as the subject lot located in adjacent blocks 

 
Factors 1 through 3 do not apply because the subject property does not touch other lots and does 
not front on a street. Factor 4 states lots on the same block as the subject lot and within line of 
sight of the rear lot line of the subject lot. Table 1 exhibits the properties staff determined to meet 
factor 4, which provided 19 lots.  
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Table 1 – Properties Used for Block Face 
 

 Address Lot Area (square feet) Lot Width 
1 1413 Mount Vernon Ave 5,225 52.3’ 
2 1411 Mount Vernon Ave 1,910 27.3’ 
3 1409 Mount Vernon Ave 1,222 17.5’ 
4 1407 Mount Vernon Ave 1,222 17.5’ 
5 1405 Mount Vernon Ave 1,222 17.5’ 
6 1403 Mount Vernon Ave 1,222 17.5’ 
7 1401 Mount Vernon Ave 2,258 32.3’ 
8 404 E Alexandria Ave 1,070 17.8’ 
9 406 E Alexandria Ave 1,550 25.8’ 
10 408 E Alexandria Ave 9,600 75’ 
11 405 E Nelson Ave 3,915 25’ 
12 405-A E Nelson Ave 3,915 25’ 
13 407 E Nelson Ave 7,800 50’ 
14 409 E Nelson Ave 7,800 50’ 
15 403-A E Nelson Ave 2,749 26.3’ 
16 403 E Nelson Ave 1,879 18’ 
17 401 E Nelson Ave 1,879 18’ 
18 1415 Mount Vernon Ave 4,176 41.5’ 
19 411 E Nelson Ave 7,800 50’ 
 404-A E Alexandria Ave 2,662 45.7’  

 
Out of the 19 lots in the block face, 10 lots have less than 2,662 square feet in total lot area (53 
percent) and 14 lots have less than 45.7 feet of lot width (74 percent).  
 
Since the vacant lot meets the eligibility criteria listed in Section 12-402(A)(1) and because the 
subject property is surrounded by alleys and unimproved right-of-way, it does not have any 
“contiguous undeveloped or unimproved lot of record;” thus, Section 12-402(A) is met.  Therefore, 
City Council may consider a SUP request for development of the subject property with a single-
unit dwelling. In order to approve the SUP, City Council must find that the proposal meets the 
requirements of Section 11-504 – Consideration on review and Section 12-402 - Substandard 
residential lots. 
 
Staff has also received concerns that Section 7-1007 – Land without frontage, is not applicable 
because the lot is not “otherwise usable as a building site." The lot without frontage SUP approval 
is dependent on the approval of the substandard lot SUP. With approval of the substandard lot 
SUP, the lot will be “usable as a building site.”  
 
The proposed dwelling would meet all bulk and open space requirements. The following table 
provides a summary of all zoning regulations as they pertain to the subject property and proposed 
dwelling: 
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Table 2 – Zoning Analysis 
 

  Required Proposed 
Lot Area 5,000 Sq. Ft. 2,662 Sq. Ft.* 
Lot Width Min. 50.0 Ft. 45.0 Ft.* 
Lot Frontage Min. 40.0 Ft. 0 Ft. 

Front Yard Min. 20 Ft.   
20.0 Ft. (Main Building) 

15.0 Ft. (Open Porch) 

Side Yard (East) 7.0 Ft. (Main Building) 
(1:3 height to setback ratio, 7 Ft. min.) 7.0 Ft. (Main Building)  

Side Yard (West)  7.0 Ft. (Main Building) 
(1:3 height to setback ratio, 7 Ft. min.) 7.0 Ft. (Main Building)  

Rear Yard 19. Ft. (Main Building) 
(1:1 height to setback ratio, 7 Ft. min.) 19.83 Ft. (Main Building) 

Net Floor Area 1,197 Sq. Ft.  
0.45 Floor Area Ratio (FAR) 

1,100.50 Sq. Ft.  
0.41 Floor Area Ratio 

(FAR) 
Height Max. 30.0 Ft. (Main Building)  19.80 Ft. (Main Building)  
Threshold Height Max. 2.50 Ft.  2.33 Ft. 
*Deficiency resulting in a substandard lot 
 
MASTER PLAN DESIGNATION 

The proposed residential use is consistent with the Potomac West Small Area Plan which 
designates this area for medium-density residential development.  
 
II. STAFF ANALYSIS 

 
Staff supports the applicants’ proposal as it meets the criteria as required by Zoning Ordinance 
Sections 11-504 and 12-402, the proposed development would not adversely affect health and 
safety or public welfare impact, conforms with the master plan, would not impact light nor air 
supply to adjacent properties, diminish nor impair property values, and would be compatible with 
the existing neighbor character in terms of height, bulk, and design. In addition, the proposal 
provides sufficient access, and the single unit dwelling use would be compatible with the 
surrounding residential uses.  
 
HEALTH, SAFETY, AND PUBLIC WELFARE 

 
Staff does not anticipate any health, safety, or public welfare impacts, considering the proposed 
residential use complies with the bulk regulations of the R-2-5 zone and the residential density 
would be consistent with the surrounding residential properties. Light and air impacts, which are 
health and public welfare related, are addressed in the following section. 
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LIGHT AND AIR 

The proposed design of the new dwelling would meet the required side, rear, and front yard 
setbacks established by the R-2-5 zone, providing adequate light and air to the adjacent parcels. 
The side yards would be comparable or larger than the side yards of the semi-detached dwellings 
at 404 and 406 East Alexandria Avenue. The property is surrounded by alleys and public right-
of-way, which provide an additional buffer between the proposed dwelling and adjacent 
properties.  
 
PROPERTY VALUES 

The City’s Real Estate Department assessed the property as a vacant lot with no building 
valuation. The development of a new dwelling on the vacant lot would increase the assessed value 
for the property. This would increase the assessed value of comparably sized properties in the 
neighborhood. The new infill construction will not adversely affect surrounding property values. 
 
In 1974, the City amended the Zoning Ordinance to require SUP approval for development of 
substandard lots. Related to property values, staff found: 
 

As available vacant land grows more scarce in the City, these substandard lots will become 
prime targets for development of small homes, which could conceivably be fifteen (15) 
feet wide or less. Such narrow single-family homes would in most cases be aesthetically 
unattractive and certainly would be incompatible with the neighborhood, especially in 
those older areas of the City containing large older homes. Construction of these narrow 
single-family dwellings could create a negative impression on the neighborhood and cause 
property values to decline. 

 
In this case, the proposed dwelling would be as wide or wider than the townhouses to the west 
and semi-detached dwellings to the south. Further, it would be similar in size and width to the 
existing single-unit dwelling at 420 East Alexandria 
Avenue and several others in Del Ray. Given that the 
proposed dwelling would not be an outlier in terms of 
size or width as compared to the surrounding dwellings 
and neighborhood, the proposal would not impact 
property values. 
 
HEIGHT 

Staff finds the proposed dwelling to be compatible 
with neighborhood character in terms of height. The 
height of the surrounding dwellings, as measured to the 
roof ridgeline, is shown in Table 3. 
 
Staff finds the height of the proposed two-story 
dwelling to be compatible with the neighborhood, 

Table 3 – Dwelling heights 

Address 
Height of 
roof ridge 

1413 Mt Vernon Ave 16.75 Ft. 
Proposed Dwelling at 
404-A E. Alexandria Ave  21.02 Ft. 
1403 Mt Vernon Ave 25.92 Ft. 
1409 Mt Vernon Ave 25.92 Ft. 
Average Height 26.96 Ft. 
1401 Mt Vernon Ave 27.92 Ft. 
1405 Mt Vernon Ave 27.92 Ft. 
1407 Mt Vernon Ave 27.92 Ft. 
1411 Mt Vernon Ave 27.92 Ft. 
404 E. Alexandria Ave 27.92 Ft. 
406 E. Alexandria Ave 27.92 Ft. 
408 E. Alexandria Ave 33.50 Ft. 
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overall. The 1400 block of Mount Vernon Avenue and 400 block of East Alexandria Ave, which 
contains the subject property includes a mix of one and two-story single-family dwellings as well 
as two-story semi-detached and townhouse dwellings. The proposed dwelling would be one of the 
shorter dwellings that surround the subject property.  
 
BULK 

Staff finds the applicants’ proposal compatible with 
neighborhood character in terms of bulk. The proposed 
dwelling would be of similar size or smaller in terms of 
mass and scale than a majority of the other buildings 
within the block. The dwelling is also surrounded by 
alleys on three sides of the lot and public right-of-way 
on the fourth side, providing additional distance from 
other surrounding dwellings, further reducing the visual 
impact of the proposed dwelling.  
 
The smaller lot size necessitates a smaller and shorter 
dwelling.  The proposed floor area of the dwelling 
would be comparable to the surrounding townhouses 
and semi-detached dwellings. Table 4 shows the 
proposed Floor Area Ratio (FAR) as compared with the surrounding dwellings. 
 
DESIGN 

Staff finds the proposed design to be compatible with the established neighborhood character. The 
Del Ray Pattern Book states the following regarding infill development:  
 
 “Building heights, roof shape and slope, yard setbacks, front porches, and the pattern of windows 
and doors on surrounding houses can provide direction and inspiration. New construction should 
be designed to reflect the existing development pattern by integrating these visual qualities and 
features. However, new construction should be a product of its own time and not an exact replica 
of a historic building. Taking cues from the existing houses, the use of subtle variations in 
materials and features, or the use of new materials in a similar manner, can achieve a 
contemporary design that is compatible with the existing building, in the case of an addition, or 
neighborhood.” (pg. 50 of Del Ray Pattern Book) 
 
While new development should draw on common architectural characteristics of the Del Ray 
neighborhood, the area is defined by diverse architectural styles and design. As such, new 
development in Del Ray should reflect a unique design that incorporates common architectural 
elements within the neighborhood.  
 
The proposal is a contemporary architectural style, with a simple rectangular form, brick exterior, 
and side gable roof would be similar to the surrounding dwellings. Further, the house would be 
minimally visible from both Mount Vernon Avenue and East Alexandria Avenue and would not 
impact the streetscape.  

Table 4 – Gross FAR of surrounding 
dwellings 
Address Gross FAR 
1413 Mount Vernon Ave 0.28 
1401 Mount Vernon Ave 0.38 
407 E Nelson Ave 0.38 
408 E Alexandria Ave 0.39 
Subject property 0.41 
1411 Mount Vernon Ave 0.45 
405 E Nelson Ave 0.52 
405-A E Nelson Ave 0.52 
406 E Alexandria Ave 0.56 
1403 Mount Vernon Ave 0.70 
1407 Mount Vernon Ave 0.70 
1409 Mount Vernon Ave 0.70 
404 E Alexandria Ave 0.79 
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Surrounding dwellings with brick exterior: 

      
Rear of townhouses on Mount Vernon Avenue        404 and 406 E Alexandria Avenue  
 
Regarding the smaller lot size, while not a requirement of the Zoning Ordinance, staff finds the lot 
to be compatible in terms of size of the surrounding development, as shown in Table 3 below, and 
while this would be one of the smaller lots in Del Ray developed with a single unit dwelling, there 
are other examples of single unit dwellings in Del Ray on small lots as shown in Table 4. 

 

 
 
 
 
 
 
 
 
 

Table 3 – Surrounding lot sizes 
  Address Lot size 

(square feet)  
404 E Alexandria Ave  1,070  
1403 Mount Vernon Ave  1,222  
1405 Mount Vernon Ave  1,222  
1407 Mount Vernon Ave  1,222  
1409 Mount Vernon Ave  1,222  
406 E Alexandria Ave  1,550  
1411 Mount Vernon Ave  1,910  
1401 Mount Vernon Ave  2,258  
Subject property  2,662  
Average 3,240 
405 E Nelson Ave  3,915 
405-A E Nelson Ave 3,915 
1413 Mount Vernon Ave  5,225  
407 E Nelson Ave  7,800  
408 E Alexandria Ave  9,600  

Table 4 – Single unit dwellings on substandard lots 
under 3,500 square feet in Del Ray 
Address Lot size (square feet) 
3 W Mount Ida Ave 1,332 
2602 Commonwealth Ave 1,489 
510 E Mount Ida Ave 1,881 
11 W Wyatt Ave 2,500 
13 W Wyatt Ave 2,500 
1717 Price St 2,504 
409 Clifford Ave 2,625 
405 Clifford Ave 2,625 
Subject Property 2,662 
3333 Helen St 2,800 
103 E Del Ray Ave 2,875 
103-A E Del Ray Ave 2,875 
104 E Oxford Ave 2,875 
113 E Del Ray Ave 2,875 
111 E Del Ray Ave 2,875 
214 E Windsor Ave 2,875 
103 E Howell Ave 2,875 
518 E Howell Ave 2,875 
516 A E Howell Ave 2,875 
16 Leadbeater St 2,938 
107 E Custis Ave 3,013 
201 Clifford Ave 3,030 
213 E Raymond Ave 3,030 
218 E Custis Ave 3,105 
420 E Alexandria Ave 3,150 
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Regarding which yard would be considered the subject property’s front yard, staff found the 
proposed orientation to be compatible with the surrounding properties. Without exception, the 
dwellings that surround the subject property are located on rectangular lots with their front yards 
placed along one of the short sides of the lot. The proposed design would mirror this configuration. 
Also, the proposed design orients the rear of the dwelling toward the rear of the dwellings along 
East Alexandria Ave, and one side yard toward the rear of the dwellings along Mount Vernon 
Avenue. 

 

 
 

Figure 10 – Aerial showing orientation of buildings around the subject property 
 
Staff has included further design analysis with regard to the subject property’s lack of frontage in 
the following section.  
 
REGARDING LOT WITHOUT FRONTAGE  
 
Prior to 1969, existing lots without frontage were not subject to the frontage requirements of the 
Zoning Ordinance. In June 1969, the Zoning Ordinance was amended to require a special use 
permit to develop lots without frontage to enable a review of whether adequate access to the 
property could still be provided based on the use of the property. For example, at the time, there 
was a concern about allowing a use with frequent truck traffic if there was no access close to the 
building.  
 
The purpose of public street frontage is to ensure that a lot can be accessed from a public right-of-
way and to guarantee that utilities could serve the lot. When a lot has no frontage, the SUP process 
enables City Council to review whether a proposed development can still provide sufficient access 
despite its lack of frontage if it meets the SUP criteria under Zoning Ordinance Section 11-500. In 
this case, staff finds this lot to have sufficient access for the proposed single unit dwelling use. At 
10 feet wide, the alley connecting the subject property to Mount Vernon Avenue meets the 
minimum width requirement for vehicular access, including construction vehicles. Additionally, 
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lots with vehicular access only by alleys are common within the Del Ray neighborhood and using 
an alley as the primary access to the property does not create compatibility issues with the 
surrounding properties. Finally, the alley is improved and is currently utilized by adjacent 
neighbors to provide vehicular access to their properties.  
 
Other examples of alley lots or lots without frontage 
 
While most lots within the City have public street frontage, there are other examples of lots that 
face alleys or private streets, which lack public street frontage. Some examples of lots with 
insufficient frontage approved for development include Pickett’s Ridge (approved 2004), 104 and 
106 North Quaker Lane (approved 2004), 1115 Yeaton Alley (approved 1999), and 913 Cameron 
Street (approved 1989) as shown below. 

  

Pickett’s Ridge 102 and 104 N Quaker Lane 

  

1115 Yeaton Alley 913 Cameron Street 
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Staff would also like to highlight that within 300 feet of the subject property, there are 10 
townhouses without frontage on a public street. 

 

 
COMMUNITY CONCERNS 
 
The previous requests to develop this property were extremely contentious with many concerns 
from the surrounding neighbors and Del Ray Citizens’ Association. Staff has included materials 
from the previous requests, which include these concerns along with staff responses. The applicant 
presented at Del Ray Citizens’ Association on March 31st, and staff would like to address the issues 
that continue to be of concern: 
 
Alley paving 
The neighbors continued to express concerns about the impact the alley re-paving would have on 
trees. Currently, portions of the alley’s pavement extends into the subject property, and staff 
proposes a condition that adjacent alleys must be realigned and paved to the satisfaction of the 
director. This condition is to ensure the alleys are maintained in good condition for access to the 
rear of the adjacent dwellings and for City to collect trash. Repaving the asphalt to be within the 
alley boundaries would impact the trees that are partially located in the alley, and the applicant and 
City would work with the neighbors if safe removal of the trees is necessary.   
 
Stormwater management 
The neighbors expressed concern that stormwater management requirements would not be 
effective as flooding is already a significant issue in this area.  
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There is nothing different or unique about this site than any other site being developed in the City 
in terms of complying with stormwater management requirements. All new dwellings are subject 
to rigorous grading plan reviews, a process independent of the SUP review, and must comply with 
the City’s stormwater management requirements which require the amount of runoff after 
development to be less than the amount of runoff prior to development. Staff will evaluate the 
impervious area, drainage patterns, and downspout locations along with grading on the site to 
ensure stormwater concerns are mitigated both during construction and after construction. Section 
5-6-224 of City Code requires the connection of stormwater and ground water discharges, to 
include roof drains and sump pumps, to be directly connected to the City’s storm sewer system. 
The connection requirement ensures that runoff of this type does not flow directly onto adjacent 
properties, creating a nuisance and potentially increasing flooding of adjacent structures. Staff 
determined that no further stormwater-related conditions were needed to address the impacts of 
this proposal that could arise if the SUPs were approved.  
 
Trees 
The neighbors have expressed concerns for the neighboring trees, specifically the Silver Maple 
located within the public right-of-way. The City Arborist has recently re-evaluated the Silver 
Maple and found it to be in better health than the previous years.  The applicant made significant 
design adjustments to attempt to preserve the tree. Regardless, staff has included Condition #4 if 
the applicant’s tree preservation measures fail.  
 
In addition, the adjacent properties contain two Siberian Elms, a Northern Catalpa, and a White 
Mulberry that could be affected by construction work on the subject property. The applicant will 
be required to notify the immediate property owners of the potential impact to their trees and take 
measures to ensure minimal impacts per conditions #2 and #3. The applicant has also reduced the 
footprint of the basement in the rear to reduce the impact on the trees to the south.  
 
CONCLUSION 
 
Staff finds the proposal meets all approval criteria. Staff recommends approval of the SUP request 
subject to the conditions contained in Section III of this report.   
 
 
III. RECOMMENDED CONDITIONS 
 
Staff recommends approval subject to compliance with all applicable codes and ordinances, and 
the following conditions: 
 

1. The dwelling’s bulk, height, and design, including materials, shall be substantially 
consistent with the application materials submitted April 13, 2026 to the satisfaction of the 
Director of Planning and Zoning. (P&Z) 

2. The applicant shall install all tree protection fencing prior to demolition of the site or 
structures, delivery of materials (stockpiling), and/or placement or operation of heavy 
machinery on the site. (P&Z) 
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3. The applicant shall notify owners of the immediately adjacent properties of the potential 
impact to trees on their properties as a result of construction prior to the application of the 
grading plan and provide delivery information for the correspondence. The applicant shall 
ensure tree protection of neighboring trees by reducing the limit of disturbance around the 
trees as much as possible, root pruning, root matting and similar best practices. (P&Z) 

4. If the applicant’s tree preservation measures fail to preserve the existing Silver Maple 
located on public property (undeveloped 4th Street), the applicant shall be responsible for 
planting a replacement tree as determined by the City Arborist or paying a $2,500 
replacement fee to the City. (RPCA) 

5. The applicant shall be responsible for repairs to any adjacent City right-of-way if 
damaged during construction activity. (T&ES) 
 

6. The applicant shall improve the portion of the public alley abutting the subject property 
to the west to the satisfaction of the Director of Planning and Zoning. (P&Z) 

7. 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) 

 
8. The applicant shall install a minimum of one (1) bollard near the electrical box to prevent 

vehicles from striking the equipment. (T&ES) 
 
 
STAFF: Rachel Drescher, Urban Planner, Department of Planning and Zoning 
 Sam Shelby, Principal Planner, Department of Planning and Zoning 

Tony LaColla, AICP, Division Chief, Department of Planning and Zoning 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

______________________________________________________________________________ 
Staff Note: In accordance with section 11-506(c) of the Zoning Ordinance, construction or 
operation shall be commenced and diligently and substantially pursued within 36 months of the 
date of granting of a special use permit by City Council or the special use permit shall become 
void.  
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IV.  CITY DEPARTMENT COMMENTS 
 
Legend:     C - code requirement    R - recommendation    S - suggestion    F - finding 
 
Transportation & Environmental Services: 
 
C-1 All uses must comply with the Noise Code. (OEQ) 

 
C-2 If SUP is approved, the existing asphalt alleys will have to be repaved with this project 

and included as part of the Grading Plan submission review and approval process. (DED) 
 
Code Enforcement: 
 
C-1 A building permit is required. 
 
Recreation, Parks and Cultural Activities:  
 
F-1 The [44” DBH] Silver Maple in the public ROW adjacent to the proposed development is 

in decent condition for a tree of its species. While exhibiting some signs of environmental 
stressors (small cavity at base and a few small dead branches) at time of inspection the 
tree presented with above 80% canopy and represents a typical example of a healthy 
Silver Maple in the City of Alexandria. 

Police Department: 
 
No comments received.  
 
Fire Department: 
 
F-1 The width of most, if not all, alleys within the city appear insufficient to accommodate 

fire department apparatus access. As a result, many properties may not meet required 
emergency access standards. 

 
C-1 Per City Code Section D101.1 – Access Requirements: Access for emergency vehicles 

shall be provided within 100 feet of the main or principal entrance of every building. This 
access must be provided via an approved public or private street or parking lot. 

 
If compliant access cannot be achieved, a Code Modification will be required and must 
be reviewed and approved by the Authority Having Jurisdiction (AHJ). 

 
C-2 Building Address Identification - Section 502 - The building address must be clearly 

visible from the street or road fronting the property. Where required by the fire code 
official, additional address identification shall be provided in approved locations to 
facilitate emergency response. 
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Where access is provided by a private road and the building address is not visible from 
the public way, a monument sign, pole, or other approved means shall be installed to 
properly identify the structure. 

Archeology 

F-1 This lot has remained vacant throughout the twentieth century up until today.  Although
the property has not been developed, it may contain significant archaeological evidence 
of the growth of early Del Ray beginning in the early 20th century.   

R-1 Call Alexandria Archaeology immediately (703-746-4399) if any buried structural remains
(wall foundations, wells, privies, cisterns, etc.) or concentrations of artifacts are discovered 
during development.  Work must cease in the area of the discovery until a City 
archaeologist comes to the site and records the finds.  The language noted above shall be 
included on all final site plan sheets involving any ground disturbing activities. 

R-2 The applicant shall not allow any metal detection and/or artifact collection to be conducted
on the property, unless authorized by Alexandria Archaeology.  Failure to comply shall 
result in project delays. The language noted above shall be included on all final site plan 
sheets involving any ground disturbing activities. 

24



2/23/26

25



2/23/26

26



2/23/26 Eric Teran

27



If property owner or applicant is being represented by an authorized agent such as an attorney, realtor, or other person for 

which there is some form of compensation, does this agent or the business in which the agent is employed have a 

business license to operate in the City of Alexandria, Virginia? 

[ ] Yes. Provide proof of current City business license 

[ ] No. The agent shall obtain a business license prior to filing application, if required by the City Code. 

NARRATIVE DESCRIPTION 

3. The applicant shall describe below the nature of the request in detail so that the Planning Commission and City

Council can understand the nature of the operation and the use. The description should fully discuss the nature of the
activity. (Attach additional sheets if necessary.)

To build a single family residence on a non-conforming vacant lot located in the R-2-5 

zone. 

Last updated: 10.21.2020  28



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. 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).
NA

B. How many employees, staff and other personnel do you expect?

Specify time period (i.e., day, hour, or shift).

NA

6. Please describe the proposed hours and days of operation of the proposed use:

Day: Hours: 
NA NA 

7. Please describe any potential noise emanating from the proposed use.

A. Describe the noise levels anticipated from all mechanical equipment and patrons.

NA

B. How will the noise be controlled?

NA

Last updated: 10.21.2020  29



8. Describe any potential odors emanating from the proposed use and plans to control them:

NA

9. Please provide information regarding trash and litter generated by the use.

A. What type of trash and garbage will be generated by the use? (i.e. office paper, food wrappers)
Typical of a single family residence

B. How much trash and garbage will be generated by the use? (i.e. # of bags or pounds per day or per

week)

Typical of a single family residence

C. How often will trash be collected?

Weekly per the trash collection schedule for this neighborhood

D. How will you prevent littering on the property, streets and nearby properties?

NA

10. Will any hazardous materials, as defined by the state or federal government, be handled, stored, or generated on

the property?

[ ] Yes. ["'] No.

If yes, provide the name, monthly quantity, and specific disposal method below:
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11. Will any organic compounds, for example paint, ink, lacquer thinner, or cleaning or degreasing solvent, be

handled, stored, or generated on the property?

[ ] Yes. (,;) No.

If yes, provide the name, monthly quantity, and specific disposal method below:

12. What methods are proposed to ensure the safety of nearby residents, employees and patrons?

NA

ALCOHOL SALES 

13. 

A. Will the proposed use include the sale of beer, wine, or mixed drinks?

[ ] Yes H No

If yes, describe existing (if applicable) and proposed alcohol sales below, including if the ABC license will

include on-premises and/or off-premises sales.
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PARKING AND ACCESS REQUIREMENTS 

14. A. How many parking spaces of each type are provided for the proposed use: 

1 Standard spaces 

Compact spaces 

Handicapped accessible spaces. 

Other. 

Planning and Zoning Staff Only 

Required number of spaces for use per Zoning Ordinance Section 8-200A __ _ 

Does the application meet the requirement? 
[ l Yes [ l No

B. Where is required parking located? (check one)

[o1] on-site
[ ] off-site

If the required parking will be located off-site, where will it be located?

PLEASE NOTE: Pursuant to Section 8-200 (C) of the Zoning Ordinance, commercial and industrial uses may provide off­
site parking within 500 feet of the proposed use, provided that the off-site parking is located on land zoned for commercial 
or industrial uses. All other uses must provide parking on-site, except that off-street parking may be provided within 300 
feet of the use with a special use permit. 

C. If a reduction in the required parking is requested, pursuant to Section 8-100 (A) (4) or (5) of the Zoning
Ordinance, complete the PARKING REDUCTION SUPPLEMENTAL APPLICATION.

[ ] Parking reduction requested; see attached supplemental form

15. Please provide information regarding loading and unloading facilities for the use:

A. How many loading spaces are available for the use? _N_A _____ _

Planning and Zoning Staff Only 

Required number ofloading spaces for use per Zoning Ordinance Section 8-200 __ _ 

Does the application meet the requirement? 

Last updated: 10.21.2020 
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EUSTILUS architecture
GROSS - TERAN RESIDENCE
404A E. ALEXANDRIA AVE., ALEXANDRIA, VA 22301

SITE RENDERING
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1

Ted Alberon

From: susan hellman <shellman1852@gmail.com>
Sent: Sunday, April 19, 2026 2:03 PM
To: PlanComm
Subject: [EXTERNAL]May 5 hearing; SUP2026-00013

Follow Up Flag: Follow up
Flag Status: Flagged

Dear Planning Commission and P&Z staff, 

We would like to express our full support for SUP2026-00013, 404A East Alexandria Ave. 
We live at 407 East Nelson Avenue and our property abuts the vacant lot adjacent to the 
east property line of the subject property. The City GIS parcel viewer does not indicate a 
parcel number for that vacant lot, but the deed to our property labels it as City-owned 
4th Street. We are therefore located very close to the subject property and will have an 
unobstructed view of the house if/when it is constructed. The fact that the house will not 
have frontage on a public street is not really an issue, as it has frontage on two alleys. 

At a prior hearing for this project, public speakers made several irrelevant complaints. 
Some complained that the design of the dwelling did not fit in with the architectural style 
of Del Ray. Honestly, Del Ray has no architectural style. The community has a very wide 
range of styles, as indicated in the applicant's photos of nearby buildings. The overall 
Del Ray community contains even more variety. Additionally, some speakers appeared 
to believe that this house would not conform with the National Register-listed Town of 
Potomac Historic District. Although located in Del Ray, this property is not located within 
the Town of Potomac and will therefore have no impact on that listing. National Register 
listing does not impose any restrictions on properties, but some of the public speakers 
apparently were not aware of this. 

In summary, we fully support the SUP and look forward to welcoming Mr Teran and Ms. 
Gross to the community. 

Best, 

Mr. and Mrs. David Hellman 
407 E. Nelson Avenue 

DISCLAIMER: This message was sent from outside the City of Alexandria email system. DO NOT CLICK any links or download attachments unless the contents are from a trusted source. 

You don't often get email from shellman1852@gmail.com. Learn why this is important  

SUP2026-00013
Additional Materials
May 5, 2026
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May 1, 2026 
Mr. Sam Shelby 
Department of Planning and Zoning 
City of Alexandria 

Dear Mr. Shelby: 

We write to oppose the application for a special use permit to build a two-story home on 
a substandard lot at 404A E Alexandria with no street frontage. The City Council has twice 
denied this SUP, in March 2024 and November 2024. The applicant made minor design 
changes and removed an accessory dwelling unit from the proposal.  

The DRCA Land Use Committee met to review the changes to the application and found 
that these changes do not address our original concerns, most critically that a property 
lacking street frontage would be counter to the Del Ray Neighborhood Residential Pattern 
Book (2015, available at 
https://media.alexandriava.gov/docs-archives/planning/info/historic=preservation/del
=ray/del-ray-pattern-book-final-september-2015=redux.pdf)  

Not only is there no support in the Pattern Book for infill development consisting of a 
primary residence, but the pattern book refers to streetscapes and how houses relate to 
others on the same street. For example, “Houses were intended to be built close to the 
street and to one another. Accessory utility buildings were placed at the rear of the lot. . . . 
Houses have consistent setbacks from the street and are of a similar scale and 
proportion. This results in a harmonious and orderly development pattern. New houses 
should reflect the infill pattern.” (p.7).  And “New buildings or renovations must conform 

Del Ray Citizens Association 
Bringing Neighbors Together 

https://delraycitizens.org 
President@delraycitizen.net 

P.O. Box 2233 
Alexandria, VA 22301 

SUP2026-00013
Additional Materials
May 5, 2026
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to the generally established front setback of buildings on the same side of the street.“ 
(p.51). We attach an earlier DRCA letter opposing this SUP. 

We ask that you oppose this project.* 

Very truly yours, 

DRCA Executive Board and DRCA Land Use Committee 

Monica L. Parry​ Tim Laderach 
DRCA LUC Chair​ DRCA President 

* We note that two neighbors and Mr. Teran requested a vacation of the public
right-of-way adjacent to 404A, and the City Council approved the vacation in September
2024.  Mr. Teran has not signed the final paperwork, and neighbors have expressed  some
uncertainty as to the status of the vacation if the SUP is approved. If it is approved, we
recommend that the City obtain assurances from Mr. Teran so that the vacation may
proceed.

Del Ray Citizens Association 
Bringing Neighbors Together 

https://delraycitizens.org 
President@delraycitizen.net 

P.O. Box 2233 
Alexandria, VA 22301 
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Nov. 20, 2023 
 
Karl W. Moritz, Director 
Department of Planning and Zoning 
City of Alexandria 
City Hall, Room 2100 
Alexandria, VA 22314                                
 
RE:​ SUP2023-00076 
​ 404A E. Alexandria Ave 
 
Dear Mr. Moritz, 
 
At the Nov. 8 membership meeting, the Del Ray Citizens Association (DRCA) voted to 
oppose the new single family residence with a “detached” Accessory Dwelling Unit on a 
substandard lot at 404 E Alexandria Ave for the following reasons: 
 

1.​ The proposed project does not meet the historical development pattern of Del Ray 
by not having street frontage. 

2.​ Fire truck and life safety emergency access to the site. 
3.​ Stormwater management on the site due to the historical flooding concentrated on 

the western end of the 400 block of E. Alexandria Ave.  
4.​ The exclusion of the basement from the FAR calculation and setbacks is 

questionable as we do not think it meets the zoning requirements for being below 
the average grade calculation based on the proposed basement exterior walls in 
the courtyard. 

5.​ Utility impact on the neighbors due to the numerous overhead electrical wires, the 
outflow connection for stormwater, and the construction issues with the site. 

6.​ Impact of proposed construction on trees both on city owned and neighbors' 
properties. 

 
 
 

  
Del Ray Citizens Association 
Bringing Neighbors Together  

https://delraycitizens.org 
President@delraycitizen.net  

P.O. Box 2233 
Alexandria, VA 22301 
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7. Vision clearance at alley entrances.

The Del Ray Citizens Association Land Use Committee (DRCA LUC) held a public Zoom 
meeting on Tuesday, Nov. 7, 2023. The applicant presented the SUP application that had 
been submitted to the City. Members of the community who were in attendance were 
given the opportunity to ask questions and provide comments.  On Wednesday, Nov. 8, 
2023, during the regular DRCA Zoom membership meeting, an abbreviated presentation 
was made and the motion set forth by the LUC was discussed. 

The historical development pattern in Del Ray is to have houses that front on a street. 
Although alley homes exist in Old Town, it is not part of Del Ray’s development and the 
proposal was not supported.  

One of the main concerns of the neighbors was the potential restricted fire and life safety 
emergency vehicle access to the site due to the fact it does not have street frontage. The 
public alleys are only 10’ wide and even the trash and recycling trucks cannot make it 
through the alleys. The various contractors currently pull the trash & recycle cans down 
the alley to the trucks parked on the street as the alley is too narrow. 

The western end of E. Alexandria Ave near Mt. Vernon Ave has experienced numerous 
major floods during rain storms. The applicant was advised that the subterranean 
courtyard they are proposing will be exposed to flooding when these storms occur, with 
the potential of 3 -4 feet of stormwater entering the house as has happened to other 
residences. While it is conceivable that stormwater management features could mitigate 
the rain that could build up in the courtyard, it will take more than a sump pump dumping 
water onto grade to control the water. Tying into city storm drains will be necessary, and it 
is unclear at this time how the applicant would propose to deal with the water. 

The project as designed is dependent on the basement square footage being excluded 
from the FAR calculation, and the assumption that because the basement does not count 
as FAR, the ADU is considered detached even though there are continuous interior spaces 
between the primary dwelling and the ADU. The LUC questioned whether the basement 
would comply for being below the average grade calculation. In addition, the setbacks do 

Del Ray Citizens Association 
Bringing Neighbors Together 

https://delraycitizens.org 
President@delraycitizen.net 

P.O. Box 2233 
Alexandria, VA 22301 
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not appear to be in compliance. It appears the foundation will project into the public 
alleys for the portion of the basement that is shown against the property lines. 

The neighbors were also concerned about the numerous overhead electrical lines that 
supply power to their homes. The lines are fed off of a power pole that is at the north end 
of the project site and criss-cross overhead. Although the applicant stated he had had 
discussions with Dominion Power, an actual plan for how their homes would remain in 
service cannot be developed until the project is approved and the neighbors were left 
questioning what would happen. 

There are also construction issues to be addressed in accessing the site due to the narrow 
alleys. The proposed structures encompass most of the site and there is not enough site  
available to use for staging during construction. The applicant stated that craning 
building materials over the row houses on Mt. Vernon was not feasible. 

There are three trees on adjacent property whose root zones would be impacted by the 
retaining walls of the subterranean courtyard. Two are in the rear corners of 404 and 406 
E. Alexandria and the other is on City-owned property adjacent to the site. The applicant
has had discussions with the City Arborist about the City owned tree, but it appears the
trees on the neighbors’ properties have not been addressed.

Lastly, though an existing condition, the vision clearances at the alley entrances was 
pointed out by the neighbors as being potentially hazardous.  

While we understand that the applicant is treating this as a feasibility study and does not 
want to invest too much time or money into the project before confirming if it is a 
buildable lot, the DRCA feels like there are too many unanswered variables regarding the 
proposed house and substandard lot. For these reasons, we cannot support the 
application. 

During the meeting, the applicant stated that he intended to rent out the house and ADU. 
This information brought up the question of how this could be allowed, as zoning code 
section 7-203.B.6 Accessory dwellings, states that “the owner of the property shall 
maintain the property as their primary residence at the time the permit required by 

Del Ray Citizens Association 
Bringing Neighbors Together 

https://delraycitizens.org 
President@delraycitizen.net 

P.O. Box 2233 
Alexandria, VA 22301 
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7-203(A), above, is issued.” Requiring owner occupancy of either the primary dwelling or
the ADU was of paramount importance when the DRCA originally supported the ADU
ordinance. This was in order to control the use of the ADU and to discourage both units on
a property being used for short-term rentals (VRBO and AirBnBs).  Staff revealed that
there was no formalized method  for determining primary residence and that there was a
Staff-level interpretation made on how to handle a proposal for both a new house and
new ADU built on a vacant lot. It seems the primary residence requirement is effectively
being ignored by this interpretation policy. This was quite a surprise to members of the
DRCA and is something that needs clarification to both staff and the community. We are
concerned that lack of enforcement of the primary residence requirement will lead to the
majority of ADUs being used as short-term rentals, or by a developer to build out the
maximum envelope of a site pushing the sale price higher, rather than providing
additional affordable housing. Learning that there is not a homeowner living on site to talk
to about mis-use of the ADU degrades the quality of life for those living adjacent to the
property. We realize that the ADU topic deserves discussion separate from the SUP
proposal under review, and would like to request that it be addressed with a written
response to the DRCA outlining the current enforcement of the code.

Sincerely, 

Kristine Hesse, DRCA LUC Co-Chair​ Katie Waynick 
Lisa Lettieri, DRCA LUC Co-Chair​ DRCA President 

cc:​ Sam Shelby, P & Z 
Rachel Drescher, P & Z 
Eric Teran, Eustilus Architects​

Del Ray Citizens Association 
Bringing Neighbors Together 

https://delraycitizens.org 
President@delraycitizen.net 

P.O. Box 2233 
Alexandria, VA 22301 
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5 May 2026

Members of the Alexandria Planning Commission,

As the Alexandria leadership team for YIMBYs of Northern Virginia, we are excited to see an impactful 
apartment development on today’s docket, along with a subdivision and an approval for a home on a 
vacant lot, and we ask you to vote yes on all of them. Together, these developments will add 369 
desperately needed new homes to Alexandria.

Docket item 6, the 5050 Mark Center Drive extension request, will build 367 homes, including 25 
committed affordable homes, on an unused lot right by major job centers and a large transit hub. It will 
also substantially benefit the whole community by dedicating land for the Transit Center expansion to 
make the West End Transitway possible.

We hope Alexandria will continue to welcome new homes of all types, all price points, and in all parts of 
our city to address our regional housing crisis and make our city better for everyone.

Phoebe Coy, Alex Goyette, Peter Sutherland, Stephanie Elms and Yasir Nagi
YIMBYs of Northern Virginia Alexandria leads

SUP2026-00013
Additional Materials
May 5, 2026
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_̂̂i[²°°\k̂a\\��\]]cjU�j\Y°YVca°b\bU°cq°}}́ �}µt|XT}l¶v·ç�́ {·µX̂¶µ�Y¹cz_·�Xz̧�d̄·µ¹l·µgz³�¶a¶h}́ }¶º̀ zWk»¶³_³db¼s¼v�ºY½[¾ z°z

SUP2026-00013
Additional Materials
May 5, 2026

50



���������	
���
������������������������ !"�#�#�
��$%��
&�'$()*+$�
,�(��-*./0123�452651�7589::;<5=3�<>?$��@�6�ABCBDEDF�FGA:�HI
. H�J6K�<<�7H�J6K�<<;J�5LJ6M12JNJ=O�N>P� Q2RJ�KSJR5�7J�232J=3SJR5;J�5LJ6M12JNJ=O�N>T�<JU�1J6M3��632�;J�5LJ6M12JNJ=O�N7<JU�1J6M3��632�;J�5LJ6M12JNJ=O�N>V���M�6W���X�56�O5��5<J2��X1�<�589::;<5=3�<=�Q5J16�9SU��S2R�2R�2<Y�1�J6�Z5J1�KSJ21�J6M�I5<[51R��X��S5�H�J6626O�K�<<2RR2�6\]�15RY53�X���U��1O5��S5�K�<<2RR2�6����M56U�@̂H�_DEDF̀EEEaC�X�1�bEb̀c�0JR��c�5LJ6M12J�cN56�5=IU�3�63516R�356�51��6��S155�2RR�5RG�defghi�jklmnop�jhnm�ejkfhghnop�kqr�nsm�itqjhjnmqio�tl�nsm�kqkgojhjjeddtunhqv�nsm�kddghiknhtqwxhujnp�defghi�jklmnowyS5�R�JXX�Y15R56�J�2�6�3�63��M5R��SJ��J�aÈX����J��5U�Y1�N2M5R�zR�XX23256��J335RR={�|�95N51\��S5�K2�U}R�96�R�J6MJ1MR�J6M�Y1J3�235R�26M23J�5��SJ��X215�JYYJ1J��R��UY23J��U�15~�215�O15J�51�92M�S\�J6M��SJ��J��5URJ15�O5651J��U�6���15�25M��Y�6�X�1�Y12<J1U�5<51O563U�J335RR=�]6�J�15J��5<51O563U\�J335RR�����S2R�R2�59���M�[5�R5N515�U�3�6R�1J265M=yS2R�2R�6���J�<26�1��53S623J��2RR�5�2��2R�J�ghlm�jklmno�itqimuq=�yS5�153�1M�M�5R�6���M5<�6R�1J�5��SJ�5<51O563U�J335RR�2R�JM5~�J�5=�mitqrp�jhnm�ejkfhghnowyS5�JYY�23J�2�6�15�25R��6��S5�Y15<2R5��SJ���S5�����[53�<5R�z�RJ[�5{�2X��S5�@̂H�2R�JYY1�N5M=����JYY1�NJ��M�5R�6���3SJ6O5��S5�YSUR23J��15J�2�25R��X��S5�R2�5=�yS5�Y1�Y51�U�R�2����J3�R�R�155��X1�6�JO5\M5Y56MR�56�215�U��6�J�6J11�9�J��5U\�J6M�M�5R�6���M5<�6R�1J�5�JM5~�J�5�5<51O563U�J335RR=R̂J[2�2�U�<�R��[5�[JR5M��6�J3��J��R2�5�3�6M2�2�6R�6����6��S5�JYY1�NJ��2�R5�X=�shurp�hqitqjhjnmqihmj�hq�nsm�kqkgojhjwyS5�JYY�23J�2�6�Y15R56�R�X1�6�JO5�<5JR�15<56�R�9S2�5�R2<���J65��R�U�J3�6�9�5MO26O��SJ���S5�����J3�R�X1�6�JO5�J6M�15~�215R�J6�@̂H=�yS5�zX1�6�{��X��S5�����JYY5J1R����[5�M5X265M�[U��S5�Y1�Y�R5M�1256�J�2�6��X��S5�R�1�3��15\�1J�S51��SJ6�[U�2�R�J3��J��YSUR23J��3�6M2�2�6=cMM2�2�6J��U\��S5�[��3��XJ35�J6J�UR2R�JYY5J1R����263�1Y�1J�5�Y1�Y51�25R�92�S�<J�512J��U�M2XX5156�3�6M2�2�6R�263��M26O�6J11�9���96S��R5����R�J6M�M2XX5126O���626O�3�6�5L�R�9S23S�<JU�R�59��S53�<YJ12R�6=yS5�Y15R56�J�2�6�J�R��R�OO5R�R��SJ��J��5U�J335RR�2R�3�<<�6=�|�95N51\��UY23J��J��5U�J335RR�2R�6��3�<YJ1J[�5����J�����92�S�6��X1�6�JO5�J6M�3�6R�1J265M�J335RR=�yS5R5�J15�X�6MJ<56�J��U�M2XX5156�3�6M2�2�6R=

��������������� �����������������������������

���� ����������¡�¢¢£¤�¡¤�¥�¥¦£�������£����§��̈ ©��ª�«¬�­£®�§̄ ­̈ ��¬̈ °¥±£²�­��²®�³�­̈ ±«­̈ �²��¬�¬́ �§�¬µ�¶�«�¶±�¢��³�·̧µ�¹º���±» ²��

SUP2026-00013
Additional Materials
May 5, 2026

51



���������	
��������
�	����
���������������	��
����������������������� !�����"���#$�%�&���'�����$#�"(�����)$"�*�&�$#�� $��*��$�����'��$ �+�,���� �����������-�!* $��#�(�*������ $���%���"�������(��$"��*���$���)$*�� �'�"���!��&�� $��*$�+. *�������*��� $�(�/�*������!)��&�*�0)�������������1 %%���� $�"�$&�234�567689777:;+�,���*�� *"�" ��$ ��"�% $��*������������������%�����������*��� �"�! *���!��&(�)��<����&(� *�� $�����$���$��&���+,��$-�& )�! *�& )*�� $��"�*��� $+2�$��*��&(=*������$�*>:>�=����?��@�$"*���?'�$)�ABCDEFBGHIJ�KLMN�OPNNQRP�SQN�NPTU�VWXO�XYUNMZP�ULP�DMU[�XV�F\P]QTZWMQ�POQM\�N[NUPÔA_�̀_K�DEBDa�QT[�\MTbN�XW�ZXST\XQZ�QUUQcLOPTUN�YT\PNN�ULP�cXTUPTUN�QWP�VWXO�Q�UWYNUPZ�NXYWcP̂
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pqrqstu�vwxs�yz {|}~��������y�}��~|�������~~�

�����wqq~���~~��~�������~�q����q|~|�q��qyy��y��rz�y��s�����x��z�����������z����p������{�������y�y ���������¡¢z£�tx¤� vz¥x�¦ sqs59



��������	�����
����
��	������	����	�������	���	�
��
��	��	� 
	!������"	����������#$%	&'()	*+	,-*..'	/01+*+2	'&3	4	.*5)	'-	677	8	,.)9'&3:*'	,5);	4<0=.3	.*>)	-0	?0*&	-@)	1@0:=+	0A	&)*B@C0:+	DE4FF	0GG0+)3	-0	-@*+G:0?)1-;	,+	'	G):+0&	)'B):	-0	G:05*3)	'33*-*0&'.	@0=+*&B	*&,.)9'&3:*'	'+	'	<'%	-0	*&1:)'+)	0=:	+-01>	4	>&0<	<)	(=+-	A*&3=&*H=)	0G-*0&+	-0	30	-@*+;	4	<).10()	-@)	,IJ+	-@'-	@'5)	'::*5)3'..	':0=&3	0=:	@0=+);	K=-	-@*+	G':-*1=.':	=&*-	30)+	&0-	('>)	+)&+)0&	('&%	.)5).+	0=-.*&)3	C).0<	'&3	-@)	G):+*+-)&-	)AA0:-	-0	G=+@-@*+	-@:0=B@	<@)&	-@)	C'+*1	10:)	*++=)+	-@'-	@'5)	C))&:)G)'-)3.%	&0-)3	'GG)':	-0	C)	-':B)-)3	'-	'&	)AA0:-	-0	<)':	30<&-@)	<*..	0A	-@)	&)*B@C0:@003	'&3	G=+@	*-	-@:0=B@;	4	30	@0G)	-@'-0-@):	(0:)	*(G0:-'&-	('--):+	':)&-	C)*&B	*B&0:)3	C)1'=+)	-@*+DJL	*+	&0<	*&	A:0&-	0A	%0=	A0:	-@)	-@*:3	A0:	A0=:-@	-*()	'&3	-@'-	'-+0()	G0*&-	*-	+-0G	<'+-*&B	%0=:	-*()	=&-*.	-@)	:=.)+	':0=&3M:0&-'B)	'&3	D'A)-%	':)	('-):*'..%	1@'&B)3	0:	-@)+)	)AA0:-+	B)-+H='+@)3	C)A0:)	-@)%	('>)	*-	-0	-@)	'B)&3';N):)	*+	-@)	-)(G.'-)	-@'-	@'+	C))&	*&	A:0&-	0A	%0=	&=():0=+	-*()+D*&1):).%,-*..'	O	D':'@	/01+*+;,+	'	:)+*3)&-	0A	-@)	6PP	C.01>	0A	8'+-	,.)9'&3:*'	,5)&=)2	4	'+>%0=	-0	G.)'+)	:)?)1-	-@)	DG)1*'.	J+)	L):(*-	QDJLRPRSTPPP7U	A0:6P6,	8'+-	,.)9'&3:*'	0&	-@)	B:0=&3+	-@'-V	W'+	&0-)3	*&	-<0:)?)1-*0&+	C%	1*-%	10=&1*.X	*-	+-*..	@'+	&0	+-:))-	A:0&-'B)	'&3	+0:)('*&+	*&10(G'-*C.)	<*-@	-@)	&)*B@C0:@003Y+	1@':'1-):Z	*-	<*..1:)'-)	'	3'&B):0=+	A*:)	+'A)-%	-@:)'-	-0	&)*B@C0:*&B	.0-+2	*-	<*..*&1:)'+)	-:'AA*1	'11*3)&-+	C%	*&1:)'+*&B	-:'AA*1	-0	'&3	A:0(	-<0&'::0<	'..)%+	0&	<@*1@	*-	3)G)&3+	A0:	+-:))-	'11)++2	'&3	*-	<*..
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YWWZ[E??SVWKSSX\S]]ĴN\̂S_?_IJK?JTQS̀?JO?PPaXPbc_UdX>ceH>fMghciXWcbj̀Hkl>md̂>fMg@cdnXmeòHhnYUPPaPHpeqBrcsYtPTskZkRfRnmgu F?>61
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May 4, 2026 

To: Alexandria Planning Commission 
Re: Please vote NO on SUP-2026-00013 

Dear Planning Commission Members 

As a resident of the 400 block of East Alexandria Ave. and member of the Del Ray Citizens Association, I ask 

that you please reject the Special Use Permit #SUP2026-00013 for 404A East Alexandria Ave. for the 

following reasons. 

• This substandard R-2-5 lot has already been rejected twice for lack of the required street frontage,

and there are no changes to the SUP that merit approval on the third attempt.

• The 2000 sf basement displaces ground that is known to insufficiently absorb runoff.  Much of

Alexandria is designated as a flood zone.  Approving a project that will likely exacerbate pre-existing

flooding problems experienced by the residents to the south and west of this property and runs

counter to our city’s efforts to mitigate flooding.

• Vehicle access to the property is limited to two 10-foot alleys.  Fire response and Dominion Power

access issues have already been made known to staff.  Further demonstrating the infeasibility of

navigating this narrow space with large trucks, men, and equipment is weekly trash and recycling

service.  Every Thursday trash trucks must remain on E. Alexandria Ave. while the workers run back

and forth along the alley to remove and return trash bins from the 1400 block of Mt. Vernon Ave.

To add one more property to this mix would exacerbate a known problem, with potentially fatal

consequences.

On this third attempt to secure an SUP, Mr. Teran withdrew the plan to include an ADU on this substandard 

lot; nonetheless, the 2000 sf basement living space will be built with a roof strong enough to support an 

ADU.  Mr. Teran claims it is necessary to build such a large basement for this intended venture to be 

profitable, but it was his choice to speculate on the lot, to build big, and buttress the basement roof.  His 

choices do nothing to meet the goal of affordable housing or improve our neighborhood.  Planning 

Commission’s decision should be based on what is best for neighborhood needs, not the developer’s 

desires.   

Bridget Donohue and Ernie Pickell 

422 E. Alexandria Ave.   
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Dear Members of Alexandria’s Planning Commission, 

On behalf of Yashin Lin and myself, I appreciate your leadership on the Planning 
Commission. Yashin and I moved to Del Ray in 2018 and not only do we love living and 
playing in the City of Alexandria, I also give back by volunteering in the Community 
Emergency Response Team and the Medical Reserve Corps.  

We love this city, but the past two years have been truly frustrating and we’re no longer 
certain about having longer-term goals of residing in Alexandria. I am not a zoning expert, 
but I had to spend significant time learning how city statutes and past votes are being 
ignored. I would normally leave these issues in the capable hands of our Del Ray Citizens 
Association, but they have written and testified their opposition to numerous applications 
of this property without success. I now have written numerous letters and testified to both 
this Commission and City Council on SUP2023-00076 and SUP2024-00041, none of these 
applications seem different than SUP2026-00013.  

I wish that the Planning Staff, Planning Committee, and City Council would sincerely 
engage me and my neighbors in a more meaningful manner, given our two-year history 
opposing these applications. To date, we have only received last-minute notices for 
Planning Committee and City Council discussions on this lot, even though we have made it 
clear that the nearest neighbors to this property are in opposition.  

This upcoming discussion only amplified our frustration because the Certified Letter was 
only received last week with no outreach by City Staff, and I just learned that the upcoming 
City Council discussion on May 16 is scheduled when we are away at a UVa graduation. My 
neighbors have also expressed concern that they have long-standing conflicts and cannot 
attend or share their concerns with City Council or the Planning Commission. I ask that this 
hearing be deferred so that all affected neighbors and residents have a fair opportunity to 
have their voices heard.  

Beyond the lack of transparency and consistency - I am most concerned about our safety 
and welfare if this application is approved. There are no changes to the multiple 
applications to build on this lot that address the safety and public welfare concerns for a 
sub-standard lot without adequate access for fire and emergency response services. On 
Section IV of the Staff Report (City Department Comments), the Fire Department expressed 
significant concerns as F-1, C-1, and C-2. I am surprised that the City Staff still concluded 
that they do not anticipate any health or safety impacts. We and the future residents of 
404A will be the ones suffering from decreased safety and welfare, while those who have 
written letters in favor of the application are not our neighbors and unaffected. 
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In alignment with the Fire Department and my neighbors, I wanted to express my concern 
as a nearby resident in this written testimony. Why are all discussions on vehicular 
access focused on personal vehicles, when the safety and public welfare 
considerations necessitate access for vehicles and equipment supporting fire and 
emergency response? The bottom of this letter includes a photo taken today of the alley 
that accesses 404A Alexandria. Even if I ignore the trash cans, I still cannot imagine a fire 
truck or ambulance responding to an emergency at this residence as the alley is only nine 
feet wide and only 10 feet at its widest point. The other side of the alley can be accessed off 
Mount Vernon Avenue and in the unlikely event that Fire/EMS could find this driveway, it is 
still only 10 feet wide and too narrow for emergency vehicles to navigate or turn around – 
making a timely response impossible when seconds matter. I can’t think of a more tragic 
situation than an approval permitting a known and realistic risk to the safety and welfare of 
multiple families, particularly with the Fire Department documenting concerns within the 
Staff Report.  

The City Staff has referred to several other properties in Alexandria that had “sub-standard 
street frontage” as precedence to this application. Sub-standard street frontage is not the 
same as “no street frontage”, and we looked at a couple of properties to confirm that they 
are apples-and-oranges. For instance, the 10 townhouses on Nelson Avenue cited as 300 
feet of the subject property can be easily accessed off Nelson Avenue and by the two wide 
alleys that surround this property. Those alleys seem to be almost double the size of the 
ten-foot alley surrounding the proposed property. Those townhomes also seem to have a 
large amount of street frontage as I can see all of them from the sidewalk. Fire/EMS should 
have no issue accessing these properties, whereas the property at 404A is completely 
different as there is no access for emergency vehicles.  

If there is a fire, there is no way that Fire/EMS could access the narrower space between my 
townhome and the proposed residence. In other words, our townhome complex will burn 
down given the proximity to the proposed residence, the abundance of trees, and the 
inability to have a firetruck in proximity to our homes.  

Adding to the public welfare concerns, I’ve expressed in my past letters that our townhome 
sits on top of the underground rivers that are part of the Hooffs Run Watershed. Our sump 
pump continuously operates even in the mildest rainstorms. The ground is easily saturated 
as surface-level ponds remain for several days after a single and mild storm, as shown in 
past testimonies. When a solid structure with a predominantly underground footprint 
replaces the permeable soil, water must divert somewhere and it is likely to go downhill 
and into our townhomes.  
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I urge you to DENY application SUP2026-00013 based on our safety and welfare, as well as 
those of our neighbors.  

Thank you for your consideration of our testimony and concerns. 

Sincerely, 

Mark Lim and Yashin Lin 
1407 Mt Vernon Ave 
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SUP2026-00013
Additional Materials
May 5, 2026

93



���������	
���
��������������������������� !�����"�����������#���$%&'�(�)'�*+�,-(./'�012&3(4�5-�367���8�'�9:9:;<;=�=>?@�AB
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​05/05/2026​

​To: Alexandria Planning Commissioners​

​Subject: VOTE NO on Special Use Permit (SUP #2026-00013)​

​Dear Members of the Alexandria Planning Commission,​

​I am writing to express my​​continued opposition to SUP #2026-00013​​. I am an adjacent​
​property owner who is directly impacted by this proposal. Nearly identical SUP proposals have​
​been denied twice now by City Council & the current application has not changed in any​
​meaningful way (aside from outward appearance/architectural design changes) to resolve any​
​of the fundamental issues that led to denial of prior applications on this lot.  Furthermore, new​
​concerns have emerged that further undermine this application’s viability.​

​I. Lack of Frontage
​The property still has ZERO frontage. This was the central basis for prior denials by the
​Alexandria City Council, and that fundamental deficiency cannot be changed, simply based on
​the lot’s unfortunate location.
​It is also very relevant to highlight here that the Alexandria Planning & Zoning Department
​recently explored, but ultimately abandoned, proposed code changes that would have removed
​or weakened frontage requirements. The decision to retain these standards reflects a clear
​policy determination that some reasonable amount of frontage remains a necessary and
​enforceable prerequisite for development.
​Question: If frontage requirements were recently reaffirmed as essential enough to
​remain in the zoning code, on what basis can they now be set aside for this specific
​parcel—and how does the Commission reconcile approving this application with both
​prior denials and the City’s decision not to relax this requirement more broadly?

​II. Fire Safety & Access
​The location of the lot itself presents significant fire safety and construction access concerns. A
​10-foot alley, combined with a structure located more than 100 feet from a public street, creates
​serious limitations for emergency access, staging, and safe construction operations. Prior
​discussions for SUP proposals on this lot (SUP2023-00076, SUP2024-00041) have already
​highlighted the real-world risk, specifically citing an electrical fire along the northeast portion of
​the lot that could not be safely accessed without reliance on the adjacent 4th Street
​ROW—access which is no longer feasible given that this ROW has since been approved for
​vacation by the Alexandria City Council (VAC2024-00001,VAC2024-00002, VAC2024-00003).
​Furthermore, a similar SUP proposal for construction of a single family home on a
​standard-sized lot without frontage (SUP2004-0105) was previously deferred by the Alexandria
​Planning Commission specifically because of accessibility and fire safety concerns that were
​brought forward; in that case, the applicant was required to meet with the Fire Department to
​review and mitigate access concerns before the application could be reconsidered.
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​Question: Given both the demonstrated real-world construction & emergency access​
​limitations of this lot and the Commission’s prior precedent requiring Fire Department​
​evaluation for a similar SUP proposal in 2004 which had no frontage, has this application​
​undergone equivalent review—and if not, how can the Commission determine that​
​emergency access, fire suppression, and occupant safety concerns have been​
​adequately addressed prior to approval?​

​III.  Flooding & Stormwater Impacts​
​The proposed below-grade construction raises legitimate flooding and stormwater concerns for​
​all neighbors. The inclusion of a large, roughly 2000sqft basement footprint along the Hooffs​
​Run underground watershed risks disrupting subsurface drainage patterns that serve the​
​surrounding neighborhood, particularly in an area with known flooding challenges.​
​Question: If potential impacts to groundwater flow and subsurface drainage are a​
​foreseeable consequence of this proposal, why is the applicant not required to provide a​
​complete analysis at this stage? Absent that, has the City (through engineering staff or​
​Flood Action Alexandria) conducted any independent review to assess risk to adjacent​
​properties (in line with requirements of consideration as outlined in , and if not, how can​
​the Commission make an informed approval decision?​

​IV.  Tree Removal & Alley Improvements​
​The current proposal conditions approval on alley improvements, including repaving; however,​
​the associated impacts to adjacent trees are not clearly or consistently disclosed. Prior​
​discussions indicated that trees identified on the applicant’s plan (including those adjacent to the​
​alley) would need to be removed to facilitate these improvements, yet the current staff report​
​frames this only as a possibility. This lack of clarity obscures the true scope of environmental​
​impact tied directly to the SUP conditions.​
​Question: Can the Commission explicitly confirm with City Staff whether or not the​
​required alley improvements (recommended condition of approval #6 & code​
​requirement #2 from TES as stated in the current staff report) will necessitate removal of​
​the adjacent trees—and if so, why is this not clearly stated as a definitive impact within​
​the current staff analysis?​

​V.  ROW Delays & Survey Discrepancies​
​Finally, and most concerning to me, is that the ongoing effort to develop this lot, including the​
​applicant’s anticipated resubmission of a SUP 1 year after the last denial, has corresponded​
​with repeated delays by City Staff in implementing the adjacent right-of-way vacations which​
​were approved by the Alexandria City Council in September 2024 (VAC2024-00001,​
​VAC2024-00002, VAC2024-00003). Those delays have been consistently attributed by City staff​
​to unresolved “survey boundary discrepancies.” Yet, in attempting to resolve those​
​discrepancies, it became clear that the applicant’s original vacation application was approved​
​with a plat map which explicitly stated that “boundary information shown herein was a​
​compilation of deeds and plats and does not represent a boundary survey”. Subsequent surveys​
​revealed that the surveys provided with both of the applicants prior and current SUP​
​applications reflect inaccurate lot dimensions (​​on the order of approximately three feet​​) which​
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​directly affects the setback calculations and the overall zoning analysis for the proposed​
​development.​
​Question: If implementation of City Council–approved actions has already been delayed​
​due to unresolved boundary discrepancies, how can the Commission proceed with​
​evaluating this SUP when the same underlying lot dimensions remain unverified and​
​directly impact critical zoning determinations such as setbacks and lot configuration?​

​For all of these reasons, I respectfully urge the Commission to deny SUP #2026-00013.​

​Sincerely,​
​Alicia Montgomery​
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Ted Alberon

From: Angela Rice <riceangie@gmail.com>
Sent: Monday, June 1, 2026 1:03 PM
To: PlanComm; CouncilComment@alexandriava.gov
Subject: [EXTERNAL]SUP #2026-00013 vote NO

Dear Planning Commissioners, Mayor, and City Council Members: 

As a direct neighbor of the parcel at 404A, I respectfully urge you to vote NO on SUP #2026-00013. 

I have lived at 408 E. Alexandria Ave for 15 years.  Based on long-term familiarity with this block and its 
constraints, I have serious concerns about this proposal—concerns that have not been resolved in two 
prior applications and, because they stem from the permanent physical limitations of the lot, cannot be 
resolved. 

This application has already been rejected twice by City Council. The proposed structure has no street 
frontage, no access for fire apparatus, and no turnaround for emergency vehicles, creating an inherently 
unsafe environment for future occupants and surrounding neighbors. It is incompatible with the 
established neighborhood development pattern. These fundamental deficiencies have not changed and 
cannot be changed. 

A visit to the site makes this clear. The property is not located on a public street; it sits behind existing 
townhomes on a lot that is 50% of the required minimum size for its zone and relies solely on an alley for 
access. The alley is only 9–10 feet wide, barely adequate for a small car and impossible to widen. This 
limitation is permanent. 

The fire-access deficiencies are especially alarming. Fire apparatus cannot reach the property, and the 
required 100-foot hydrant-to-structure distance cannot be met. In practical terms, a fire hose would not 
reach the building, creating a foreseeable and unacceptable public-safety hazard. This directly conflicts 
with the City’s fire-access standards and with the requirement that an SUP protect public health, safety, 
and welfare. 

The proposed lot-line-to-lot-line, fully below-grade basement also raises significant concerns about 
worsening drainage and flooding in an area already prone to soil saturation. Excavation on such a 
constrained lot risks destabilizing adjacent properties and exacerbating runoff during heavy rain events. 

This small site in question, was never intended to be a building site. It is very clear that it was dedicated 
as parking for the surrounding townhomes, not as a building site.  See the below two PDF plats. The 
subdivision plat shows the site was designated and dedicated as parking in July, 1938 for the 
resubdivision. And again two months later in Sept 1938 another plat shows the intention of the lot did not 
change and it was notated again, reserved for parking.  

To help protect your privacy, 
Micro so ft Office prevented  
auto matic downlo ad o f this  
picture from the Internet.

SUBDIVISION_PLAT238 (1).pdf 

SUP2026-00013
Additional Materials

June 2, 2026

106



2

To help protect your privacy, 
Micro so ft Office prevented  
auto matic downlo ad o f this  
picture from the Internet.

Reserved for parking (1).pdf 

The small parcel designated as #9, was intended, dedicated and accepted as parking for the townhomes 
and semi-detached (#1-8) around it. The intention of the plat is very clear. 

This project does not support affordable-housing goals and instead introduces avoidable risks to existing 
homes. Public safety and community welfare are required considerations for SUP approval, and this 
application does not meet those standards. 

Safe and affordable homes are needed in Alexandria. This proposal is neither safe nor appropriate for 
this location. 

I respectfully ask that you not impose these unnecessary and harmful impacts on the surrounding 
homes and neighborhood, and that you vote NO on this SUP for the third—and hopefully final—time. 

Thank you for your service to Alexandria City, 

Angela Rice, PT, DPT, NCPT 

DISCLAIMER: This message was sent from outside the City of Alexandria email system. DO NOT CLICK any links or download attachments unless the contents are from a trusted source. 
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​PETITION OPPOSING SUP #2026-00013​
​To:​​City of Alexandria Planning Commission and Alexandria​​City Council​
​Re:​​Special Use Permit #2026-00013 (Subject Parcel:​​404-A E. Alexandria Ave)​
​Purpose:​​Submission for inclusion in the official​​public record​

​Petition Statement​
​We, the undersigned residents, property owners, and stakeholders in the City of​
​Alexandria​​— specifically with a significant concentration​​from the Del Ray neighborhood and​
​the blocks immediately surrounding the subject parcel —​​respectfully oppose SUP​
​#2026-00013.​

​We request that this application be denied​​,​​or at​​minimum deferred until the issues outlined​
​below are fully resolved, clarified, and documented prior to consideration of this application.​

​SUMMARY OF KEY ISSUES & ACTION REQUESTS​
​I. Fire & Emergency Access
​The proposed development is an infill parcel lacking traditional frontage and presents​
​unresolved fire and emergency access concerns, including access constraints and lack of a​
​clearly defined emergency access plan.​

​ACTION REQUESTED:​ ​Require a clearly defined emergency​​access plan and​
​resolution of life-safety fire safety concerns​​prior​​to​​consideration of SUP #2026-00013,​
​consistent with prior City precedent in similar cases.​

​II. Construction Access & Right-of-Way Concerns
​Adjacent right-of-way vacations approved by City Council remain unresolved despite repeated​
​attempts to finalize implementation. Questions remain regarding whether construction and​
​emergency access assumptions rely upon use of these areas.​

​ACTION REQUESTED:​​Require a construction & emergency​​access plan​
​demonstrating that these activities can occur​​without​​reliance upon adjacent pending​
​right-of-way areas.​

​1​
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​III. Boundary and Lot Dimension Discrepancies
​Survey discrepancies which have been acknowledged by city staff and inconsistencies in​
​historic records raise unresolved questions regarding lot boundaries and the dimensions​
​currently being used to evaluate compliance.​

​ACTION REQUESTED:​​Require independent resolution and​​verification of lot​
​boundaries​​prior to​​consideration.​

​IV. Flooding, Stormwater & Soil Stability
​The proposed large below-grade footprint is located at a site of known storm-related flooding​
​and lies within the Hooffs Run watershed; there is significant concern that the proposed​
​development will impact existing flooding conditions and subsurface water movement and this​
​has not been sufficiently evaluated in the current report.​

​ACTION REQUESTED:​ ​Require a full engineering evaluation​​of above- and​
​below-ground impacts​​prior to​​consideration.​

​V. Tree Removal & Environmental Impact
​Required removal of nearby mature trees and further construction-related impacts to the​
​surrounding trees have previously been acknowledged by city staff, yet remain vague and lack​
​clearly defined monitoring or enforcement standards in the current report.​

​ACTION REQUESTED:​ ​Require a clear outline of trees​​that will be removed and a​
​more detailed protection and monitoring plan for all other adjacent trees​​prior to​
​consideration.​

​Certification​
​We certify that the individuals listed in the attached signature pages support the position stated​
​in this petition and are residents, property owners, or stakeholders in the City of Alexandria.​

​Primary Contact:​
​Name: Alicia Montgomery​
​Address: 406 E. Alexandria Avenue​
​Email: NoOn404A@gmail.com​

​Attachments​
​Addendum 1:​​Supporting arguments which further outline​​details of our concerns.​
​Attachment A:​​Petition signature pages.​

​Addendum 1, Page​​2​
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​ADDENDUM 1: FINDINGS & SUPPORTING DOCUMENTATION​

​I. ​Fire & Emergency Access
​The proposed development on an infill parcel without frontage presents unresolved fire
​and emergency access concerns for adjacent neighbors due to the ambiguity of the lot’s
​address (​​E. Alexandria Ave.​​) versus its access point​​(​​via Mt. Vernon Ave.​​), substandard
​alley width, and lack of turnaround capacity for emergency vehicles accessing the lot.
​These unresolved deficiencies create life-safety issues which were not included in the
​“Health, Safety, and Public Welfare” section of the report, and that should be clearly
​addressed and resolved​​prior​​to further consideration​​of this application.

​Importantly, the City has previously recognized that unresolved fire and emergency
​access concerns on lots lacking frontage should be addressed before an application
​proceeds. As reflected in the “previous case materials” included in the current staff report
​bundle (SUP #2004-0105), the Planning Commission deferred consideration specifically
​to allow additional review of fire and safety issues and establish a clear plan before
​moving forward:

​“This case was deferred... to allow the applicant time to meet with the Fire​
​Department to address fire and safety issues.”​

​ACTION REQUESTED​​:​​Given the concerns involving access​​constraints due to the​
​proposed development’s location and lack of frontage,​​we respectfully request that the​
​Planning Commission follow prior precedent and require a more clearly defined​
​plan for resolving fire and emergency access concerns​​prior​​to further​
​consideration of SUP #2026-00013.​

​II. ​Unclear Construction Access and Unresolved Right-of-Way Issues
​The current staff report appears to assume use of the adjacent 4th Street right-of-way to
​the west of the subject lot during construction activities, specifically regarding their
​proposed Recommended Condition #5:

​“The applicant shall be responsible for repairs to any adjacent City​
​right-of-way if damaged during construction activity. (T&ES)”​

​This language, specifically stating “right-of-way” rather than “alley” here instead, allows​
​uninformed parties to make assumptions about the availability of the adjacent 4th Street​
​right-of-way area to be used as an access point for this development.​

​This adjacent right-of-way was previously unanimously approved for vacation to adjacent​
​land-owners by the City Council in September 2024, yet implementation has been​
​repeatedly and inexplicably stalled despite repeated efforts by two of the three parties to​
​finalize their approved vacations.​

​Addendum 1, Page​​1​
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​ACTION REQUESTED​​:​​Given the stalled implementation of the adjacent right-of-way​
​vacations, we have concerns that this application is being evaluated with an assumption​
​that the adjacent right-of-way will remain available for construction access.​​We therefore​
​request a clear construction access plan demonstrating that construction​
​activities can be completed​​without​​reliance upon​​the adjacent pending​
​right-of-way areas prior to further consideration of SUP #2026-00013.​

​III. ​Incorrect or Inconsistent Lot Dimensions
​There are unresolved discrepancies regarding the dimensions and boundaries of the
​proposed 404-A lot that directly impact review of this application. Staff has
​acknowledged inaccuracies with the boundary survey that was provided by the current
​applicants in their 2024 application for vacation of the 4th street right-of-way (VAC
​#2024-00003) adjacent to the subject lot. Those boundary determinations were derived
​from the same survey framework and plat information currently being used to establish
​the dimensions of the proposed 404-A parcel. Logically, if the right-of-way boundaries
​are in dispute, the boundaries of the adjacent subject lot itself also remain in question.

​Additional inconsistencies in the current staff report further highlight the need for
​clarification and verification of the lot’s boundaries: Figure 3 of the current staff report
​includes a 1951 Sanborn map depicting the western alleyway as 12 feet, while the staff
​report and other supporting documentation elsewhere consistently identify this alley as
​10 feet.

​All other Sanborn maps associated with this development that have been found​
​depict the western alley using the consistent 10-foot width reflected elsewhere in​
​the record. Interestingly, these maps also clearly identify the subject parcel as​
​“reserved for parking” which sheds more light on the original intent behind the​
​creation of this substandard infill parcel as part of the Sanborn development.​
​Inclusion of this map, which specifically does not reference parking, has only​
​served to add to confusion regarding accuracy of the boundaries & lot​
​dimensions currently being cited.​

​These discrepancies are not merely academic. Lot dimensions & alley width directly​
​affect calculations cited throughout the staff report, including setbacks, lot width at the​
​front-line, buildable area, floor area ratio (FAR), and other measurements assessed to​
​determine compliance with requirements applicable to a substandard lot SUP​
​application. If the underlying lot boundaries are inaccurate, then the calculations and​
​compliance determinations derived from those boundaries cannot be approved until​
​these discrepancies are resolved.​

​ACTION REQUESTED: We respectfully request that boundary discrepancies be​
​independently resolved and verified​​prior​​to consideration​​of SUP #2026-00013.​
​Clarification of these boundaries would not only establish confidence in the accuracy of​
​the proposed development plans, but may also resolve the very discrepancies which​
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​have been cited as justification for delaying implementation of the already-approved​
​adjacent right-of-way vacations (VAC #2024-00001, VAC #2024-00002, VAC​
​#2024-00003).​

​IV. ​Flooding, Stormwater, and Soil Stability
​The scale and configuration of the proposed below-grade footprint of this development
​raise concerns regarding stormwater management, flooding, and soil stability within the
​constrained conditions of the surrounding environment. While the current staff report
​characterizes neighbor concerns as strictly related to diversion of surface runoff and
​above-ground stormwater management, we wish to clarify that our concerns extend
​beyond the surface water dynamics alone.

​The subject parcel is located within the known boundaries of the Hooffs Run watershed
​and represents one of the lower elevations relative to surrounding properties, where
​flooding and drainage concerns already exist. Excavation and development at this scale
​may alter how water naturally moves through the site and surrounding area in ways not
​readily addressed through conventional surface stormwater controls. Given the
​substantial below-grade footprint proposed, concerns remain regarding potential
​disruption of natural subsurface water movement and groundwater flow patterns in an
​area already subject to flooding.

​ACTION REQUESTED​​: Given the existing flooding concerns,​​the site’s location
​within the Hooffs Run watershed, and the substantial below-grade footprint
​proposed, we respectfully request that an independent engineering evaluation be
​completed​​prior​​to further consideration of SUP #2026-00013.​​We specifically
​request that this evaluation consider potential above- and below-ground impacts of the
​proposed development, including but not limited to stormwater behavior, groundwater
​displacement, subsurface hydrology, soil stability, and impacts to surrounding properties.

​V. ​Tree Removal and Environmental Impact
​The current staff report continues to minimize the impact of required site and alley
​improvements on existing mature trees adjacent to the proposed development. These
​impacts are not speculative, and characterizing them as uncertain creates a significant
​inconsistency with prior facts: during previous hearings and discussions, staff
​acknowledged that improvements to the alley would necessitate removal of adjacent
​mature trees.

​The staff report further acknowledges that adjacent trees may be impacted by
​construction and outlines general protective measures, including fencing and other “best
​practices.” However, the proposed conditions provide little clarity regarding how these

​Addendum 1, Page​​3​
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​measures will be defined, implemented, monitored, or enforced throughout construction​
​activities.​

​ACTION REQUESTED​​: Given the acknowledged requirement​​for removal of​
​adjacent mature trees (#4 & #5), we respectfully request less ambiguity as to their​
​outcome in the staff report. Furthermore, given the cited risks to the other​
​adjacent mature trees, we respectfully request a more clearly defined tree​
​protection and monitoring plan be outlined​​prior​​to​​consideration of SUP​
​#2026-00013.​​Specifically, we request clarification​​regarding what standards will​
​constitute “best practices” during construction and request that the protection plan​
​clearly address the types of monitoring and safeguards that will be considered, including​
​(but not limited to) arborist-supervised root pruning and periodic inspections during​
​excavation activities, use of less invasive excavation methods near root zones where​
​appropriate (such as air-spading), geotechnical or soil stability evaluation prior to​
​excavation, monitoring for settlement or ground movement during excavation (including​
​vibration monitoring if heavy equipment is utilized), post-construction reassessments,​
​and clearly defined responsibility for corrective action should impacts occur.​
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SIGNATURE SHEET - PETITION 

OPPOSING SUP #2026-00013 

Submission to: City of Alexandria Planning Commission and Alexandria City Council 

All signatures below support the attached petition opposing SUP #2026-00013.
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Outlook

[EXTERNAL]Opposition Letter to Subdivision #2026-00001 411 Clifford Avenue

From Kyle Williams <k.williams5t@gmail.com>
Date Tue 5/5/2026 1:55 PM
To PlanComm <PlanComm@alexandriava.gov>
Cc Kendra Jacobs <Kendra.Jacobs@alexandriava.gov>; Ashley Preston <ashleyapreston@gmail.com>

You don't often get email from k.williams5t@gmail.com. Learn why this is important

Planning Commission,

Thank you for listening to my input on this application. My name is Kyle Williams and my family
of four lives directly next to the lot being discussed. My wife and I purchased our home 11 years
ago and we love our block and the Del Ray/Alexandria community.

I would ask that you not approve the current application; my primary concern being the
additional strain on street parking. Since we have moved to this block, the parking situation has
become significantly worse. This has been a result of new businesses opening along Richmond
Highway, the new metro station, and a new SUP on our block. In general, these are positive
developments for our neighborhood, but without improved parking solutions, an additional
residence will worsen the issue.

Every morning, I see business employees park their cars before going to work or even pull out a
suitcase and head to the metro/airport. The SUP specified that they would not use street
parking, but despite my conversations with the organization and calls to the city, this is clearly
not being followed. Last Saturday morning we were unable to park near our home, challenging
with two young kids, and a half dozen cars were illegally parked on the other side of the street.
To be clear, our street is not wide enough for parking on both sides.

The staff report mentions minimizing impacts to street parking by adding a driveway, however
this would only dedicate an existing street parking spot to the new residence. Currently 3 cars
can park on the street between the existing driveways, and the new driveway would reduce that
number to 2. Most likely the new residence would also be using one of the street parking spots
as a 2-car driveway would take up too much space on the narrow lot being proposed.

My secondary concern is the lack of communication. Ms. Lustig stopped speaking to us several
years ago after we installed a new fence in our front yard that resulted in the contractor
replacing a shared fencepost. A few weeks ago, we found a surveyor that she had hired was
digging through our flower beds and damaged our fence without a knock on the door or any
notification. This is the latest in a string of incidents, not isolated to us but consistent with other
neighbors. Therefore, my confidence is extremely low that there will not be future incidents
should this application be approved.

Thank you again for hearing my concerns.

-Kyle Williams

DISCLAIMER: This message was sent from outside the City of Alexandria email system.
DO NOT CLICK any links or download attachments unless the contents are from a trusted source.
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