


affordable housing more efficient, but we still need an influx of those dollars if we want to
preserve and build affordable homes specifically. The 2040 Master Housing Plan outlines
many additional strategies with great promise for addressing our state’s housing needs.
Alexandria can be the leader for our region in providing homes for all by approving the 2040
Master Housing Plan and immediately beginning a vigorous community dialogue about
how we can increase our financial investment to match our vision.

Submitted by the VOICE Alexandria Housing Team, Marsha Rhea and Victoria Linner, co-

chairs

VOICE is a nonpartisan coalition of over 48 faith and community organizations in Northern
Virginia working together to build power in middle and low-income communities. Since our
founding in 2008, we have organized in Prince William, Fairfax, and Arlington counties as well
as the City of Alexandria uniting people across lines of race, class, religion, political party and
geography to take action on key issues in our community.
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METROPOLITAN WASHINGTON

June 8, 2026

The Honorable Alyia Gaskins, Mayor
Alexandria City Council

4850 Mark Center Drive

Alexandria, VA 22311

Dear Mayor Gaskins:

Housing issues, including supply, affordability, and quality, have emerged as a critical area of policy concern for the City
of Alexandria, the Commonwealth of Virginia, and our entire region. Alexandria’s Housing 2040 Plan seeks to bring
together all participants in the housing market to achieve the best possible outcomes in Alexandria across the next
decade and a half. The Apartment and Office Building Association of Metropolitan Washington (AOBA) is pleased to have
contributed to the development of the Pian through our, and our members’, participation in numerous city fora and private
meetings across the past several years. We appreciate where the City has made use of our advice and our members’
experience. But there remain many plan elements that would benefit from rewriting or reinterpretation to foster a mutually
constructive relationship amongst all housing market participants.

As you know, AOBA is the premier non-profit organization representing owners and managers of nearly 490,000
apartment units and more than 150 million square feet of office space in the District, Maryland, and Virginia. Of that
portfolio, nearly 2.8 million square feet of office space and more than 32,000 multifamily residential units are located in the
City of Alexandria. Our members play a critical role in building and operating the commercial and residentiai buildings that
will accommodate the economy and workforce of the future. As such, our member companies consider themselves part of
the Alexandria community and maintain a vested stake in the city’s long-term sustainability and weli-being.

AOBA and our members are committed to being productive partners in achieving the Housing 2040 Plan's goals, and we
agree with many of the recommendations and strategies that support them. For example, we support increasing
Alexandria’s housing supply. In other cases, we support the intent of recommendations and strategies but have concerns
about how the draft plan proposes to operationaiize them. For example, the City is more likely to find success in meeting
its proposed housing development and preservation goals if it targets its programs to bridge the gaps in the private
marketplace; frustration will likely result if instead it pushes for unachievable outcomes. The housing industry looks
forward to working constructively with the City for the best possible results.

We are disappointed, however, by other aspects of the draft plan that read as though the City sees itself as being in an
adversarial relationship with its housing providers or sees its role as choosing sides in an adversarial relationship between
housing providers and residents. Housing, and especially rental housing, works best when residents, government, and
housing providers engage collaboratively, with open and constructive dialogue, to resolve issues and to support each
other in meeting our obligations. The relationship between housing providers and residents requires balance, and housing
providers look to the City to help sustain that balance. We hope that the City will amend the aspects of the draft plan that
posit opposition between the City and its housing providers, or failing that, enact the plan in a manner that treats housing
providers as partners for its success.

We offer comments and recommendations, below, for each of the Housing 2040 Plan’s ten goals. Writing at this level
allows us to maintain a thematic approach whilst providing specifics on key topical areas. In many cases, we will refer to
specific recommendations and strategies, though not by number; in other cases, we will take on a goal as a
comprehensive unit. We would be happy to provide additional thoughts or recommendations, if you desire, and if such
exposition can be of service.
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Goal 1: Housing Diversity and Supply

AOBA and our members support the City’s pursuit of new opportunities to expand the housing supply. Increasing supply
is the only method proven to lower housing costs permanently whilst constructively building Alexandria’s community and
fiscal base. The recommendations and strategies for this goal are salient, seek to inculcate an ali-of-government
approach to housing development, and recognize that having housing of all typologies and price points in Alexandria will
create a housing market that works well for residents and prospective residents who fit any housing style or affordability
level. Collaboration between the City and the development community ensures that we can right-size requirements and
streamline City support for private sector operations. The City, however, must take care that its policies toward the
providers of this housing once developed do not deter housing developers from engaging in this partnership.

Goal 2: Affordable Housing Preservation

The draft plan speaks of working with owners and providers of affordable housing to preserve affordability; however, the
recommendations and strategies lead with asserting the City’s right of first refusal to disrupt and delay a private
transaction to take possession of a property, which will foster an adversarial relationship.

Financial assistance can help housing providers maintain affordability without impacting their balance sheets, and a
preservation fund can bring together public and private resources to a common goal. By contrast, right of first refusal risks
reducing the value of these properties since private buyers will decrease offer prices to account for the risk of losing their
bid to a government match. Lower expected future bid prices will reduce the present value of new affordable housing
projects, which could jeopardize their ability to secure financing and could put the addition of new affordable housing stock
at risk.

Even if the City is exchanging public investment for a right of first refusal, we caution that the City should not demand
more value in the right of first refusal than it provides in investment. Neither would it be appropriate for City departments to
coerce property owners into granting a right of first refusal as a condition of any coliaboration with the City, financial or
otherwise, or under threat of a poor relationship with the City if the owners do not grant the right voluntarily.

Several recommendations for this goal can be constructive bases for partnership between the City and housing providers,
so long as the City positions its programs for mutual benefits. Financial and technical assistance can help housing
providers with rehabilitation projects, but the City should support housing providers’ real needs, and not chase goals
expressed by other interest groups or establish guidelines that are out of step with the resources that it is able to provide.
Bonus density and partnership financing can help affordable housing preservation projects work financially, provided that
the City works with housing providers, developers, and financiers to ensure that their incentives work in practice.

Goal 3: Tenant Protections and Landlord-Tenant Relations

Residents and housing providers each have rights and each have responsibilities. This duality and the importance of both
parties’ fulfilling their responsibilities under the terms of their lease and the Virginia Residential Landlord and Tenant Act
(VRLTA) underpins the mutually beneficial relationship that sustains a strong rental housing market. Neutrally designed
educational materials focusing on all parties’ rights and responsibilities under the VRLTA will help everyone to do their
part for quality housing and productive relationships. The materials envisioned in the draft plan’s recommendations,
however, focus exclusively on residents’ rights and providers’ responsibilities. Designing materials more neutrally will
support more positive engagement between the City and housing providers and between residents and housing providers.
Similarly, targeted outreaches to housing providers can be helpful in certain cases, but the City should validate the
veracity of residents’ complaints or the reason for eviction filings before making any such outreach.
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The proposed legislation in the draft plan will make it harder for housing providers to maintain stable housing and will lead
to increased costs for residents. Housing providers must pay their maintenance, staffing, and financing costs on time;
allowing residents flexibility to pay rent after the due date creates cash flow challenges for providers who must meet these
maintenance, staffing, and financing obligations on fixed schedules. The resulting uncertainty is likely to be priced into
rents across the board.

“Just cause” renewal laws may seem reasonable on the surface, but they create a permanent right to remain in a property
that the resident does not own — prospective housing providers will be less likely to rent available space if they will not be
able to recover it at the end of the current or a future lease term. The ability to non-renew a tenant who engages in
disruptive behavior is one of the few toois available to a housing provider to protect other residents of the community.
“Just cause” non-renewal establishes an extremely high standard for removing nuisance tenants, requiring a full legal
proceeding, and will ultimately result in the degradation of our apartment communities. Housing providers generally wili
non-renew a resident only as a last resort because turnover represents a significant cost that the housing provider cannot
recover in an ensuing lease term.

Service fees allow specific charges to be borne exciusively by the residents consuming the service; limiting fees means
that all residents will have to pay the additional costs in their rent, even if they don’t have a pet, park a car, use the gym,
etc. Screening limitations can lead to more rigorous standards to ensure that prospective residents can and will pay rent.
By contrast, the City would foster a better and more sustainable housing market by advocating in Richmond along with
both residents and housing providers for balanced poilicies that support all housing market participants.

The draft recommendation for housing affordability includes a strategy encouraging “voluntary” compliance with a City-
created annual rent increase policy, including a requirement of compliance for participating in opportunities for public
assistance. This strategy is an attempt to circumvent the Commonwealth’s prohibition on localities enacting rent control or
stabilization ordinances. Rent control or stabilization policies destroy housing markets because they preclude housing
providers from ensuring that they will have the resources to maintain and service their properties. Since Montgomery
County, Maryland, implemented countywide rent control in 2023, new permits for multifamily housing have decreased by
96%. The City of Tacoma Park, Maryland, adopted rent control in 1981; they have not seen a single new rental housing
unit built since. Even a voluntary rent increase policy that conditions access to public assistance on compliance functions
as de facto rent stabilization and will have similar market effects, inciuding signaling to prospective developers that
Alexandria's regulatory environment is less constructive than neighboring jurisdictions’. The City of Alexandria is less than
16 square miles in area; adopting as policy that the City will cajole its housing providers into de facto rent control will not
curtail rents. Rather, it will induce housing developers to look instead to neighboring jurisdictions, such as Fairfax County.

Housing providers do not want to file for eviction, but residents have a responsibility to adhere to the VRLTA and the
terms of the lease that they signed. The draft plan document attributes 95% of eviction cases to nonpayment. It is worth
noting that an eviction filing is not the same as an eviction: many cases are resolved before judgment when residents pay
arrears or access rental assistance. Still, residents have a responsibility under the VRLTA to make timely rent payments,
and housing providers depend on these timely payments to meet their obligations. The remaining 5% of eviction cases
come from other critical breaches, including property damage, unauthorized occupants, and in some cases threats to the
safety of other residents or staff. Housing providers should not face public censure such as being named on a City
website for asserting their legal rights under the Code of Virginia in court, particularly when the underlying circumstances
involve genuine safety concerns or sustained nonpayment.

The City can support the housing market, and its residents, when it accounts for the realities that both housing providers
and residents face in challenging situations. For example, expanding rental assistance and allowing housing providers to
take the initiative to tap that assistance will help keep residents in housing and ensure that providers are able to meet their
obligations. Similarly, residents facing an eviction suit often benefit from counsel both to represent them and to advise
them of their responsibilities, but we caution that an absolute right to counsel can leave residents with larger judgements
against them if cases are delayed because of the absence of counsel, allowing rent arrears to continue to grow.
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We support and are eager to work with the City to deepen its engagement with housing providers, which we see as an
approach to positive relationship-building. For engagement to work, the City must listen to housing providers’ needs and
treat them as partners in maintaining a stable housing market. The First Amendment protects residents’ right to associate
peaceably and to petition for the redress of their grievances. The City is within its rights to support residents in maximizing
the effectiveness of their association and petition. However, the City’s housing providers are also key constituents, and
the City will advance its housing goals most effectively as a neutral party seeking to bring the concerns of both residents
and housing providers together and to help them to hear and to communicate with each other for better understanding.

Goal 4: Affordable Rental Housing

Clear goals and developing innovative strategies can help bring more financing into Alexandria to help expand our
housing supply. It is vital that the City ground its affordable housing creation goals and expectations in real market
conditions. All development and operating costs require expected offsetting revenues, and private sector participants in
development financing will require market returns to their investment, or else they will decline to invest in Alexandria’s
affordable housing stock. The City should take care to ensure that the goals it sets reflect achievable, if ambitious,
outcomes given market conditions.

Similar caution is prudent when updating zoning ordinances or seeking legislative authority for affordable housing or
financial contributions as a condition of housing development. It is important to ensure that bonus height or density fully
compensate for financial contributions or the difference between market and committed affordable rent revenues. Working
collaboratively with housing developers in crafting zoning amendments or legislative advocacy will allow the City to benefit
from their pragmatic feedback and demonstrates that the City views housing developers and providers as genuine
partners.

Goal 5: Affordable Home Ownership and Homeowner Resources

A strong and accessible ownership market supports the rental market as prospective renters often seek communities
where they might later become homeowners. Similarly, a healthy housing stock offers residents a variety of housing
options to fit their unique needs. However, since AOBA’s work does not include owner-occupied housing, we will refrain
from providing feedback on the specific recommendations and strategies enumerated in support of this goal.

Goal 6: Condominium Communities

AOBA does, from time to time, work with condominium communities on subjects of common interest with apartment
communities. However, as policies specific to condominiums are beyond the scope of AOBA’s policy advocacy, we will
refrain from providing feedback on the specific recommendations and strategies enumerated in support of this goal.

Goal 7: Housing Resources for Seniors and Persons with Disabilities

AOBA’s members support and comply with the requirements for reasonable accommodation for seniors and people with
disabilities in the Virginia and federal Fair Housing Acts. We also agree that supporting residents and property owners in
developing alternative housing typologies will add diversity into Alexandria’s housing market, which benefits all residents,
even if they will not live in the new housing. We caution that the City should take care not to obviate the good it intends in
developing this housing by adopting other policies that may deter property owners from renting the potential new units.
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Goal 8: Housing Quality, Safety, and Livability

Rental housing providers are committed to maintaining and providing high quality housing. Residents also have a role in
maintenance as providers cannot respond to maintenance issues in a unit unless the resident has notified them and given
them a chance to do the work. Collectively, we also must appreciate that it can take time to order necessary parts and to
perform repair work, notwithstanding everyone’s desire to resolve maintenance issues in a timely manner.

Providing technical assistance and building relationships will help housing providers maintain their properties. Positive
recognition can be a benefit if the City undertakes it as a genuinely positive outreach to housing providers. We are
concerned about the public display of resident complaint data before it has been verified or adjudicated. The draft plan
calls for using data to recognize responsible housing providers, which AOBA supports, but publishing raw complaint
figures without context risks creating misleading impressions about properties where complaints reflect resident disputes
rather than provider failures. Along the same lines, while inspections can help to catch code violations, we have also seen
instances where backlogs in municipal inspection programs result in prospective residents being kept out of perfectly
good housing because it is awaiting inspection.

Goal 9: Housing Stability and Economic Mobility

AOBA and our members seek to provide apartment housing, and office space, which helps Alexandrians — and residents
throughout our region — build strong, prosperous, and productive lives. Sharing best practices is good and showcasing the
innovative work that Alexandria's housing providers are doing helps build a positive relationship between the City and its
housing providers. The City should take care not to mandate “best” practices above and beyond the Virginia Uniform
Statewide Building Code, which can result in raising housing costs for little substantive gain in the design. Similarly, AOBA
appreciates the City's supporting renters in building savings and credit building, though we would be wary of any
operationalization of this recommendation that imposes burdens not found in the VRLTA on housing providers.

Goal 10: Sustainability and Resilience in Housing

AOBA supports sustainable building design and operation, and our members dedicate resources to sharing best practices
and to promoting a sustainable built environment in the District, Maryland, and Virginia. Notably, nearly all of AOBA’s
members benchmark their properties for the purpose of gaining operational insights and improving efficiency. Property
owners have a strong business incentive to minimize their costs from wasted energy, and so they do not require
government mandates to track building performance. Mandatory energy benchmarking and disclosure, however, raise
practical concerns, including how requirements account for structurai and use differences between buildings of varying
age and type, and how benchmarking data are contextualized to avoid misleading comparisons. AOBA supports voluntary
benchmarking and would welcome a conversation about pairing any disclosure requirements with meaningful financial
incentives that offset compliance costs.

AOBA has engaged constructively with Alexandria’s Green Building Program, and a weli-designed incentive program can
support a more sustainable built environment. Green building incentives should more than offset the costs of investment
in green building to establish these practices as both environmentally and financially sustainable. Stretch design goals can
foster innovation, but the City should not hold developers and buiiding managers to a de facto building code that exceeds
Virginia’s Uniform Statewide Building Code standards.

Conclusions

AOBA and our members have a strong desire to maintain a collaborative relationship with the Alexandria City
government, and keeping open and constructive relationships with residents is foundational to housing providers’
success. We look forward to working with the City and our residents to support and grow Alexandria’s housing market
because we will only be successful in achieving the Housing 2040 Plan goals if we work together.
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As the Council prepares to adopt the Housing 2040 Plan, we ask that you direct City staff to engage with AOBA and our
members early and regularly as they develop and carry out implementation strategies, particularly for Goals 2, 3, 4, and 8,
where housing providers’ involvement will be essential to achieving the outcomes the Plan envisions.

We thank you for your consideration of our comments.

Sincerely,

Scott E. Pedowitz
Vice President of Government Affairs, Virginia-Local
Apartment and Office Building Association of Metropolitan Washington (AOBA)

cc: Alexandria City Council; James F. Parajon, City Manager, Aspasia Xypolia, Tamara Jovovic, Mary Horner, Chris Do,
and Helen Mcllvaine, Office of Housing; Paul Stoddard, Carrie Beach, Department of Planning and Zoning; Christina
Zechman Brown, Deputy City Attorney
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Testimony of the Alexandria Commission on Aging on Housing 2040
Alexandria City Council

June 13, 2026

Good morning Mayor Gaskins and members of the City Council. My name is Michael

Schuster. | am the co-chair of the Alexandria Commission on Aging.

We support the Housing 2040 Plan, particularly goals three and seven promoting tenant
protections and affordable housing options for older adults, respectively. Let me start by
putting the issue of affordable housing for older Alexandrians in context. The
percentage of Alexandria residents over the age of 65 grew by 60 percent between
2010 and 2023 — from 12,300 to 19,800. These numbers will expand significantly.
According to the Virginia Joint Legislative Audit and Review Commission or JLARC,
more than 600,000 Virginians are projected to be 80 years of age or older by 2040 — the
end date of this Plan. Approximately one million Virginians have one or more disabling
impairments. This year, more than 25 percent of Virginians are over the age of 60 and
the number of Virginians aged 85 or older, will increase five times faster than the state’s

total population growth.

As the Plan notes, dealing with this increasing older population with various physical
needs and price points, the solutions for addressing older Alexandrian’s’ desire for

appropriate affordable homes will take creative policies and a long time.



Although the Commission on Aging has long supported a mixed income affordable
assisted living facility (MIAALF) in Alexandria like Chesterbrook Residences in McLean,
we know that the financial resources to purchase a suitable location in Alexandria and
having sustaining funds to operate such a facility will take creative financing and time.
The Commission will continue to advocate for a MIAAFL, but we focus on more

achievable improvements in 2027.
Thus, the Commission has supported an incremental approach. Here are some
proposals we hope both the Housing 2040 Plan and City will endorse and pursue in the

coming years:

1. An increase in the Auxiliary Grant benefit ($2,418 in Northern Virginia) and

corresponding personal needs allowance ($83) for low income individuals — this
is the only public program paying for affordable assisted living

https://dars.virginia.gov/benefits/auxiliary-grant/;

2. A comprehensive study on adult housing options and services allowing older
individuals to age in their communities. JLARC is already conducting a study on
In-home and residential congregate care services for aging Virginians, including
developing options for expanding the availability of services for older Virginians
and the potential of expanding them through a Medicaid waiver — scheduled for

release in 2026 or 2027



3. Legislation expanding Medicaid waivers for both in-home services and assisted
living.

4. The promotion of Universal Design ( https://universaldesign.org/definitionpolicies)

policies and incentives to support all of us as we age, such as expanding the

Virginia Livable Home Tax Credit. hftps://www.dhcd.virginia.gov/lhtc. This has

been a priority for the Alexandria Age Friendly Plan since 2019.

This concludes my testimony. Thank you for the opportunity to present our views on

Housing 2040.
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[EXTERNAL]Support for Items 18 and 21: Housing 2040 and PRGS Redevelopment

From Bonnie Naugle <bonnie.naugle@gmail.com>
Date Thu 6/11/2026 4:20 PM
To  CouncilComment@alexandriava.gov <CouncilComment@alexandriava.gov>

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

Mayor Gaskins, Vice Mayor Bagley, and Members of Council,

I'm writing to ask for your support on both Items 18 and 21, the Housing 2040 Master Plan and PRGS
Redevelopment funding. Housing 2040 lays out a positive vision to address our housing crisis for the
foreseeable future, importantly addressing all 3 pillars of a holistic housing solution: producing more
homes, preserving existing affordability, and protecting tenants. I'm so excited about our city’s vision
on this!

Staff have also indicated a Part 2 will follow with more detail on implementation, which is key to
ensure this plan is translated from words on the page into reality.

The PRGS site is the last remaining segment of our waterfront the public cannot access. Approving the
TIF plan will help produce a 1,000 much-needed homes, including 160 affordable homes, while also
stimulating millions of dollars in annual tax revenue that can be used for city services. The open space
and waterfront access provided will enhance the neighborhood, and the project will help spark
additional development in the area.

Please vote YES on both items!
Thank you,

Bonnie Naugle
Alexandria resident

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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6/12/26, 8:56 AM Mail - CouncilComment@alexandriava.gov - Outliook

& Outlook

[EXTERNAL]JComments for Saturday's hearing

From Phoebe Coy <phoebeacoy@gmail.com>
Date Thu 6/11/2026 4:33 PM
To  CouncilComment@alexandriava.gov <CouncilComment@alexandriava.gov>

Good afternoon,
| would like to submit the following personal comments on docket item 18 for Saturday's hearing.

Mayor Gaskins, Vice Mayor Bagley, and members of Council,

| would like to enthusiastically echo YIMBYs of NoVA's comments (which | co-wrote) in support of the
Housing 2040 plan, and | also would like to share a few personal comments focused on a few very
specific details of the plan that | believe could be improved.

Wording issues: There are a couple portions of the plan where | believe wording could be improved to
more accurately depict the issues surrounding our housing supply crisis.

- Page 1 refers to "past discriminatory zoning [and] land use” practices. This is not accurate - many
zoning and land use regulations that were developed with the intent to segregate Alexandria are still
the law of the land today, and continue to economically segregate our city. One example is minimum
lot sizes. A more accurate wording might be something like “"those impacted by past discriminatory
lending practices, as well as past and current zoning and land use policies historically rooted in the
intent to segregate Alexandria." On a similar note, the box on page 43 could be updated to explicitly
mention zoning as part of the discriminatory practices that have resulted in lower homeownership
rates for households of color in Alexandria.

- Page 43 has a box highlighting the high cost of homes in Alexandria, which is labeled as the
“strength of the homeownership market". | found this to be a really odd choice of words given all the
issues the plan highlights with the high cost of housing. | would suggest rephrasing this to something
like "2025 average assessments reflect the high cost of becoming a homeowner in Alexandria".

ADU accessibility: Page 51 rightly recommends providing technical assistance to homeowners who
wish to build ADUs to provide housing options for senior and disabled family members. In addition to
this, | would suggest adding a recommendation to review the ADU policy to ensure that the size limits
are appropriate to build accessible one-story ADUs. Not long ago, there was a case where a
homeowner had to go before the Board of Zoning Appeals to ask for an increase in the ground floor
square footage for an ADU on their property, because they wanted to build an ADU for their mother
to move into, and the ground-floor ADU size limit for their property (based on the size of the main
home) was too small to build a one-story, one-bedroom wheelchair-accessible home.

Appropriate use of funding to help Alexandrians most in need: Page 57 suggests exploring the use of
funding to expand homeownership assistance to homebuyers with incomes between 101% and 120%
AMIL. For a bit of personal context here, | make just under 100% AMI and have owned my condo for

three years. There is no doubt that our housing shortage has made it far more difficult to buy a home
in Alexandria than it should be. As our YIMBY comment notes, Alexandrians like me with average and

https://outlook.cloud.microsoft/mail/CouncilComment@alexandriava.gov/inbox/id/AAQKAGR]jYZE3NzZNKLTc3NjktNDFmZS 1iMjU2LTBKMDQOZTU3OGL. .. 1/2
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above-average incomes truly just need an increase in housing supply, so that our housing market will
work the way it should, and we will have enough opportunities for middle-income households who are
ready to become homeowners. Rather than subsidizing a home purchase for someone like me, |
believe those taxpayer funds would be put to far better use helping one of the 8,700 households on
the waitlist for ARHA. Additionally, for many homeowners like me, | believe the most pressing issue is
actually not affording the list price of a home, but rather the impact of inflation on maintenance costs
for older condos. | appreciate that this issue is included in the plan - my complex is one of the "poster
child" photos in the plan for older condos facing this issue.

Who funds affordable housing?: Page 39 recommends pursuing legislative authority for mandatory
monetary or in-kind contributions towards committed affordable housing by housing developers.
While | don't know the details and | don't know how much this would differ in practice from the
"voluntary" contribution system we have today, | have some concerns about this approach generally.
The cost of committed affordable housing in Alexandria should be borne by property owners who are
contributing to our housing affordability crisis by choosing not to build homes on vacant or
underutilized property, not just by property owners who are actively fixing the problem by building
homes. We should make it easy, fast and inexpensive to build homes - and unappealing to not build
homes - in order to truly build our way out of our housing shortage. We can move in this direction by
following in the footsteps of our neighbors in Falls Church to seek legislative authority for a land value
tax.

Tenant protections: I'm a fan of most of the tenant protections proposed on page 33, but there were a
few that raised concerns for me, because they appear that they will make it more difficult to be a small
landlord, which isn't good for rental housing affordability and availability.

- Requiring landlords to give a specific reason for lease nonrenewal: | believe that small landlords
should be allowed to rent out their home for a few years, and have the option to move back in or do
something else with the property if they would like to for reasons unrelated to the tenant.

- Capping pet fees: I'm a fan of capping or eliminating fees that are required for everyone, like
application and "amenity” fees, but having a pet is not a right, and | suspect some landlords would
actually respond to this by no longer allowing pets.

- Limiting eviction records and criminal history in housing decisions: The best answer here is to fix the
housing shortage so we have enough homes for everyone regardless of eviction and criminal history.
But when multiple people are applying for a home, | think that applicants who have chosen to abide
by their prior leases and have chosen not to commit crimes deserve to have that taken into
consideration, and landlords should be able to consider information about who might be a better
tenant.

In conclusion, to reiterate YIMBYs of NoVA's comments, please vote to adopt the Housing 2040 Plan,
and please consider the urgency of our housing crisis laid out in the plan in all decisions you make.

Thank you for everything you do for Alexandria,
Phoebe Coy

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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YIMBYS OF
NOVA

13 June 2026

Mayor Gaskins, Vice Mayor Bagley, and Members of Council,

As the Alexandria leadership team for YIMBYs of Northern Virginia, we are excited to support both the
Housing 2040 Master Plan (Item 18) and the redevelopment of the Potomac River Generating Station

(Iltems 20 & 21). We urge you to vote yes on these items.

Item 18: Housing 2040 Master Plan

After 1.5 years of extensive community engagement, staff have delivered an impressive and holistic
approach to housing policy in the Housing 2040 Master Plan.

While our organizational focus is on the elements of the plan impacting overall supply, we appreciate
and commend staff for the Plan’s breadth touching on all three pillars of housing policy: production of
new homes, preservation of existing affordability, and protections for tenants

The data presented in the plan is clear — Alexandria has a housing affordability emergency. The cost of
renting a home in Alexandria has far outpaced the growth in median income since 2000, and the cost of
becoming a homeowner has become even more extreme — increasing at approximately triple the rate of
increase of median income. According to the plan, there are approximately 8,700 households on the
waitlist for public housing, and approximately 10,600 on the waitlist for housing vouchers.

The cause of this is clear: a systematic failure to build enough homes to keep pace with the population
and job growth in our region. Our housing shortage has caused numerous life-altering impacts for
Alexandrians — from people displaced from their homes when they are unable to afford a rent increase,
to seniors who are stuck because they are unable to afford a move to a home that better supports them
as they age, to people who live with health impacts such as mold and pests because they are unable to
afford a home that supports their health and safety.

Housing costs have far outpaced income growth
2000-2025 Trends in Income and Housing Growth
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We appreciate the plan’s multi-layered approach to addressing our housing shortage: maximizing
housing supply through our Small Area Plan process; streamlining development review; building homes
on city-owned land; continued implementation of Zoning for Housing phase 1 and the launch of phase 2,
and ensuring homes can be built quickly & affordably by reviewing zoning and parking rules and
implementing new technologies.

We hope you will not only vote yes on Housing 2040, but carry forward the vision of this plan to
ensure staff's recommendations are implemented in reality, not just words on a page.

Implementation should include and go beyond the specific measures noted in the plan, treating them as
a starting point for action. We hope to see specific plans for implementation of each section, and for the
city’s legislative agenda to incorporate all of the plan’s goals — including the production of new supply.

We would also uplift the asks of our partners at Tenants & Workers United and Legal Aid Justice Center
to ensure a particular focus on dedicated affordable housing at the lowest levels of affordability: 40%
AMI. Limited public resources should be concentrated toward aid for the lowest income Alexandrians
who face the highest risk of displacement, while overall supply increases can provide the relief needed
by those closer to the Area Median Income.

Items 20 & 21: Potomac River Generating Station

The PGRS redevelopment will make significant progress to address our housing shortage and will also
have enormous benefits for the entire community. Our primary interest is of course in the project’s
impact on housing supply: over 1,000 much-needed homes including about 160 dedicated affordable
units. But the benefits go far beyond this, including the remediation of environmental hazards, opening
of the final segment of Alexandria’s waterfront for public use, nearly 5 acres of open space for the
public, over 400 trees, and improvements to the Mount Vernon Trail.

The project will also bring in millions of annual net tax dollars, which can be put toward a variety of city
priorities including funds for ACPS, transportation improvements, subsidized housing, and more. Beyond
the funding coming directly from these parcels, the development will also spur further developmentand
growth nearby — initiating a virtuous cycle of growth and development in Old Town North and the
surrounding areas.

We encourage you to vote YES on Items 20 and 21.

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



Elliott M. Waters

325 Cameron Station Blvd
Alexandria, VA 22304

June 2, 2026

Email ¢/o gloria.sitton@alexandriava.gov
City of Alexandria

Attn: City Council

c/o: City Clerk (Ms. Gloria Sitton)
City Hall, 301 King Street
Alexandria, VA 22314

Re: Alexandria Planning Commission Public Hearing — June 2, 2026 (Rev)

Dear Mayor Gaskins and Members of City Council:

As I prepare to appear before the City’s Planning Commission today, I have decided to provide each of you
my perspectives on the Draft 2040 Housing Plan with some suggested enhancements.

The core intent of the 2040 Housing Plan is sound and the content goals is laudable. Having said that, I
find that it is lacking in metrics and targets. To truly help our community, the final plan must include clear,
measurable targets using a SMARTIE framework recommended for equity-forward planning and goal
setting.

I urge the City Council to add the following specific enhancements to the 2040 Plan:

« Fix purposeful harmful Mistakes. Include a "Right to Return" provision by a date certain (December
2027) addressing the effects of sanctioned housing policies and practices that favored one group over
another resulting in people of color or their descendants being harmed during the 1930s and 1960s.

« Fix production targets to build affordable housing for low-income wage earners among us with City
subsidies. These are our cashiers, daycare teachers, and seniors.

« Fix protections for all especially our working families and individuals among us like our bus drivers,
bank tellers, and medical assistants and teachers so they too can afford housing in the range of 50-
60% AMI.

o Fix the preservation of human dignity by prohibiting inhumane evictions. Fully fund a program by
a date certain (July 2027) that guarantees free legal help to low-income renters facing eviction.

Alexandria needs a housing plan with clear guidelines, definitions and real accountability. Please update the
Housing 2040 Plan to include SMARTIE goals, objectives and tasks before you vote to adopt it.

Respectfully submitted,

OB M Wk

Elliott M. Waters
Former Member, LTRB (2015-2025)

cc: City Manager, Attn: jim.parajon@alexandriava.gov
City Attorney, Attn: cheran.ivery@alexandriava.gov
City Planning Commission,
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TAB A - ELLIOTT WATERS PLANNING COMMISSION HEARING REMARKS

Good evening, Chair and members of the Planning Commission. My name is Elliott
Waters and I live on the West End.

As a stakeholder, I am here tonight to offer enhancements to the 2040 Housing Plan.
The Plan has a strong vision, but it lacks clarity and specificity in giving hope in the midst
of a looming affordability crisis. To deliver on its intent to provide housing for all with
equity and inclusion more fully, this plan should adopt a SMARTIE framework
popularized by the Management Center in DC.

Specifically, I urge you to write four collaborative fixes into this plan:

« Fix purposeful harmful Mistakes. Include a "Right to Return" provision by a date
certain (December 2027) addressing the effects of sanctioned housing policies and
practices that favored one group over another resulting in people of color or their
descendants being harmed during the 1930s and 1960s.

« Fix production targets to build affordable housing for low-income wage earners
among us with City subsidies. These are our cashiers, daycare teachers, and seniors.

« Fix protections for all especially our working families and individuals among us like
our bus drivers, bank tellers, and medical assistants and teachers so they too can afford
housing in the range of 50-60% AMI.

« Fix the preservation of human dignity by prohibiting inhumane evictions. Fully
fund a program by a date certain (July 2027) that guarantees free legal help to low-
income renters facing eviction.

Now, we often hear that Virginia’s Dillon Rule stops us from taking action deemed just. I
believe We The People At Home In Alexandria should not use state restrictions as an excuse
for inaction. While the Dillon Rule stops us from making private developers build
affordable units, it does not stop us from using the powers we already have given our
authority over our local zoning codes, our City budget, and our public land.

We can legally overcome the debilitating effects of the Dillon Rule and use it to motivate
us to (1) to maximize voluntary "density bonuses" for developers, (2) dedicate our local
housing trust funds to deep affordability tiers, and (3) put strategic income rules on any
surplus city land we sell.

In closing, WE THE PEOPLE in Alexandria deserve a housing plan that addresses our
general welfare needs such as affordability, accessibility and livability more fully with
pragmatic [legal] creativity. Before you adopt this promising 2040 Housing Plan conceived
in best efforts please add appropriate constructive enhancements so WE THE PEOPLE can

all feel the joy of being at home in Alexandria. THANK YOU.
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o The Specific Policy: Rather than locking a static number into a long-range document, Alexandria's
policy is to move numerical targets into rolling administrative tools. Metrics are now tracked via
the Office of Housing Key Indicator Dashboard and annual implementation status reports. This
allows the city to adjust numeric goals dynamically every year without needing a complex Master
Plan Amendment.

2. Economic & Market Conditions: The Volatility Barrier

o The Reality: The 2013 plan's targets were heavily disrupted by economic forces the city could not
control, including historic inflation, severe construction material spikes, and Federal Reserve
interest rate hikes.

o The Specific Reason: Setting a rigid, long-term metric legally binds the city to an absolute output.
Because affordable housing relies heavily on private developer partnerships and volatile public
subsidies, planners omitted fixed targets to prevent the 2040 plan from becoming functionally
obsolete if the real estate market experiences a sudden recession.

3. State & Local Law: Avoidance of "Regulatory Takings" Litigation

e The Legal Precedent: Under Virginia land-use law, embedding explicit numerical production
quotas directly into a master planning document gives litigious developer groups or neighborhood
civic associations a tool for lawsuits.

e The Specific Law: If a city explicitly mandates exact numeric housing requirements in its Master
Plan without explicit state authority (which is restricted under Virginia's Dillon Rule), property
owners can sue the city for an unconstitutional "regulatory taking" or arbitrary zoning. Broad
policy language preserves local land-use flexibility and insulates the city from legal liabilities.

4. Social & Equity Conditions: Preventing Geographic Clustering

e The Practice: Hard numerical targets often incentivize a "rush to hit the number,” which
historically caused cities to cluster affordable projects wherever land was cheapest.

e The Specific Reason: To align with federal Affirmatively Furthering Fair Housing (AFFH)
principles, the 2040 plan focuses on equity, tenant empowerment, and geographic dispersion over raw
unit counts. The plan prioritizes where and how safely people live over simply chasing a baseline
metric.

Goals Grouped by Areas of Focus

Evaluated under SMARTIE (Specific, Measurable, Ambitious, Realistic, Timebound, Inclusive,

Equitable) guidelines, the ten individual goals of the draft Alexandria Housing 2040 Plan are sorted into

our four dgesignated focus areas:
1). Focus Area A: Affordability

(a). Goal 2: Preserve existing affordable housing (Ratin%: 7/10): Strong emphasis on preventin
low-income displacement. The main barrier is the high capital cost required to purchase an
upgrade naturally occurring affordable properties. [1
(b). Goal 4: Create new a%fordable rentals (Rating; 6/10): Highly inclusive, explicitly targeting
households at or below 60% Area Median Income (AMI). However, it is an incredibly ambitious
lift given land values and the reliance on heavy public financing.(!l, 2,3
(©. %}oal 5: Expand affordable homeownership FRating: 5/10): Addresses critical racial equity and
wealth gaps. It rates lower on realism due to macro-economic forces like high mortgage rates and
extreme entry-level market competition. (1, 2, 3

(2). Focus Area B: Diversity
(a). Goal 1: Expand housing options near transit (Rating: 8/10): Highly specific, targeting density
upzones near major Metro stations and bus rapid transit lines. %t scores well for geographic
inclusion, but implementation depends on future multi-year neighborhood plan updates.jl]
(b). Goal 9: Empower residents and help them build wealth (RatinF: 6/10): Commendably focused
on_generational equity and economic mobility. However, the language remains overly broad,
lacking tangible, timebound markers. [1, 2}

(3). Focus Area C: Tenant & Senior Support
(@). Goal 3: Strengthen tenant protections (Rating: 8/10): Deeply equitable for a renter-majority
city (58% of residents). Its metric success is bottlenecked because local enforcement options are
heavily restricted by state law. [1, 2, 3
(b). Goal 7: Housing for seniors and disabled residents (Rating: 7/10): Crucial for accessibility as
the local population ages. It needs much clearer, timebound targets linking development pipelines
to actual accessible unit numbers. [1, 2, 3

(4). Focus Area D: Policy
(@). Goal 6: Support condo communities (Rating: 8/10): Highly realistic and precise. It gives the
city a unique administrative policy vehicle to help common-interest communities manage deferred
maintenance backlogs. 1}
(b). Goal 8: Improve housing quality and safety (Rating: 7/10): Focuses heavily on resident health
and standard of living. Measuring code compliance or safety updates across thousands of legacy
properties requires a massive administrative workload. [1]

Page 8 of 16







Ee()%ti by resglrvation
) onds.
Obj 2.2: . .
Extend fTaSE 1l Offer
expiration f)eo rllr:; eg trz)g _ * High owner
timelines |0 oo 50% AMI||; Office of  Ih7u1nerable profit
on 500 o Task 2: ($81,950) Housin renters expectations.
existing Provide long- ’ * Landlords 1.' apital
expirin imitations.
CAUs by [term property
2030. tax cuts.
. e Task 1: Draft R .
Beblich a |logal framework oo tha s
Rightof. _[for tenanteo | iy . |[Virginia Dillon
First-RefusalllOPS: 40% AMI||Attorney Renter-majority |ipf
i * Task 2: Form ||($65,560) ||* Tenant complexes e Short
erdinance | L soditins
by 2029 acquisition loan windows.
pool.
I(:)bj C?.1: * Task 1 f Liéle—
und a item tax funds .
. 30%-~ . * Chronic
universal  ||for tenant e Legal Aid :
Goal 3: Tenant ||Right-to- attorneys. ?$O:/‘9) ‘16‘51\6[1 Society %—Io‘useholds g};lbltlc attorney
Protections Counsel ; * Task 2: Open||**"” b'Ge'nerCa:l daiggigcement , (S){)gegesé)f
Eé%gg?s 1%5 ?%:fg%gfgjzt $81,950) ||-strict Lourt eviction courts.
clinic.
Obj 3.2: . TaSk 1
??E annual Integrate limits |[30%- « Housin * Landlord
iﬁcreases at into funding 60% AMI Authoritiegs Low-wage resistance to
3% inall  |CORLTACLS. (349,150 |1 Private hourly workers (2ver51ght.
iy * Task 2: Audit||- Manasement Inflation
idized landlord rent —1598,340) |2 & spikes.
units. rolls annually.
8bj 13.3: E) Tzisk I: H
utlaw eploy covert * Human . e
income test%rs to catc Rights hi Eﬁrg éci)agrove
source bias |bias. 30% AMI||Comm. Section 8 e Lirnited
for 100% of||* Task 2: ($49,150) |l« HUD voucher holders investioative
voucher Impose fines via Representativ staff sattv
}2181247&5 by E{he ﬁ{ugan es :
. ights Comm.
* Task 1:
Buld 1500 [imwentory of |[30%, & oliy - ompetition
Goal 4: New |new CAU |school/city lots. ||60% AMI||; OS chool Low-income N acesc 00
Affordable rentals on || Task 2: Issue ||($49,150 . pace.
R s donated ts f $81,950 Board working class Lengthy
enta ngl. el d reques Sl or ' » Affordable public approval
by 2035 [(REPS for 99- [[$98,340) |[Builders tracks.
year land leases. ’
Obj 4.2: e Task 1: Layer
Secure 500 ||project renta * Requires
units vouchers into « ARHA massive public
matchin prc%jects. 30% AMI||, Private Families in deep ||subsidies.
owincome [Waelol |10 [Developers [PV (gD,
needs by  [lutility overhead.
2030. connection fees.
* Task 1:
Obj 4.3: Update design
Build 300 ||codes for 3+ 40%- e Zonin * Higher per-
large multi- {|bedroom 50% AMI|y T g Multi-<hild unit Euilding
bedroom  |{builds. ($65,560 ||; l?afnil households costs.
units for big|® Task 2: Offer 581.050) Non—pros%its * Lower

families by

2032

extra density
bonuses for big
units.

investor yields.

Page 10 of 16




Obj 5.1:

e Task 1: Set
Fund 300 45K
Goal 5 Rightof Elli%g;g‘ltuysmg 20% AMI| |« Historic * Equal
oal 5: eturn b . . .
Affordable grants 1111933 2‘_1960 ($81,950 |Alexandria Dli%él:rcled Fﬁro(;c:tcst'lon legal
Homeownershi f$6Ok each) [’y Tpask 7, él 14730 I:I Fﬁuh—Based Americans e Documenting
p dqr laced  |Allocate ’ ubs family lineages.
hggagg: by dedilcated flOCial
meals tax funds.
Obj 5.2: e Task I:
?Soélstruct Convley city ?8%)_AM 1l * Low ;
equity- ||parcels to a % . inventory of city,
share and Trust. ($98,340 E;I:?in%l:l?slgy First-time parcels.
townhomes |[® Task 2: - « Local homebuyers * Buyer
with land  ||Structure resale ||$114,730 Le (gf s interestrate
t2r613sgs by lirrﬁit.sd to save nde shock.
. subsidies.
» Task 1:
(L)bj o Ilf‘f( pa}&d the 50%
ower exible - . L
closin§ costs||Homeownershi 70‘;; AMI|[* Credit Ouillagc}égemand
via $15,000 {[p pool. ($81,950 ({Unions First-generation funlc)lin
dirfect 1 . El'ask 2: Sef;l él 14730 (.j Housing buyers . Stric%'credit
eferre up automate , ounselors :
12 % aZnBS by len Cll er ) score barriers.
. application
systems.
Ob; 6.1: ¢ Task 1: Audit ||60%- * Poor
Deploytzero structural repair|[70% AMI| * Finance financial record-
Goal 6: Condo :ntegesl ns |[Packlogs. ($98,340 ||Department |[Moderate- keeping.
Communities tepf(l)r OanS Yo Task 2: Set |- . ﬁOA income owners {|* Uninsured
a(s)s oci:tgilc?r%s up é\.r?ta'g'ipg 5$114,730 Boards Bu}lding
by 2031 credit facility. efects.
Obj 6.2: e Task 1: Tie
Keep fee caps to city 50%-
monthl stabilization 70@’ AMIll e Proper * Severe
condo fee |[loans. ($8(1) 950 operty Fixed-i inflation on
hikes under {[* Task 2: ’ anagers IXECANCOME — linsurance.
2% for Mandate 3_51 14.730 f{ Staltet condo owners |/ Legal reserve
lower- professional yoor cgulators requirements.
income asset
owners. management.
Obj 6.3: e Task I: \Writce1 Hioh
ost a state-approve .  Hig
mandatory |financia 20% AMI In?oer&mon volunteer board
financial manual. ( 1(1) 473 |IB cr Communi turnover.
training for ||* Task 2: Host 0% ’ .u}r{eau . board members ||* Language
100% of  |levening Tr _ous;ng translation
12)8%r8ds by clertification amner needs.
. classes.
e Task 1:
Moty 00 [hocass @™ 0, Dept, of
odi ome- Yo— * Dept. 0 . i
Goal 7: Tenant [senior modification  |40% AMI Aging / Acine-in-place deﬂegmlttmg
& Senior apartments |[program. ($49,150 | Disabilities se%xiogrs p p Riysi‘n
Support for ADA o Task 2: - ¢ Builders materi aF costs
ﬁoral giimce {{eciuit licensed||$65,560) ||Association .
y . ocal repair
crews,
Obj 7.2: e Task 1: Code
Linlk 100% ||a centralized
of newly voucher * Chronic
built matching 30% amiIll ¢ ARHA Severely federal voucher
accessible  ||system. s 49 1 50) |1 Health disabled shortages.
units to * Task 2: Form ’ Providers residents * Specialized
local a priority medical needs.

vouchers by

2029.

placement

waiting list.

Page 11 of 16




(B)bjk’l].ZZv: . qullg lzd Ec?aclt
uild 2 co- (ispecialized dual-||340, _ . e Conflictin
i(é;%toerc}chil ;lgfeg?nlng 30% AMI Ser}\{rgc?sage t.|[Fixed-income  |Sta%€ license ¢
daycare || Task 2: (_$49’15 0% Non-profit |seniors r.UII_e{Si' h
housin Combine state $81,950) Developers o Thg
centers by [lchild/elder care ’ INSUTance costs.
2033. grants.
Obj 8.1:
un * Task 1: Fire 6340, * Landlords
. |[proactive  |new dedicated |lz50" Apqrll¢ Code may pass
Goal 8: Quality|code sweeps [[code inspectors. ($49.150 Enforcement ([Vulnerable inspection costs
& Safety on 100% of || ® Task 2: Enact||\¥ " ¢ Fire legacy renters  |to tenants.
rentals over ||a rental license $81,950) Department » Hidden mold
40 years old |[program, ’ issues.
by 2030.
Obj 8.2:
. Cromse a senant|30%- » Tenant fear
stabi ifagicgn led ree:' ren 40‘; AMI|| Health of landlord
: pal 3 Department ||Residents in retaliation.
repair re uesl,(t gorFm. d (949,150 |f ocal unsafe builds .
rants to * Task 2: Fund ||- . .
% 50 rants via $65,560) Handymen Tl('cile/ ochnershl
gro erties ||building fines. p disputes.
y 2029.
. e Task 1:
Abate lead atch state 30%- . * Tempora
and mold gfwlronmeri‘tal 50‘% AMI| Environment Famili ith ousing v
hazards in .e%gsukpzc.as © (349,150 |jal Quality sr?rlfarlllll leﬁiﬁlr en, |[Shortages.
300 older Relocate - * Relocation ¢ ¢ High toxic
structures || fel $81,950) ||Services disposal fees.
b 2032 engnts saiely
Y during cleanup.
* Task 1:
gbj 9.ﬁ :500 Paréper with
aunc credit unions 0 .
Goal 9: individual [jon escrow g(o)é)_AMI Crlégfgl * Longterm
Ec()(?nofnic developmen ||Jaccounts. % 48 150 1Unions Underemployed buﬁget changes.
Mot sl [TREE 0RO e ) remer ™ High e
3:1 matches ||[mandatory $81,950) ||Advisors
by 2030 wealth-building
tracks.

Obj 9.2: Guarantee local hiring targets on 100% of city housing projects. | ¢ Task 1: Write local-hire
clauses into CAU contracts.

 Task 2: Set up a neighborhood trade-school pipeline. | 40%-60% AMI
($65,560-%$98,340) | * Workforce Development

* Trade Unions | Unemployed residents | ¢ State constraints on local-hire mandates.
e Skill mismatch gaps. |
Obj 9.3: Place childcare centers in 100% of new large CAU complexes. | * Task 1: Provide space bonuses

to builders.

e Task 2: Subsidize operator spaces. | 30%-50% AMI
($49,150-$81,950) | ¢ Early Childhood Dept.
* Daycare Providers | Working single parents | * Tight state space mandates.
* Provider staffing shortages. |
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Obj 10.1: Cut utility bills by 20% via solar/heat pump retrofits by 2034. |

e Task 1: Secure federal green bank loans.

* Task 2: Bulk-buy energy equipment for projects. | 30%-50% AMI
($49,150-$81,950) | * Climate Action Office

 Solar Contractors | Rentburdened families |

* Fragile roof structures on old builds.

* High initial capital costs. |

| | Obj 10.2: Require all net-new CAUSs to meet Net-Zero building standards by 2030. |
* Task 1: Adopt green building codes.

* Task 2: Provide technical design grants to builders. | 50%-60% AMI
($81,950-$98,340) | * Green Building Council

* Building Engineers | Future affordable tenants |

* Adds 6-8% to upfront building costs.

* Supply chain delays. |

Obj 10.3: Install EV charging stations in 100% of affordable complexes by 2032. |
¢ Task 1: Pull funding from federal EV programs.

* Task 2: Upgrade old electrical panels. | 60%-70% AMI

($98,340-$114,730) |

* Dominion Energy

* Electrical Contractors | Clean-energy workers | ¢ Old grid infrastructure limits.
* Installation space constraints. |

(2). To ensure these objectives can be carried out, I would like Al to review the specific legislative
actions required by the Alexandria City Council to change the zoning code, or examine the annual
auditing processes for monitoring these targets thereby making sure they get accomplished in the
established timeframe?

The Alexandria City Council carries out both functions sequentially to execute the plan. The Council
uses legislative actions to convert the plan's policy goals into legally binding zoning laws, while relying
on separate, non-mandated annual auditing processes to track numerical progress without triggering
legal liabilities.

Part 1: Legislative Actions Required to Change the Zoning Code

Because the Housing 2040 Plan is a non-binding policy document rather than an enforceable law, the
Alexandria City Council must use specific legislative procedures to implement its strategies:

A. Zoning Ordinance Text Amendments (TA): To execute changes such as increasing density
bonuses or permitting office-to-residential conversions the Council must vote to amend the text
of Section 7-700 of the Zoning Ordinance.

B. Small Area Plan (SAP) Amendments: Alexandria’s master plan is split into localized geographic
neighborhoods (e.g., Old Town, Potomac Yard). The Council must pass individual Master Plan
Amendments (MPAs) for each neighborhood to legally allow the transit-oriented density targeted
by the plan.
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C. The Public Hearing and Vote Pipeline: By state law, no zoning change can happen behind

closed doors. Every reform must go through a formal sequence:
(). Review and recommendation by the Alexandria Planning Commission.
(2). A formal City Council Public Hearing to accept testimony from residents,
developers, and advocates.
(3). A final Legislative Session Roll-Call Vote, requiring a simple majority of the Council
to pass the ordinance into law. [1, 2]

Part 2: Annual Auditing Processes for Non-Mandated Targets
To monitor the plan's voluntary targets (the "informed but non-mandated metrics") without making
them legally binding, Alexandria uses a specialized administrative tracking framework: [1]

A

The Housing Indicator Dashboard: Managed by the city's Office of Housing, this public data
platform tracks the production, preservation, and loss of affordable housing units by Area
Median Income (AMI) brackets. Consider other more simplified option such as the Report
Card being used by other municipalities with laudable success!

Inter-Departmental Code & Enforcement Auditing: For goals related to health and property
maintenance, the city relies on a data-driven system that aggregates property-level code violations,
tenant complaints, and eviction filings.

The Housing Affordability Advisory Committee (AHAAC) Review: AHAAC serves as the
citizen oversight board. They conduct public quarterly reviews of the city’s pipeline to ensure
projects receiving money from the Housing Trust Fund match local income needs.

Annual Progress Reports to Council: Every fiscal year, housing staff present an implementation
report to the City Council. This report compares real-world data against the 2040 milestones,
allowing the city to adjust its short-term funding allocations without needing to alter the long-
term master plan text.

WHAT WILL BE THE ROLE OF THE LANDLORD TENANT RELATIONS BOARD?
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TAB A - ELLIOTT WATERS PLANNING COMMISSION HEARING REMARKS

Good evening, Chair and members of the Planning Commission. My name is

Elliott Waters and I live on the West End.

As a stakeholder, I am here to offer enhancements to the 2040 Housing Plan.
The Plan has a strong vision, but it lacks clarity and specificity in giving hope
in the midst of a looming affordability crisis. To deliver on its intent to provide
housing for all with equity and inclusion more fully, this plan should adopt a

SMARTIE framework popularized by the Management Center in DC.

Specifically, I urge you to write four collaborative fixes into this plan:

. Fix purposeful harmful Mistakes. Include a "Right to Return" provision by
a date certain (December 2027) addressing the effects of sanctioned housing
policies and practices that favored one group over another resulting in
people of color or their descendants being harmed during the 1930s and
1960s.

. Fix production targets to build affordable housing for low income wage
earners among us with City subsidies. These are our cashiers, daycare
teachers, and seniors.

. Fix protections for all especially our working families and individuals
among us like our bus drivers, bank tellers, and medical assistants and

teachers so they too can afford housing in the range of 50-60% AMI.
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. Fix the preservation of human dignity by prohibiting inhumane evictions.
Fully fund a program by a date certain (uly 2027 that guarantees free legal

help to low-income renters facing eviction.

Now, we often hear that Virginia’s Dillon Rule stops us from taking action
deemed just. I believe We The People At Home In Alexandria should not use
state restrictions as an excuse for inaction. While the Dillon Rule stops us from
making private developers build affordable units, it does not stop us from using
the powers we already have given our authority over our local zoning codes, our

City budget, and our public land.

We can legally overcome the debilitating effects of the Dillon Rule and use it to
motivate us to (1) to maximize voluntary "density bonuses" for developers, (2)
dedicate our local housing trust funds to deep affordability tiers, and (3) put

strategic income rules on any surplus city land we sell..

In closing, WE THE PEOPLE in Alexandria deserve a housing plan that
addresses our general welfare needs such as affordability, accessibility and
livability more fully with pragmatic {legal] creativity. Before you adopt this
promising 2040 Housing Plan conceived in best efforts please add appropriate

constructive enhancements so WE THE PEOPLE can all feel the joy of being at
home in Alexandria. THANK YOU.
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