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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 
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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​



​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.​
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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
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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.​

​Addendum 1, Page​​4​



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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