
  
Vacation #2023-00004 and #2025-00009 
2800 and 2702 Russell Road 

Application General Data
Request: 
Public hearing and consideration of 
a request to vacate 7,620 square feet of an 
unimproved portion of the Kent Place right-
of-way at the intersection of Russell Road, 
which is adjacent to the southern property 
line of 2800 Russell Road and northern 
property line of 2702 Russell Road. 

Planning 
Commission 
Hearing: 

April 07, 2026 

City Council  
Hearing: 

April 18, 2026 

Addresses:    
2800 Russell Road & 2702 Russell Road 

Zone:  R-8/Residential

Applicants:   
2800 Russell Road, LLC (VAC2023-00004)  
& Ms. Shirley Indelicato (VAC2025-00009)  

Small Area Plan: North Ridge/Rosemont 

Staff Recommendation: APPROVAL subject to compliance with all applicable codes and 
ordinances and the recommended conditions found in Section III of this report. 
Staff Reviewers:    
Brian Dofflemyer, P.E., Division Chief, Development Engineering, 
brian.dofflemyer@alexandriava.gov 
David Sharon, P.E., Development Review Manager, Development  Engineering, 
david.sharon@alexandriava.gov 
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PLANNING COMMISSION ACTION, APRIL 7, 2026: 
This item was pulled from the Consent Calendar and heard before Docket Item #6. On a motion 
by Commissioner Dubé, seconded by Vice Chair Koenig, the Planning Commission voted to 
recommend approval of Vacation #2023-00004 and Vacation #2025-00009. The motion carried 
on a vote of 7-0. 
 
Reason:  
The Planning Commission agreed with staff analysis. 
 
Discussion:  
There were no public speakers, but in response to a letter from the public, the Commission 
inquired as to how opportunities for parks and open space were evaluated.  Staff noted that 
Recreation, Parks, and Cultural Activities is included in the review of vacation requests.  This 
space is not included in the Open Space Master Plan nor is it adjacent to existing park space.  
Additionally, conversion of right-of-way to open space can potentially require condemnation and 
compensation, since the use of the land is being changed from its original purpose.  Therefore, 
the proposal to maintain a ped/bike easement was seen as appropriate to accommodate potential 
future needs. 
 
The Commission inquired about the Public Benefit criteria with staff indicating that the Open 
Space payment and a reduced maintenance burden being the benefits provided to the public if the 
vacation were to be approved. 
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VAC2023-00004 & VAC2025-00009 
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I. DISCUSSION 
 

The applicants, Ms. Shirley Indelicato and 2800 Russell Road, LLC, request approval of a vacation 
of the unimproved public right-of-way adjacent to the subject properties. 
 

A. SITE DESCRIPTION 
 
The vacation area is an unimproved, wooded area of the Kent Place public right-of-way adjacent 
to the property lines of both 2702 and 2800 Russell Road. The area, shown in green in Figure 1, is 
approximately 40 feet wide by 190 feet long.  It connects Kent Place and Russell Road. Figures 2 
and 3 show images of the existing area of vacation.  
 
The 2800 Russell Road property is developed with a two-story house built in 1940 with an overall 
site area of 19,720 square feet. The 2702 Russell Road property is developed with two-story house 
built in 1942 with an overall site area of 19,500 square feet. The adjacent properties are all 
residential. The property is within the North Ridge/Rosemont Small Area Plan and zoned R-
8/Residential. 
 

 
Figure 1: The portion in green shows the requested Vacation area of right-of-way (not to scale) 
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Figure 2: View of the right-of-way from the improved portion of Kent Place looking east 
towards the unimproved portion. 

 

 
Figure 3: View of the right-of-way from Russell Road looking west towards the unimproved 
portion of Kent Place. 
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B. BACKGROUND 

 
The City of Alexandria considers vacation of right-of-way applications to allow property owners 
to acquire unused or unnecessary public land, such as alleys or street segments. If the land is no 
longer needed for a public purpose and the vacation will have no adverse public effects, then the 
requestor may acquire the land for private development, building expansion, or improved property 
usage. This process enables the City to relinquish its interest in public land that is no longer needed 
and proceeds from a vacation are directed into the City’s Open Space Fund.   
 
The area of land in question would allow for a street connection between the Kent Place stub and 
Russel Road. The topography would make such a vehicular connection here steep at about 8% 
slope since the elevation drops from the end of the improved Kent Place roadway to the Russell 
Road intersection by approximately 16 feet over a length of 200 feet. Grades of roadways 8% and 
over are considered steep. For reference an accessible ADA ramp has a maximum slope of 8.33% 
and includes handrails with flat landing pads at regular intervals. The vehicular connection would 
create an offset connection or jog at Russell Road where intersections on the opposite side of the 
road are not aligned. According to national roadway design standards, offset connections are not 
best access management practices because they introduce safety conflicts and increase traffic flow 
disruptions. The physical site conditions and road network layout are not conducive to a vehicular 
connection over the right-of-way in question. Due to this location being near an elementary school, 
this area could provide a benefit of a future pedestrian connection. 
  

C. PROPOSAL 
 

The proposal would split the right-of-way down the center line and transfer the northern half to 
2800 Russell Road and the southern half to 2702 Russell Rd, while reserving a 20-foot-wide public 
access easement in the center. While the City has no immediate plans to install a trail, the proposed 
easement would allow such an investment in the future. As shown in Figure 4 below, the area 
outlined in blue would be vacated to the owner of 2702 Russell Road and the area outlined in red 
would be vacated to the owner of 2800 Russell Road. The applicants have complied with the City 
staff recommendation to provide a 20-foot-wide public access easement for City benefit and future 
pedestrian access. The public access easement is shown in green, with a 10-foot-wide strip on each 
property located down the middle of the vacated right-of-way. 
 
Both applicants are requesting development rights with the vacated area.  The resulting lot size of 
2702 Russell Road would increase to 23,310 square feet (19,500 square feet, currently), and the 
resulting lot size of 2800 Russell Road would increase to 23,530 square feet (19,720 square feet, 
currently), respectively. Both properties are located in the City of Alexandria R-8 Zoning District, 
which requires a minimum lot size of 8,000 square feet. The applicants would be eligible for 
subdivision under the current zoning regulations. 
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Figure 4: Vacation Proposal (not to scale) 

D. VALUE OF VACATED RIGHT-OF-WAY 
 

The Department of Real Estate Assessments has valued the land in question for the vacation of 
this 7,620 square feet of right-of-way. Staff have attached the memorandums from Real Estate 
Assessments (Attachment A and Attachment B), which discusses the vacation valuation for each 
lot in detail.  
 
II. STAFF ANALYSIS 

 
The vacation request and existing and future public purpose of this land were reviewed by the 
Departments of Transportation and Environmental Services (T&ES), Recreation, Parks and 
Cultural Activities (RPCA), and Planning and Zoning (P&Z).  Based on current City policies and 
plans, staff recommend approval of the applicants’ request to vacate a public right-of-way in this 
location. The site conditions make construction of a future street impractical and the provision of 
a 20-foot-wide public access easement reserves the City’s ability to construct a pedestrian 
connection.  
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Vacating the right-of-way would transfer maintenance responsibilities to the applicants allowing 
each applicant to keep up the vacated area as they would with the rest of their yard. For the 
public access easement maintenance, the applicants shall not install any permanent features such 
as walls or fences that would prevent the City and the public’s use of and movement across the 
easement. The City will maintain any pedestrian connection that City installs within this 
easement.  
  
Vacation requests are reviewed against criteria established in the 2002 Vacation Memo. This 
memorandum was established by Department of Transportation & Environmental Services to 
establish criteria to determine when the vacation of the public right-of-way is appropriate. This 
vacation procedure and criteria is dated February 8, 2002, and included in Attachment C. 
 
An analysis against those criteria is shown in the table below. 
 

Criteria Staff Analysis 
1. There is no use of the right-

of-way at the time the 
application was filed. 

1. The current area is an unimproved right-of-way  

2. No reasonable use of the 
right-of-way could exist in 
the future, either for its 
original purpose or for some 
other purpose. 

2. The City does not plan on improving or 
extending the roadway and there are no known 
existing or future utilities that are anticipated 
through the vacated area. Additionally, one of 
the goals listed in the North Ridge/Rosemont 
Small Area Plan is to “discourage improvements 
to local streets when such improvements would 
bring through traffic into the study area”. The 
applicant is proposing a 20-foot-wide public 
access easement for the potential of future 
pedestrian trail through this area. 

3. No portion of the public right-
of-way shall be landlocked.  

 

3. Approval of the vacation would not create a 
situation where public or private property would 
be landlocked. The requested vacation would not 
hinder access to streets or sidewalks, and 
personal property would not be affected. 

4. No abutting property owner 
shall become landlocked.  
 

4. Approval of the vacation would not create a 
situation where public or private property would 
be landlocked. The requested vacation would not 
hinder access to streets or sidewalks, and 
personal property would not be affected. 

5. The vacation shall provide a 
public benefit.  
 

5. The proposal includes a 20-foot-wide public 
access easement, which provides ample space 
for the City to provide a future trail for 
neighborhood residents. 
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III. STAFF RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval of the requested vacation subject to compliance with all applicable 
codes and ordinances and the following conditions: 
 
1. The applicant shall pay the fair market value for the vacated right-of-way, as determined 

by the Director of Real Estate Assessments. (P&Z) 
 

2. Per the Vacation Policy requirements, the funds from the sale of the land shall be 
contributed to the Open Space Fund. (P&Z) 

 
3. All applicants shall seek Council approval of the implementation ordinances at the same 

hearing and within 12 months of Council approval of the vacation. The Director of 
Planning and Zoning shall have the discretion to extend this time period. (P&Z) 

 
4. The approved plat shall be recorded in the Land Records of the City of Alexandria.  

(P&Z) 
 

5. Utility easements for all public and private utilities shall be provided within the vacated 
right-of-way and such easement are to be shown on the plat of consolidation. (T&ES) 

 
6. The vacated area must be consolidated with the subject property. The public access 

easement and any utility easements are to be shown on the plat of consolidation. (T&ES) 
 

7. The applicant shall be responsible for perpetual ownership, development and maintenance 
of the vacated right-of-way. (T&ES) 

 
8. The deed for the public access easement shall include the following maintenance 

requirements: (RPCA) 
 
a. The easement shall be maintained by the Owner and its successors and assigns as 

a public access easement and shall be open and accessible for use by the public.  
 

b. The City shall have the right to construct a pedestrian path and supporting 
infrastructure through the easement and shall maintain any pedestrian connection 
that it constructs. 
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IV. CITY DEPARTMENT COMMENTS 

 
1. The public access easement needs to be granted/reserved in a recorded deed of quitclaim or 

other instrument acceptable to the City. (T&ES) 
 

2. The public access easement shall be located on both parcels. The private property owners 
would assume perpetual, affirmative maintenance responsibilities for the easement area. 
(RPCA) 

 
3. The property owners may use the vacated land area to derive any increased above and below 

grade development rights for the lands adjacent to the vacated area, including increased floor 
area, subdivision rights or additional dwelling units. (P&Z) 
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ATTACHMENT A 
(Vacation Real Estate Assessment, 

2702 Russell Road, 
VAC2025-00009) 
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City of Alexandria, Virginia 
     

 

MEMORANDUM 
 

 
DATE: JANUARY 12, 2025  
 
TO:  PAUL STODDARD, DIRECTOR 
  DEPARTMENT OF PLANNING AND ZONING 
 
FROM: WILLIAM B PAGE, ASSISTENT DIRECTOR OF FINANCE / REAL ESTATE  
 
SUBJECT: VACATION OF AN UNINSTALLED SECTION OF KENT PLACE  
 
ADDRESS:  NONE ASSIGNED 
  
PROJECT: VACATION #2025-00009 (REVISED) 
   
 
Per your request, we have reviewed the proposed vacation of City owned property, which is an 
uninstalled section of Kent Place located along the west side of Russell Road just south of its 
intersection with Pine Street in the Monticello Park area of the City of Alexandria, Virginia. The 
area to be vacated contains approximately 3,810 square feet and constitutes one-half of Kent Place.  
It has 20 feet of frontage on the west side of Russell Road and a depth of approximately 194 feet. 
The proposal includes the provision for additional development rights.  The applicant is 
Shirley A. Indelicato, Trustee.  The property was viewed on December 26, 2025. 
 
The recipient parcel is adjacent to the south at 2702 Russell Road (Tax Map 024.03-01-02). This 
property is zoned R-8 with a lot size 19,500 square feet.  The existing single-family detached 
dwelling will be retained.  Provided the vacation is approved, the lot area would increase to 23,310 
square feet (3,810 SF + 19,500 SF).    
 
For real estate assessment purposes, the value of the proposed area to be vacated was estimated 
using the CY 2025 real estate assessment data for the neighborhood.  The recipient parcel has a 
2025 land assessment of $1,079,072, or $55.34 per square foot.  Once assembled the land area will 
increase to 23,310 square feet.  A search of the subject’s immediate neighborhood produced four 
comparable detached lots with sizes ranging from 22,700 square feet to 23,748 square feet.  
Corresponding per square foot values range from $48.91 per square foot to $50.28 per square foot.  
Because the property has yet to be vacated, the estimated value as assembled is $49.00 per square 
foot or $1,142,190 (23,310 SF x $49.00/SF). 
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Based on the foregoing, the implied undiscounted marginal value contribution of the 3,810 square 
feet to be vacated would be $63,118 ($1,142,190 SF – 1,079,072 SF). 
 

SIXTY-THREE THOUSAND ONE HUNDRED AND EIGHTEEN DOLLARS 
 

It is assumed that the vacated property will be legally consolidated with the recipient parcel and 
that a deed of assemblage including any restrictions will be recorded among the land records of 
the City of Alexandria.  The analysis is also inclusive of the impact, if any, associated with the 
provision of a 20-foot public access/trail easement to be dedicated and shared under the provisions 
of this application and a separate vacation application (VAC 2023-00004) involving the other half 
of the uninstalled Kent Place parcel. 
 
This analysis does not constitute a fully documented real property appraisal report and should not 
be purported as such.  The analysis is based solely on CY 2025 land assessment data of similarly 
zoned parcels in the immediate area of the subject property and complies with City policies and 
guidelines regarding vacations.  It is recommended that the applicant engage a fee appraiser for an 
independent third-party opinion of value in the event a detailed analysis is required. 
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ATTACHMENT B 
(Vacation Real Estate Assessment, 

2800 Russell Road, 
VAC2023-00004) 
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City of Alexandria, Virginia 
     

 

MEMORANDUM 
 

 
DATE: JANUARY 5, 2025  
 
TO:  PAUL STODDARD, DIRECTOR 
  DEPARTMENT OF PLANNING AND ZONING 
 
FROM: WILLIAM B PAGE, ASSISTENT DIRECTOR OF FINANCE / REAL ESTATE  
 
SUBJECT: VACATION OF AN UNINSTALLED SECTION OF KENT PLACE  
 
ADDRESS:  NONE ASSIGNED 
  
PROJECT: VACATION #2023-00004 (REVISED) 
   
 
Per your request, we have reviewed the proposed vacation of City owned property, which is an 
uninstalled section of Kent Place located along the west side of Russell Road across from its 
intersection with Pine Street in the Monticello Park area of the City of Alexandria, Virginia. This 
is a revised analysis of one performed in May 2024 when the applicant (2800 Russell Road LLC) 
requested the entire uninstalled 7,620 square foot +/- right-of-way. The applicant is now requesting 
one-half, or approximately 3,810 square-feet, of the right-of-way with 20 feet of frontage on the 
west side of Russell Road and a depth of approximately 190 feet. The proposal includes the 
provision for additional development rights.  The property was viewed on December 26, 2025. 
 
The recipient parcel is adjacent to the north at 2800 Russell Road (Tax Map 024.01-01-12). This 
property is zoned R-8 with a lot size 19,720 square feet.  The existing single-family detached 
dwelling will be demolished in favor of new development.  Provided the vacation is approved, the 
adjusted lot area would increase to 23,530 square feet (3,810 SF + 19,720 SF).    
 
For real estate assessment purposes, the value of the proposed area to be vacated was estimated 
using the CY 2025 real estate assessment data for the neighborhood.  The recipient parcel has a 
2025 land assessment of $1,083,738, or $54.94 per square foot.  Once assembled the land area will 
increase to 23,530 square feet.  A search of the subject’s immediate neighborhood produced four 
comparable detached lots with sizes ranging from 22,700 square feet to 23,748 square feet.  
Corresponding per square foot values range from $48.91 per square foot to $50.28 per square foot.  
Because the property has yet to be vacated, the estimated value, as assembled is $49.00 per square 
foot or $1,152,970 (23,530 SF x $49.00/SF). 
 

15



VAC2023-00004 & VAC2025-00009 
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Based on the foregoing, the implied marginal value contribution of the 3,810 square feet to be 
vacated is $69,592 ($1,152,970 SF – 1,083,378 SF). 
 

SIXTY-NINE THOUSAND FIVE HUNDRED AND NINETY-TWO DOLLARS 

It is assumed that the vacated property will be legally consolidated with the recipient parcel and 
that a deed of assemblage will be recorded among the land records of the City of Alexandria.  The 
analysis is also inclusive of the impact, if any, associated with the provision of a 20-foot public 
access/trail easement to be dedicated and shared under the provisions of this application and a 
separate vacation application (VAC 2025-00009) involving the other half of the uninstalled Kent 
Place parcel. 
 
This analysis does not constitute a fully documented real property appraisal report and should not 
be purported as such.  The analysis is based solely on CY 2025 land assessment data of similarly 
zoned parcels in the immediate area of the subject property and complies with City policies and 
guidelines regarding vacations.  It is recommended that the applicant engage a fee appraiser for an 
independent third-party opinion of value in the event a detailed analysis is warranted. 
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ATTACHMENT C 
(Vacation of Public Right-of-Way Memorandum) 
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From: lauragaylewilliams@gmail.com 

To: plancomm@alexandriava.gov  

I write to provide comments on the proposed vacation of the Kent Place/Russell Road right-
of-way per the above reference Docket Item #5. My comments focus on whether the record 
supports a finding, under the February 2002 Vacation Policy, that the proposal provides a 
net public benefit. 

I. The Staff Report analysis is limited to a transportation framework.

The Staff Report evaluates the vacation request primarily through a transportation and 
infrastructure lens—i.e., whether the right-of-way is needed for roadway or utility purposes. 
The parcel is described as a wooded, unimproved corridor connecting Kent Place and 
Russell Road and is acknowledged to have potential value as a pedestrian connection.  
While the site may not be suitable for formal park programming due to its size or 
topography, these characteristics are consistent with passive open space or green corridor 
uses. The report does not reflect evaluation of these potential public uses. The applicable 
standard considers whether the right-of-way is needed for a public purpose, which is 
broader than transportation use and encompasses other public functions, including 
pedestrian connectivity, open space, environmental protection, and neighborhood-scale 
passive use. 

II. February 2002 Vacation Criterion Two is applied narrowly.

The conclusion that no reasonable future use exists appears to be based on the 
infeasibility of a roadway connection. This addresses only vehicular use. The second 
criterion of the vacation procedure states: 

No reasonable use of the right-of-way could exist in the future, either for its original 
purpose or for some other public purpose. Reasonable use includes but is not limited to 
future roads, bike paths/trails, recreational facilities, open space, utilities, or 
environmental protection. (emphasis added). 

VAC2023-00004 & VAC2025-00009
Additional Materials

April 7, 2026
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The proposal reserves a 20-foot public access easement for potential pedestrian use. The 
presence of this reserved easement indicates that at least one reasonable future public 
use has been identified. If pedestrian connectivity is a sufficient basis to retain an 
easement, it undermines a conclusion that no reasonable public use exists for the corridor 
more broadly. As presented, the analysis does not demonstrate that all reasonable public 
purposes—including open space, environmental, and pedestrian uses—have been 
evaluated and excluded. Accordingly, the record does not reflect application of Criterion 
Two as written. 

 

III. The public benefit finding is not evaluated comparatively. 

 

The proposal would transfer the land to private ownership while reducing the public’s 
interest from full ownership to a limited, nonpossessory access easement. Ownership 
preserves the full bundle of rights, including control, flexibility, and the ability to adapt the 
land to evolving public needs. An easement, by contrast, permanently narrows the public 
interest to a defined use and relinquishes broader control. 

 

The Staff Report does not compare: 

 

* Retaining the parcel in public ownership, versus 

* Vacating the parcel with only a limited easement retained 

 

The policy requires an affirmative evaluation of whether the proposed action provides a 
public benefit—not merely a determination that the land is no longer needed for its original 
purpose. Without a comparative analysis, the public benefit finding functions as a 
threshold conclusion rather than a demonstrated outcome. The analysis also appears to 
rely, in part, on the premise that proceeds from the vacation will support the Open Space 
Fund. However, monetary proceeds are not equivalent to retaining land in situ. Land 
suitable for neighborhood-scale open space or connectivity is finite, location-specific, and 
not interchangeable. Once disposed, it cannot be readily replaced in the same location or 
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context. Disposition therefore permanently forecloses broader public use options that 
would remain available under continued public ownership. 

 

The primary effect of the proposal is to increase the developable area of adjacent private 
lots, while the public relinquishes ownership of land that could otherwise serve a 
neighborhood-scale open space or connectivity function. This also raises a question of 
consistency in how open space objectives are applied. In other contexts, private 
development is often required to dedicate land or provide access to advance open space 
and connectivity goals. Here, publicly owned land is evaluated for disposition once it is no 
longer needed for its original purpose, without fully addressing the second clause—“for 
some other public purpose.” The record does not explain how these approaches are 
reconciled or whether retention of publicly owned land in this instance would better align 
with the City’s stated open space objectives. 

 

IV. The Staff Report does not reflect a full planning evaluation. 

 

While multiple departments are identified as reviewers, the record does not reflect the 
substance of Planning or Recreation & Parks analysis. The report is predominantly 
engineering-based and focused on roadway feasibility and right-of-way disposition. 

 

For a parcel with acknowledged pedestrian connectivity potential, as evidenced by the 
proposed public access easement, a complete evaluation would reasonably include 
planning-level analysis such as pedestrian network function, connectivity mapping, open 
space inventory considerations, and potential passive use value. The absence of such 
analysis suggests that the full range of public uses has not been evaluated prior to 
disposition. 

 

More broadly, the evaluation of corridor-type land appears to vary depending on context. In 
some instances, similar spaces are recognized for their potential to support pedestrian 
connectivity or informal public use, while in others they are treated as surplus land suitable 
for disposition with only limited access retained. A more explicit and consistent framework 
for evaluating public value would help ensure that such decisions are applied uniformly. 
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V. Conclusion 

 

The record demonstrates that the parcel is not needed for roadway purposes, its original 
function. However, the report does not reflect a comparative evaluation of whether 
retaining the parcel as public land—or using the land “for some other public purpose”—
would provide greater public benefit than the proposed vacation. As currently presented, 
the record does not support a finding that the proposed vacation provides a net public 
benefit under the February 2002 Vacation Policy. Before approving the request, the 
Commission should consider whether the current record sufficiently evaluates the full 
range of potential public uses and supports the required affirmative finding. 
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