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The staff report summarizes the recommendations of the Draft Beauregard Small Area Plan (Plan), the 

community planning process that was involved, the City’s responses to community comments, and it is 

intended to augment the discussion and text of the Plan.  

I. PLAN OVERVIEW 

 
The Draft Beauregard Small Area Plan (Plan) provides a long-term (20 to 30 year) vision and framework 

for the Plan area.  The Plan envisions “a series of new urban neighborhoods containing a mix of uses; 

open spaces; a diversity of housing opportunities; and integrated transit, in a manner that will be 

compatible with the adjacent neighborhoods. The plan also seeks to ensure that the seven distinct 

neighborhoods are economically and environmentally sustainable for the City.”  

              Figure 1 – Overview of the Plan Area  
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Unlike recent small area plans such as North Potomac Yard where redevelopment was not generally 

possible without rezoning, the existing zoning in the Beauregard area permits significant additional 

development over what is currently built today.  Under existing zoning, the area has the potential to grow 

by approximately 4,500,000 sq. ft. (Figure 2).  

Figure 2 - Development - Existing, Zoning and Proposed Beauregard Small Area Plan 

 

In the intervening twenty years since the existing small area plans (Seminary Hill/Strawberry Hill and 

Alexandria West) were approved in 1992, there have been considerable changes in transportation, land 

use and demographics in the City as a whole and in Beauregard in particular. Therefore, developing a new 

Plan is an opportunity to review and update the existing small area plans. Developing a new Plan also 

enables land use elements such as transit, environmental sustainability, affordable housing, and open 

space to be evaluated comprehensively, rather than on a limited piecemeal basis under the existing 

zoning.  Planning for redevelopment in a comprehensive manner captures value for and establishes a 

framework for public benefits.  

While the Plan does recommend additional development (+/- 2,400,000 sq. ft.) over what is allowed by 

the existing zoning, it also enables: 

 A minimum of 800 committed affordable units;  

 Right-of-way and funding for 1.4 miles of  the approved Transitway for Corridor C; 

 44.54 acres of new open space – parks;  
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 A new multi-purpose athletic field;  

 A more comprehensive and efficient plan for stormwater management; 

 Restoration of the Resource Protection Area (RPA);  

 A mix of land uses; and  

 A new fire station.  

Many of the public amenities recommended in the Plan are proposed to be funded through the provision 

of $210,209,187 in developer contributions and City provided tax increment financing from the Plan area 

redevelopment.  (Figure 3)  

Figure 3 -  
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II. COMMUNITY PROCESS  

The Plan’s vision and recommendations are based on input from the community, which helped guide its 

direction and content. The Plan integrates land use and transportation, which was identified by the 

community early in the planning process. All of the community comments received over the course of the 

process are included as an Attachment # 4. The community comments are organized by topic area and 

date. The compiled comments also include all of the individual comments forwarded from the Beauregard 

Community Stakeholders Group (BCSG). 

The planning process, a combination of the initial City planning process and the subsequent Beauregard 

Corridor Stakeholder Group process, has been ongoing for several years. (See Attachment # 5 for a list of 

all City and community meetings.)  

The Beauregard Community Stakeholder Group forwarded comments to the City on October 12, 2012. 

Following receipt of the comments, the City held public meetings to discuss topics such as public 

amenities, transportation and developer contributions prior to the preparation of a draft Plan.  The City 

released a “Working Draft” Plan on January 23, 2012 for review and comment.  The Working Draft was 

released with the understanding that elements would need to continue to be refined based on community 

comments. (Attachment 4)  Following the release of the Working Draft, there were meetings on topic 

areas such as affordable housing, open space and transportation. 

The current Draft Plan, dated March 27, 2012, addressed key comments raised by the community, and 

resulted in the following Plan revisions, including additional affordable housing and open space. 

(Revisions are depicted in green and underlined in the Plan). 

  (Figures referenced below are from the Draft Beauregard Small Area Plan)  

 Add .85 acres of public open space adjacent to Dora Kelley Nature Park (Figure 33C) 

 Consolidate .85 acres of open space in the Foster Fairbanks Neighborhood. (Figure 33 E)  

 Retain the existing City-owned parcel(s) at the intersection of Seminary Road and North 

Beauregard Street as open space and integrate them into the public open space in the Foster 

Fairbanks Neighborhood.  

 Reduce proposed building heights (Figure 30).  

 Reduce the width of the road adjacent to Dora Kelley Nature Park and provide special paving 

treatment that will be compatible with the park setting. (Figure 16E)  

 Provide flexibility for the existing senior housing (Goodwin House and The Hermitage) to 

potentially expand their facilities to comply with the City’s Strategic Plan on Aging.  

 Retain two existing multi-family buildings (44 units) adjacent to I-395 for the provision of 

committed affordable housing.  

 Retain two existing multi-family buildings (56 units) adjacent to Dora Kelley Nature Park for the 

provision of committed affordable housing.  

 Secure a variety of existing multi-family units in Southern Towers and Seminary Towers as  

committed affordable housing.  

 Create the option for nonprofits or ARHA to negotiate the purchase of land and/or units for 

affordable housing.  

 Eliminate Willow Run from consideration for affordable housing as part of the Plan.  

 Create flexibility to extend the affordability period from 30 to 40 years by adding an option to 

negotiate a 10 year extension.  



MPA #2012-0003 

Beauregard Small Area Plan 

 

7 
 

 Increase the number of committed affordable units from 703 to 800.  

 Serve more lower income households. 

 Add language to ensure that the proposed multi-purpose field at the intersection of Sanger 

Avenue and North Beauregard Street does not negatively impact Dora Kelley Nature Park. 

     The on-going proposed mid-term improvements of a new pedestrian bridge crossing Seminary 

Road at Mark Center Drive is proposed to be replaced with an at-grade improved pedestrian 

crossing. An at-grade crossing that fits within the urban context better, is more likely to be used 

by pedestrians, and has a shorter crossing distance (approximately 110 feet vs. approximately 

670 feet due to the distance needed to climb the ramps). 

 

On April 9, 2012, the City held a Town Hall meeting to hear the community’s comments, which ranged 

from affordable housing, open space to transportation, and City funding and developer contributions. See 

Attachment 4 for compiled community comments and the discussion below for a response to many of the 

community comments.  

III. URBAN DESIGN AND LAND USE (CHAPTERS 3,4)  

 
The Plan proposes a mix of land uses (office, hotel, residential and retail), including the provision of a 

new Town Center, not currently permitted by the existing zoning. The Plan recommends redevelopment 

for approximately 188 acres and retaining the existing zoning on the remaining approximately 207 acres.   

  

    Figure 4 – Proposed Land Uses Map  

 

 



MPA #2012-0003 

Beauregard Small Area Plan 

 

8 
 

 

Key elements of the Plan’s land use strategy:  
 Concentration of density at transit stops;  

 Building heights at transit stops; 

 A balance of commercial and residential uses;  

 Mix of land uses within each neighborhood; 

 Concentration of retail at transit stops; 

 Appropriate scale transitions to existing neighborhoods; 

 Management of parking to support transit; 

 Location of open space – parks within each neighborhood; 

 Creation of a greenway adjacent to the Winkler Botanical Nature Preserve; and  

 Provision of a variety of open spaces. 

 

A. Overview of Urban Design, Land Use and Open Space Recommendations:  

 

(Figures referenced below are from the Draft Beauregard Small Area Plan) 

 

 Framework Streets: These new streets (Figure 15, 16 A,B,E) will be the basis for new pedestrian, 

bike and car circulation as part of the redevelopment.  The streets create human scale, walkable 

blocks. 

 Green Landscaped Character: The Plan maintains Beauregard’s green landscaped character for 

the redevelopment using courtyards, setbacks, parks and landscaping.  

 Unique Neighborhoods: The Plan creates seven unique and identifiable neighborhoods through 

the use of architecture, scale and open space.  (Figure 12)  

 Sustainability:  The Plan provides stormwater management where none presently exists, promotes 

stormwater reduction techniques, provides improved water quality requirements, and promotes 

energy efficiencies across non-traditional areas.  

 Pedestrian and Bike-Friendly Streets: Pedestrian-scale streets and sidewalks are required (Figure 

52B) to accommodate pedestrians and bikes. 

 Mid –Block Pedestrian Connections: These are provided as green landscaped streets, which 

connect some of the neighborhoods to adjoining schools and parks. (Figure 19)  

 High Quality Design: Urban Design Standards will be required through the future rezoning(s) to 

implement high quality streetscapes, open spaces and buildings. 

 Character of Beauregard Street: When Beauregard is reconstructed to accommodate transit, 

(Figure 49B) larger caliper trees will be required as part of the transitway construction to ensure a 

more mature tree canopy at the time of construction.  

 Tree Canopy: A 40% tree canopy will be required as part of the redevelopment.  

 Parking: All blocks will be required to provide a minimum of one level of parking below grade. 

Some blocks require all of the parking to be below grade. (Figure 32A).  Where above grade 

parking is provided it is required to be screened with active uses. Parking maximums are 

recommended to encourage transit use. (Table 3).  
 Public Art: The Plan recommends that public art be integrated as part of development review 

process and will be subject to the City’s future policy on public art. 
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 Balance of Housing and Jobs: Planned land use will provide a balance of jobs and housing. 

 Retail at Transit Stops. Provide a critical mass of retail at two transit locations – 200,000 sq.ft. at 

the Town Center and 50,000 sq. ft. adjacent to the intersection of Seminary and Beauregard. 

(Figure 27A).   

 Retail Management: The Plan requires retail management for each retail area to address 

marketing, maintenance, tenant mix and leasing for each retail area in a comprehensive manner.  

 Senior Housing: The two existing senior housing facilities in the area should have the option to 

comply with the goals established in the City’s Aging Plan.  

 Transitions to Existing Neighborhoods: Provide height transitions to the existing neighborhoods, 

through elements such as building setbacks, open space, transitions in height, building step backs, 

building shoulders and architectural treatment.  

 Open Space Connectivity: The Plan adds or improves connections among the existing parks and 

schools, connecting Chambliss Park, John Adams Elementary School, Holmes Run Greenway, 

the Winkler Botanical Nature Preserve and the William Ramsay Elementary School. 

 Resource Protection Areas (RPA’s): The Plan removes existing structures within the RPA, 

commits to re-vegetation to restore functionality, and proposes stream restoration within the 

greenbelt areas. 

 Stormwater Management:  The Plan mandates extensive stormwater management where none 

presently exists.  

 Dora Kelley Nature Park Expansion:  Public open space will be increased by 7.4 acres adjacent 

to Dora Kelley Nature Park.  

 New Park Adjacent to the Town Center: The Plan recommends a .85-acre park adjacent to the 

Town Center, to be acquired with $1.5 million in BRAC-133 funds.  

 Ground Level Open Space: In addition to the 44.54 acres of public open space called for in the 

Plan, additional ground level open space will be required with the future rezoning(s) process.  

 Multi-Purpose Field: The Plan calls for a new multi-purpose synthetic turf field on the William 

Ramsay Elementary School site.  

 Town Center square: A centrally-located .60-acre public park is framed with buildings and will 

be designed to accommodate gatherings and events. 

 Holmes Run-Turkey Run Greenway: Creating a new 18.5 acre natural open space area along this 

stream will involve removing the buildings that are too close to the stream as well as stabilizing 

the shoreline (now suffering from erosion) and restoring the stream itself. (Figure 33F).  

 Community Gardens: A portion of the greenway will be reserved for community or cooperative 

gardens.  

 Play Areas: The Plan calls for outdoor play areas for all age groups, including children’s 

playgrounds. 

 Dog Parks: There will be at least one fenced dog park of at least ½ acre in size. Additional dog 

parks may be required as part of the development review process.  

 Neighborhood Parks: Public parks and open spaces up to 2.0 acres are provided within each 

neighborhood.  
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Two land use elements revised as part of the Draft Plan were the addition of a section (pg. 45) regarding 

the existing senior housing facilities (Goodwin House and The Hermitage) and the potential addition of 

open space adjacent to the Town Center neighborhood and the Dora Kelley Nature Park (pg. 56).  

 

B. Discussion of Changes to the Land Use Section: 

a. Senior Housing Facilities – Flexibility for consistency with Plan on Aging (Page 45) 

City Council recently approved the City’s Strategic Plan on Aging (Aging Plan). The two existing senior 

housing facilities in the Plan Area (Goodwin House and The Hermitage) are exploring ways to potentially 

expand their facilities and services including addressing recommendations of the Aging Plan. 

 

It is important that the Beauregard Plan also strive for consistency where appropriate, and as a result, a 

new section was added to the Plan (pg. 45) regarding the existing senior housing facilities in the Plan 

area.  The new language acknowledges that existing zoning may preclude the intent of the Aging Plan by 

limiting the ability of Goodwin House and/or The Hermitage to either expand their senior services in the 

future. Therefore, the Plan acknowledges the benefit of potential future rezoning for these properties, but 

states that any additional changes to existing zoning be limited to senior housing, senior programs, and 

associated uses.  In addition, any potential changes will need to be consistent with the intent of the Aging 

Plan and the Beauregard Plan, and would require an extensive community process as part of any future 

rezoning(s) if and when a change was requested. 

 

b. BRAC 133 DOD Open Space Funding Use (Page 56) 

As part of the BRAC-133 implementation, $1,500,000 was provided to the City, as a mitigation payment 

for the loss of open space to acquire open space in the City’s west end.  Staff evaluated and analyzed a 

number of potential sites for cost effectiveness (i.e. locations without existing buildings to minimize the 

cost), connectivity to adjacent existing or planned parks, highest community benefit, ability to implement 

in the short term (funding deadline and earlier utilization), among other factors.  The potential sites 

considered were land adjacent to the Winker Botanical Nature Preserve, the Foster Fairbanks site, land 

adjacent to the existing schools, and other locations within and adjacent to the Plan area.  

The Plan proposes a .85 acre area adjacent to Dora Kelly Nature Park and the Town Center neighborhood 

(Figure 5) for the following reasons: 

 Proximity to the planned Town Center;  

 The park would provide a visual extension of the Dora Kelley Nature Park;  

 The parcel is flat and could be programmed for a variety of open space uses;  

The area is currently a surface parking lot and could be acquired and converted to open 

space in the short-term.  Other locations within the Plan area have existing buildings 

and/or are located in later phases, which would mean the open space could not be 

implemented until much later.  

 From a design perspective, it reinforces the perimeter open space of Dora Kelley Nature 

Park.   
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Although the property is currently a surface parking lot, the value of the property is calculated based on 

the existing zoning (not the planned development). As depicted below, if the funding is not used within 

the Town Center, this area would be revised to include the units originally proposed. (Figure 5)  

Figure 5 – Potential Units or Additional Open Space Alternative – Town Center  

 

 

Some members of the community have asked whether the funds could be used somewhere else in the Plan 

area.  To address the comments raised by the community, staff is recommending that the language and 

associated graphics within the Plan state that “the location of the of the .85 acres of additional open space 

within the Town Center is a potential location and that the use of this site or other potential sites within 

the Plan area would be decided as part of a future rezoning(s) or separate approval by the Planning 

Commission and City Council.” This would permit additional time to address the specifics on this issue 

and evaluate other potential locations.  
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C. Development Summary Table  

      Table # 1  
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IV. HOUSING (CHAPTER 5)   

There are 2,475 rental units within the redevelopment areas that are planned for demolition, 829 units of 

which are currently market-rate affordable. Currently, none of these units are committed to remain 

affordable.  The Plan proposes to provide 800 committed affordable and workforce units, 100 units will 

be affordable in perpetuity, and 700 units will be affordable for a minimum of 30 years with a potential to 

increase the level of affordability to 40 years. A large proportion of the 800 proposed units would be 

affordable to low-income households. 

A. Overview of Housing Recommendations 

   

 Provides 800 committed affordable and workforce rental units (599 new and 201 existing). 

This is equal to 32% of the units to be demolished, 20% of the net new units, and 12% of the 

total new units produced. The committed units will: 

o be affordable to households with incomes from 40% to 75% Average Median Income 

(AMI); 

o remain committed affordable for a term of at least 30 years; 

o be monitored for compliance by the City; 

o be energy efficient; and  

o in part be accessible for persons with disabilities. 

 Includes donation of four buildings at Hillwood and Lynbrook as part of the affordable unit 

total (100 preserved units as part of the 800 unit total), which have the potential to serve 

households at a wide range of incomes in perpetuity due to nonprofit or ARHA ownership. 

 Conducts a tenant needs survey (as early as Spring 2012) of households impacted by future 

demolition and redevelopment to guide City planning for housing affordability levels as part 

of future rezoning(s). 

 Widely distributes committed affordable and workforce units among all residential 

neighborhoods within the Plan area, including Seminary Towers and Southern Towers.  

 Provides potential additional senior housing at Goodwin House, The Hermitage and above 

the proposed fire station.  

 Provides potential to explore opportunities for nonprofits, ARHA or other affordable housing 

developers to acquire building sites to maximize affordable housing units.  

 Allows committed affordable units to be available to qualified households with Section 

8/Housing Choice Vouchers (the vouchers are not currently accepted by properties).  

 Establishes a tenant assistance program for all households in good standing impacted by 

redevelopment, including coordinated relocation information and referrals to comparably 

priced units in the Plan area and throughout the City, and financial assistance for moving. 

 Helps ensure a diversity of incomes and residential and worker populations in the Plan area.   

 Proposes $120.4  million in developer and City funding to support affordable and workforce 

housing (this amount may be used to access other financing and funding to increase 

affordable housing).  
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B. Survey of Existing Residents of Rental Properties 

Data from the 2010 census, other demographic information available, and feedback from current residents 

of rental properties in the Plan area all indicate the need for a component of units affordable to households 

with incomes at or below 40% AMI.  A tenant survey, sponsored by the City in consultation with Tenants 

and Workers United, is proposed to be undertaken. Survey results will inform the City’s planning for 

specific housing needs as part of the future rezoning(s) and as part of the subsequent development review 

processes.  The survey will track household sizes, ages and incomes, as well as other factors.   

C. Threats to Market Affordable Housing 
 

Market Rents Outpace Incomes: From 2000-2011, area median income (AMI) in the City increased by 

28% to $106,100, as compared to average rent, which increased by 71% from $1,034 to $1,765, for a 

market rate two bedroom unit in Alexandria. 

 

Renovation and Increased Rent: In 2005, Seminary Forest was purchased and renovated as “The 

Encore,” resulting in rent increases of 80% to 87% over the period 2001 to 2011. A similar garden 

apartment property across the street, Seminary Hills, experienced increases of 25% to 44% over the same 

timeframe.  

 

Demolition and Rebuilding under Existing Zoning: A prior development application submitted by JBG 

prior to the most recent Plan process for Lynbrook proposed replacing the existing market affordable 

garden apartments with market rate (for sale) townhomes. While the City would presumably have 

received a voluntary developer contribution for affordable housing, the City would not have been able to 

preserve the existing market affordable rental units.    

 

D. Tools and Resources Available to the City to Prevent the Loss of Affordable Units 

 

 Voluntary contribution of funds or units by developers;   

 Bonus density: in exchange for additional density, developers provide some on-site 

committed affordable units;  

 City funds – the City can dedicate funding to affordable housing, but housing competes with 

all other important city needs for limited fiscal resources;  

 Small Area Plans – establish agreements for funding/committed units through planning 

process; and  

 Voluntary tenant assistance, including relocation assistance and financial support for moving 

expenses, during redevelopment, funded through developer contributions and/or City 

funding.  

  

E. Tools Not Available Under Virginia Law to the City to Prevent the Loss of    

Affordable Units 

 

 Rent control;  

 Requiring the preservation of existing market affordable housing units;  
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 Requiring affordable units in new projects, unless the project uses bonus density;  

 Requiring cash contributions for affordable housing; and  

 Requiring tenant relocation assistance (except in the case of condominium conversions).  

 

F. What is likely to happen without the proposed Beauregard Small Area Plan?  

 

 Loss of affordability through further on-going market rent increases;  

 Redevelopment can occur with no affordable units (voluntary cash contribution) as part of a 

site plan or a development special use permit;  

 Existing units can be rehabilitated (with a building permit) and rents increased with loss of 

affordability - e.g., Seminary Forest/Encore;  

 Existing affordable housing stock will continue to experience market pressures;  

 A continued loss of market affordable housing over time;  

 Section 8/Housing Choice Vouchers will likely continue not to be accepted by owners and 

landlords; and  

 Loss of diverse population, particularly for major employment centers in and near the Plan 

area.  

 

The amount of potential developer provided affordable housing that the redevelopment sites within the 

Plan area could provide, compared to non-Plan alternatives is detailed below.   

 

    Figure 6 - Comparison of Potential Housing Contributions    

 

 

 

 

 

 

 

 

 

 

 

 

 

*Voluntary Contribution(s).  

 

G. Leveraging Developer Contributions and City Funding    

 

Funding for affordable housing will be $120.4 million.  This funding can provide leverage for a variety of 

other funding sources.  Depending on how a project is structured, many types of leverage could be 

possible, including federal tax credits and bonds, conventional loans, below-market rate loans from the 

Virginia Housing Development Authority (VHDA) or other government-sponsored entities, grants, as 
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well as private equity incented or induced to invest in affordable housing through the purchase of tax 

credits. Associating nonprofit housing developers or ARHA may also expand the public and private 

funding sources that can be leveraged.  

 

The 2007 acquisition and renovation of Parcview Apartments by Wesley Housing Development 

Corporation (Wesley), provides a good illustration of how financing can be leveraged to help preserve 

affordable housing.  In this instance, a City loan of $9 million was combined with public and private 

funds to acquire and renovate this high rise on the City’s West End.  

 

H.  Consistency with the Proposed Housing Master Plan  

 

The preparation of the Beauregard Small Area Plan and Housing Master Plan has been proceeding 

concurrently.  Because affordable housing is an important issue that needs to be addressed in the City, and 

because the Beauregard area represents a large stock of the City’s market-affordable housing, 

recommendations in the two plans have informed one another over the course of both processes.  The 

Housing Master Plan process has featured community outreach and education about the issues and 

options for addressing affordable housing, including a review of the City’s developer contributions 

policy. The Housing Master Plan goals and objectives were reviewed with the Advisory Group and 

members and have been available to the public on the City’s website. 

   

Although the Draft Housing Master Plan has not yet been approved, the Beauregard Plan’s 

recommendations are consistent with the proposed recommendations, goals, strategies and tools in the 

Housing Master Plan, which include:  

 Preservation and/or production of affordable/workforce housing in locations close to transit 

and local services;   

 Geographic distribution of a range of affordable housing; 

 Mixed-income neighborhoods; 

 Provision of on-site affordable/workforce units in case of CDD and/or rezoning; 

 Options to expand  senior housing facilities; 

 Deeper subsidies to reach very low and low-income households; 

 Green building to achieve energy efficiency; 

 The need for additional City financial resources such as tax increment revenues, to increase 

affordable housing; 

 Expanding use of Section 8/Housing Choice Vouchers; and  

 Leveraging other funding sources and partnerships to increase affordable housing, including 

tax increment financing, grants, tax credits, and partnerships with public, private and 

nonprofit entities. 

 

The Plan’s recommendation that $ 120.4 million or 57% of the developer and City financial resources 

being invested in the Plan area be dedicated to the preservation and/or construction of 800 committed 

affordable units achieves the intent of the proposed Housing Master Plan.    
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I. Bonus Density 

 

Each redevelopment site in the Plan area will have the option of requesting bonus density as part of its 

development special use permit (DSUP) application and review. If the request is consistent with the intent 

of the Plan, such as providing additional density near transit, it could be considered by Planning 

Commission and City Council.  However, market realities and proposed construction type (a 5-story 

building  is not likely apply for bonus density because it will require a change to steel and concrete, a 

significantly more expensive construction type) will apply a naturally limiting factor on those projects for 

which bonus density is practical and financially feasible. One of the benefits of projects seeking bonus 

density, assuming consistency with the Plan and market viability, is the construction of additional 

affordable housing units.  Typically, the City requires that 30 percent of the residential units achieved 

through bonus density be affordable for a term of 30 years.       

 

V. TRANSPORTATION (CHAPTER 8)  

One of the key principles of the Plan was to ensure a multi-modal transportation system with multiple, 

attractive transportation options. Early in the planning process, the community requested that the Plan 

address three primary transportation issues: 1) provide for a multi-modal transportation system; 2) ensure 

that existing traffic is not degraded or worsened; and 3) ensure that transportation improvements are made 

prior to development. All three of these community concerns have been addressed as part of the plan. 

The Plan is consistent with the goals included within the City’s Transportation Management Plan, 

adopted in 2008.  It accommodates a multi-modal transportation system by establishing a transportation 

framework consistent with the Complete Streets Policy recently adopted by City Council that prioritizes 

pedestrians, bikes and transit. It incorporates the High Capacity Transit Corridor (Corridor C) to serve the 

neighborhoods, ensuring an easy walk to transit stations. The improved transportation system also 

expands the number of bicycle and pedestrian options by providing additional  facilities (trails, sidewalks, 

bike lanes and shared facilities), and improves pedestrian and bicycle connectivity within the plan area, to 

adjacent neighborhoods, and to regional trail systems such as the Holmes Run Trail and Four Mile Run 

Trail. The land use and mix of uses are incorporated as part of the Plan to support transit use.  

The Plan improves overall vehicular mobility by creating an improved roadway network designed in a 

grid layout to provide better circulation and connectivity for all modes of travel. It also improves a 

number of intersections to accommodate vehicular traffic.   

Finally, the Plan includes the implementation of a number of transportation improvements early on, prior 

to major development. These include the construction of the transitway, the ellipse, and other 

transportation investments. 

A comprehensive transportation strategy is recommended that makes improvements to all of the 

transportation systems outlined below. 
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A. Overview of Transportation Recommendations  

 A transportation network that includes a new street grid to distribute vehicular traffic, 

improve traffic flow, and improve pedestrian, bicycle and transit connectivity; 

 An ellipse at the intersection of Seminary Road at North Beauregard Street. This 

improvement reduces potential conflict points, improves more vehicle storage capacity, and 

reduces the pedestrian crossing distance across Seminary Road; 

 A new parallel road to Beauregard Street between Mark Center Drive and Sanger Avenue, 

that helps to distribute traffic;  

 A High Capacity Transitway that connects from the Van Dorn Metrorail Station through the 

Beauregard Plan area, and north to the Pentagon;  

 Assumes the approved short-, mid-term improvements being constructed along Seminary 

Road between I-395 and North Beauregard Street. These improvements are primarily to help 

mitigate the recently constructed Washington Headquarters Service BRAC-133 Building; 

 Assumes a new High Occupancy Vehicle (HOV) ramp to and from the south at I-395 and 

Seminary Road; 

 A relocated Sanger Avenue that will intersect with Beauregard Street approximately 400 feet 

north of the existing Sanger Avenue intersection and connect to the new road west of, and 

parallel to Beauregard Street; 

 An improved pedestrian network that includes improved, safe sidewalks along all streets 

within the plan area, and multi-use trails that provide connectivity to schools, parks, 

commercial uses and regional trail facilities; 

 An improved bicycle network that includes key north-south and east-west multi-use trails, 

regional connections, on-street bicycle facilities, improved bicycle parking, and opportunities 

for bike sharing; 

 Recommendations related to parking management, including the establishment of 

performance parking, smart parking technology, and sharing of parking spaces;  

 Transportation Management Plan (TMP) strategies such as a TMP District, transit incentives, 

vanpool and carpool sharing, car share, electric vehicle charging stations, and TMP 

monitoring; and  

 The on-going proposed med-term improvements of a new pedestrian bridge crossing 

Seminary Road at Mark Center Drive is proposed to be replaced with an at-grade improved 

pedestrian crossing. An at-grade crossing is fits within the urban context better, is more likely 

to be used by pedestrians, and has a shorter crossing distance (approximately 110 feet vs. 

approximately 670 feet due to the distance needed to climb the ramps on either side of 

Seminary Road). 

 

B. Transportation Analysis 

The comprehensive transportation study undertaken in the development of this Plan examined the 

transportation impacts within the defined Plan area, and extended beyond the Plan boundaries to include 

32 intersections in the study.  The analysis was done in coordination with other studies completed for 
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Virginia Department of Transportation (VDOT), Department of Defense (DOD), and Federal Highway 

Administration (FHWA) initiatives.  

The transportation analysis performed for the Plan is a planning-level study that evaluates the impacts 

associated with the Plan. The study assumed a 25 year build-out period and assumes changes in regional 

traffic patterns over that period. All future redevelopment applications associated with the Plan will 

require additional traffic studies to analyze specific impacts based on specific development plans for each 

site and will include additional transportation data available at that time and more refined development 

information. The future studies will also update the traffic impacts associated with specific development 

and refine the recommended improvements to the transportation plan. 

The analysis assumes increases in traffic attributed to regional growth including approved development in 

the Plan area and planned development in neighboring jurisdictions for future (2035) scenarios. The Plan 

provides new roadway connectivity and enhanced transit, pedestrian and bicycle facilities in and through 

the Plan area which provides travel choices in terms of route and mode.  

The study showed that with the construction of all the recommended roadway and transit improvements, 

the transportation network operates more efficiently in the 2035 Development Scenario than the 2035 

Baseline Scenario. This is largely due to a number of factors that contribute to improved traffic operations 

under the 2035 development scenario that include: 

 Shift of some regional trips to roadways outside of the Plan area; 

 Interconnected roadway network and mix of land uses result in a greater shift to other modes 

such as walking and using transit; and 

 Comprehensive multi-modal transportation improvements, including interconnected street grid, 

the ellipse and transitway that improve mobility and traffic operations. 

 

C. Proposed Changes to the intersection of Beauregard Street at Seminary Road  

The Plan recommends changes to the intersection of N. Beauregard Street at Seminary Road to improve 

traffic flow within this area. These improvements, also known as the “ellipse,” are part of a larger system 

of transportation improvements, including pedestrian, bicycle, transit, and other road improvements 

throughout the plan area. The ellipse, which is similar to a traffic circle functions in the following ways. 

 Left turns from Seminary Road to Beauregard Street (in both directions) are eliminated, and 

redirected as right turns that loop around (similar to a traffic circle) to northbound or 

southbound Beauregard Street;  

 Left turns from Beauregard Street to Seminary Road (in both directions) would continue to 

operate similarly to how they operate today;  

 Through traffic on both Seminary Road and Beauregard Street would continue to operate as it 

operates today; and  

 Pedestrian crossings would be accommodated on both Seminary Road and Beauregard Street 

and intersections would be signalized.  
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Figure 7 - Proposed Ellipse Configuration 

 

 

D. Benefits of the Ellipse Configuration 

 

 The ellipse configuration reduces potential automobile and pedestrian conflict points due to 

the elimination of left turns from Seminary Road;  

 Provides more capacity for vehicle stacking and improves overall traffic operations along 

both Seminary Road and Beauregard Street;  

 Pedestrian crossings across Seminary Road are shorter and safer due to the elimination of 

the westbound triple left turns and free right turn lanes;  

 Provides a solution that accommodates traffic and prevents impacting Interstate 395 (I-395); 

and  

 The turning movement (primarily right turns) is safer than the existing configuration. 

The ellipse is still at a very early conceptual planning stage, and the cost estimates assume a higher 

contingency at this early stage due to uncertainties of construction details. As the ellipse progresses to a 

higher design level, the contingency will be reduced. Any cost savings that may be achieved can be used 

toward other improvements in the plan area. 
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VI. STORMWATER AND SANITARY SEWER   

 

A. Stormwater 

In large part, the Beauregard area has no water quantity or quality controls in place today.  The 

Chesapeake Bay Total Maximum Daily Load requires substantial nutrient and sediment load reductions 

within Alexandria.  As such, the existing Environmental Management Ordinance will soon be updated to 

satisfy the requirements within the new Virginia Stormwater Regulations.  The stormwater requirements 

(and some sustainability recommendations) within the Small Area Plan seek to guide methods of reducing 

stormwater runoff and attaining greater stormwater quality. An integrated Stormwater Master Plan 

covering the entire area should contain elements that reduce runoff as well as of improve water 

quality. The use of green roofs and pervious pavers where appropriate serves to reduce stormwater 

generation.  The stream restoration of Turkey Run (the stream between Winkler Pond and Holmes Run) 

and buffer improvements will reduce sediment transport into Holmes Run, improve the functionality of 

the riparian system, and again, provide a neighborhood amenity. 

B. Sanitary Sewer  

Staff has closely evaluated the impacts to the City’s sanitary sewer infrastructure because of this plan. 

During the implementation of this plan, staff will ensure that any necessary infrastructure to 

accommodate the projected growth is constructed prior to the occupancy of the projects. This will ensure 

that growth associated with this plan does not negatively impacted any adjacent infrastructure or 

properties. The Plan also calls for the use of low-flow plumbing fixtures, which will reduce the sanitary 

sewer flows generated by the proposed development. 

VII. IMPLEMENTATION (CHAPTER 9)  

In order that any City adopted small area plan or transportation plan moves from an adopted vision and 

policies on paper, into physical and social reality, it needs an implementation roadmap and identified 

funding to get there.  The Beauregard Small Area Plan includes such a roadmap and funding plan. Some 

$210.2 million in private and public funds have been identified and allocated to fund specific public 

benefit elements of this Plan.  This is one of the largest single proposed package of investments to achieve 

desired pubic benefits that has ever been proposed by the City.  The Beauregard land owners have agreed 

to provide cash and in-kind donations of land and buildings totaling some $153.8 million and it proposed 

that the City provide $56.4 million.  Of this $56.4 million, some $52.4 million would be provided from 

Beauregard area future real estate revenues that the proposed redevelopment of this area will generate.  

 

This value-capture principle of taxes generated from development in an area of the City being invested in 

that area in order to provide public benefits is a tax increment financing structure (TIF) similar to that the 

City has adopted and is implementing as part of the Braddock Small Area Plan, the North Potomac Yard - 

proposed Metrorail Station, and the recently adopted City’s Waterfront Plan.   
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In the case of the Beauregard Small Area Plan, the City’s General Fund is not proposed to provide general 

taxpayer support to the Plan, and is not being asked to debt-finance the proposed Beauregard public 

improvements.  Instead, the Plan is an elastic pay-as-you-go financed plan in that the developer 

contributions and tax revenues that stream in over a 30-year period will comprise the revenue stream that 

pays for the public benefits as that revenue stream occurs.  If the development proceeds faster than 

currently envisioned, the public benefits would be implemented faster, and if the development proceeds 

slower, then the implementation of public benefits would also be slower.  This Plan is structured to allow 

many public benefits such as the transitway, the ellipse and the fire station to be able to be implemented 

within the Plan’s first ten years, which is far earlier than would have been the case if these public projects 

had to wait for funding through the City’s 10-year citywide Capital Improvement Program.  With the 

exception of $1.6 million in housing bond funds, all of the City funding is on a cash basis with no 

borrowing to add on to the City’s debt ratios and debt service obligations.  Table 8 of the March 27 

Beauregard Small Area Plan draft (pg. 151) depicts when the public benefits would be implemented and 

how those benefits would be funded. 

 

It is proposed that the developers would pay into a city “Beauregard Fund” on a square foot basis funded 

on a building-by-building basis, and paid at the time a certificate of occupancy is granted for each 

building.  The rate would be set at a $12.55 per square foot floor (in 2011 dollars) and then would be 

increased each year by the rate of inflation.  This inflation-adjusted fee structure would then be intended 

to keep pace in real terms with inflation adjusted construction prices for the public benefits.  The 

incremental real estate tax revenues due to Plan area tax base growth would be measured each year and 

those additional real estate tax revenues above what the General Fund is currently receiving from Plan 

area properties would be swept into the Beauregard Fund until such time that it was determined that these 

incremental tax funds were no longer needed.  It is projected that these incremental funds would total 

some $80.9 million through 2025, before developer credits reduce that amount to $56.4 million (in 2011 

dollars).  The City’s General Fund would start to receive Beauregard Plan area development real estate 

tax revenues as early as 2022, and would receive all other local tax revenues generated by this Plan as 

early as 2014. 

 

The Beauregard Fund would function much like a dedicated income stream lock-box system in that the 

revenues intended to be used to implement the Plan could only be used to fund the public benefits 

identified in the Plan, and would be accounted for and reported separately by the City from its General 

Fund.  It is also proposed that if the transportation, fire station and parks elements of this Plan can be 

implemented at less than what is budgeted in the Plan, then those excess funds could be allocated to other 

Plan elements such as the affordable and workforce housing initiative.  It should be noted that as is the 

case with any small area plan, transportation plan or any other City adopted plan, that all plan elements 

are subject to the annual consideration of appropriation by City Council, as State law does not permit a 

small area plan to mandate spending by a future City Council.  However, the Plan does establish a long-

term vision and roadmap that does provide authorized official guidance and direction for decades into the 

future. 
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VIII. STAFF RECOMMENDATION  

Staff recommends approval of the amendments to the Master Plan to create the Beauregard Small Area 

Plan.  

Attachment:  Beauregard MPA Resolution #2012-0003  





























































































From: glenn and chris
To: PlanComm
Subject: Beauregard Small Area Plan
Date: Tuesday, May 01, 2012 8:20:07 PM

Staff of Planning Commission,

I am a member of the Beauregard Corridor Stake Holders Group and have attended
most all meetings of the stake holders group. I am in total support of the small Area
Plan as put forward by city staff.
 
Those who now oppose the plan as not ready or with objections that they believe
need additional study do not want to look forward to the future but really only to
look at the past. Without the Small Area Plan there will be no way to improve the
intersection at Seminary and Beauregard, build a new fire station to replace the one
that is 55 years old, provide added park land and provide set aside affordable
housing.
 
Christine Shanks Brown
Property owner on Fairbanks Avenue

mailto:gfbcsb@verizon.net
mailto:PlanComm@alexandriava.gov
julie.fuerth
Text Box
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Julie Fuerth

Subject: FW: COA Contact Us: SAP

 

From: Bradley Buchanan [mailto:tobaccoroad1200@aol.com]  
Sent: Wednesday, May 02, 2012 1:36 PM 
To: Faroll Hamer; Barbara Carter; Graciela Moreno; Cicely Woodrow 
Subject: COA Contact Us: SAP 
 

 COA Contact Us: Director Faroll Hamer
 Time: [Wed May 02, 2012 13:35:34]  Message ID: [39015]

  
Issue Type:   Faroll Hamer   
First Name:   Bradley   
Last Name:   Buchanan   

Street Address:   5129 Fairbanks Avenue   
City:   Alexandria   

State:   Virginia   
Zip:   22311   

Phone:      
Email Address:   tobaccoroad1200@aol.com   

Subject:   SAP   

Comments:   

As a property owner of 5129 Fairbanks Avenue in the West End section of 
 
Alexandria, I strongly support the proposed Small Area Plan and the letter 
 
submitted by the Shirley Gardens Group. 
It is time for the City to move 
 
forward with improving the West End area.  
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May 1, 2012 
 

 
 
Via E-Mail Only 
 
John Komoroske, Chair 
  and Members of the Planning Commission  
City of Alexandria 
301 King Street, Room 2100 
Alexandria, VA 22305 
 

Re: Docket Item # 1 
Master Plan Amendment #2012-0003 (the "Application") 

 
Dear Chairman Komoroske and Members of the Planning Commission: 
 

On behalf of Home Properties, Southern Towers, Hekemian Development Company, 
Duke Realty, and The JBG Companies (the "Developer Stakeholders"), we are writing to 
request your recommendation of approval for the Beauregard Corridor Small Area Plan (the 
"Plan").    

 
The Developer Stakeholders have been engaged and involved in the Plan since the 

beginning of the process in 2009.  From tenant meetings in 2009 to make them aware of the 
upcoming process, to JBG's three day charrette in May 2010, through numerous Developer 
Stakeholder led meetings (including a July 2011 bus tour to visit other mixed-use developments 
in Alexandria and Arlington and a February 2012 Community Open House attended by over 200 
people), Beauregard Corridor Stakeholders Group meetings, meetings with staff, meetings with 
Tenants and Workers United, and meetings with other civic groups and City Commissions, the 
Developer Stakeholders have invested a significant amount of time, money, and effort to work 
with the community and staff and have made numerous revisions in response to concerns 
raised throughout the process.  We appreciate all the time, effort and hard work that have been 
put into developing the Plan by staff and the citizens as well.   

 
While we request that the Plan be approved without delay, during your deliberations, the 

Developer Stakeholders ask that you consider making the following revisions to the Plan: 
 

 Revise recommendation 3.23 to state that buildings with frontages on both 
Seminary Road and new streets internal to the development should have their 
primary entrances on the street internal to the development. 
 

 Delete recommendation 4.14 requiring a minimum of one full level of 
underground parking below the building.  So long as the parking is screened by 
architectural treatment or active uses, additional costs to bury one level of below 
grade parking are not necessary and unduly burdensome.  Instead, attention 
should be paid to high quality architecture and site design. 
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 Revise recommendation 4.15, to permit above grade structured parking that 
replaces existing required parking for existing buildings to remain and facades of 
above grade parking structures located along alleys to be screened by 
architectural treatment as opposed to active uses. The appropriate architectural 
treatment for above grade parking structures should be defined in the Urban 
Design Standards and Guidelines to be developed as part of the rezoning and 
CDD Concept Plan. 

 

 Revise recommendation 4.27 to acknowledge that the .85 acre open space 
adjacent to the Dora Kelley Nature Park is one option to be considered for 
purchase with the $1.5 million BRAC funds and that, if this site is not selected, 
the Plan will revert back to the townhouse layout depicted in Figure 5 of the staff 
report and 19,200 square feet of density that is proposed to be removed under 
the Small Area Plan and under the existing zoning will be added back into the 
Upper Town as originally contemplated.  

 

 Delete recommendation 6.1 requiring the submission of a sustainability Plan for 
the overall Plan area.  Each development will be required to meet the City's 
Green Building Policy in effect at the time of such development.  Therefore, an 
overall sustainability plan is not necessary and would cause unnecessary 
additional expense. 

 

 Revise recommendation 8.32 to clarify that real time parking occupancy 
technologies should be evaluated only in the context of shared parking facilities 
and that such evaluation, including feasibility and cost effectiveness, should be 
determined on a case by case basis through the Development Special Use 
Permit process.   

 

 Delete recommendation 8.33 requiring the unbundling of parking.  The Plan 
should not dictate market rate and/or unbundling of parking.  Each development 
should be evaluated on a case by case basis through the Development Special 
Use Permit process. 

 
While the community, staff and Developer Stakeholders may not agree on every issue, 

the Developer Stakeholders believe that the Plan reflects a thoughtful and thorough analysis of 
all interests represented in the process, creates a solid, sustainable vision for development of 
the area over the next 30 years, and should be approved without delay. 

 
Very truly yours, 
 
  
M. Catharine Puskar    Kenneth W. Wire  J. Howard Middleton 
Walsh, Colucci, Lubeley,   McGuire Woods  ReedSmith 
 Emrich & Walsh, PC 
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Julie Fuerth

From: Katharine Dixon <kd@rebuildingtogetheralex.org>
Sent: Wednesday, May 02, 2012 3:38 PM
To: PlanComm
Cc: William Euille; Kerry Donley; Rob Krupicka; Paul Smedberg; delpepper@aol.com; Frank Fannon; 

Alicia Hughes
Subject: Beauregard Small Area Plan

Dear Planning Commission, 
 
Though I am unable to attend tomorrow night’s meeting, I wanted to provide my support of the most recently revised 
Beauregard Corridor Small Area Plan which includes 800 committed affordable units, of which 100 units will be dedicated to 
the City. The Affordable Housing Advisory Committee, on which I sit, also approved the plan at its April meeting.  
 
I understand that if we do nothing, i.e., not pass this revised Plan, we get nothing, in terms of dedicated affordable housing 
units, since the developers are not obligated to provide any. Without the Plan, there is no guarantee that any units in the 
Beauregard Corridor area will remain affordable as rents could continue to rise to reflect what the market will bear.  
 
I trust the right decision for the City will be made and this Plan will be passed.  
Thank you,  
Katharine  
 
 
Katharine Dixon, CAPS  
Executive Director 
Rebuilding Together Alexandria 
700 Princess Street, Mezzanine Suite 2 
Alexandria, VA 22314 
703.836.1021 
NEW: kd@rebuildingtogetheralex.org  
www.rebuildingtogetheralex.org 
 
 

 
 

julie.fuerth
Text Box
MPA #2012-0003
May 3, 2012 PC Hearing 



 1

To: The Planning Commissioners: 
 
From: Shirley Downs 
 1007 North Vail Street 
 Alexandria, Virginia 22304 
 703-845-7958 
 shirleydowns@verizon.net 
 
I am a citizen activist, and Chair of the Brookville-Seminary Valley Civic Association 
Committee on Growth and Development for Beauregard/Van Dorn and Corridor C.  I 
have been working on BRAC, the HOV Ramp, Hot Lanes, Corridor C and the 
Beauregard Small Area Plan (BSAP) for the last three years.  First thank you for allowing 
public comment at these hearings.  There are different and new issues within the plan 
since you last reviewed it that local residents wish to address. 
 
DOD Open Space Funds 
 
First the issue of the DOD open space payment to the City of $1.5 million is now in play 
and there is time constraints attached to it that could result in the funds being returned to 
DOD. The residents do not agree with the proposal to purchase land near Elliot Court to 
be added to Dora Kelly Park that is a new element in the most recent draft.  Rather we 
believe this should be an opportunity for nominations and suggestions for open space to 
be solicited from local residents.  Our community has less open space than the rest of 
Alexandria and we are the ones that suffered the loss of the original 6.5 acres of open 
space within the BRAC site.  Our Brookville Seminary Valley Civic Association has 
requested consideration of the property at 5325 Polk. I am also aware that residents of the 
Echols Avenue /Seminary Park area are circulating a petition to secure a park in the 
Foster Fairbanks Area.  If this suggestion is pursued it will have an impact on the 
Hekemian development proposed for the Foster Fairbanks area at Beauregard and 
Seminary.   Another suggestion is to use the funds for a work of art, a fountain, a 
performance space, or some other enhancement somewhere in the Town Center Area.  
But we do not know the text of the DOD proposal, what the funds can be used for, and 
the time constraints we are faced with. We would like copies of the text of the DOD 
proposal and time for nominations for the use of the funds to be considered before a vote. 
 
Affordable Housing  
 
Second while there are many important improvements in the affordable housing section 
of the plan there are still problems.  The current units of the BSAP are 44% market rate 
affordable and the plan area contains 25% of the City’s total market rate affordable units.  
Tenants and Workers United has requested a survey of current residents and the City has 
indicated that they will undertake it.  We need to determine, the size and composition of 
the families, their income, the number of school children, where they work, how they get 
to their jobs, and the number and kind of vehicles per household.  This information will 
be critical not only for the Beauregard Plan but for the Affordable Housing Master Plan 
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 that will soon come before the City Council.  This needs to be done as soon as possible 
and the results made available before a final vote on the plan.  
 
It is also recommended that the City ensure that more rental properties accept subsidized 
housing vouchers so that we are not leaving unused federal funds for housing vouchers 
for which City residents are eligible.   
 
Alexandria, Arlington and Fairfax all face the same problems with regard to the lack of 
affordable housing and problems relating to our high median incomes.  All of these 
jurisdictions need to work together closely on policy, planning and legislative proposals 
to improve the ability of Northern Virginia to provide affordable housing to our residents.   
 
Hermitage and Goodwin House Senior Centers 
 
The recent draft of the plan now contains an entirely new section on Senior Housing at 
the Hermitage and Goodwin House.  While we are very interested in making more senior 
housing available there is absolutely no information what-so-ever in the plan about what 
these senior centers have planned.  Are they proposing additional buildings, new services 
for seniors, affordable housing for seniors or what?  How would these proposals work 
with other parts of the BSAP? City Staff have stated that they are at the very beginning of 
their planning process.  We recommend that these new elements be severed from the 
BSAP and that they proceed to work out what they want and then apply for the 
appropriate zoning amendments at that time.   
 
Recreation Field Area At the Ramsay School 
 
Local residents noted during the planning stages that the West End has few recreational 
fields and facilities.  We wish to preserve the parks and open spaces that we have 
including: Dora Kelly, Winkler, Chambliss and Holmes Run and work to insure that they 
are refurbished, and protected from erosion, and other ecological damage.  We also wish 
to ensure that recreational facilities at our schools are safe and available for use. 
 
Currently the playing field at the Ramsay Recreation Center is so sodden when it rains 
that it is unusable.  The City has proposed that the recreation field be greatly enlarged and 
that the land between the current field and the tennis courts be filled in and a plastic field 
installed to allow for longer use of the field into the night.   
 
Local residents have raised a number of concerns about drainage problems, lights, noise 
and the lack of parking at the site.  There are going to be many residents very near the 
proposed field and lights and noise could negatively impact both residents and wild life in 
Dora Kelly and Holmes Run.  We recommend that the City be more flexible about the 
size, location, lighting and hours that the facility will be open and that they consider not 
installing a plastic field.  This would allow the current field to be refurbished and 
drainage improved so that it could be used at an earlier time and a lower cost.    
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Tree Canopy 
 
One of the things all residents love about the Beauregard area is the large, number of tall 
old trees. This is something that the new development needs to honor and treasure.  We 
are very pleased with the BSAP recommendation that there be a 40% tree canopy but we 
would prefer that the language of the plan be changed to require that there be a 40% tree 
canopy.  This calculation should not include the Winkler Preserve, Dora Kelly Park and 
other existing parks rather it should apply to the individual new developments.  
 
We also recommend that, to the maximum degree possible, that large, mature, healthy 
trees be retained in each of the development projects. And where mature trees must be 
removed for construction, logistical or transportation infrastructure purposes they be 
replaced with large healthy specimens. 
 
Holmes Run Trunk Sewer Line 
 
There are significant sewer capacity constraints on the Holmes Run Trunk Sewer Line, 
which services all of the BSAP area except the BRAC buildings-- which run onto the 
Arlington Sewer System.  While we have sewer treatment capacity at our sewer treatment 
plant the Trunk Line is too small to accommodate the additional capacity that will be 
required by such a significant increase in population.  We have already experienced this 
over in the Brookville Seminary Valley area where just a few homes are being 
constructed.  Sewer services should be evaluated, and funded prior to any significant new 
construction related to the BSAP, to insure that the trunk line can accommodate this new 
additional growth.  The funding of the sewer system should proceed before any new 
residential and commercial construction within the BSAP area. 
 
 
Transportation 
 
 
1. Road Next to Dora Kelly Park 
 
Within the BSAP the City has proposed that the residences be pulled back from Dora 
Kelly Park and that a new road be put in back of the buildings.  Naturalists and ecologists 
have commented about the fragile nature of the park which is full of steep gullies and 
ravines.  They and local residents are concerned about the damage to the park that is a 
beloved natural asset in the community.  We have been told that this road is not necessary 
for EMT or fire trucks.  It is feared that the principle reason for the road is to provide 
additional parking and or thru traffic.  Residents propose that only a permeable 
bike/walking path be added at the back of the buildings instead of a road and that the 
balance of the 7.4 acres be put back into open space in the plan area.   
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2. The Ellipse and Transit Center 
 
Residents are also concerned about bike and pedestrian safety, cost and the efficacy of 
the Ellipse and the need to enlarge the Transit Center at Southern Towers but I am 
leaving discussion of these issues to others.    
 
 
3. Density 
 
As you are aware ever since BRAC was approved residents have been concerned about 
density and the number of additional cars that are coming into our community.  
According to the Department of Planning and Zoning the BSAP area has a population of 
13,674 (2010 figures) with a total of 6,487 households. According to City data in 2009 
the average daily traffic volumes on our streets were: 
 

Beauregard (West City Line to Braddock)    18,000   ADT 
Van Dorn (Duke to Seminary)    23,000   ADT 
Seminary Road (Fairfax County Line to Beauregard) 40,000   ADT 
Seminary Road (Beauregard to 1-395)   53,000   ADT 
Sanger Avenue (Beauregard to Van Dorn)   13,000   ADT 
I-395 (Seminary to Route 7)      158,000 ADT 
 

Please note that although the BSAP has focused primarily on Beauregard, Seminary is the 
street with the highest traffic density, followed by Van Dorn. 
 
What is clear is that with the advent of BRAC with 6,400 employees, together with the 
additional traffic generated by the HOT Lanes, the HOV Ramp, the proposed Auxiliary 
Lane, and the proposed increase in density envisioned under the Beauregard Plan these 
traffic density figures are going to dramatically increase.  Currently there are 5,500 
existing units in the BSAP a portion, 2,475, would be demolished and new rental 
properties and a small number of town houses would be built for a total of 9,200 housing 
units.  The plan also calls for 4 new hotels, and 4 new office buildings.    
 
4. Hot Lanes  
 
 Please note that the City did not support the Hot Lanes but now instead of stopping at 
495 they are creeping down 395 just below the Duke Street exit.  This will allow more 
single occupancy cars to flood Beauregard and Van Dorn and provides an end run around 
the purpose and provision of the HOV Ramp that is supposed to encourage multi-
occupancy vehicles.   
 
5. HOV  Ramp And Auxiliary Lane 
 
I, and other residents who live along Van Dorn, am upset about both the HOV Ramp and 
the proposed Auxiliary Lane because the only barrier between 395 and us is a hillock and 
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median of trees.  The HOV Ramp and the Auxiliary Lane will take away land from the 
median.  While the state has indicated we are eligible for a sound wall it will be 15 to 30 
feet high because the HOV Ramp connects to the top tier of Seminary and is 30 feet 
above 395.  Most residents do not like the prospect of a prison wall right next to their 
homes and are concerned about the loss of the trees screening our view of 395.  The 
Auxiliary Lane will take between 12 and 14 additional feet of land from the median 
between Van Dorn and 395.  The VDOT public hearing on the Auxiliary Lane is 
scheduled for sometime in the first week of June.  
 
We also note that the HOV Ramp, the proposed Auxiliary Lane, and the Hot Lanes will 
greatly increase the traffic on Seminary, which already has the densest traffic of any 
street in the community.  We also greatly fear that these exits will facilitate a flood of 
traffic going west on Seminary over to Baileys Crossroads as this area is also undergoing 
dramatic redevelopment.        
 
 
6. Corridor C 
 
I am a big fan of mass transit and hope that someday, probably long after I am gone, there 
will be a light rail system in my neighborhood.   For that reason I supported the concept 
of dedicated lanes for transit.  However at the last Commission hearings I expressed 
concerns about the roadbed for Corridor C and whether there would be sufficient space 
along Van Dorn between Sanger and Landmark Center for the 6 lanes of traffic, medians 
with trees, bike lanes, and sidewalks.  We are also worried that this will take away a 
considerable amount of the parking now provided for the residents of Willow Run.  There 
have been long standing problems over parking spaces between the residents of the KMS 
Townhouses, the single family homes and Willow Run and this could seriously 
aggravated these problems.     
 
There have still been no opportunities for discussions with City Staff about the rights of 
way and space needs of Corridor C in this area.    
 
Finally the situation we face with regard to funding for Corridor C has become more 
serious.  Congressman Moran and others have pointed out that state and federal funds for 
mass transit have been severely decreased and therefore the competition for such funding 
is worse.  Further while the developers have provided considerable amounts in proffers 
for transit in the BSAP no proffers were provided for rights of way or transitway costs in 
the initial plan for Landmark.  We will need to negotiate additional proffers from the 
developers for transit, affordable housing and perhaps amenities such as a new school 
when the negotiations commence between the new developer for Landmark and the City.  
 
 
Similarly negotiations with developers all along Corridor C will need to take place for 
rights of way proffers and funds to help pay for the proposed BRT buses, a widening of 
Van Dorn over Duke, a multimodal bridge into Van Dorn Station, the widening of Sanger 
under 395, and costs related to building the travel lanes, medians, trees  & landscaping, 
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bike paths, sidewalks, and bus shelters. If this cannot be done it is possible that local 
residents will be called upon to provide additional tax revenues to build and operate the 
Transitway.  When you want something you have to save up for it whether it is a car, a 
home or a college education.  This would appear to also be necessary for the proposed 
Transitway.       
 
a. It is therefore recommended that the proffered rights of way and landscaping for 
Beauregard be escrowed until we have a better idea of the costs and potential proffers on 
the balance of Corridor C. 
 
This would not preclude the building of the residences and commercial space envisioned 
in the Beauregard area.   Rather this is an effort to save and compile resources.  It will be 
a serious waste of resources if we only build Corridor C up in Beauregard and then have 
buses traveling in congested vehicular lanes for the majority of the route.     
 
b. It is suggested that in the interim the City consider the use of circulator buses, which 
have been very successful and popular in DC, and extended hours during the weekend 
and non-rush hours on DASH and Metrobuses.   
 
c. It is also recommended that the City Staff, Council Members, and residents work much 
more closely with Arlington and Fairfax on transit issues and policies and strive to link 
and improve the bus routes of all of our systems to better serve the residents of Northern 
Virginia.  
 
d. Finally, in addition to providing more transit over more hours the City needs to make it 
possible for residents to forgo a vehicle.  Facilitating the use of bikes and temporary 
rental cars such as Zip cars are excellent concepts and need to be promoted throughout 
the City not just in areas of new development but also other older neighborhoods 
especially those with a high concentration of residents.     
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Julie Fuerth

Subject: FW: DRAFT Beauregard Small Area Plan

From: Chris Henderson [mailto:chenderson@vumh.org]  
Sent: Wednesday, May 02, 2012 4:59 PM 
To: Kendra Jacobs 
Cc: Wales, Ben; Thomas Cooper; Lynn Watkins; Dan Oetzel; Rich Bottone; Frances Nichols 
Subject: DRAFT Beauregard Small Area Plan 
 
Dear Planning Commissioner,  
  
I am writing on behalf of Virginia United Methodist Homes, Inc. (“VUMH”).  VUMH is a faith based not for profit retirement 
services provider which owns and operates the Hermitage on Fairbanks Avenue.  
  
VUMH is in support of the Draft Beauregard Small Area Plan. Specifically, we appreciate the language included in the Draft Plan 
that allows for additional flexibility for the provision of senior housing units on the Hermitage property, beyond what could be 
developed under its existing zoning.  The Hermitage currently provides residential independent living, assisted living and 
nursing services. We intend to continue to provide an important service to the local community by continuing to improve 
and/or expand facilities on the Hermitage site.   
  
The Draft Small Area Plan would allow VUMH, as part of a future rezoning proposal, to work with the City and local community 
to propose senior housing units in a location that permits integration of senior residences with the greater community. A 
spectrum of unit types could be provided which would permit seniors to age in place with direct access to public 
transportation, retail and other service. The goals of integration, aging in place and access to services and facilities are in line 
with the City’s DRAFT Strategic Plan on Aging.  
  
While we appreciate the flexibility included in the draft Small Area Plan for additional senior housing as part of a rezoning 
application, we wish to ensure that the Plan’s recommendations would not prevent VUMH from continuing the development 
of the Hermitage under its existing zoning provisions. As a not for profit senior service provider, it is essential that we maintain 
the flexibility provided by the existing zoning provisions as we explore the future needs of the evolving senior services sector 
and available funding streams.  I will be providing testimony at Thursday’s public hearing and would be grateful if Staff could 
confirm for the record that there is no intent for the language included in the Small Area Plan, with respect to the Hermitage, 
to narrow the current flexibility provided by the property’s existing zoning provisions. 
  
Should you have any questions, please do not hesitate to contact me. 
 
Thank you, 
 
Chris 
 
Christopher Henderson 
Christopher Henderson 
President and CEO 
Virginia United MEthodist Homes, Inc. 
(804) 474-8700 

DISCLAIMER 

This message, along with any attachments, is intended for use of the individual or entity to which it is addressed and may contain 
information that is privileged, confidential and exempt from disclosure under applicable law. If the reader of this message is not the intended 
recipient, you are hereby notified that the dissemination, distribution or copying of this communication is strictly prohibited. If you receive 
this message in error, please notify us immediately by telephone and delete the message from your system. 

julie.fuerth
Text Box
MPA #2012-0003
May 3, 2012 PC Hearing 



From: Stephanie Clayton
To: PlanComm
Subject: I support the Beauregard Small Area Plan
Date: Tuesday, May 01, 2012 7:36:54 PM

Dear Members of the Planning Commission.

 

I am writing to share my full support of the Beauregard Small Area Plan.   I am a native Alexandrian

and an 11-year resident of Seminary Valley and I am eager and excited to see a more vibrant, citizen-

friendly West End.  And I believe this Plan will help us achieve this.

 

I am encouraged by the thoughtful plan being put forth, in that it incorporates an impressive amount of

added and improved green space, a much needed new turf playing field with lights, improved transit

along the Beauregard corridor, a modern, walkable town center with an improved grocery store and

other desirable retail, and a much needed new fire station servicing the West End.  I also like the

improved interconnected system of biking and walking trails that the plan envisions and better

neighborhood to neighborhood connectivity through an improved street grid and transit.

 

It is also important to note that the Plan includes 800 committed affordable housing units.  Without this

Plan, and with the rental market continually rising, there is no guarantee that when developers decide

to renovate and re-develop their west end properties that there will be ANY affordable housing left. 

The Plan assures us there will be.

 

I also believe that the more vibrant and livable the Beauregard corridor becomes, the more it will

attract employees who work at BRAC, and many will consider moving to the neighborhood.   This will

no doubt improve traffic congestion with fewer cars heading to BRAC.  And for the rest of BRAC, the

addition of new desirable retail and restaurants to the area will generate needed business tax dollars to

the city, as workers will be able to walk to the town center area during their lunch hour and utilize the

retail businesses, benefiting all of us with increased commercial tax revenue.

 

Alexandria needs to follow the example of some of our neighbors and smartly re-develop our

neighborhoods so that we can live, work, play in them, without always getting in our cars.

 

I hope you will enthusiastically support the Beauregard Small Area Plan.

 

Sincerely,

Stephanie Clayton

5333 Thayer Avenue

Alexandria, VA 22304

mailto:stephanie@federalcity.com
mailto:PlanComm@alexandriava.gov
julie.fuerth
Text Box
MPA #2012-0003
May 3, 2012 PC Hearing 
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Julie Fuerth

From: volalawson@comcast.net
Sent: Wednesday, May 02, 2012 11:41 AM
To: PlanComm
Subject: Affordable Housing Component of the Proposed Beauregard Small Area Plan

To the Members of the Alexandria Planning Commission: 
  
  
  
I am in support of the following revisions to the Proposed Beauregrd Small Area Plan as they relate to 
affordable/workforce housing: 
  
>Increasing the number of affordable rental units from 703 to 800 and providing affordable housing through 
a combination of existing and new units.  This represents 32% of the units to be lost  
  
>Extending the affordibility period beyond 30 years by adding an option to extend for any additional 10 
years 
  
>Retaining two existing multi-family buildings adjacent to 1-395 
  
>Retaining two existing multi-family buildings adjacent to Dora Kelley Nature Park 
  
 >Providing the existing senior housing at Goodwin House and The Hermitage with the flexibility to expand 
their facilities and programs to comply with the City's Strategic Plan on Aging 
  
   The developers contributions to afordable/workforce housing for the Beauregard Plan will 
be $120,443,640 and according to the Proposed Beauregard Plan, the City plans to dedicate $52.4 million 
of the future real estate tax revenue that is realized due to an increase in the assessed values of properties 
as a result of redevelopment in the Plan area.  The Plan also envisions an active role for the City by 
leveraging available third party funding thru state, federal and other public and private sources. 
  
    With $4 million from the City's Housing Trust Fund, and other City housing monies, the City will be able 
to acquire 101 committed affordable units within existing apartment developments so that some dedicated 
units will be available by the time that the first phase of demolition occurs, according to the Proposed Plan. 
. 
  
     The role of the proposed Interim Tenant Relocation and Assistance Program, and most particularly the 
role of the Relocation Coordinator, is vital.  Although Alexandria has more Public Housing, Housing 
Choice Vouchers (formerly known as Section 8),and other assisted housing as a greater percentage of its 
housing stock than any of the other  Northern Virginian jurisdictions, the waiting lists are very long and the 
income-eligible should be encourage to apply as soon as possible. 
  
      One of the downsides of any major redevelopment of this nature is displacement and it is the task of 
the City and the developers  to try to provide for the tenants in as reasonable a manner as 
possible.   Keeping almost a third of the units affordable over a thirty year period would not be possible 
without this Plan.  Also if the developers were to be unsuccessful with the Beauregard Plan, they have 
indicated they could build decide to build townhouses on this site ( i.e., Cameron Station) and they would 
not need a rezoning and the City would not have the leverage it does under the Beauregard Plan. 

julie.fuerth
Text Box
MPA #2012-0003
May 3, 2012 PC Hearing 
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Vola Lawson 
3610 Valley Drive 
Alexandria, Va.22302  
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From: Jim Brown
To: PlanComm
Subject: Support for the Beauregard SAP (Small Area Plan)
Date: Wednesday, May 02, 2012 1:26:34 AM

Staff of the Planning Commission:
 
My name is James E. Brown and I’ am a member of the Beauregard Corridor Stakeholders Group.  I’
am also a member of the Shirley Garden Group.  Having lived in the west end of 395 for over sixty-
two years and currently owner of property on 5105 Fairbanks Ave, Map # 010.02, Block # 03 and
lot # 11.  I want you to know that I totally support the SAP (Small Area plan).  For the past sixty-two
years we have been part of Fairfax  County and/or Alexandria City property tax base.  For these
past sixty-two years, those of us who have lived west of 395 have been treated as step child to
what every local government claims us.  We have paid property taxes to what every local
government claims us.  But for what local taxes we have paid to the local government, we have
received little services from the local government.  The only local government service we have
received is two (2) elementary schools.  One of them being William Ramsey Elementary School,
which I attended a long time ago and a newer John Adams Elementary School.  These are the only
services that the Alexandria City has provided us.  It is now time that the west end of 395 resident
be part of the City of Alexandria and get the city services that the rest of City of Alexandria resident
get.  This SAP (Small Area Plan) will allow this to happen and will not hurt the city budget.  These
new services will be paid for by the developers who want to develop the land.  These new
development would help increase the tax base for the City of Alexandria.  The Mayor of City
Alexandria spoke at a meeting held at Landmark Mall on 02/13/2012.  This was a joint meeting
between City Council, Planning Commission and City of Alexandria Planning and Zoning
Department.  In which he said it is time for the residents west of the 395 to be part of the City of
Alexandria and to get services that have been long missing from the west end of 395.  I total agree
with this statement. 
 
I ask you to please vote for THE SAP (Small Area Plan) and I also support the letter sent to you from
Pete Benavage a member of the Beauregard Corridor Stakeholder Group and a member of Shirley
Garden Group.  Which has more detail information on the SAP (Small Area Plan) and why you
should pass this plan.
 
Sincerely,
James E. Brown
Property owner of 5105 Fairbanks Ave, Map # 010.02, Block #3, lot # 11
Resident of west end 395 for over sixty-two years.

mailto:jbrown97@erols.com
mailto:PlanComm@alexandriava.gov
julie.fuerth
Text Box
MPA #2012-0003
May 3, 2012 PC Hearing 



From: Nancy Shanks
To: PlanComm
Subject: West end small area plan
Date: Tuesday, May 01, 2012 6:30:08 PM

My name is Nancy Shanks and myself and my family have been residents of the city of Alexandria on
Fairbanks Ave since 1955.
I am in full favor of the proposed Sap plan for the Beauregard West End. I see the city finally coming
into the 21st century and wanting to make some long awaited changes to provide convenience, income,
affordable housing to its residence, future residence and guests to our city. As a home owner, tax
payer, and voter, it pains me to see surrounding counties and cities, trending forward while the west
end is rapidly declining. We have derelict empty buildings, decaying neighborhoods and a poor school
system. It is LONG over due. A great majority of its residents work, shop, and eat-therefore
contributing income and prosperity, to surrounding areas, while the city of Alexandria makes due with
with old fire houses, traffic congestion, sky rocketing taxes, etc etc. what would Old Town be like now if
no improvements had been made? Old warehouses, vacant stores, and prostitutes roaming King Street.
I have seen old worn out neighborhoods become vibrant due to the visions, open mindedness and
enlightenments of it's residents. Right now, the West End is the land that time forgot. It is only a matter
of time before it becomes known as "the bad side of the tracks". Crime is up but can you really afford
additional police force and training?
Let's start making a new and BETTER future for our town. Maybe others will open their eyes and see
change CAN be good.
Sincerely,
Nancy Shanks
Resident of Fairbanks Ave
and member of the Beauregard Stakeholder Group

mailto:seagZr@aol.com
mailto:PlanComm@alexandriava.gov
julie.fuerth
Text Box
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From: Fitz Woodrow Jr
To: PlanComm
Cc: Harry Bakdwin; Mike McCaffree
Subject: Your May 3 Meeting To Consider The Beauregard Small Area Plan (BSAP)
Date: Wednesday, May 02, 2012 11:27:29 AM

Dear Chairperson:

My name is Fitz W.M. Woodrow, Jr.  My wife and I are residents of Goodwin House
Alexandria, 4800 Fillmore Avenue, Alexandria, VA 22311.  We live inside the
Boundary Lines of the Beauregard Small Area Plan (BSAP), and we both fully support
the BSAP.  We urge you, and your Planning Commission, to approve the BSAP, and
that your strongest possible endorsement of approval be sent to the Alexandria City
Council for their affirmative action to insure that the BSAP becomes a reality.

Thank you for kind attention in this important matter.

Sincerely,

Fitz W.M. Woodrow, Jr.

mailto:wintl6@gmail.com
mailto:PlanComm@alexandriava.gov
mailto:hbaldwin@goodwinhouse.org
mailto:mikemccaffree@gmail.com
julie.fuerth
Text Box
MPA #2012-0003
May 3, 2012 PC Hearing 
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