ARHA Redevelopment Work Group
July 20, 2017 – Meeting Summary
Participants
Work Group Members
Justin M. Wilson, Vice Mayor, City of Alexandria
John Taylor Chapman, City Councilman
Mary Lyman, Chair, Planning Commission
Daniel Bauman, Chair, Alexandria Redevelopment and Housing Authority (ARHA) Board of Commissioners
Salena Zellers, Vice Chair, ARHA Board of Commissioners, Absent
Emily Baker, Deputy Alexandria City Manager
Roy Priest, CEO, ARHA
Helen McIlvaine, Director, Alexandria Office of Housing
Karl Moritz, Director, Alexandria Department of Planning and Zoning
City of Alexandria/Alexandria Redevelopment and Housing Authority Staff
Connie Staudinger, Alexandria Redevelopment and Housing Authority
Eric Keeler, Alexandria Office of Housing
Brandi D. Collins, Alexandria Office of Housing
Dirk Geratz, Alexandria Department of Planning and Zoning
Carrie Beach, Alexandria Department of Planning and Zoning
Joanna Anderson, City Attorney Office
Martin Lucero, Alexandria Redevelopment and Housing Authority
Introductions and Meeting Summary Approval
Vice Mayor Wilson convened the meeting and introductions were made of Work Group members, City and
ARHA staff and others attending.
Upon a motion, the Work Group approved the summary of the June 8, 2017 meeting.
ARHA CEO Search and Transition Update
Daniel Bauman provided the following update:
•
•

The ARHA Board has selected two finalists.
It is anticipated that a decision will be made by August 17, 2017; there have been difficulties scheduling
a Board meeting due to vacations, etc.

Ramsey Homes Update
Roy Priest provided the following update:
•
•

The Section 106 process is nearing completion.
ARHA submitted a disposition application to the U.S. Department of Housing and Urban Development
(HUD) Special Applications Center (SAC), despite not having completed the required Section 106
process. ARHA met with the HUD DC field office in advance of the submission to request that they begin
their review of the Environmental Review with the Section 106 documentation to be submitted as soon
as it is completed. The hope is that the linear nature of the process can be somewhat consolidated in
order to meet the required closing deadline.
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•

•

All current households have stated that they wish to remain in the neighborhood during the temporary
relocation phase, however it will be a challenge to relocate the households within the Braddock East
area given the available supply of housing. Eight of the 13 Ramsey households that have responded to a
survey have requested to remain in public housing; 5 were interested in learning more about the
Housing Choice Voucher (Section 8) program. ARHA has made a business decision to expedite relocation
of residents ahead of approval of the HUD disposition application to advance the schedule for
demolition to begin in the Fall. If ARHA delays relocation pending the disposition application approval
and provision of a 120-day notice to tenants, it could result in a compressed construction contract and
added construction costs. As a result, ARHA may transfer residents who choose to remain in public
housing to other public housing units and provide Housing Choice Vouchers to the remaining 5-7
households. This approach foregoes new tenant protection vouchers and funding that could be
available.
ARHA’s tentative schedule is:
o Tenant relocation completed by September 2017
o Closing in December 2017
o Construction start in Winter 2017/2018
o Project will be on-line within 2 years of construction start (LIHTC requirement)

Helen McIlvaine pointed out that that this decision by ARHA could result in the loss of potential City-wide
housing affordability resources. Ms. McIlvaine explained that when the City of Alexandria asked ARHA for a
small allocation of vouchers for the Carpenter’s Shelter redevelopment last year, to help it be competitive for
tax credits, ARHA was not able to fulfill the request due to its limited voucher program funds. The City then
provided additional funds as a grant to create the necessary operating subsidy.
Andrew Adkins DSUP Update
Pursuant to communications between the developer and City staff during the week prior (see attached), the
discussion centered on the use of Bonus Density, per Zoning Ordinance Section 7-700, in the proposed Revised
Concept One plan for Andrew Adkins. Section 7-700 allows additional density or additional height in new
residential developments in exchange for the provision of affordable housing (units affordable to households
earning 60% of Area Median Income) onsite or offsite (must be of equivalent value per the City’s determination),
and/or through the provision of a monetary contribution to the City’s Housing Trust Fund (HTF), if this option
acceptable to the City.
Casey Nolan of CRC (ARHA’s development partner) and Jonathan Rak, legal counsel for CRC and ARHA, provided
context for the team’s position regarding use of Bonus Density:
•
•

The original Concept 1 submitted to the City included 60 tax credit and 18 Work Force units located onsite to be owned and managed by ARHA; without the inclusion of bonus density.
The revised Concept 1 included bonus density and additional market-rate units, but no additional
affordable housing units are provided; CRC-ARHA believes that the proposed increase in density and
increase in market-rate units increases the land’s value and that the resulting increase in land value will
yield an increase in proceeds for ARHA when the land is acquired from ARHA by CRC. ARHA will then
have increased funds to potentially provide housing elsewhere.
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In response to a question from the Vice Mayor, CRC confirmed that the project provides enough value for
the 90 ARHA units to be replaced, even without the use of bonus density.
As an alternative, CRC offered to apply the City’s interpretation of Bonus Density to only the properties that they
have assembled and acquired along West Street (not ARHA-owned land) and provide 6 or 7 affordable housing
units with the market rate building or provide their cash equivalent to ARHA. City staff, including Joanna
Anderson of the City Attorney’s Office, as well as the Vice Mayor, Councilman Chapman and Planning
Commissioner Lyman offered the following comments:
•

•

•

•

•

CRC-ARHA’s application of Bonus Density is not a correct interpretation or application of the ordinance.
The City is the recipient of the affordable housing benefit derived through the increased land value
pursuant to the use of Section 7-700, not ARHA. Therefore, the City should receive additional affordable
housing or a contribution to the HTF, if that alternative would be acceptable to the City. Staff estimates
that the appropriate application of 7-700 would result in at least 30 – 35 affordable housing units onsite.
Accepting CRC-ARHA’s interpretation at Andrew Adkins will set a bad precedent: other developers will
request Bonus Density or Bonus Height without providing any net increase in affordable housing units or
net increase to the City’s HTF. This interpretation does not take into account that the land value is
adjusted in anticipation of potential use of bonus density already.
Some members of City Council as well as the City’s affordable housing advocates may not support a
project that does not include at least 90 affordable housing units on-site – including the 60 ARHA units
that are already proposed. The affordable units created through bonus density help get closer to this
target.
It will be difficult for City Council and Planning Commission to support a project that has so little
affordable housing (60 units) and so much market-rate housing (more than 500 units), especially on land
owned by ARHA with existing affordable housing.
The City wants the use of Bonus Density to be consistent with the requirements outlined in Section 7700; developer provides affordable housing units on- or off-site or a monetary equivalent to the HTF.

It was noted that we are already past the July 17, 2017 deadline to submit a Concept Two and get to Planning
Commission and City Council hearings by February 2018, in time for ARHA to submit a March 2018 LIHTC
application. The Vice Mayor also cited other issues and concerns raised by Council members in their feedback
regarding the Concept that still need to be addressed, including the integration of affordable units within the
market rate buildings, shared opportunities for amenities space and how the amenities space will be managed,
the affordability levels of the housing units, the ratio of on and off-site replacement units, whether the bonus
density is appropriately applied to the replacement units, and what the Braddock East Master Plan language
means and its applicability today. The project needs to be viewed in terms of the community that is being
created. The Vice Mayor and Councilman Chapman noted that there has been little progress since many of
these issues were first raised many months ago, and Council will not want to make decisions under duress.
Mr. Rak then provided a brief history of the project to date, explaining that in December of 2016 when the
project kicked off, it was with an FAR of 2.5. CRC heard that the community had a desire to increase the density
so they took that challenge. CRC is in alignment with the preservation of housing from Andrew Adkins but
believes that replacing units on-site is more costly than creating them off-site, and further, that the increased
economic benefit can be used to purchase an increased number of ARHA units, elsewhere in the city.
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Mr. Nolan stated that the open questions regarding the number of ARHA units onsite versus off-site puts the
plan in flux. A concept 2 is very expensive and is influenced if units are added to the ARHA building. The desire
is to find resolution in the proposal to add bonus density to the West Street Assemblage parcel exclusive of the
ARHA-owned parcel.
In response to a question from the Vice Mayor, CRC confirmed that the project could provide enough value for
the 90 ARHA units to be replaced, even without the use of bonus density. CRC’s position is that more units
(above the 90) could be provided elsewhere. Mr. Rak added that it is about the cost to the developer for land
value and construction. How we capture that value and how we apply it is important and needs to be mapped
out.
Karl Moritz also presented conceptual-level options for approximately 100 units of replacement ARHA housing
via infill development on ARHA-owned property that have been studied by City staff. He provided a graphic that
shows properties that might be considered. Mr. Priest shared that constructing units is a long-term solution and
ARHA has also conducted similar analyses. Both staffs will work together to approach this option more
comprehensively for future projects.
Resolution 830 Working Group
Ms. McIlvaine shared the following update:
•

•
•
•
•

•

The City and ARHA selected EJP to serve as the facilitation consultant for this project. The firm has
worked with ARHA and the City on the Braddock Metro Neighborhood and Braddock East Plans, as well
as the community engagement process around ARHA’s release of the Redevelopment RFP in 2014.
City and ARHA staff had a Kick Off Meeting with EJP on July 10, 2017.
Brandi Collins (Office of Housing) and Richard Lawrence (Department of Planning and Zoning) will
provide project management.
A comprehensive communications plan has been developed. There will be extensive engagement and
opportunity for public comment, including online.
There will be 4 public meetings; which will be held in the mornings (pursuant to the Work Group’s
discussion, one may be scheduled in the evening). Staff will share dates and times with Work Group
members once finalized.
Some of the “targeted” stakeholders have been consulted and are receptive to morning meetings.

Other Updates/Status of Other RFP Sites
Mr. Priest provided the following update:
Ladrey Senior Highrise – refinancing and relocation strategies
•

ARHA will seek HUD approval to potentially convert future Tenant Protection Vouchers, if granted
pursuant to the site’s disposition as public housing, to Project-Based Vouchers to create a source of
revenue for financing the debt that will likely be needed to renovate the property.

Cameron Valley
•

ARHA met with its selected development partners (Bozzuto and Wesley Housing) to discuss the timeline
for beginning a community engagement process.
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•
•

The existing site is experiencing structural issues that will need to be addressed soon.
It is anticipated that transportation and traffic issues relating to Duke Street may be raised by the
community.

Sequence of RFP/Redevelopment Sites
•

ARHA met with EYA, its development partner for the Hopkins-Tancil and former Administration Building
properties to discuss timing and terms of a potential development agreement.

Other Business
None.
Next Meeting Date
The next meeting of the ARHA Redevelopment Work Group will be held on August 10, 2017. The meeting was
adjourned by Vice Mayor Wilson.
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