Minutes for 2018 Winter Meeting | 3.5.2018
Location: Charles Houston Recreation Center, Pre-School Room
Board Members Present:
President: Judy Noritake
Treasurer: Salena Zellers
Secretary: Anh Tran
Communications Chair: Abbey Oklak
Land Use Chair: Rawley Vaughan
Council Members, City Staff, and other representatives present:
Mayor Allison Silberberg
Vice Mayor Justin Wilson
Council Member John Taylor Chapman
Council Candidate Dak Hardwick
Alexandria Chief of Police Department – Mike Brown
Alexandria Office of Housing – Eric Keeler, Deputy Director
ARHA VHD – Connie Staudinger
ARHA Board - Peter Kleebat
Alexandria Planning & Zoning – Ryan Price
Planning Commission – Melissa McMahon, Stephen Koenig
Clark Realty Capital – John Dmeron, Kelechi Aleosobi
School Board, BIAG member – Bill Campbell
Updated Meeting Agenda, to reflect in-meeting adjustments:
7:00 PM
7:10 PM

8:00 PM
8:15 PM

8:30 PM

Introductions
Development Updates
Andrew Adkins
Overview, Project Update
Housing Affordability
Housing in the Braddock Neighborhood
Discussion
Chief Brown APD, Alexandria Police - 21st Century Policing
Resumption of Development Updates
Jaguar Project - New Owners and Park Update
Avanti Holdings – New Project
Coming Soon:
Carpenter Shelter – new purpose built shelter and 97 affordable housing units including 10
permanent supportive housing units
Ramsey Homes – 15 Public Housing Units, 37 Affordable Units
Other Items:
Update: North Old Town Quality of Life Task Force
Park Events and Volunteering
Charles Houston Rec Center: Advisory Board & Teen Center Status

Meeting Minutes:
Introductions:
Judy Noritake, President, called the meeting to order and introduced each of the board members present.
Salena Zellers, Treasurer, noted that the BMCC was looking for volunteers to become board members, and that
there was currently a vacancy available (Vice President). Salena/Judy then welcomed and noted council
members, City representatives, and other representatives who were also in attendance to participate and
respond to the topics that would be discussed.
Development Updates:
Salena began by providing status updates on the Andrew Adkins re-development project, using the handout
provided to attendees for reference (attached). Rawley Vaughan, Land Use Chair, reviewed some of the
affordability data for the Braddock Area and explained data and diagrams in the handout that defined locations
for certain income-level limited housing within a half-mile radius of the Braddock Road Metro noting that there
was no 80% AMI workforce housing in the neighborhood. Salena then discussed the concepts of affordability in
terms of AMI (Area Median Income) in the context of the overall City discussion regarding affordability. Abbey
Oklak, Communications Chair, reminded attendees that the BMCC acts as a facilitator for the neighborhood in
making sure constituents’ voices are heard during the process, but that BMCC will not be able to shape the
project specifically.
Following these discussions, Judy framed the most pressing upcoming issues for the neighborhood to give input
on, beginning with the approval process for the Andrew Adkins project. She noted that Clark Realty Capital – the
development partner for Andrew Adkins – had representatives present to respond to questions. She then
summarized the current process and some of the issues the project is currently facing, and asked attendees to
consider those issues and provide input:
-

Timelines for federal funding and City approvals
Delays could imperil the project
Definitions of affordable and workforce housing, current unit mix, and history
Height, setbacks, and open space
Payne Street plan

Judy then opened the floor to questions and discussion.
Q. A resident of the Henry asked about the effect the project would have on “schools, traffic, and the other
services people pay for.”
A. Judy noted that these issues have been broadly discussed in the Braddock Small Area Plan.
Q. The same resident asked, “Why do we even need to provide subsidized housing?”
A. Salena noted that the property is owned by ARHA, and that by right, all residents could remain on the
property in the current buildings. For the project to be re-developed, ARHA’s mission needed to remain
served.

Q. A resident of the Braddock Lofts asked why workforce housing units had been removed from the first
iteration of the Adkins plan given that there was no 80% workforce housing in the neighborhood and asked why
there was an increase in the units in the ARHA building.
A. Judy asked Vice Mayor Justin Wilson to respond, as Council had more detail and impact on the decisionmaking process. Justin noted that Council had received feedback from certain members of the City that
there were not enough AHRA units returning to the redeveloped site. In order to address this, the number of
affordable units was increased to 76 from 60 in the ARHA building. School Board Member Bill Campbell
added that due to the fact that 90 families are currently served at the Adkins site, if only 60 units were
returned to the site after re-development, that would mean that 30 families would be off-sited.
Justin Wilson noted that the City had seen significant gains in market-rate housing overall, and that while
the number of units had risen, the percentage of housing that was affordable / workforce was radically
different.
A resident of the Braddock Lofts said that they wanted the Adkins residents to continue to be our neighbors
and that between the additional units forthcoming at the Ramsey (37) and the Carpenter’s Shelter (100), the
families that could not return to Adkins remain in the neighborhood even if only 60 units were replaced
onsite at Adkins.
A Braddock Lofts resident responded that she “wants to see our neighbors do well,” and felt that the current
plan did not provide any housing for neighbors to move into as they succeeded in improving their economic
circumstances. Justin Wilson noted that “Council is continuing to work on this.”
Salena noted that all of the development in the neighborhood is following exactly as depicted in the SAP
with the addition of the new affordable units at the Carpenter Shelter and Ramsey Homes for a net increase
of 137 new affordable units at 60% AMI and below in the neighborhood.
Judy added that other developments are forthcoming, and that those could also be useful in creating more
workforce units.
Q. A Henry building resident, asked about overall numbers for affordable housing in the area are intended to be,
and whether this was being addressed across the City.
A. Judy noted that Council is working on this issue. Councilman John Taylor Chapman added that ARHA is
attempting to address this issue – “the conversation is being had.” John Taylor Chapman also addressed the
previous question about off-siting, noting that many people, including himself, had concerns about the
impact of off-siting on the families affected and wanted more units replaced on-site.
In response to continuing questions from some attendees about why public housing and economic diversity
are even being promoted in the neighborhood, Mayor Silberberg used the example of Cabrini Green as
something that “no one does anymore.” She noted that mixed-income developments are used to

deconcentrate poverty, “quality of life matters,” and that she had some reservations regarding the density
and height of the Adkins project, particularly along the Fayette street corridor.
Q. A Braddock Lofts resident, asked about current setback on the Adkins property. She expressed concern about
the Braddock Lofts being “boxed in” by taller buildings.
A. Ryan Price of the Department of Planning & Zoning responded that while current setbacks were not
available, the planned setbacks for the future Adkins project required 14’ of sidewalk with an additional 6’ of
amenity green space, leading to an overall setback of 18’-20’ as in the Small Area Plan. This setback should
ensure views of the sky from the sidewalk.
Q. “Is it zoned for five stories?”
A. Ryan noted that the Small Area Plan called for this parcel to be re-zoned to meet the Plan’s goals, so while
the site was not originally zoned for that height, it was always intended for greater density to comply with
the goals of the Braddock Plan.
Q. A Braddock Lofts resident asked for height clarification, as she was also concerned about a “claustrophobic
feel.”
A. Judy noted that the ARHA building will be 5 floors up from 4 floors to accommodate the additional 16 units.
In addition, the development is taller as it moves closer to the Metro and connected the density to the
amenities that could be offered because of additional density.
Q. A Braddock Lofts resident asked about how the building will be served, as previous diagrams had indicated
that parking and other services might be accessed along Wythe Street. Judy responded that those diagrams had
been preliminary, and that the design is “not there yet.” Salena responded that the neighborhood’s prior
concerns related to the garage and loading entry off of Fayette were expressed to the developer and would be
reiterated again. Salena also included the concerns of the direction of Payne Street through the project with the
neighbors preferring a southernly direction.
Q. Another resident asked if there were “any showstoppers,” clarifying that she wanted to know what items and
deadlines would stop the project from proceeding so that they could respond in a useful way to help the project
move forward.
A. Several attendees expressed their desire for the project to move forward, with Justin, Salena, and Judy
emphasizing that there were many people working to make sure that the project proceeded in a timely
fashion. Salena indicated that she would press to have the workforce housing issue fully addressed at the
next Work Group meeting.
John Dameron, from Clark Realty Capital, affirmed these statements, and asked for a show of hands as to
one question: “Would you be willing to see more density if there was more workforce housing?” Attendees
present demonstrated general support for more affordable units in a slightly more dense development.
Ryan Price noted that at the Bradlee – as a recent reference project – an increase in height of 2 floors was
allowed in exchange for 10 affordable units that served 60% AMI or below.

Chief Brown, APD – 21st Century Policing
At this point, Judy introduced Chief Brown to discuss recent developments in the overall Police strategy, and
updates specific to the Braddock neighborhood. Chief Brown summarized the principles of 21st Century Policing,
asking attendees to refer to the APD site for additional detail. He spoke regarding:
- Engagement strategies and best practices.
- Recent statistics and provisional data for the City
In response to one question regarding suspected drug activity in the Braddock neighborhood, Chief Brown
reinforced that constitutional protections are in place that are designed to preserve the rights of citizens. To that
effect, hearsay is not sufficient basis to raid homes, so a written affidavit must be on file in order to provide
adequate cause.
Melissa McMahon thanked Chief Brown for APD’s general willingness to attend HOA meetings. Chief Brown
responded that he and his staff were happy to do so, and noted that there are 109 civic associations in the City,
of which he thought he had attended the meetings of at least 65.
Q. Residents expressed their concerns about how often cars on the major routes in the Braddock neighborhood
run red lights, and some asked about whether cameras could be utilized in response.
A. Chief Brown responded that Braddock is considered an area of concern, and that often, red light cameras do
not promote long-term improvements in driver behavior. He said that the police force was considering
mobile cameras that would allow for faster response to problem areas, and also keep offenders from
becoming inured to the red light cameras.
Q. Judy asked about signage for pedestrians that would encourage drivers to drive more attentively.
A. Chief Brown recommended that interested attendees talk to Transportation and Environmental Services, as
they are currently in the process of budgeting and procurement for the upcoming year, and may be able to
accommodate some of these items in their planning process.
Q. Judy also noted that the intersection of Payne and Wythe is also highly problematic, as it is both heavily
traversed, and lacking in any stop signs despite the painted pedestrian crosswalks. Other attendees asked about
the crosswalk between the Braddock Metro and the trail that runs parallel to the Metro tracks. They said that
“people blow through.”
Chief Brown said that this crosswalk has been identified as an issue. John Chapman indicated he would look into
this.
Q. Another area of concern was the intersection of Braddock, Pendleton, and West Street. It was noted that
there are points where the protected left turn is green at the same time that crossing pedestrian traffic also has
the right of way. John Taylor Chapman noted that he had experienced that problem on his way to this meeting.
A. Chief Brown discussed it as a synchronization issue that would need to be addressed. John Chapman indicated
he would look into this.

Resumption of Development Updates
After Chief Brown left, quick updates and renderings were provided for the upcoming Avanti Holdings project at
the site currently occupied by several warehouses and the Monterey’s Pizza / Manolo & Son building.
Regarding the Jaguar project in relation to the Avanti Holdings project, Judy updated attendees on the change in
ownership, and that the project would be coming for approvals for DSUP for the next phase and the new
outdoor space shown in the handout. This led to discussion of how Fayette Street will change as a result of these
two projects, and whether the right turn from Henry onto Fayette Street by DC Metro Church would still be
available. It was clarified that the right turn would stay in place, and general discussion ensued about the effect
on traffic heading south. With regard to this, Judy asked Bill Campbell to discuss the history of the no-traffic
signs on Fayette and Payne Street during 4:30-6:30 PM on weekdays. Bill Campbell – who resides on Fayette
Street - noted that it most likely came about in response to increased traffic trying to avoid Route 1 back-ups by
driving through the parallel neighborhood streets. Discussion about the impact to the urban grid continued
briefly before conversation moved to the final items on the agenda.
Carpenter’s Shelter: The project is currently underway, adding 100 affordable units to the neighborhood, and
they have an agreement in place to move residents to temporary facilities at Landmark Mall. The Landmark Mall
renovation is completing design and documentation, and should begin construction in 6 months. Occupancy is
not yet available, nor demolition dates for the current Carpenter’s shelter.
Ramsey Homes: The project is currently underway, adding an additional 37 affordable units to the
neighborhood. Connie Staudinger from ARHA indicated that preliminary remediation and demolition for the
Ramsey Homes project is likely to begin within the next month, with full demolition coming shortly thereafter.
Other Items:
Salena discussed the conclusion of the Ad-Hoc North Old Town Quality of Life Working Group, and noted that its
recommendations have been published on the City website. She summarized several initiatives as the
neighborhood level that the BMCC is currently participating in, and recommended that attendees take a look at
the report and contact BMCC’s board if they had any questions or were interested in getting further involved.
Anh Tran, Secretary, reminded residents that the regular slate of BMCC-sponsored events would begin soon,
and that additional feedback about desired programming in addition to Yoga, Boot Camp, and movies would be
welcomed. She asked people to keep in mind if they would be available to volunteer.
Finally, Judy noted that the Teen Center project at the Charles Houston Recreation Center was open, and could
be toured with Anh and Abbey if anyone was interested, as it was one of the fruits of the BMCC’s labors on
behalf of the neighborhood, and could not have been achieved without the contributions of all, especially the
hands on efforts of Anh Tran and Abbey Oklak. At this point, the meeting was adjourned, and interested
attendees were led to the Teen Center for discussion.
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Off-site ARHA ADUs

Total Affordable Units in the City
Total Current Affordable Units On-Site
Net New Affordable Units

$150,000,000
$1,695,000
$50,850,000

387
0
387
60
18
78

AOH Market Rate Units
Workforce Set Aside Units in AOH Bldgs
Total AOH Units
On-Site ARHA ADUs
On-Site ARHA WFUs
Total Affordable Units on site

Tax Impact
Estimated Value of Real Estate
Estimated Annual Taxes
Estimated 30yr Tax Revenue

2.53

$209,000,000
$2,361,700
$70,851,000
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90
0
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0
539
60
0
60

2.88

(4/28/17)

(12/22/16)

Project FAR

Revised Concept 1

Original Concept 1

104
90
14

14

525
14
539
76
0
76

2.97

$208,200,000
$2,352,660
$70,579,800

(1/3/18)

New Concept
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(14 units

vs.

9 units)

Up to
$22,060

Up to
$15,460
$23,200
$30,920
$38,650
$46,380
$61,840
$77,300

20% AMI and
below

30% AMI

40% AMI

50% AMI

60% AMI

80% AMI

100% AMI
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Sources: 2017 HUD Income Limits for 30% and 50% AMI for Washington-Arlington-Alexandria, DC-VA-MD HUD
Metro Fair Market Rent Area); FY 2017 Multifamily Tax Subsidy Project Income Limits for 60% AMI; and Office of
Housing for 40% AMI and Mathematical 80% AMI

$110,300

$88,240

$66,180

$55,150

$44,120

$33,100

4-Person
Household

2017 Area
1-Person
Median Income Household

AFFORDABILITY DEFINED

COMMITTED
AFFORDABLE
HOMEOWNERSHIP

COMMITTED
AFFORDABLE
RENTALS

27

28

/.3)*12months)/2,080 work hours per year

60%

50%

40%

Seniors & disabled individuals on SS & SSI
($30,846)
AMI for 1-person household
Retail Sales Person: $14.83
Food Prep Worker: $14.98
Bank Teller: $14.95
Home Health Aid: $15.16
Security Guard: $15.92
Child Care Worker: $16.27
City Pipe Layer: $17.00 (starting)
($37,689)
AMI for 1-person household
Receptionist: $18.12
Dental Assistant: $18.80
City Therapeutic Recreation Leader: $19.46 (starting)
($43,390)
Delivery Truck Driver: $20.19
AMI for 1-person household
City Human Services Benefits Program Specialist $20.38 (starting)
Cardiac Technician: $22.89
City Police Officer 1: $23.01 (starting)
Nurse (LPN): $24.40
City Digital Services Librarian (Librarian II): $24.78 (starting)
Auto Mechanic: $24.89
($57,724) 75% AMI 1 person
ACPS Teacher w/Bachelor’s (Step 5): $26.31
Plumber: $27.98
City Facilities Maintenance Quality Control Specialist: $28.68 (starting)
City Public Health Nurse II: $28.68 (starting)
ACPS West End School Counselor w/Master’s (Step 5): $29.81 ($63,004) 80% AMI 1 person
Accountant: $32.18
Sources: National Housing Conference 2017
Paralegal: $33.91
Paycheck to Paycheck (www.nhc.org); City
City Senior Engineer, Infrastructure/ROW Specialist: $34.86 (starting) of Alexandria Public Schools 2017-18 Salary
Scales; City of Alexandria Job Opportunities
Dental Hygienist: $37.32
webpage (February 5, 2018); City of Alexandria
Computer Programmer: $40.26 ($83,740) 110% AMI 1 person
2017 Market Rent Survey Wage: ((average rent
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WHO CAN LIVE IN AN
AFFORDABLE RENTAL UNIT?

29

/.3)*12months)/2,080 work hours per year

60%

50%

40%

Seniors & disabled individuals on SS & SSI
Retail Sales Person: $14.83
Food Prep Worker: $14.98
Bank Teller: $14.95
Home Health Aid: $15.16
Security Guard: $15.92
($33,841) 40% AMI 2p
Child Care Worker: $16.27
City Pipe Layer: $17.00 (starting)
Receptionist: $18.12
Dental Assistant: $18.80
City Therapeutic Recreation Leader: $19.46 (starting)
($43,380) 50% AMI 2p
Delivery Truck Driver: $20.19
AMI for 4-person household
City Human Services Benefits Program Specialist $20.38 (starting)
Cardiac Technician: $22.89
City Police Officer 1: $23.01 (starting)
Nurse (LPN): $24.40
City Digital Services Librarian (Librarian II): $24.78 (starting)
($51,177) 60% AMI 2p
Auto Mechanic: $24.89
AMI for 4-person household
ACPS Teacher w/Bachelor’s (Step 5): $26.31
Plumber: $27.98
City Facilities Maintenance Quality Control Specialist: $28.68 (starting)
City Public Health Nurse II: $28.68 (starting)
AMI for 4-person household
ACPS West End School Counselor w/Master’s (Step 5): $29.81
Accountant: $32.18
Sources: National Housing Conference 2017
($70,532) 80% AMI 2p
Paralegal: $33.91
Paycheck to Paycheck (www.nhc.org); City
City Senior Engineer, Infrastructure/ROW Specialist: $34.86 (starting) of Alexandria Public Schools 2017-18 Salary
Scales; City of Alexandria Job Opportunities
Dental Hygienist: $37.32
webpage (February 5, 2018); City of Alexandria
Computer Programmer: $40.26
2017 Market Rent Survey Wage: ((average rent
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WHO CAN LIVE IN AN
AFFORDABLE RENTAL UNIT?

• Very few 40%-60% AMI units
are actually within a half-mile
of the station.
• The train tracks bifurcate the
area between where 61%-80%
units exist and where <40%
units are.
• One major benefit to having a
stratification of incomes is
that, when someone moves
up from the lower income
housing, they have a place to
go without leaving the
neighborhood
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Locations of Rental Housing around BRM

Market-rate

61-80% AMI

40-60% AMI

<40% AMI

Legend

Market rate >80%

Affordable (below market rate) 61%-80%

2017 + Pipeline

Affordable (below market rate) 40%-60%

2017

Affordable (below market rate) <40%

2007

Source Data from City of Alexandria, Office of Housing.
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Historical and Projected Counts of Rental Housing
Braddock Neighborhood

• It is an optimal opportunity to
provide affordable housing in the
“missing middle”@60%-80% AMI

•

90 affordable units @40-60%AMI
Ramsey Homes: 15 units @<40%AMI,
37 units @40-60% AMI

• Carpenter Shelter: 10 transitional units,

In Addition to Development in the SA
Plan:

• The orange and gray are noticeably
lacking

Development has produced much
more market-rate rental housing than
affordable housing

Braddock has changed a lot… Just as outlined
in the Plans and will continue to change

Housing Units
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BUILDING 2A

DOG PARK
TRELLIS
BIKE - PEDESTRIAN
CONNECTION

BIORETENTION
TREE WELLS
LAWN

PARK STREET
TRELLIS

TRELLIS

BUILDING 3A

CENTRAL PLAZA

LAWN

GAME TABLES
PARK STREET

FIXED + MOVEABLE
SEATING UNDER
GROVE PLANTING

PLAZA

SIDEWALK

FAYETTE STREET
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