
 S M A L L  A R E A  P L A N

ADOPTED BY ORDINANCE #4765 ON JUNE 16, 2012

CITY OF ALEXANDRIA





i 

ACKNOWLEDGEMENTS                      V

COMMUNITY PROCESS                                     VI

PLAN PREPARATION                                   VII

1. REGIONAL AND LOCAL CONTEXT 
A. IMPLICATIONS OF LOCAL AND REGIONAL GROWTH 

B. THE EXISTING LAND USE APPROVALS – A STARTING POINT 

C. THE NEED FOR A PLAN 

2. VISION AND GUIDING ELEMENTS 
A. INTEGRATE TRANSIT, LAND USE, AND URBAN DESIGN 

B. CREATION OF SEVEN DISTINCT ALEXANDRIA NEIGHBORHOODS 

C. ENCOURAGE A DIVERSITY OF USES AND HOUSING 

D. INTEGRATE URBAN ECOLOGY AND SUSTAINABILITY 

E. PROVIDE INTERCONNECTED OPEN SPACE NETWORK 

F. ENSURE COMPATIBILITY WITH EXISTING NEIGHBORHOODS 

G. ENCOURAGE ECONOMIC SUSTAINABILITY 

3. URBAN DESIGN FRAMEWORK 
A. URBAN DESIGN FRAMEWORK

B. CREATION OF SEVEN DISTINCT NEIGHBORHOODS

C. FRAMEWORK STREETS

D. STREET HIERARCHY

E. BLOCKS

F. PEDESTRIAN ENVIRONMENT – STREETSCAPE

G. MID-BLOCK PEDESTRIAN CONNECTIONS – PASEOS 

H. BUILDING FORM 

I. BUILDING DESIGN - CHARACTER 

J. VISTAS, SIGNATURE FACADES AND GATEWAYS

K. PUBLIC ART AND HISTORY

URBAN DESIGN REQUIREMENTS 

TA
BL

E O
F C

O
N

TE
N

TS
 1

7

15



ii 

4. LAND USE 
A. DENSITY AT TRANSIT STOPS 

B. LAND USES 

C. CONCENTRATE RETAIL AT TRANSIT STOPS  

E. RETAIL MANAGEMENT 

F. SENIOR HOUSING

G. BUILDING HEIGHT 

H. EXISTING NEIGHBORHOODS – HEIGHT TRANSITIONS 

I. PARKING STRATEGY 

J. OPEN SPACE 

K. LAND USE - FUTURE ZONING  (COORDINATED DEVELOPMENT DISTRICT)

LAND USE STRATEGY REQUIREMENTS 

5. HOUSING 
A. BEAUREGARD IS AN IMPORTANT SOURCE OF HOUSING 

B. LACK OF DEDICATED AFFORDABLE HOUSING UNITS 

C. FUNDING CHALLENGES 

D. ENSURING ECONOMIC STABILITY 

E. AFFORDABLE HOUSING STRATEGIES 

I. Phased Acquisition of Committed Long-Term Affordable and Workforce Units

II. Tenant Relocation and Assistance Program 

III. Affordable Units Dispersed throughout the Plan Area

IV. Innovative Building Types and Parking Approaches 

V. Incentivising Green Technology, Enhanced Accessibility and Proximity to Transit 

VI. Encouraging Enhanced Regional Coordination 

VII. Retention of Some Existing Units 

VIII. Use of Tools and Resources Developed in the Housing Master Plan 

IX. Funding and Third-party Leverage

X. Collaboration with Housing Non-Profits and ARHA

XI. Exploring Partnerships to Achieve Affordable Senior Housing Units

XII. Continued Outreach and Consultation with Housing Groups

HOUSING REQUIREMENTS 

35

79



iii 

6. URBAN ECOLOGY SUSTAINABILITY

A. PLANNING AREA GOALS 

B. POTENTIAL STRATEGIES 

C. ASPIRATIONAL GOALS 

URBAN ECOLOGY SUSTAINABILITY REQUIREMENTS 

7. COMMUNITY FACILITIES & INFRASTRUCTURE 
A. FIRE SERVICE 

B. CHILDCARE 

C. SCHOOLS 

D. POLICE  

E. CULTURAL FACILITIES 

F. SEWER

COMMUNITY FACILITIES REQUIREMENTS 

8. TRANSPORTATION 
A. TRANSPORTATION NETWORK 

B. TRANSPORTATION ANALYSIS 

C. TRANSPORTATION INFRASTRUCTURE PHASING 

D. STREETS AND CONNECTIVITY 

E. PEDESTRIAN CIRCULATION 

F. BICYCLE CIRCULATION 

G. BIKESHARE 

H. CARSHARE 

I. HIGH CAPACITY TRANSITWAY 

J. LOCAL AND CIRCULATOR TRANSIT SERVICE 

K. TRUCK LOADING 

L. PARKING MANAGEMENT 

M. ELECTRIC VEHICLES / CHARGING STATIONS 

N. TRANSPORTATION MANAGEMENT PLANS 

TRANSPORTATION REQUIREMENTS 

97

107

119



iv 

9. IMPLEMENTATION

A. OVERVIEW

B. ZONING

C. FUNDING

IMPLEMENTATION REQUIREMENTS

 
APPENDIX  

 

 

145

155
DEMOGRAPHICS 

EXISTING CONDITIONS

EXISTING ZONING

TOPOGRAPHY

CONNECTIVITY

INFRASTRUCTURE

SCHOOLS

RECREATION, PARKS, AND OPEN SPACES

HISTORICAL CONTEXT

VDOT CORRESPONDENCE - SEMINARY ROAD PEDESTRIAN BRIDGE



  v  vAcknowledgements
BEAUREGARD SMALL AREA PLAN

Donna Fossum, Chair
Don Buch, Vice Chair
Carolyn Griglione
Selman Altun
Sharon Annear
Ariel Ardura
Gus Ardura
Tom Arnold
Ellie Ashford
Linda Bachman
Neil Bachman
Marge Beatley
Chris Bell
Pete Benavage
Mark Benedict
Nancy Benjamin
Lourdes Blang
Lynn Bostain
Christine Brown
Glenn Brown
Jim Brown
Mark Brunner
Bradley E. Buchanan
Jeff Bumgardner
John Bumgarner
Tom Burke
Kathy Burns
Richard Burris
Veronica Calzada
Erika Campbell
Ronnie Campbell
Frank Caruso
Peter Carso
Dave Cavanaugh
Peter Colarulli
Leyla  Estrada

Cristine Faras- Ed  
Constantino

Eve Constantino
Judy Cooper
Pam Corsini
Diane Costello
Owen Curtis
Jill Darcy
Vera DePaulis
Dave Dexter
Dan Dose
Karen Douglas
Victor Dover
Shirley Downs
Richard Eakin
Michael Eastwood
Patrick Echemann
Norma Eriano
David Ermini Gomez
Annabelle Fisher
Nelly Flores
Tom Fulton
Madelaine Fusfield
Nora Galeano
Janet Garcia
Esther Georgatos
Max Glass
Geoff Goodale
Beth Gordy
Karen Greisman
Gloria Grijalva
Fernando Guillen
Chris Hanessian
Dak Hardwick
Floyd Harrison
Mary Harrison

Kathy Hart
Kasha Helget
Alan Hickling
Pat Hilgard
Brody Hill
Dick Hobson
Frances Holland
Carol James
Nancy Jennings
Lauren Jezienicki
Sharon Jourdan
John Kenny
Christa Labow
Joseph Labow
Bob Layser
Dave Lombard
James Madden
Janice  Magnuson
Sara Mariska
Repi R. Marshall
Hector Martinez
Kristen Mason Coreas
Bill McCulla
Joan McCulla
Jackie McDonald
Connie McKenna
Nora McKeough
Ray McKeough
Osean Medina
Elva Mendez
Kelly Merrill
Howard Middleton
Elizabeth Middough
Justin Miller
Terry Miller
Joy Moore

Andrew Moneyheffer
Michael Moss
Raymond Mui
Milagros Navario
James Nozar
Bonnie O’Day
Susan O’Connell
Kelly Ojala
Hector Pineda
Allan Pratt
Cathy Puskar
Brad Putzier
J. Stephen Ramey
Penny Rasmussen
Kai Reynolds
Sharon Roach
Brian Robey
Randy Rockwitt
Omero Sabatini
Srividya Santhanum
Peter Scholz
Nancy Shanks
Pierre Shostar
Emily Shuhala
Lenny Shuhala
Tyler Sinclair
Rebecca Snyder
Eric Solomon
Dick Somers
Randy Stein
Bob Stoddard
Ron Sturman
Bette Jo Sullivan
Jack Sullivan
Jack Sulser
William Taylor

Milagrosa Tenorio
Virginia Tuck
Chris Turnbull
Phil Voorhees
Ray Walton
Louisa Ward
Connie West
Dottie Wheeler
James Wheeler
Aleta Wilson
Barry Wilson
Cindy Wilson
Ken Wire
Bill Wisniewski
Daniel Worke

BEAUREGARD CORRIDOR STAKEHOLDERS GROUP (BCSG)
A

CKN
O

W
LED

G
EM

EN
TS



vi Introduction
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COMMUNITY PROCESS 

INITIAL CITY PLANNING PROCESS (SEPT 2009 - SEPT 2010)

The City began planning for the Beauregard neighborhood in 

September of 2009. A kick-off meeting was held in October 2009 to 

identify issues in the Plan area and listen to community input about the 

Plan. The City conducted additional meetings as part of this planning 

effort from January to September 2010, during which topics such as 

opportunities and challenges, transit corridors, principles and goals, 

best practices, land uses and building heights were discussed. A joint 

work session  was held in October 2010 to update the City Council and 

Planning Commission on the status of the Small Area Plan. 

BEAUREGARD CORRIDOR STAKEHOLDER GROUP  
(DEC 2010 - OCT 2011) 

The citizens of the West End formed the Beauregard Corridor 

Stakeholder Group (BCSG) in the Fall of 2010. The BCSG was an 

independent citizens group created by the community to discuss the 

Beauregard Small Area Plan. The membership of BCSG was open to 

(a) residents and/or property owners of Alexandria’s West End (i.e., 

the portion of the City west of Quaker Lane); (b) investment property 

owners/developers/businesses with interests in the Beauregard 

Corridor Area; and (c) representatives of other civic/homeowners 

associations from other jurisdictions and/or areas directly adjoining the 

Beauregard Corridor Area. In November 2010, the BCSG elected Donna 

Fossum as the Chair and Don Buch as the Vice Chair for the group.

The mission of the BCSG was to understand, identify, evaluate and 

provide constructive comments guiding the preparation of the 

Beauregard Corridor Small Area Plan. One of the main goals of the BCSG 

was to provide guidance to City staff to prepare a small area plan for the 

Beauregard Plan area. 

This BCSG had eleven meetings and created a project webpage to help 

conduct and communicate its citizen-led planning activities. Over the 

course of a year, 120 residents participated in at least one Beauregard 

Corridor Stakeholder Group meeting.

The BCSG meetings included topics such as developer contributions, 

transportation, zoning, open space, proposed fire station, community-

wide amenities, and individual recommendations . 
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PLAN PREPARATION (OCT 2011 - MAY 2012)

The BCSG compiled a series of individual recommendations that form the 

basis of the Plan. The BCSG did not vote on the individual recommendations, 

rather the group agreed that all of the individual recommendations would 

be forwarded to the City to prepare the Beauregard Small Area Plan. 

After the release of the working draft plan, the City held community 

meetings and a joint work session with the Planning Commission and City 

Council.  At the community meetings a variety of issues were discussed that 

included but not limited to the following:  

Affordable Housing

   Definition needed for affordable housing and average median  

    income (AMI)

   Rate and phasing % of tenant relocation 

   Survey needed to determine the population to be served by affordable  

    housing

   Increasing the number of affordable units 

  Distribute the affordable units throughout the Plan area

   Evaluate existing and new units to maximize affordable housing

  Ensuring affordable units as  demolition occurs and at build-out 

   Potential use of City tax increment to subsidize affordable housing

   Evaluate potential use of Section 8 and/or public housing units 

   Desire to have long term 30 years or more for housing 

Land Use 

 Reduce building heights adjacent to existing neighborhoods and North  

    Beauregard Street 

   Ensure that the potential impact of the planned multi-purpose field does    

    not negatively impact the Dora Kelley Park

   Desire to have additional open space and use the Department of Defense  

    (DOD) funding to acquire the open space

   More open space and more visually accessible open space at the Foster  

    Fairbanks - Hekemian site 

   Potential impacts of street adjacent to Dora Kelley Park

   Desire to ensure a significant amount of tree canopy (40%) 

   Necessity of additional office space

  Need for dog  parks and community gardens

  Implementation of parking to be done in a way that will coincide with  

    operational transit

Transportation

   Ellipse – operation, vehicular pedestrian and bicycle movement

   Potential reduction in Ellipse contingency to fund affordable housing

   Impacts of I-395 ramp on adjoining neighborhoods

   Function of street north of the Ellipse between Hekemian and Southern  

    Towers

   Encourage walk-ability along streets and existing bridge on I-395
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While this is a sampling of the community comments, all community comments are 

compiled on the City’s website. 

There are multiple changes within the Plan that attempt to respond to the community 

comments. In addition to the text changes, there are graphics that have changed (ex. 

lowered building heights) to reflect responses to community input. 

This document establishes the framework and vision for the Beauregard Small Area. A 

separate more detailed discussion and community input will need to occur as part of the 

subsequent rezoning(s) and development of special use permits, all of which will require 

subsequent review by the Planning Commission and approval by the City Council. 
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