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Source: ARLNOW. Photo by Adam Fagen

Source: The Washington Post



Background & Context

PRGS Redevelopment Site
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• 18.87-acre site 
• Former coal-fired powerplant 

closed in 2012
• Old Town North Small Area Plan 

(OTNSAP) adopted in 2017
• HRP Group ownership since late 

2020
• Zoning (CDD) approved in 2022
• First Coordinated Sustainability 

Strategy in City- endorsed in 2023



Unique Hurdles Impacting Progress
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Site remediation and clean-up
 Significant costs to deconstruct, abate and remediate lone coal-fired power 

plant in region
 Extensive outside party coordination required, including Virginia DEQ, 

National Park Service, Norfolk Southern, MWAA, FAA
 Limited state and federal grant funding to assist

Limited demand for commercial anchors
 Coordinated outreach/marketing to office users
 Expression of Interest for arts and culture users
 New hotel financing and construction stalled region-wide

Background & Context



City Council Priorities

Proposal Alignment with ALX 
Forward/Council Priorities
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ALX Forward
OTNSAP Catalyst Site
Adheres to Economic Development 

Investment Decision Matrix

City Council Priorities
Economic Strength
Housing Opportunities



Proposed Developer Request

Developer Proposal 6

City Obligation

• ~30-year Tax Increment Financing 
(TIF)

• $135 Million Total 2-Phase TIF 
infrastructure proceeds

Developer Obligation
• Associated developer site readiness investment of 

~$155M+/- 

• Developer builds infrastructure, open space, 
demolishes the power plant and completes 
remediation

• Investment unlocks potential capitalization of $2 
billion+ based on 2.5 million sf of mixed-use 
development

 TIF bonds to be site revenue backed and not general obligation 

 New Community Development Authority (CDA) to issue bonds and backstop 
TIF revenue shortfall

 City funding meets “but for” standard



Tax Increment Financing (TIF) + CDA 

Legal Framework

Financing tool for eligible improvements (Virginia Code Sect. 15.2-5158) 
 Tax Increment Financing (TIF): 

 Uses future new tax revenue generated by the project to fund eligible project costs 

 Defined tax sources only, and no use of existing City revenues

 Community Development Authority (CDA):

 CDA can issue bonds to finance project costs; debt is not an obligation of the City

 CDA costs are limited to eligible project improvements and public infrastructure

 How TIF + CDA Work Together:
 Project generates incremental tax revenue, which is directed to the CDA

 CDA uses those revenues to pay debt service on bonds issued for public infrastructure 

Examples of the TIF+CDA Model
 City of Alexandria (Landmark), Fairfax County (Mosaic District), Arlington County (Ballston Quarter), and other 

Virginia localities have created CDAs to facilitate development and redevelopment.
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Tax Increment Financing (TIF) + CDA 

Legal Framework

Key Protections for the City 
 CDA “backstop” to address any shortfall in TIF revenues

 Special assessment on properties within the CDA district (only the project boundaries)

 No pledge of any City revenues not generated by the project 

 Reimbursement model

Steps
 City Council Authorization for City Manager to enter into development and performance 

agreement(s)

 Creation of Community Development Authority (requires future petition and public hearing post 
authorization)
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Phase I (Anticipated Completion 2030)

Block A, Block B, Block C and Phase I Open Space

Phase II (Anticipated Completion 2034)

Block D, Block E, Block F, Pumphouse and
Phase II Open Space

Project Description 
& Timeline

9Rendering of Phase I (Source: HRP)
Developer Proposal



Details of Investment Request of the City

10

• Creation of TIF and CDA to facilitate $135 Million in proceeds, disbursed in two phases
• Funds to be used for environmental abatement and site 

remediation as well as infrastructure built, including:
 roadway and street improvements, 

 utilities,

 5+ acres on-site open space,

 deconstruction of coal-fired power plant

Return on Investment
• Over the course of the TIF financing period, $1 billion+ in gross incremental tax revenues 

estimated on site
• With deduction of TIF debt service, balance of $770M+/- cumulative incremental tax revenues 

for City services
• Pathway to 160+/- affordable housing units

Developer Proposal

City/TIF Developer
Phase 1 $70 M $110 M
Phase 2 $65 M $45 M
TOTAL $135 M $155 M



Infrastructure Financial Plan

• Financing structure removes any impact on City bond 
capacity by having the CDA issue revenue bonds, 
backed by portion of incremental tax revenues 

• TIF facilitates the repayment of $135 million in 
infrastructure improvements

• CDA serves as backstop entity to levy additional 
assessments on taxable property if incremental taxes 
generated are insufficient to pay debt service

• Incremental tax revenues net of TIF debt service 
provide general fund surplus for City services

• Ballston Quarter (Source: Arlington County)

11Developer Proposal

Mosaic District (Source: Visit Fairfax)

Landmark Mall Redevelopment (Source: FP)

Ballston Quarter (Source: Arlington County)



Developer Affordable Housing Approach
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The HRP ALX redevelopment’s affordable housing 
commitment is delivered in three forms:

1. Delivery of on-site affordable units, included in all residential phases of 
development (~60 units)

2. Financial contribution to the Housing Trust Fund
3. Public-Private Partnership (PPP) to construct a dedicated +/- 100-unit 

affordable building (Phase II)
 In the approved CDD, the project’s affordable housing contributions may be used 

as a source of funding for the 100,000 SF all affordable P3 project.

Developer Proposal



Process & Community Engagement 
Finalize term sheet for 
Council Consideration

 Performance criteria & 
protections

Community Engagement
 Opportunities
 alexandriava.gov/PRGS
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Developer 
Community 

Meeting,
May 4

May

AHAAC 
Meeting,
May 7

June

Planning 
Commission,
June 2

CC - Introduction 
of Termsheet,

June 9

CC - TIF 
Authorization
& Development 
Approvals,
June 13

FINALIZE TERM SHEET FOR COUNCIL 
CONSIDERATION

April

CM Oral 
Report,
April 28

Community Engagement

http://alexandriava.gov/PRGS
http://alexandriava.gov/PRGS


Project Renderings

14Source: HRP



Discussion
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Photo courtesy of Sam Kittner for AEDP 

Scan here to access 
feedback form:

• Environmental clean-up of challenging site on waterfront

• Infrastructure built including 5+ acres of open space

• Catalyzes $2 billion+ private sector investment resulting in $770M+ in tax revenues

• 1,000+ housing units including 160+/- affordable housing units
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