
CREW BRAC Regional Update

October 13, 2009

Michael Chipley
President



• BRAC Regional Overview
• BRAC Alexandria
• BRAC 133 Mark Center
• Executive Order – Sustainable Economy, Energy and 

Environment
• HUD-DOT-EPA Partnership for Sustainable 

Communities

Agenda



BRAC Regional Overview

• Approximately 100,000 
people will likely reverse 
commute initially

• Changes from mass transit 
nodes to SOV nodes

• Cannot  build infrastructure 
(no funds or time) to solve 
the problem

• Impacts housing, education, 
energy, environment, social 
services, city budget

Alexandria is in the cross hair of the target bull’ s eye………



BRAC Regional Overview

• Several million sq feet of existing office space needs to be upgraded
• Federal facilities and leases must be Energy Star/LEED rated
• Federal government in-sourcing and hiring will add approximately 120,000 

new employees in NCR (not BRAC)



Maryland- 44%

County People
Anne Arundel 8%
Baltimore 1%
Calvert 6%
Charles 12%
Howard 3%
Montgomery 2%
Prince Georges 10%
St. Mary's 1%
Other 1%

DC- 6%

County People
N/A 6%

Virginia- 50%

County People
Alexandria City 4%
Arlington 5%
Fairfax 19%
Loudoun 2%
Prince William 8%
Spotsylvania 3%
Stafford 3%
Other 6%

NGA and NCIS move to Ft Belvoir and Quantico MCB respectively

Workforce demographics are radially distributed around current work locations

Federal in-sourcing initiative is additional employees over BRAC baseline

BRAC – NCIS & NGA Demographics



BRAC Alexandria 2005 Actions

• Direct Alexandria BRAC loss actions 7,200 jobs, 
1.4 million square feet (approximately 7% of 
workforce and leases)

• Direct Alexandria BRAC 133 gain action 6,400 
jobs  and 1.8 million square feet

• Indirect BRAC (Contractors) actions impacts 
approximately 14% of workforce and leases

• Approx 9,300 out of the 10,000 businesses 
employ 20 people or less

• Vacating office space in poor shape and not 
compliant (Hoffman at 1M sq ft alone)

• Alexandria needs 5-10 million SF of office space 
designed to federal facility requirements to attract 
other federal agencies

A major paradigm shift was required to create a bus iness environment 
to attract federal agencies and contractors



• How much federal?
o Create “Fed Friendly Zones” around metro?
o Mix federal tenants with commercial tenants?
o Limit federal lease space in any given building to minimize security impacts?

• How much and what kind of large business
• How much and what kind of small business
• Residential/Retail mix in Urban Security environment – tax base
• Changing workforce demographics (Utilization versus sq ft) – telecommute centers
• Carbon Footprint impacts?

• Level II federal agencies, campus and dispersed combinations
• Capture Green and financial sector jobs, low LOP requirements
• Focus on Class A and B+ buildings, redevelop older properties
• Achieve energy reductions 
• Market Quality of Life and Quality of Services
• Encourage regional solutions, resiliency and redundancy versus protection

Alexandria Economic Recovery Options



Objective – 50% business and 50% residential base

Assume 30% federal presence target goal of total business base

Commercial lease space % Commercial lease space %

Current office space - 21 million 100% Future office space – 30 million 100%
0.30 * 30 = 9 million desired

Current federal presence % Alex Post 2011 federal pre sence %Alex
PTO - 2.5 million 11.9% PTO – 3 million 10.0%
DoD - 1.5 million 7.1% DoD – 100,000 0.3%
All others – 0.5 million 2.4% All others - 6 million 19.0%
Total        5.0 million 21.4% Total          9.1 mil lion 29.3%

To support federal presence requires collaboration and innovative solutions; 
maintaining the  Alexandria character, supporting business needs, and growing 
the federal presence are not mutually exclusive, how do to get there?

Preliminary Recovery Recommendations



Funded by OEA, the study had two components:

• Assessment of Alexandria’s existing economic base 
to evaluate the potential impact of BRAC actions 

• Identifying and recommending specific economic 
sectors and industries to be targeted as part of 
Alexandria’s recovery strategy 

Report Recommendations:

• Target federal agencies with most “bang for the buck”
• Attract contractor spin-off
• “Free agent” contractors
• Memberships and trade organizations
• Maintain/expand small businesses

• Creative clusters, boutique firms, “innovation economy”
• Targeted “lightning strikes”

• Headquarters, universities

BRAC SWOT Analysis



Obligated Procurement Dollars to be Performed in Alexandria
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Location Quotient of Key Sectors
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Alexandria Arlington

• Despite reports to 
the contrary…City 
has experienced 
employment growth

• Strongest sectors: 
Membership 
organizations, 
federal employment

• Lagging slightly 
behind: Federal 
employment, 
professional and 
technical services

Location Quotient comparison geography: Closer-in NOVA, including Alexandria, 
Arlington, Fairfax, Prince William, and Loudoun

Alexandria Employment Comparison



Distribution of Establishments by Number of Employe es
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Alexandria Business Base

Small business dominates the market in Alexandria; absorbing 1.4
million square feet of semi-obsolete office space is a challenge…need 
a federal agency to take big chunks!



(a) improve energy efficiency and reduce greenhouse gas emissions of the agency, 
through reduction of energy intensity by (i) 3 percent annually through the end of 
fiscal year 2015, or (ii) 30 percent by the end of fiscal year 2015, relative to the 
baseline of the agency’s energy use in fiscal year 2003;

(b) ensure that (i) at least half of the statutorily required renewable energy consumed by 
the agency in a fiscal year comes from new renewable sources, and (ii) to the extent 
feasible, the agency implements renewable energy generation projects on agency 
property for agency use;

(f) ensure that (i) new construction and major renov ation of agency buildings 
comply with the Guiding Principles for Federal Leadership in High 
Performance and Sustainable Buildings set forth in the Federal Leadership in 
High Performance and Sustainable Buildings Memorand um of Understanding 
(2006), and (ii) 15 percent of the existing Federal capit al asset building 
inventory of the agency as of the end of fiscal yea r 2015 incorporates the 
sustainable practices in the Guiding Principles;

(g) ensure that, if the agency operates a fleet of at least 20 motor vehicles, the agency, 
relative to agency baselines for fiscal year 2005, (i) reduces the fleet’s total 
consumption of petroleum products by 2 percent annually through the end of fiscal 
year 2015, (ii) increases the total fuel consumption that is non-petroleum-based by 
10 percent annually, and (iii) uses plugin hybrid (PIH) vehicles when PIH vehicles are 
commercially available at a cost reasonably comparable, on the basis of life-cycle 
cost, to non-PIH vehicles; and

Executive Order 13423 - 2007

Executive Order 13423—Strengthening Federal Environ mental, Energy, and Transportation Management

Another key element of the recovery strategy……… .



Victory Center
Hoffman Block 2 & 3

Potomac Yard 
Land bays G&H

Focus on Transit Oriented Design

BRAC is an opportunity…

• To market large blocks of 
vacant office space

• Rejuvenate aging office 
cores

Alexandria is rare city in the NCR, many undeveloped parcels around metro



Alexandria has many areas, neighborhoods and parcels that can meet these requirements, however, the process by 
which the federal government advertises, acquires and operates the commercial office lease space can conflict with 
many community objectives. The concept of the Federal Friendly Zones is to identify areas and sites that can support 

the federal requirements and become part of a larger integrated land use decision. Within each FFZ, there are 
three types of utilizations:

• Federal campus 
• Single Federal Occupied Building 
• Single building with federal agency as a tenant (dispersed) 

Working with the local neighborhoods and federal agencies, a new approach can be developed to ensure the community 

grows and prospers to achieve mutually beneficial results (such as transit oriented development, Eco-
City, enhanced water and air quality, etc.).

Another key objective of the Federal Friendly Zones is move from a Protection oriented process (using bollards, 
barriers, street closings, etc) that impact the streetscape and public space, to a Resiliency, Redundancy, and Recovery 
model that relies on enhanced police, fire, emergency management and community preparedness to respond to events 
(whether natural or man made).

Federal Friendly Zones – Why?

DHS and DoD developed separate security standards an d apply them 
differently, both standards have tremendous impacts  on public space, 
transit, communities, and best use of land.

They may have significant conflict with other desig n objectives.



BRAC 133 Mark Center

1. Meet the BRAC statutory deadline of Sep 15, 
2011

2. 6,409 person at single site, minimum of 6,200 
person

3. Satisfy UFC 4-020-02FA for threats and Level 
of Protection and use CPTED

4. Easy and clear authorized person access
5. Establish a strong “campus-like”

atmosphere by protecting and enhancing 
natural environment and common open 
spaces

6. Incorporate sustainable design, LEED Silver
7. Flexible design for future changes
8. Will be done using Building Information 

Modeling (BIM)
9. Submissions due 30 July 2008 

Site to become an annex of Pentagon or Ft Belvoir, property comes off the city tax roll

Mark Center/Duke site selected, approx $1B effort - Contract Awarded 25 Nov 2008

RFP released 6 June 2008,
Build to Suit Campus

Initial Design/Concept



• Façade with step backs
• Traffic (40% SOV and TMP)
• Remote Inspection Facility 

(locate off-site)
• Perimeter protection scheme

Four initial primary city concerns/objectives

• Design meetings underway
• VDOT has initiated a traffic 

study, possible DAR or Econ 
Stimulus project

• City is testing bus routes, DoD
can provide shuttle service to 
mass transit nodes

• Integrate CNA, IDA walkways?
• Minimize hard scape barriers

Proposed RIF

BRAC 133 Initial Campus Design



BRAC 133 Current Campus Design

• Full circulator road, new entry control access point, new perimeter security, new 
façade….but still the RIF

• Traffic, Transportation Management Plan, Buses, Parking still major challenges



Radially dispersed demographic workforce

Site will need new road alignments, 
interchanges, bus routes, shuttles, possible 
HOT Lanes and BRT stop

Alexandria Transit Challenges



Alexandria Transit Study



Alexandria Transit Study Summary

All of the evaluated alternatives would be expected to provide operational benefits but at 
different levels. Additional left turn lanes would be needed between 2011 and 2013.

Although Concept 1 without additional left turn lanes would serve higher number of site 
generated trips than under Concept 4, additional left turn lanes at the critical intersections
would still be needed since the intersection is at capacity and would not serve all the site 
generated project demand. 

Concepts 2 and 3 would be most effective in terms improving the operations at the critical 
intersections but these concepts would require extensive improvement measures and face
various constructability issues.

Concept 4 would need new direct access since some of the critical intersections would 
operate over capacity and would not be able to accommodate significant number of the 
additional site generated project trip demand.

To ensure the full operational benefits of implementing Concepts 1, 2 and 3, proper 
measures need to be taken to prevent any spillback onto the I-395 southbound ramp from 
the new direct access ramps.



BRAC 133 Congressional RIF Letter

Army response was RIF is necessary and will bury and harden…..but still 
right next to city critical infrastructure, major transit and evacuation route



Beauregard Small Area Plan – OEA Grant

• RFP Issued Aug 2009
• Start date expected Oct 2009
• Completion fall 2010

Alexandria is now a “Mixed Action”
Community, eligible for additional 
grants and studies funds

JBG will redevelop their property, Duke 
likely to replan, can expect many 
defense contractors and secondary 
businesses to come to the area

Over time, anticipate employees to 
move to new residential units 

Lexington, MD is a case example



SAME Article - Rethinking ATFP Security Standards

Federal agencies are a critical part of local econo mies, but they also have 
unique security, energy, workforce, and logistics i ssues – a challenge to 
balance with community objectives, but the status q uo is not an option

DOD under the ATFP 
standard is supposed to have 
facilities in compliance by 
Oct 2009

• Fiscally and physically 
cannot be done

• Not risk based
• Inflexible
• Contractor facilities?

DoD ATFP Standards Dilemma



DoD BRAC Lease Renewal Letter

Ladies & Gentlemen, some of the coverage this week regarding the
recent DOD memorandum about lease extensions in the National 
Capital Region have mistakenly asserted that the memorandum 
extends the BRAC relocation deadline. The memorandum does not 
extend the BRAC relocation deadline and has no effect on BRAC 
relocation requirements. The Department has a legal obligation and a 
plan in place to close and realign all installations as recommended by 
the BRAC Commission by September 15, 2011. 

The application of this deadline to some leases that include BRAC-
affected organizations, however, would require those organizations to 
move twice: once when their lease expires, and again when their 
receiving facilities are completed, but not later than the BRAC 
deadline of September 15, 2011. In order to avoid the mission 
disruption and waste of resources that could come with any double 
move, DOD authorized a deferral of the applicability of the DoD
antiterrorism standards for leases in the National Capital Region with 
BRAC-affected tenants. This enables renewal or extension of those 
leases even though those spaces might not meet the DOD 
antiterrorism standards. 

DONALD N. CARR
Director of Public Affairs

United States Army Fort Belvoir



The new Executive Order requires agencies to measure, manage, and 
reduce greenhouse gas emissions toward agency-defined targets. It 
describes a process by which agency goals will be set and reported to the 
President by the Chair of CEQ. The Executive Order also requires agencies 
to meet a number of energy, water, and waste reduction targets, including:

• 30% reduction in vehicle fleet petroleum use by 2020; 
• 26% improvement in water efficiency by 2020; 
• 50% recycling and waste diversion by 2015; 
• 95% of all applicable contracts will meet sustainability requirements; 
• Implementation of the 2030 net-zero-energy building  requirement;
• Implementation of the stormwater provisions of the Energy 

Independence and Security Act of 2007, section 438; and 
• Development of guidance for sustainable Federal building locations in 

alignment with the Livability Principles put forward by the 
Department of Housing and Urban Development, the Department of 
Transportation, and the Environmental Protection Agency.

Executive Order October 2009

Applies to all BRAC projects, businesses should thi nk strategically and 
long-term…we’re not in Kansas anymore!



HUD-DOT-EPA Partnership



• BRAC recapitalizes the DoD infrastructure – badly needed
• Mid-Atlantic Region had a net gain as result of BRAC
• Significant grant funds come with BRAC actions
• BRAC 133 workforce gain offsets the loses, but city loses tax base
• City grant for Beauregard Seminary Small Area Plan
• City has numerous sites that meet federal agency requirements

• Victory Center
• Potomac Yard
• Braddock
• Eisenhower

• Vacating DoD units office space will ultimately be backfilled
• Upgrade to the building stock, transit, environment
• Energy efficient

• Business opportunities abound, contact SBDC, Chamber, AEDP

BRAC, ARRA, and the Executive Orders are accelerating what would likely 
have happened in a longer time frame, are you ready?!

BRAC Summary



Contact Information

Michael Chipley PhD PMP LEED AP

14812 Sun Meadow Ct

Suite 101

Centreville, VA 20120-1226

Cell: 571-232-3890

E-mail: mchipley@pmcgroup.biz

Web site: www.pmcgroup.biz


