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Testimony of the Alexandria Commission on Aging on Housing 2040 

June 2, 2026 Planning Commission Meeting 

Good evening Chair McMahon and members of the Planning Commission. My name is 

Michael Schuster. I am the co-chair of the Alexandria Commission on Aging. 

We support the Housing 2040 Plan, particularly goals three and seven promoting tenant 

protections and affordable housing options for older adults, respectively. Let me start by 

putting the issue of affordable housing for older Alexandrians in context. The 

percentage of Alexandria residents over the age of 65 grew by 60 percent between 

2010 and 2030 – from 12,300 to 19,800. These numbers will expand significantly. 

According to the Virginia Joint Legislative Audit and Review Commission or JLARC, 

more than 600,000 Virginians are projected to be 80 years of age or older by 2040 – the 

end date of this Plan.  

As the Plan notes, dealing with this increasing older population with various physical 

needs and price points, the solutions for addressing older Alexandrian’s’ desire for 

appropriate affordable homes will take creative policies and a long time.  

Although the Commission on Aging has long supported a mixed income affordable 

assisted living facility (MIAALF) in Alexandria like Chesterbrook Residences in McLean, 

we know that the financial resources to purchase a suitable location in Alexandria and 

MPA2026-00001
Additional Materials

June 2, 2026



2 
 

having sustaining funds to operate such a facility will take creative financing and time. 

The Commission will continue to advocate for a MIAAFL, but we focus on more 

achievable improvements in 2027.   

 

Thus, the Commission has supported an incremental approach. Here are some 

proposals we hope both the Housing 2040 Plan and City will endorse and pursue in the 

coming years: 

 

1. An increase in the Auxiliary Grant benefit ($2,418 in Northern Virginia) and 

corresponding personal needs allowance ($83) for low income individuals – this 

is the only public program paying for affordable assisted living 

https://dars.virginia.gov/benefits/auxiliary-grant/;  

2. A comprehensive study on adult housing options and services allowing older 

individuals to age in their communities. JLARC is already conducting a study on 

In-home and residential congregate care services for aging Virginians, including 

developing options for expanding the availability of services for older Virginians 

and the potential of expanding them through a Medicaid waiver – scheduled for 

release in 2026 or 2027 

3. Legislation expanding Medicaid waivers for both in-home services and assisted 

living. 

4. The promotion of Universal Design ( https://universaldesign.org/definitionpolicies) 

policies and incentives to support all of us as we age, such as expanding the 

https://dars.virginia.gov/benefits/auxiliary-grant/
https://dars.virginia.gov/benefits/auxiliary-grant/
https://www.arlingtonva.us/Government/Departments/DHS/Aging-Disability/Universal-Design
https://universaldesign.org/definitionpolicies
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Virginia Livable Home Tax Credit.  https://www.dhcd.virginia.gov/lhtc. This has 

been a priority for the Alexandria Age Friendly Plan since 2019. 

This concludes my testimony. Thank you for the opportunity to present our views on 

Housing 2040. 

https://www.dhcd.virginia.gov/lhtc
https://www.dhcd.virginia.gov/lhtc


To: Members of City Council 
Members of Planning Commission 

From: Alexandria Housing Affordability Advisory Committee (AHAAC) 

Re: Housing 2040 Master Plan 

Date: May 28, 2026 

On behalf of AHAAC, we want to commend the Office of Housing for its tireless work on the 
Housing 2040 plan.  The plan does an excellent job of capturing the concerns of the community 
with respect to the city’s housing needs.  It presents a strong set of underlying principles to guide 
the city’s housing activities over the next 15 years.  It illustrates many of the challenges the city 
faces in ensuring a sufficient supply of affordable housing for those at the lower end of the 
income continuum, and it accurately portrays the connections between affordable housing and 
the city’s longer-term economic viability. 

More so than the previous Housing Master Plan, the 2040 Plan addresses the wide range of 
housing issues affecting the city.  It acknowledges and addresses the concerns of a wide range of 
stakeholders – from young renters to elderly couples in assisted living – and it provides a strong 
framework for implementation.  We strongly encourage the Council to approve the Plan at its 
June meeting. 

That said, several critical issues need to be addressed as the Plan is implemented: 

• As currently constituted, the Housing 2040 Plan does not set forth specific benchmarks against
which to measure progress.  AHAAC has communicated this concern to the Office of Housing,
which has committed to developing such benchmarks (e.g., number of new affordable units to be
developed) by the end of calendar 2026.  It is essential that these benchmarks be sufficiently
ambitious to help alleviate the city’s significant shortage of available affordable units.

• There are presently several proposed residential developments that have received approval from
the Office of Housing and City Council but are unable to move forward due to a lack of funding.
Collectively, they include more than 1,300 apartments and condominiums that will be affordable
to low-income households.  Council, in conjunction with the City Manager, must work to
identify funding, financing, and other mechanisms for moving these developments forward as
quickly as possible.

• In our various conversations with the Mayor, Councilmembers, and the City Manager, there has
been an expressed willingness to use the City’s bonding authority to help finance affordable
housing.  We consistently heard that existing bond obligations preclude the City from issuing
new affordable housing bonds in the immediate future, but that such issuances could be feasible
beginning in fiscal 2028.  Yet during the recent budget hearings, City officials stated that such
bonds could not be issued until 2034.  It is unclear why the timeline appears to have changed,
and the delay is likely to make an already severe affordable housing shortage worse.  We have
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heard from several developers that they no longer look at properties in Alexandria due to the 
multi-year delays affecting existing projects. 

• As evidenced by the public feedback to the Housing 2040 Master Plan and the comments from
the Mayor and Councilmembers, affordable housing is the most pressing issue facing the city.  It
is incumbent upon City officials therefore to treat it as a top priority and identify more creative
ways to fund it.  The city’s long-term economic viability depends on its ability to attract and keep
young adults.  Yet Alexandria has been losing such individuals, in large part due to their inability
to find affordable homes to rent or purchase.

Shelley McCabe Sean Zielenbach 
AHAAC co-chair AHAAC co-chair 



2 June 2026

Members of the Alexandria Planning Commission,

As the Alexandria leadership team for YIMBYs of Northern Virginia, we are excited to see a 
transformative housing development on today’s docket, along with a subdivision and an approval for a 
home on a vacant lot, and we ask you to vote yes on all of them. Together, these developments will add 
817 desperately needed new homes to Alexandria. We’d also like to share our enthusiastic support for 
the Housing 2040 Plan, which codifies the importance of expanding housing supply in Alexandria into 
our city’s Master Plan.

Docket item 9, the PGRS redevelopment, will make significant progress to address our housing shortage 
and will also have enormous benefits for the entire community. The first phase of the development will 
transform a rusting power plant into 815 homes, including 19 committed affordable homes, commercial 
space, and almost 5 acres of publicly accessible park space. The development will remove and 
environmentally remediate the power plant, plant more than 400 trees, and widen and improve the 
Mount Vernon trail. The publicly accessible park space will provide many ways to enjoy this currently 
inaccessible section of the waterfront.

We’d also like to comment on Green Building Policy implementation, since this development is a perfect 
example of the importance of flexibility in implementing the 2026 Green Building Policy. This 
development is going forward under the 2019 policy, and the buildings are expected to have Energy Use 
Intensity (EUI) between 35 and 40, slightly above the 2026 policy’s limit of 35. Our understanding is that 
this is common for high-rise buildings. The PGRS development has enormous environmental benefits for 
Alexandria, and in general, every home that is built in walkable, transit-rich Alexandria neighborhoods 
rather than in our car-dependent exurbs is a win for the environment. As the 2026 Green Building Policy 
is implemented, we hope you will bear in mind the value of flexibility to allow the environmental 
benefits of developments like this one in Alexandria.

We would also like to share our enthusiastic support for docket item 10, the Housing 2040 Plan. The 
data presented in the plan is clear – Alexandria has a housing affordability emergency. As the 
introductory section of the plan shows, the cost of renting a home in Alexandria has far outpaced the 
growth in median income since 2000, and the cost of becoming a homeowner has become even more 
extreme – increasing at approximately triple the rate of increase of median income. According to the 
plan, there are approximately 8,700 households on the waitlist for public housing, and approximately 
10,600 on the waitlist for housing vouchers. This cannot be explained away as a money management 
issue by young adults. This is a systematic failure to build enough homes to keep pace with the 
population and job growth in our region. As the plan makes clear, our housing shortage has caused 
numerous life-altering impacts for Alexandrians – from people displaced from their homes when they 
are unable to afford a rent increase, to seniors who are stuck because they are unable to afford a move 
to a home that better supports them as they age, to people who live with health impacts such as mold 
and pests because they are unable to afford a home that supports their health and safety.
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As the plan rightly makes clear, we must use all tools at our disposal to expand the supply of homes in 
Alexandria to meet our city’s urgent needs. We must use our Small Area Plan process to maximize 
housing supply, streamline the development review process, build homes on city-owned land, continue 
the implementation of Zoning for Housing Part 1 and fast-track Part 2, review our zoning and parking 
rules to ensure we encourage development of all types of homes, and encourage innovative technology 
to build more quickly and at lower costs. As members of the Planning Commission, we urge you to take 
seriously your crucial role in making these changes happen. Please vote yes on the Housing 2040 Plan, 
and please consider the urgency of our regional housing crisis in all decisions you make.

We hope Alexandria will continue to welcome new homes of all types, all price points, and in all parts of 
our city to address our regional housing crisis and make our city more economically productive, 
environmentally friendly, and socially connected today and for generations to come.

Phoebe Coy, Alex Goyette, Peter Sutherland, Stephanie Elms and Yasir Nagi
YIMBYs of Northern Virginia Alexandria leads
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