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Southern Towers - The $500M+ sale of the West End 
apartment complex- more than 3M SF- is one of the 
largest recorded sales in the history of the Washington 
Metro region.
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DEVELOPMENT IN ALEXANDRIA
D E V E LO P M E N T U P D AT E

'Partnership Building'
N O RT H  P OTO M A C  YA R D

• Developer: JP Morgan/JBG Smith

• Delivery: Q2 2024

• Anchor: Virginia Tech University (75,000 
SF)

• Office: 232,500 SF

• Retail: 32,600 SF

Potomac River Generating Station
N O RT H  O L D  TO W N  /  WAT E R F R O N T

• Developer: Hilco Redevelopment 
Partners

• Delivery: 10+ years

• Envisioned as a mixed use/Innovation 
District 

• Approved for 2.1+ million SF of 
development on 15 - 18 acres of 
waterfront 
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Innovation District - Phase One
N O RT H  P OTO M A C  YA R D

• Developer: JP Morgan/JBG Smith and 
The Virginia Tech Foundation

• Delivery: 2024 - TBD

• Office: 630,400 SF

• Residential: 554,200 SF (718 units, +/-)

• Retail: 129,900 SF

• Academic: 600,000 SF

APTA Centennial Center
S O U T H  P OTO M A C  YA R D

• Developer: JBG Smith

• Delivered: WInter 2020

• Owner-Occupier: American Physical 
Therapy Association 

• Available: 42,000 SF of Trophy Class A 
space 
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Landmark Mall / INOVA Hospital
L A N D M A R K  /  VA N  D O R N

• Developer: Foulger Pratt/Howard 
Hughes Corporation/Seritage Growth 
Properties

• Delivery: Hospital - 2028 target; several 
buildings - 2025 target

• Anchor: INOVA Health Systems-three 
building campus including hospital, 
cancer center and doctors' offices

• 4 million SF total development - 
includes residential, medical office, 
retail and entertainment.

Holiday Inn Express
O L D  TO W N  N O RT H

• Developer: Shakti LLC

• Delivery: Q1 2022

• Hotel: 98 rooms / 50,000 SF

• Hotel replaces the former “Towne 
Motel”.  A portion of the former hotel 
was a historic townhouse which was 
temporarily relocated to the back 
of the lot to allow excavation of the 
underground parking garage and 
foundation for a new hotel. The historic 
home will be reincorporated back into 
the final 50,000 SF hotel design. 
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T R E N D S
The onset of COVID-19 in 2020 not only created new trends but also accelerated trends that were already 
underway. While new trends emerged because of COVID, there were certainly others that ended just as abruptly. 
The hardest hit areas have been tourism, restaurants & retail, the use of office buildings, mass transit ridership, and 
live entertainment. That said, it is expected cities will bounce back in three to five years largely due to the appeal 
and vitality of entertainment, finance, technology, and education.  In the interim, some companies and residents 
alike will choose temporary locations, smaller cities, or the suburbs. Cities will likely adapt by adding more green 
space and outdoor activities to help ease congestion.  
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Trends Accelerated by COVID-19
 › Telework 
 › Suburban migration 
 › Safety/health concerns for indoor public spaces  
 › Affordable housing crisis 
 › Public open space 
 › Retail sector transformation 
 › Concerns about racial equity 
 › Federal deficit 
 › Bikes and scooters 

Trends Slowed by COVID-19
 › Appeal of cities and density
 › In-person meetings/conferences/ business travel 
 › Experiential retail 
 › Health/wellness establishments 
 › Tourist-oriented retail/leisure travel/tourism 
 › Mass transit use 
 › Apartment amenity wars 
 › Live entertainment/movie theaters 
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2020 OFFICE TRENDS
O F F I C E  U P D AT E

Since the onset of the pandemic, office tenants have 
undertaken a massive shift to working remotely. Most 
employees continue to work from home (WFH) even 
though many communities have eased restrictions 
and allowed companies to reoccupy offices. That said, 
it is estimated that roughly a quarter of companies 
nationwide have returned to the office, and many 
have offered a hybrid model to remain flexible going 
well into 2021. Until people have greater confidence 
to gather, which requires significant availability and 
utilization of vaccines, it is unlikely that companies 
will make a full return to the office.  Until then, remote 
working will continue and the role of the workplace 
will likely reshape the office market for years to come. 

2020 Trends

 › Teleworking

 › Stalled new leasing activity

 › Virtual building tours 

 › Short term office lease extensions (1- 2years) 

 › Nationally, one-third of all renewals were for 
one year or less – triple the norm for office 
activity (Cushman Wakefield)

 › Office closures (temporary and permanent)

 › Renegotiated leases with smaller footprints, 
sublease space

 › Flight from dense City locations

2021 Predictions

 › A shrinking office footprint - expected to be 10-
15% smaller due to telework options offset by 
increased social distancing. 

 › Companies will move to a hybrid office model 
of 30% in person and 70% remote work as an 
equation for optimal productivity. The equation 
takes into account found time for employees with 
the elimination of a commute.

 › Satellite offices will likely open in suburban 
areas closer to where pockets of employees live 
however, businesses are unlikely to vacate CBDs 
or large cities entirely because businesses will 
continue to be drawn to talent.  

 › A partial recovery of the office market is expected 
in 2022-2023 timeframe based upon the belief 
that a centralized workplace helps foster 
communication, creativity, and collaboration 
that cannot be replicated by teleworking. It 
also reinforces the importance of establishing 
corporate culture, brands, training, and 
mentorship programs. 

 › Conversion of obsolete offices to residential are 
expected to increase as demand for residential 
persists and financing for that use remains readily 
available in the short to mid-term.

The return to the office will be driven by several 
factors:  

 › The control of the transmission of the virus 
impact on employee confidence; 

 › How quickly the U.S. can roll out vaccines to the 
majority of the workforce; 

 › How quickly schools can reopen; 

 › How company liability concerns will be 
addressed; and 

 › Government policies and procedures. 

277 South Washington Street - The Atrium. Future home of the third location for ALX Community, and 
second concept from the chef & owner of Stomping Ground, a popular Alexandria restaurant.
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This represents little change in vacancy from Q2 2020. Total Vacancy (includes sublets) was 13.1%, representing a 
modest (.5%) increase over last year. It is anticipated that vacancy and sublease availability will continue to increase 
over the next year or two as firms reevaluate their real estate office needs post-Covid. In the interim, companies are 
opting for short term solutions, offering sublease space to the market, or renewals until the office market can be 
assessed.

Rents are expected to decrease as companies start to make more decisions and take advantage of the oversupply in 
the second half of 2021; Cushman & Wakefield indicates that rents will bottom out in most markets by the first half 
of 2022.  

A strong net absorption marked the end of a challenging year with the delivery of the American Physical Therapy 
Association building (106,000 SF) in South Potomac Yard.  Roughly 40,000 SF of Trophy Class A space is available 
immediately across from the new Potomac Yard Metro Station, scheduled to open in the first quarter of 2022.

Systems Planning & Analysis (SP&A), a defense contractor, expanded their headquarters presence at 2001 North 
Beauregard Street, leasing the remaining balance (80,000 SF) of the 240,000 SF building earlier in 2020. ALX 
Community took 16,063 SF at 277 South Washington Street, expanding their presence in the City of Alexandria.  They 
will be joined by a new concept from the chef and owner of Stomping Ground restaurant that leased the former 
Society Fair restaurant and market space.  

DIRECT VACANCY RATE 13.47%

ALEXANDRIA RENTAL RATE $33.85/SF

NET ABSORPTION 81,098 SF

NOTABLE LEASE TRANSACTIONS SP&A | ALX COMMUNITY

O F F I C E  U P D AT E

Sources: ULI; Avison Young; Costar

Vacancy
Net Absorption
Asking Rents

O F F I C E  I N D I C ATO R S

 › 1033, 1055, 1111 North Fairfax Street – Community 3 Development acquired the former American Physical 
Therapy Association buildings for a residential (condo/apartment) conversion for $28.95 million ($267/SF).  This 
project is located in Old Town North and will include an arts anchor as part of the bonus density gained from 
redevelopment. 

 › 2000-2014 & 2034 Eisenhower Avenue and 301-319 Hooffs Run Drive - This mix of flex warehouse, retail and 
office, filled with tenants catering to the USPTO facility, recently traded hands between seller Perseus to buyer 
Fundrise for $72.8 million ($250/SF). This is slated to be a future mixed-use redevelopment site outlined in the 
East Eisenhower Small Area Plan.  

 › 1199 N Fairfax Street – Akridge recently sold this 109,000 SF office building in Old Town North to Whitaker 
Investments for $29.3 million ($271/SF).

 › 1421 Prince Street – This 96% leased office property was sold by Brookfield properties to Empire Leasing, Inc. 
for $18.2 million ($345/SF).

 › Office & Retail Adjacent to Torpedo Factory  - Air rights transaction transferred ownership of 101 N. Union, 
1 & 5 Cameron, and retail pad site to Torpedo Factory 66, LLC, controlled by a local real estate group for an 
undisclosed amount. The 60 year ground lease with the City of Alexandria will expire in 2048. 

NOTABLE SALES - OFFICE
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NATIONAL AND REGIONAL 
RETAIL TRENDS AND FORECASTS

R E TA I L  U P D AT E

During 2021, the retail industry will be facing 
a painful transformation as millions of small 
businesses and familiar national brands 
will close their doors.  The pandemic has 
been especially hard on restaurants and 
entertainment, ironically the best-performing 
industry segment in recent years. In fact, 
most retail businesses that depend on social 
interaction have seen significant declines in 
revenue due to either government restrictions 
on how they operate or consumer reluctance 
to patronize physical stores or restaurants 
in order to stay safe. But the falloff in sales 
extends much further than just food and 
entertainment. 

Most retail lines—outside of grocers, 
drugstores, and home improvement—have 
experienced a significant loss in sales due 
to the e-commerce industry which has been 

capturing a greater share of retail spending.  
That said, much of the shift will prove 
temporary and consumers will revert back 
to physical retailers—especially restaurants 
and entertainment—but not until a vaccine 
is widely distributed and shoppers feel 
comfortable venturing out to stores and cafés. 

Even with the many challenges that COVID-19 
poses to consumers and retailers, the 
overwhelming share of goods and services 
are still purchased in physical stores, and that 
share is bound to rise again once it is safe for 
people to resume their normal routines. The 
vast majority of stores and shopping centers 
will not only survive but thrive—after some 
painful times and tough adjustments. 

Eden's Old Town North development, where newcomers include 
Woo Boi Chicken, St. Elmo's second location, and Hinata Sushi. 
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2021 FORECAST

Old Hat Gastro Pub
Del Ray Boccato
Via Volcán
Mas Seafood
Brewski's Barkhaus
King & Rye

Chewish Deli
M-O-N-T-E
Hank & Mitzi's Italian Kitchen
The Company of Books
Thai Signature
Mount Purrnon

Double Apple Lounge
Piece Out
Goodies Frozen Custard
Mason & Greens
Hinata Sushi Bar & Grill

Retailers surviving the pandemic have utilized tech-savvy innovations quickly and efficiently. Many have 
successfully partnered with suppliers to increase the availability of essential items as well as enhanced 
service through delivery and curbside pick-up apps. 
 › 37% of US consumers said they limited all in-store purchases
 › Discretionary spending shift from retail goods and restaurants to health care, housing and recreation, 

much less so on apparel, furnishing and other retail goods 
 › Delivery/curbside pick-up options/pick up windows
 › Free delivery and return options
 › Tech applications -touchless payment systems, online order and prepay option 
 › Distance dining and increased outdoor dining options – street closures, parklet programs, beer gardens

Emmy Squared Pizza
Tropical Smoothie Café
Rocket Fizz Alexandria
Patagonia
Get Air Trampoline Park
PLNT Burger 

CorePower Yoga
Fat Face
Sephora
St. Elmo's Coffee Pub (Second 
Location)
Woo Boi Hot Chicken

Cut and Shave Barbershop 
(Second Location)
E60 Fitness
Silver Diner
Sisters Thai
Club Pilates

REGIONAL & NATIONAL BRANDS RECENTLY OPENED OR ANNOUNCED

2020 TRENDS

LOCAL BRANDS RECENTLY OPENED

R E TA I L  U P D AT E

Sources: ULI; McKinsey; Salsify; Brookings Institute

Vacancy
Net Absorption
Asking Rents

R E TA I L  I N D I C ATO R S

 › Consumers will trend towards certainty and loyalty when choosing how to shop
 › Mobile will play a major role in the grand reopening. Even pre-pandemic, 45% to 50% of retailers had 

planned to prioritize a mobile app or point-of-sale experience in 2020
 › Consumers might be less openly engaged than they were pre- pandemic, however social media, 

particularly targeted ads, made up 51% of purchases in 2020
 › Facebook and Instagram will remain top of mind-  more than 42% from Instagram and 24% from 

Facebook users made purchases from ads seen on these platforms while Pinterest will make a strong 
surge for users actively seeking content around interior design, style and recipes

 › 43% of consumers expect to continue to shop more online after the pandemic
 › Spike in applications for new businesses looking for cost effective opportunities especially with an 

increased number of retail spaces now available
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ECONOMIC TRENDS IN THE D.C. REGION
E C O N O M I C  U P D AT E

Historically speaking, 2020 will likely be considered 
as one of the most difficult years on record. However, 
there are clear signs with the availability of a vaccine 
that the world is turning a corner, and as a result, the 
economic outlook is beginning to trend upward. 

The general consensus predicts U.S. real GDP will 
grow in the 4-5% range in 2021, with more recent 
forecasts on the higher end. A strong pent-up 
demand dynamic is forming, and it is becoming 
increasingly clear that the worst of the pandemic’s 
impact on the economy is also largely behind us.

The Washington region’s economic recovery has 
lagged since the fall of 2020 and is likely to continue 
at least until spring 2021, when the rate of recovery is 
projected to increase. The economic improvement in 
2021 will be the result of three 
key factors: the end of the 
second wave of the pandemic, 
arrival of spring weather that 
will allow for more outdoor 
activities, and an increase in 
vaccination rates. 

According to The Stephen 
Fuller Institute at the Schar 
School,  increasing vaccination 
rates will further accelerate 
the economic recovery later in 
2021, resulting in the recovery 
of a projected 138,500 jobs, 
or about two-thirds (66.5%) 
of all the jobs that were lost in 

2020.   A full recovery in jobs is projected to occur in 
2022, adding 117,800 jobs, or an increase of 48,300 
jobs compared to 2019. In 2023, the majority of the 
sectors in the Washington region are projected to 
have recovered from the pandemic and will need to 
generate new business plans separate from those 
of the 2020-2022 period, which were affected by 
the pandemic. As a result, the region is projected 
to add 37,400 jobs in 2023, an increase that is in 
line with the long-term annual average change 
prior to the pandemic of 38,840 but smaller than 
the gains during a typical business expansion. 
Growth in 2024 is projected to strengthen and the 
region is forecasted to add 51,900 jobs, an increase 
that is similar to the post-Sequestration business 
expansion pattern in 2015-2017.

Sources: ULI, The Stephen S. Fuller Institute, Bureau of Labor Statistics8 A E D P  2 0 2 0  Y E A R  E N D  R E P O R T



Year End 2020 Year End 2019 Change

Unemployment Rate 4.8% 1.8% Sharp Increase

Average Weekly Wages $1,554 $1,526 + 1.83% 

Job Count 94,288 100,983 -6.63% 

Payroll Job Growth (No. of Jobs)
Washington, D.C. Metro Area, 6 months ending December 2020
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The unemployment rate in Alexandria continued to sharply increase between December 2019 to December 2020. This was driven by 
massive national economic shutdowns caused by COVID-19. Alexandria has the fourth lowest unemployment rate in the Washington 
Metro Region. Unemployment has increased across the Washington Metro Region and will likely remain fluid for the duration of the 
pandemic.

Jobs
Median Wages
Unemployment

E C O N O M I C  I N D I C ATO R S

3.8%

E C O N O M I C  U P D AT E
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NATIONAL AND REGIONAL 
RESIDENTIAL FORECAST

R E S I D E N T I A L U P D AT E

Despite the negative impact of Covid-19 on the 
economy, the housing market experienced a 
V-shaped recovery due primarily to historically low 
interest rates, the importance and value placed 
on the “home”, and a strong pre-COVID housing 
market. These factors combined translated into 
a pent-up demand for homes.  The single-family-
housing market began trending up significantly 
whereby people (and businesses) were moving in 
all sorts of ways—to different geographies, from 
denser cities to the suburbs, from an apartment 
to a home, and, for some, back “home” to live with 
family members.

NOTABLE RESIDENTIAL SALE

Southern Towers
• Sale Price: $506,000,000, one of the largest 

apartment deals ever recorded in the 
Washington market. 

• Sale Date: August 19, 2020
• Size: 2,947,547 SF (5 apartment buildings - 

2,311 units; 6,450 SF retail building anchored 
by 7-Eleven; 36.6-acre surface parking lot;  
community amenity area) 

• Buyer: CIM Group, Los Angeles, CA
• Seller: Snell Properties and Caruthers 

Properties, Arlington, VA

Rendering of Braddock Gateway Phase II & III, a 628-unit multi-apartment complex at 1001-1087 N. Fayette 
Street under construction and owned by Carmel Partners. The project also includes 10,850 SF of retail.

Sources:ULI1 0 A E D P  2 0 2 0  Y E A R  E N D  R E P O R T



 End 2020 End 2019 Change

Average Home Sale Price $664,881 $585,802 +13.49% 

Average Sale Price, 1-2 Bedroom Homes $707,395 $686,949 +2.98% 

Average Sale Price, Condominiums $438,424 $397,689 +10.24% 

Total Units Sold 2,732 2,508 +8.93% 

Average Days on the Market 18 18 0% 

The Alexandria residential market showed a significant increase in average home sale price and condo sale price year-over-year 
compared to 2019, including an increase in the total number of units sold. This follows the national trend for residential sales, with 
buyers leaving large cities to settle near urban or in suburban areas due to more flexibility in working from home.  

Units Sold
Avg. Days on Market
Median Sales Price

R E S I D E N T I A L I N D I C ATO R S

2 0 2 1  R E S I D E N T I A L T R E N D S

 › A stronger preference for the suburbs, signaled by the sizable number of people who will enter their 
family formation years 

 › First-time buyers who are most likely to be living in dense apartments that lack “social distancing” 
opportunities  

 › Young and growing families who have been wanting to buy for some time who have little fear of 
losing their job soon, and are more focused on low payments than on price appreciation

 › “This family segment will be a boon to the nearly 80 percent share of household growth that we expect 
will be captured by the suburbs (or suburban markets) in the years to come, bringing with them a desire 
for more urban-like conveniences.”  – ULI Emerging Trends

 › Markets that will outperform will offer a good combination of economic diversity, best job growth and 
relative housing affordability, along with less exposure to industries affected by Covid-19

 › Healthy and sustainable living - the fastest-growing trends in homebuilding and community design 

 › Increased demand for smart-home technology, more touchless control sinks, motion sensor lights, 
and voice commands

 › Seamless transitions into outdoor space, fresh air, open spaces, and oversized windows to bring in 
natural light 

 › Desire for quiet, private space with good access to technology for working from home/schooling 
from home

 › Growing requests for separate living areas and kitchens and private entrances for multi-
generations, perfect for an aging parent or an adult child
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A L E X A N D R I A E C O N . O R G

703-739-3820 |  INFO@ALEXANDRIAECON.ORG |  625 N. WASHINGTON ST. , STE. 400, ALEXANDRIA, VA 22314

LINKEDIN:  ALEXANDRIA ECONOMIC DEVELOPMENT PARTNERSHIP  |  FB/IG/TWITTER:  @ALEXANDRIAECON  

This publication is part of our research and data series on the City of Alexandria. This report is released twice a year and provides the latest updates 
on the City’s economy, the status of different development projects, insights into the office and retail markets, and residential sales patterns. With 

this information, we hope to provide a comprehensive snapshot of the City of Alexandria for real estate professionals, business owners, and the 
general public. If you would like an update on any of this information between our major publications, please feel free to reach out to us.


