
 
HOUSING COMMISSION 

 
APPROVED MEETING NOTES – September 10, 2015 

Attendance 
 Present  Present 

Borthwick, Russell Y       Onyebuchi, Joe - 
Blank, Rolf Y Withers, Larry Y 
Bray, Holly Y   

     Browne, Paul Y Staff:  
     Certosimo, Jeff - Franklin, Joel Y 
     de Ferranti, Matt Y Planning Comm. Liaison:  
     Desai-Seltzer, Khyati Y        - 
     Gee, Evelyn -   

Hogan, Alice Y Disability Advisory Comm Liason  
     Lederer, John Y        Ray, Doris Y 

    
 
Held in:  Courthouse Plaza, 2100 Clarendon Blvd, Room 311 
 
Other Staff Present: Melissa Cohen and Yoomie Ahn of the Housing Division, Department of 
Community Planning, Housing and Development (CPHD) 
 
The Chair, Holly Bray, called the meeting to order. 
 
Approval of Notes 
Holly Bray moved approval of the July 9, 2015 notes, Larry Withers seconded and the motion passed 
unanimously. 
 
Affordable Housing Master Plan and Implementation Framework 
 
Staff Presentation 
Since the request to advertise we have had additional materials prepared on geographic distribution 
of affordable housing; open houses in July; virtual open house and survey; additional meetings with 
community groups; request to Arlington Public Schools for information; and were at the Arlington 
County Fair.  There were 192 survey respondents to the survey and the majority agreed with the 
geographic distribution policies in the plan and agreed with the forecast of where affordable housing 
should go.  The Affordable Housing Master Plan will establish the County’s long range policy for 
affordable housing. The Master Plan is proposed as an element of the County’s Comprehensive Plan. 
This will be an important milestone in the evolution of the County’s affordable housing policy, it will 
lay a solid foundation for the County’s future and its ability to achieve its vision of a diverse, inclusive 
and sustainable community. The affordable housing policy that is the heart of the plan has been 
developed based on the analysis of housing needs and the values established in the principles. This 
policy is organized under three goals, each supported by objectives and more specific policies. 

• We must have an adequate supply of housing to meet our community’s needs 
• We need to enable access to that housing for all segments of the community 
• And our affordable housing efforts will contribute to our community’s sustainability 

 

 



For affordable rental housing we propose a target that 17.7% of the County’s housing stock should 
be affordable to households at or below 60% of AMI, this would preserve the economic diversity that 
the County currently has. We have taken the approach that a sufficient supply means that the 
amount of housing affordable to lower income households equals the number of lower income 
households.  For ownership. in order to maintain the diversity of incomes among homeowners, 
28.4% of the housing stock added will need to be affordable for middle income households with 
incomes between 80% and 120% of AMI.  
 
The Implementation Framework describes how the county will achieve the goals and objectives 
established in the Master Plan, we will be asking the County Board to accept this document as 
administrative guidance. The Framework details existing tools, recommends how these tools could 
be modified, and proposes potential tools that should be considered to advance the affordable 
housing policy. Each of the recommendations and potential tools in this framework will require 
additional research, development and deliberation. The framework is organized in three general 
areas of financing tools; land use and regulatory tools; and services.  The near term priorities include 
revising AHIF guidelines to reflect the geographic distribution policy; looking at the accessory dwelling 
ordinance; doing an affordable by design study; and assistance for condominium associations. 
 
Public Comment 
Mike Chiappa from APAH said that he is in support of the Master Plan and would like to thank the 
Commission for all your work on the Plan.  He noted that we have an affordable housing crisis in 
Arlington with 7,000 households that are rent burdened.  APAH works exclusively in Arlington and is 
committed to this work and especially with regards to geographic distribution.  They are interested in 
working in both acquisition and redevelopment to help solve this problem and encourages the 
Commission to support the plan. 
 
Commission Questions and Discussion 
Matt de Ferranti asked what the amendment language entailed.  Russell Schroeder said that right 
now the current goals are in the land use plan so the amendment removes those goals so that it isn’t 
conflicting and then identifies that we now have an affordable housing element.  Rolf Blank asked if 
the 2040 forecast is making some assumption about investment and what might happen or is it a 
straight trend line.  Russel Schroeder said that it is somewhat meant to direct rather than assume, 
we are dependent on developers to bring deals to us and we use AHIF and other tools to achieve this 
goal.  The Plan also aligns housing policy with land use policy.  Khyati Desai-Seltzer asked why there 
are areas of the County that will have lower percentages of affordable housing than what they 
currently have.  Russell Schroeder said that the Columbia Pike Area Plan anticipates that there will 
be a loss of market affordable units in the central part of the Pike and in Westover we will need to 
come up with some tools because the buildings there are so small, we will work to preserve them but 
it will be hard and 700 units will be ambitious for that area.  Russell Schroeder noted that not all of 
these are going to be new units, in the past 70% of the affordable units have comes from 
preservation and of the growth that will happen, the question is how are we going to grow and what 
kind of community do we want to be. 
 
Paul Browne asked for an explanation of how the threshold no net new works. Russell Schroeder 
said that this is something that is established by HUD for Federal funds and it would be for a Census 
tract that is three times the metro poverty track rate which means about 24% right now.  He said that 
there is currently only one in the County right now which is Columbia Heights West.  Alice Hogan 
asked if staff has a sense on how the near term priorities will unfold and Russell Schroeder said that 
we still need to do some thinking about those.  Alice Hogan said that it would be helpful to let people 
know that we are trying to get back to where we are and to note that 70% of the affordable units 
come from preservation.  She said that it would also be good to show the loss in different areas of 
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the County and that the SOL scores aren’t having a negative impact.  Matt de Ferranti said that he 
agrees and that geographic distribution continues to be the main concern and it would be good to 
highlight the things that Alice noted.  Khyati Desai-Seltzer asked if homeownership is spread out 
through all these goals and Russell Schroeder said that it is mainly in the supply goal. Doris Ray said 
that the disability community has asked for a Section 8 preference for people moving out of nursing 
homes to independent living. Russell Schroeder said that Section 8 is overprescribed and that the 
Housing Grants program is available and is better suited to meet that need.  Doris Ray said that she 
would like to understand why accessible unit production is not under supply and Russell Schroeder 
said that it bridges both areas and could be supply or access and that when the Working Group 
drafted it they felt that it was part of access. 
 
The Commission advises the County Board to adopt the Affordable Housing Master Plan as an 
Element of the Comprehensive Plan; accept the Affordable Housing Implementation Framework as 
administrative guidance; and adopt the related Amendments to the General Land Use Plan.  The 
Commission vote on the motion was 9-0.  Members in favor are Mr. Borthwick, Mr. Blank, Ms. Bray, 
Mr. Browne, Mr. de Ferranti, Ms. Desai-Seltzer, Ms. Hogan, Mr. Lederer and Mr. Withers. 
 
Pentagon Centre Site Plan 
 
Staff Presentation 
The 16.8 acre site, often referred to as the Costco site, is located at 1201 S. Hayes Street and 1200 
S. Fern Street. The site is bounded by 12th Street South (north), S. Fern Street (east), 15th Street 
South (south), and S. Hayes Street (west).  Kimco is requesting an amendment to its Pentagon 
Centre Phased Development Site Plan (PDSP) and its Phase 1 Final Site Plan which were originally 
approved in July of 2008. The Phase 1 Final Site Plan approved in 2008 included approximately 
520,000 square feet of new commercial and retail space. Kimco is currently requesting an 
amendment to build 742,800 of new residential and retail space instead. The Phase 1 Final Site 
Plan permits the addition of multiple buildings on-site, with little demolition of the existing by-right 
retail development.  The full build out of the PDSP will consist of over 1.8 million square feet of 
office, residential, hotel, and retail development to be completed in three phases.  In order to 
accommodate existing long-term retail leases, the second and third phases of development were 
projected to occur approximately 20 and 40 years from the date of the original approval. 
The affordable housing contribution will consist of two components: 
 
1. ZO §15.5.8.C (Affordable Housing Ordinance): Contribution on the project’s base density of 1.5 

FAR, with Kimco’s choice of $1,782,836 cash contribution, 10,164 square feet of affordable 
units on-site (approx. 10 units), 15,247 square feet off-site nearby (approx. 15 units), or 20,329 
square feet off-site anywhere in the County (approx. 20 units); and 

 
2. ZO §15.5.8.H (GLUP Changes): Contribution on the density > 1.5 FAR achieved through the 2008 

GLUP Change. Kimco proposes 13,424 square feet of on-site affordable units (11 units). 
 
Commission Questions and Discussion 
Alice Hogan asked if the 11 units is from 2008 and Evan Prichard said that there was no affordable 
housing contribution in 2008, it was commercial and was below the tipping point.  They have since 
changed the proposal and now it equates to 11 units.  Alice Hogan asked how the 10% relates to 
other projects and Melissa Cohen said that it is the same as other projects.  Alice Hogan asked how 
would we incentivize you to do more and Evan Prichard noted that they are still looking at options to 
do onsite for the base ordinance contribution.  Alice Hogan asked how they envision the units to be 
mixed in with other units and the applicant said they will be scattered throughout the building and 
they are hiring Buzzoto to manage and they are familiar with this process.  Alice Hogan asked if the 

3 
 



amenities are identical and the applicant said that is correct.  Khyati Desai-Seltzer asked if the 
change was because the office market wasn’t there and the applicant said that is correct.  Matt de 
Ferranti asked when will this go up and the applicant answered that it will come online in 2018.     
 
The Commission advises the County Board to support the affordable housing program as described 
in the site plan report.  The Commission vote on the motion was 9-0.  Members in favor are Mr. 
Borthwick, Mr. Blank, Ms. Bray, Mr. Browne, Mr. de Ferranti, Ms. Desai-Seltzer, Ms. Hogan, Mr. 
Lederer and Mr. Withers. 
 
The Commission supports this project because the applicant’s proposed affordable housing program 
is consistent with the Zoning Ordinance requirements for site plans and the Pentagon Centre Phased 
Development Site Plan condition.  In addition, the eleven units obtained through the GLUP change 
would further the following County Board-adopted Affordable Housing Goals and Targets:  
 

• Goal 1, Target 1A: 1 of the CAFs would be fully Type A accessible and able to serve persons 
with physical disabilities. 

• Goal 5, Target 5B: The project would expand the County’s CAF supply with 11 new units. 
• Goal 7, Target 7B: 6 of the 11 CAFs (or 55%) would be family-sized. 
• Goal 8, Target 8A: The project would bring 11 CAFs to a metro station area 

 
Courthouse Square Plan 
 
Commission Questions and Discussion 
The Commission voted to not endorse the Plan.  The Commission vote on the motion was 9-0.  
Members in favor are Mr. Borthwick, Mr. Blank, Ms. Bray, Mr. Browne, Mr. de Ferranti, Ms. Desai-
Seltzer, Ms. Hogan, Mr. Lederer and Mr. Withers. 
 
The Commission voted against endorsing the Plan mainly because of the lack of emphasis on 
furthering affordable housing goals.  The forthcoming Affordable Housing Master Plan highlights the 
importance of integrating affordable housing goals and policies into County sector plans.  “In order to 
provide a wide base of opportunities for lower income households and achieve a broader distribution 
of affordable housing, new or updated area and sector plans will address how these plans further 
the goals of the Affordable Housing Master Plan.”  The version of the plan that was presented to the 
Commission in April had a paragraph referencing the Affordable Housing Master Plan but that 
language was subsequently removed from the draft that was released on September 1, 2015.  
 
The Courthouse Square Plan only relies on the affordable housing ordinance and bonus density to 
achieve affordable units.  This area provides a unique opportunity to leverage county-owned land to 
create a greater number of transit accessible affordable units than provided for by the ordinance.  
The Commission feels that this is a missed opportunity if the County is serious about providing more 
units along transit corridors and creating a greater distribution of affordable housing. 
 
Clarendon West Site Plan 
 
Staff Presentation 
The 3.41 acre site plan area is comprised of three compositions of properties, 1) the block generally 
bound by Washington Boulevard, the Beacon Apartments, 12th Street N., and 13th Street N.; 2) the 
block bound by N. Irving Street, the alley behind a retail strip along Wilson Boulevard, N. Hudson 
Street, and 13th Street N.; and 3) properties located between N. Johnson Street and 13th Street N. 
and between the New England Antique Furniture Repair shop and the Bromptons at Clarendon 
dwellings. The properties on the east side of 13th Street N. operate as the Red Top Cab of Arlington 
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headquarters.  The site plan proposes to redevelop the Red Top Cab properties in Clarendon with 
three free-standing multi-family residential buildings consisting of 584 dwelling units and 1,295 
square feet of retail use.  The total affordable housing bonus density is yet to be determined and the 
Affordable Housing Ordinance contribution amount on the base density is $1,821,509 or 
approximately 20 on-site units.  
 
Commission Questions and Discussion 
Alice Hogan asked if you can review what the base is vs the bonus.  Matt Roberts, representing the 
Shooshan Company, said that the bonus would be about 25% which would be about 12 and a half 
units (13 units) and the base contribution works out to about 16 and half, which comes out to 29 
units total.  He added that Mr. Shooshan has a preference for keeping all of the units on site.  The 
units will be scattered throughout the project and be at 60% of AMI and will have access to the same 
amenities.  Alice Hogan asked what the neighborhood reaction has been will there be any street 
parking on 13th Street.  Matt Roberts said that is not a focus of the rendering in front of you and that 
parking here will depend on what the county does on 13th.  Holly Bray asked if the parking will be 
underground.  Matt Roberts said that they will have underground parking and the ratio is about 0.8. 
He noted that they have been discussing this project with the neighborhood for over a year and the 
concerns included how the buildings will reflect on 13th street, use of the community room, don’t 
want to hear it or see the lighting from it, and the streetscape on Hudson and the use of the patios. 
Alice Hogan asked if you have heard any concerns about height on 13th street and Matt Roberts said 
that has been an ongoing discussion and that the Plan calls for 55 to 80 feet at the peak and 110 
feet next to the Beacon and we hit a max of 103 feet and have actually moved the building away 
from the Beacon.  Doris Ray asked what the unit split is between the buildings and Matt Roberts said 
247 in building one, 234 in building two, and 103 in building three and those numbers could still 
change some.  Alice Hogan asked if Redtop Cab will still own some of the property and he said he 
wasn’t sure. Doris Ray asked how many accessible units there will be and Matt Roberts said that 
they will come with that next time, they have made accessible improvements through the SPRC 
process. 
 
Neighborhoods Form Based Code Transfer of Development Rights  
 
Staff Presentation 
The Neighborhoods Area Plan establishes an ambitious goal of preserving 100% of the existing 
6,200 market rate affordable housing units that are affordable to those making 80% of the Area 
Median Income level and below. A significant supply of these units (~1,540) is located in the Form 
Based Code Conservation Areas which include the Barcroft and Fillmore Gardens apartment 
complexes. Transfer of Development Rights was considered an important tool that would help the 
County preserve the affordability of these units. If utilized, this tool would be used to facilitate the 
preservation, meaning that the Affordable Housing Investment Fund (AHIF) could be targeted to 
other projects and needs.  
 
To facilitate the transfer, the County Board adopted a multiplier that allows the density eligible for 
transfer to a receiving site on Columbia Pike equal 3 times the specified number of committed 
affordable housing units preserved at the Conservation Area Sending Site. If the receiving site is 
located elsewhere in the County, then 2 times the specified number of committed affordable housing 
units preserved at the Conservation Area sending site could be transferred. These multipliers help 
offset the renovation costs and rent subsidies that will be incurred by the Conservation Area sending 
sites over a 30-year affordability term. The importance of the additional density, by way of a 
multiplier, is in recognition that additional value is needed to preserve units in place and to ensure 
that the tool is an attractive incentive that would accomplish both the preservation of affordability 
and the renovation of the aging garden apartment buildings and their surrounding site areas.  
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The TDR regulations for the Columbia Pike Neighborhoods Form Based Code expire December 16, 
2015. This sunset was put in-place to ensure the County monitor and test this tool within a 
conservative time-frame.  
 
Staff Recommendation is to extend the time-frame using the same multipliers which would keep this 
tool as a viable option into the future. A two year evaluation period was not enough time to analyze 
the tool based on normal development cycles, would need a longer time-frame to evaluate tool, 
possibly 2-5 additional years with a preferred recommendation of 5 years. During this time, staff 
would continue to meet with sending and receiving site developers to promote and educate on this 
tool.  This allows options to preserve affordability at Barcroft/Fillmore to remain in-place while County 
undertakes longer term study analyzing the effect of new transit options on Columbia Pike plans.  
 
Commission Questions and Discussion 
Alice Hogan asked how the receiving sites were selected and Melissa Cohen said that they were 
selected through the planning process, looked at the ones that could do bonus density.   
 
AHIF Notice of Funding Availability for 2017 
 
Staff Presentation 
AHIF applications are currently received on a rolling basis. In order to formalize the process and 
schedule for funding recommendations, staff recommends initiating a NOFA process for AHIF for a 
variety of potential benefits including; may attract new developers; may encourage more competitive 
applications which could better leverage AHIF; and allows proposals to be reviewed at once which 
could improve decision making.  
 
This process will coincide with the Virginia Housing Development Authority’s (VHDA’s) Low Income  
Housing Tax Credit (LIHTC) schedule and will only be available for projects applying for 9% or hybrid  
9%/4% projects. Staff recommends publicizing FY 2017 proposed AHIF appropriation and projected 
carryover balance as the up to amount available for NOFA process (April). Any funds that are not 
awarded or are left-over from NOFA process will be rolled into the on-going applications for all other 
affordable housing projects (4% tax credit deals or acquisitions). 
 
Final selections will be determined through an administrative process conducted by the County’s 
Housing Division at the direction of the Director of CPHD and the County Manager. After developer 
notification, likely to occur July 2016, staff would then begin our typical AHIF negotiations and public 
review process with the selected applicants to go before the County Board for project approval the 
following January.  There will be a kick-off "AHIF NOFA Forum" in October to introduce this new 
process and to receive public feedback. 
 
Commission Questions and Discussion 
Paul Browne said that he would like to hear the reasoning that it would attract new developers.  He 
also said that timing is a significant issue, there is no land that is entitled for development and that it 
is all redevelopment and you have to go through a site plan process which costs money and is a 
large risk if you don’t get the County funding.  VHDA prioritizes new development over redevelopment 
and he noted that the best practice is here in Arlington with the opportunity availability for funding 
and the flexibility of the use of funds and concluded that this may limit and tie the County’s hands. 
Paul Browne noted that he definitely understands the need to scrutiny deals well.  Holly Bray said 
that she agreed and what she sees in other communities is that the NOFA process causes a real 
problem on the financing side and can be less transparent and that good criteria is critical.  Melissa 
Cohen said that staff will be revising the AHIF guidelines and will be publishing scoring criteria. 
 Yoomie Ahn said that the NOFA is public and people are aware of who applied.  Alice Hogan 
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wondered if the NOFA is the way to increase transparency or if there is another solution.  She said 
she would be interested to find someone similar to Arlington and compare.   
 
Holly Bray said that this assumes that the system is broken and she thinks that there are other ways 
to increase transparency.   Melissa Cohen said that staff would like to try it and see if it works and if 
it doesn’t that we don’t have to stick with it.  Alice Hogan asked when this would go to the Board and 
Melissa Cohen said that she is not sure yet.  Yoomie Ahn said that they are talking to the attorneys to 
see if it needs to go to the Board.  Alice Hogan said that she is interested in why it is a goal to attract 
new developers and Yoomie Ahn said that is good to have competition.   John Loyer suggested that 
the County go slow with this and look at allocating some percentage of the funds where you could 
sharpen the direction you want to go and he has often found that a hybrid solution is the best way to 
go.  Alice Hogan said that the timing is hard and would be too great of a risk if a project comes up. 
 John Loyer added that the notion that if might bring in new developers might be misguided.  Alice 
Hogan asked if there is going to be another forum and Melissa Cohen said that the current forum is 
designed for developers in mind and that there could potentially be another one and this will also 
come back to the commission.  Alice Hogan said that she would think there are more community 
groups that would like to learn and respond to this proposal. 
 
Development Updates 
Yoomie Ahn went over the development updates dated September 10, 2015. 
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