
 
Staff: Derek DuBard, DED, Office of Development 
  Kenneth Aughenbaugh, DED, Office of Development 
  
Reviewed by the County Attorney:____ 
 

February 7, 2003 
 

 
TO:    The County Board of Arlington, Virginia 
 
FROM:  Ron Carlee, County Manager 
 
SUBJECT: Allocation of Fiscal Year (FY) 2003 Affordable Housing 

Investment Fund/HOME (AHIF) and Community Development 
Block Grant (CDBG) financial assistance to Arlington Partnership 
for Affordable Housing (APAH), to assist with the purchase of 
Columbia Grove Apartments. 

 
RECOMMENDATIONS: 1. Acknowledge the receipt of FY 2003 loan 

repayments in the amount of $695,000 in 
federal HOME funds and re-appropriate 
that amount to the FY 2003 AHIF 
(001.713). 

 
2. Allocate up to $2,497,400 in FY 2003 

AHIF/HOME (001.713) and $321,500 in 
CDBG revolving loan funds ($280,000 - 
099.0092; $41,500 - 006.676) to APAH or 
its designated County-approved 
ownership affiliate, as financing 
assistance for the acquisition of the 
Columbia Grove Apartments.  This 
financing assistance would be in the form 
of a subordinated residual receipts loan 
to APAH or its affiliate, subject to the 
terms and conditions outlined in this 
report. This allocation is also contingent 
upon completion of an Environmental 
Review Record and a Compliance 
Determination. 

 
3. Authorize the County Manager to 

approve the ownership affiliate, if any, 
and to execute the required loan 
documents for a loan up to $2,818,900 to 
APAH or its affiliate, and authorize and 
direct the trustees for the County’s Deed 
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of Trust to execute the required loan 
subordination documents subject to 
approval by the County Attorney. 

 
4. Authorize the County Manager, with the 

concurrence of the County Attorney, to 
act as the County Board’s representative 
in approving financing or program 
revisions that are necessary to remove 
any ambiguity or inconsistency or which 
improve the County’s financial security or 
financial position, and which changes do 
not adversely affect the County 
financially, prior to execution of the 
County’s financing documents. 

 
 
ISSUE: Should the County allocate up to $2,497,400 in FY 2003 

AHIF/HOME and $321,500 in CDBG Rental Rehabilitation 
Revolving Loan Funds to APAH to assist in the acquisition of the 
Columbia Grove Apartments? 

 
SUMMARY:  APAH is requesting up to $2.82 million in AHIF funding to assist 

with the acquisition of the 210-unit Columbia Grove Apartments 
located at 1010 S. Frederick Street in the Columbia Forest 
Neighborhood.  The plan is to acquire the property for long-term 
preservation of mixed-income housing using a “buy and hold” 
approach for a period of up to five years. 
 
Staff recommends that APAH pursue more efficient re-financing 
options prior to the end of the “buy and hold” period that would 
fund subsequent rehabilitation efforts.  Additionally, APAH may 
seek additional County funding in FY 2004 to fund the expansion 
of the parking lot or to reduce the loan amount of the primary or 
secondary financing. 
 
In order to meet federal HOME Program requirements, the 
affordable housing plan would include 20% (41) of the units with 
rents affordable at or below 50% of Area Median Income (AMI), 
30% (64) of the units affordable at or below 60% AMI, and 50% 
(105) of the units with rents at market rate.  Currently, there are 
20 households using Section 8 Vouchers at Columbia Grove who 
could use their vouchers to afford the rents on the 60% of the 
AMI units.   
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APAH and Department of Human Services (DHS) staff have also 
been discussing the potential use of some of the units to house 
tenants with special needs.  This optional program element could 
involve the use of Local Public Assistance Cost Allocation Plan 
(LPACAP) funds to assist in further lowering the rents for these 
units. 

 
The project meets most of the County’s Housing Policy Principles 
and Goals as adopted by the County Board.  (See “Housing 
Policies and Goals” section of this report). 
 
Federal HOME and CDBG funds are recommended since this 
project is acquisition only, therefore, economic displacement of 
tenants will not occur because rent increases will be minimal and 
Davis-Bacon wage rates will have a negligible affect on project 
costs. 
 
The Columbia Forest Neighborhood supports the project with the 
condition that APAH has a plan in place to expand the parking lot 
to meet current County Code requirements. 

 
BACKGROUND:   Built in the 1950s, this brick garden apartment complex is 
situated on 8.61 acres in the Columbia Forest Neighborhood.  It presently 
consists of 14 buildings with 210 units, 102 of which are one-bedroom and 108 
are two-bedroom units.  The property underwent extensive rehab in the early 
1990s and has been well maintained by the current owner.  Currently, the 
project is underparked with 173 spaces for 210 units. 
  
DEVELOPER:  Arlington Partnership for Affordable Housing (APAH) is a non-
profit housing sponsor that has been developing residential properties in 
Arlington since 1989.  It recently completed the 40-unit Lorcom Arms Apartments 
in the Waverly Hills Neighborhood along the Lee Highway corridor and the 23-
unit Calvert Manor Apartments also located near Lee Highway.  Within the last 7 
years, APAH has purchased and rehabilitated the 27-unit Carlyn Springs 
Apartments in the Ballston Metro area, the 29-unit Foxcroft Terrace Apartments 
near the Pentagon and the 39-unit Queen’s Court in the Rosslyn area.  APAH is 
scheduled to begin new construction and rehab efforts in 2003 on the 16-unit 
Cameron Commons Apartments in the High View Park neighborhood.  All of 
these projects were assisted with AHIF loans from the County.   
  
COUNTY FUNDS REQUESTED: APAH originally requested financing assistance 
of $5,577,143 from the AHIF program.  Because the County did not have, nor 
was there support for APAH’s request ($53,000/affordable unit), APAH reduced 
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its budget by eliminating rehabilitation costs and developer fee, thereby lowering 
the total project cost and lowered its request to $2,818,900 in County financial 
assistance.  The County loan would be secured by a subordinated deed of trust 
on the property and a promissory note repayable from cash flow. APAH is 
requesting $2,818,900 in County funding. 
 
FINANCING PLAN: The proposed financing plan includes a conventional loan 
from United Bank, a 2nd trust loan from a mezzanine lender and the County’s 
AHIF/HOME and CDBG loan for a “buy and hold” period of up to 5 years.  APAH 
plans to seek additional County funds in FY 2004 for initial rehab work and to 
reduce the primary or the 2nd trust loans.  
 

SOURCES USE OF FUNDS 
Conventional Mortgage $10,202,500 Acquisition $17,250,000 
2nd Trust $6,237,500 Existing Loan 

Prepayment Penalty 
$1,300,000 

AHIF/HOME/CDBG $2,818,900 Soft Costs $708,900 
Total Sources $19,258,900 Total Uses $19,258,900 

 
REHABILITATION/RENOVATION PLAN: During the “buy and hold” period, 
APAH will seek financing for the expansion of the parking lot to meet current 
County Code requirements of 1.125 parking spaces per unit.  Additional rehab 
work included in a refinancing plan may include 3-bedroom bump-out units, 
kitchen upgrades, and replacement of heat pumps. 
 
AFFORDABLE HOUSING PLAN: APAH is proposing the following mix of market 
and affordable units:  
 

Proposed Rents (less utility allowances):  
 

BR Size    # of Units     Proposed Rents   Income Served 
1 BR     3 $728  50% 
1 BR    17   $750  50% 
1 BR    12   $728  60% 
1 BR    20   $875       60% (Sec 8 Vouchers) 
1 BR    53   $975  Market 
2 BR    3   $835  50% 
2 BR    18   $900   50% 
2 BR     12   $835   60%  
2 BR    20   $1,025  60% 
2 BR     52   $1,180   Market  

  210 units 50% Affordable/50% Market 
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HANDICAPPED ACCESSIBLE UNITS: In conjunction with LPACAP 
enhancements, additional County funding in FY 2004 or refinancing, APAH would 
pursue appropriate accessibility improvements.  
 
SCHOOLS IMPACT: Arlington Public Schools (APS) staff has reviewed its 
records which indicate that in the 2002-03 school year there are 74 students 
attending APS residing in this apartment complex.  Since there is no 
rehabilitation or new construction planned, and because rent increases will be 
minimal, APS expects these numbers to remain consistent.  There are currently 
32 children in Abingdon Elementary, 12 in Gunston Middle School and 20 in 
Wakefield High School that live in Colombia Grove Apartments.  In the event that 
overcrowding is discovered in the property, some reduction in the number of 
school age children could occur. 
 
HOUSING POLICY GOALS: APAH’s proposal meets most of the County Board 
adopted Housing Policy Goals as described below: 
 

• GOAL I: Balance support for the elderly and persons with disabilities with 
a transitional safety net for working families with children. 

 
The project will preserve housing for low-income families by keeping 53 
two-bedroom units in the County’s committed affordable housing stock.   

 
• Goal II: Ensure through all available means that all housing in Arlington 

County is safe and decent. 
 

This project has been substantially rehabilitated in the last 10 years, has 
been maintained in decent condition and will remain affordable for at least 
30 years.  Because of the County’s investment in the project, there will be 
leverage to ensure that the units will remain safe and decent for at least 
the period of the County loan term.  

 
• Goal III: Permit no net loss of committed affordable housing, and make 

every reasonable effort to maintain the supply of affordable market rate 
housing. 

 
This project would mitigate the loss of at least 105 market rate affordable 
housing units in an area where the market forces are leading to upscale, 
cosmetic- only renovation of some properties and rapidly escalating rents. 

 
• Goal IV: Reduce the number of households in serious housing need 

(defined as those earning below 40% of median income who pay more 
than 40% of their income in rent). 
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The proposal addresses this through the use of Section 8 Vouchers 
(between 0% to 50% AMI).  Section 8 Vouchers have been difficult for 
households to use due to the lack of available units or apartment 
complexes that accept them. 

 
• Goal V: Increase the number of housing units with two or more 

bedrooms in order to match the needs of households with children. 
 

The project will add 53 two-bedroom units to the County’s committed 
affordable housing stock.  Three-bedroom “bump-out” units may help in 
the future. 

 
• Goal VI: Distribute committed affordable housing within projects, within 

neighborhoods and throughout the County. 
 

This project would disburse affordable housing since only half (105) of the 
210 units would remain affordable, while the other half (105) would 
become market rate units.  This loss would be tempered by the fact that 
the market rents are not significantly higher than the affordable rents. 

 
• Goal VII: Increase the rate of home ownership throughout the County, 

and increase homeownership opportunities for low and moderate-income 
households. 

 
The proposal does not provide additional homeownership opportunities in 
the short-term, however APAH is looking into the option of selling or 
utilizing a portion of the undeveloped land for the development of six to 
ten townhouses.  
 

• Goal VIII: Ensure, through all available means, that housing 
discrimination is eliminated. 

 
Because of the County’s financial involvement in the project, there are 
specific non-discrimination provisions in the agreement with the applicant.  
Ongoing monitoring of the property by County staff will further ensure 
that housing discrimination is not likely to occur at this complex. 

 
• Goal X: Provide housing services effectively and efficiently. 

 
This proposal, as revised, provides affordable housing units at a per-unit 
loan amount of $26,847 per affordable unit, which is slightly above the 
AHIF program average of approximately $25,000 per unit, but well below 
high cost precedents.   
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COMMUNITY INVOLVEMENT: APAH has met with the Columbia Forest Civic 
Association on several occasions.  The civic association’s main concern is the 
project’s lack of adequate parking. There are currently only 173 on-site parking 
spaces for 210 units.  To meet the County zoning ordinance for new projects, the 
property needs 64 additional parking spaces.   
 
APAH informed the Civic Association that it will seek funding options, including 
applying for additional County funds in FY 2004, to expand the parking lot.  The 
Civic Association supports the project with the condition that APAH be required 
to expand the parking lot. 

 
The Civic Association has prepared a separate letter to the County Board 
indicating their conditional support for the project. 
 
TENANT RELOCATION PLAN: Relocation is not anticipated in this project 
because there will be no construction or rehabilitation.  In the event that 
relocation does occur due to overcrowding issues, APAH has budgeted $100,000 
for tenant relocation.  Because of the use of federal funds in this project, any 
relocation must meet the stringent requirements of the federal Uniform 
Relocation Act. 
 
TENANT -LANDLORD COMMISSION RECOMMENDATION: The Tenant-
Landlord Commission, at its January 22 meeting, was informed about the project 
and that tenant relocation is not anticipated.  Because the project will not involve 
relocation, a relocation plan and a commission vote was not required. 
  
HOUSING COMMISSION RECOMMENDATION: The project will be reviewed 
by the Housing Commission at its February 20, 2003 meeting and a separate 
letter will be forwarded to the County Board regarding their position on this 
project. 
  
LOAN TERMS AND CONDITIONS: Approve the $2,818,900 million loan to 
APAH or its designated County approved ownership affiliate, as project financing 
assistance for the acquisition of the Columbia Grove Apartments, subject to the 
following terms and conditions: 
 
1. The AHIF/HOME and CDBG assistance will be in the form of a subordinated 

residual receipts loan, secured by a promissory note and a third deed of trust 
on the property, and repayable from the cash flow from the property.  This 
loan will be made at an interest rate of 4% compounded annually, over a 
term of up to 30 years.  This loan will be subordinate to APAH’s primary and 
secondary financing of approximately $16.5 million.  
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2. The applicant must secure a commitment from a lender for primary financing 
of approximately of $10.2 million, with terms acceptable to the County 
Manager. 

 
3. The applicant must obtain secondary financing from an alternative financing 

source in the amount of approximately $6.24 million. 
  
4. The applicant must prepare and submit a more cost effective refinancing plan 

that is acceptable to the County, and includes funding for the expansion of 
the parking lot and additional rehabilitation as determined by a capital 
improvements survey. 

 
5. The applicant must comply with the affordable housing set-aside for the 

rental units as specified under the “Affordable Housing Plan” in this report.   
 
6. APAH will continue to discuss with DHS and the Columbia Forest Civic 

Association the potential use of LPACAP funds to assist in lowering rents for 
some portion of the units to house tenants with special needs.  

 
7. The applicant shall execute a generally standard AHIF Program Agreement 

and loan instruments that incorporate all of the above terms and conditions 
for the County loan in a form acceptable to the County Manager and the 
County Attorney. 

 
8. The applicant must provide a professionally prepared real estate appraisal, 

market study and environmental report acceptable to the County Manager. 
 
FISCAL IMPACT: The current AHIF/HOME fund balance is $2,712,300, which 
includes recently received HOME repayments of $695,000.  Approval of the staff 
recommendation in an amount of up to $2,497,400 from the AHIF/HOME funds 
would result in a remaining FY 2003 balance of $214,900 which is the City of 
Falls Church share of the County’s HOME funds.  Approval of the use of $321,500 
in CDBG funds would use the remaining balance in the CDBG-Rental 
Rehabilitation Revolving Loan Fund.  ($280,000 - 099.0092; $41,500 - 006.676). 

 


