Arlington Mill Residences
901 S. Dinwiddie Street, Arlington, VA 22204
About this Location
Arlington Mill Residences is an award-winning, highly accessible
rental community. It is adjacent to the Arlington Mill Community
Center, where residents have access to its gym, preschool, and
educational programming. The building is also within walking
distance of public transport, Four Mile Run Trail, and Glencarlyn
Park.

Building and Apartment Features
Arlington Mill is a four-story, 122-unit building that opened in
2014. Through an innovative public-private partnership, APAH
was allowed to build affordable housing atop public land,
ensuring that cost savings could be shared with the community
through lower rents for very low income families and a
permanent supportive housing studio wing.
The family-friend building is highly accessible, with 10 percent
of its units barrier free. It is also certified EarthCraft for its green
and sustainable design, and residents enjoy convenient access
to nearby green space, community rooms, and onsite resident
services programming.
As the Columbia Pike neighborhood undergoes change and
revitalization, Arlington Mill Residences and Community Center
will be an anchor in the district through its affordable homes
and community programs and services.

Project Financing
Sources
VHDA First Mortgage			
$8,870,000
LIHTC Equity				$22,041,000
				Total: $30,911,000
Uses
Pre-paid Ground Lease			
$1,661,000
Construction Costs			$20,328,000
Soft Costs				$4,345,000
Fees and Reserves			
$1,995,000
Developer Fee				$2,582,000
				Total: $30,911,000

Project Partners
Arlington County
Bank of America Merrill Lynch
Virginia Housing Development Authority
Hamel Builders
Kishimoto.Gordon.Dalaya Architecture (KGD)

Apartment Mix and Affordability

Size

Units @
60% AMI

Units @
50% AMI

Units @
30% AMI

Total

Studio

0

0

8

8

1 Bedroom

9

6

1

16

2 Bedroom

57

13

3

73

3 Bedroom

17

7

1

25

Total

83

26

13

122

Arlington Partnership
For Affordable Housing
www.apah.org

Queens Court Apartments
1801-1805 N. Quinn Street, Arlington, VA 22209
About this Location
Located on a 1-acre site, Queens Court is a 39-unit property in
urban Rosslyn. APAH will leverage the site’s prime location to
create significant new affordable housing in the Rosslyn-Ballston
corridor as part of an innovative, integrated development plan.

History
APAH acquired the Queens Court property, consisting of three
garden style buildings, in 1995. In 2014, the Arlington County
Board launched the Western Rosslyn Area Planning Study
(WRAPS) process to develop a new vision for the western portion
of the Rosslyn Metro Station. Formally adopted by the County
Board in July 2015, this integrated planning effort of more than
1 million square feet - including a new Arlington public school,
market rate housing, and new fire station - enabled Queens
Court to be redeveloped into 249 units of affordable housing.
APAH will also grant an easement to Arlington Parks and
Recreation for a 9,000 square foot public park (see right).
In 2017, the project received rezoning and secured site plan
approval. Queens Court was a top scorer in the 2018 LIHTC
competition, and construction is expected to begin in early 2019.

Building and Apartment Features
Currently, all 39 units are one-bedroom and studio apartments.
In order to address the dire shortage of affordable units in
expensive Rosslyn, the redeveloped Queens Court will have a
majority of two- and three-bedroom units for families earning
40-60% AMI. The site will also have 150 underground parking
spaces. In addition, the redeveloped Queens Court will be barrier
free, green, and certified EarthCraft Gold.
Redeveloped Queens Court and public space. Renderings by KGD Architecture.

Apartment Mix and Affordability
Size

Units @
Units @
Units @
Units @
80% AMI 60% AMI 50% AMI 40% AMI

Total

Studio

0

21

0

0

21

1 Bedroom

3

82

0

9

94

2 Bedroom

0

54

36

0

90

3 Bedroom

0

44

0

0

44

Total

3

201

36

9

249

Project Partners
Arlington County
Arlington Parks & Recreation
Virginia Housing Development Authority
Kishimoto.Gordon.Dalaya Architecture (KGD)

Arlington Partnership
For Affordable Housing
www.apah.org
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Figure 1. An exterior photo of the Arlington Mill Residences

1. Arlington Mill Residences
DEVELOPER: ARLINGTON PARTNERSHIP FOR AFFORDABLE HOUSING (APAH)

Arlington Mill Residences, completed in February 2014,

serving as the foundation for each building. The

is the first public/private partnership using existing

property is located along Arlington County’s rapidly

public land for affordable housing development in

redeveloping and transit-served Columbia Pike, next to

Arlington County. Its success has encouraged the

a popular bicycle/walking trail and park.

county to expand its use of public land for affordable

10

housing through a new initiative currently known as

The apartments at Arlington Mill are oriented

Public Land for Public Good. The developer of the

predominantly toward families. Ninety-eight of the 122

Arlington Mill Residences is the Arlington Partnership

apartments have two or three bedrooms. Most (94)

for Affordable Housing (APAH), a nonprofit corporation

of these two- and three-bedroom units are priced

that develops, preserves, manages, and advocates

for families earning up to 50 and 60 percent of AMI

for quality rental housing for low- and moderate-

respectively, with rents between $1,107 and $1,557 per

income families. The Residences is a four-story,

month. One-bedroom rents range from $923 to $1,123.

122-unit property with 100 percent of the apartments

Additionally, 13 units at Arlington Mill are designated

priced for households earning less than 60 percent

for formerly homeless individuals and families with

of area median income (AMI). The property was built

very low incomes. Eight of these units are “no-barrier”

on county-owned land alongside a new county-built

supportive housing studios for formerly homeless

community center, with a shared parking garage

individuals living with or recovering from addiction or
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mental illness. These apartments are linked with a full-

own the residential “improvements” for 75 years

time supportive service coordinator.

without having to purchase the land beneath it. APAH
purchased a share of the garage for use as parking for

The immediate proximity of the community center is a

its tenants. According to Maureen Markham, Arlington

significant amenity for Arlington Mill residents. Tenants

County Senior Housing Development Specialist, the

regularly use the center’s recreational spaces and

county preferred a ground lease because it enabled

computer lab, and participate in community center

county ownership of the land in perpetuity, and offered

programming.

greater control over what happens at the site than

DEVELOPMENT PROCESS
Arlington County purchased the land that would
later support the Arlington Mill Community Center
and Arlington Mill Residences in 1996. At that time,

would have been possible through land use covenants.

DEVELOPMENT TIMELINE
DECEMBER
2009

Initial developer backs out due to
financing problems

JULY
2010

County issues new RFP for just
the housing component

OCTOBER
2010

APAH selected as developer of
housing component

FEBRUARY
2011

Land use approvals secured

OCTOBER
2012

Groundbreaking on residential
component

FEBRUARY
2014

Arlington Mill Residences
completed

land along the Columbia Pike corridor was relatively
inexpensive. The site was home to an obsolete Safeway
and a large surface parking lot. The county acquired
the site to utilize the Safeway structure as a community
center and eventually include a small school. Housing
was not part of the original site plan, but when plans
for the school fell through, a residential component
was added to help make mixed-use redevelopment
financially feasible and to respond to growing calls for
more affordable housing in the county.
In 2009, a final plan was approved to build the new
community center and market-rate and affordable
housing. However, as a result of the economic

FINANCING

downturn, the developer was unable to finance the

The total cost of developing the Arlington Mill

market-rate housing portion and pulled out of the

Residences was approximately $30.9 million, or

project. In December 2009, the county board modified

$253,373 per unit. The project was financed with low-

the approved plans, splitting the development into

income housing tax credits.

two phases, so that it could move forward with the
development of the community center. In October

The discounted public land and other shared

2010, the county selected APAH as the developer for

infrastructure were critical to the financial viability of the

the affordable housing development to be constructed

project. The county provided the land for Arlington Mill

adjacent to the community center.

Residences to APAH through a discounted, 75-year
ground lease. APAH pre-paid the lease with a lump sum

The county provided the land to APAH for the Arlington

payment of $1.55 million. Dave Perrow, APAH Director

Mill Residences through a 75-year ground lease that

of Development, estimates that the value of the land

gave APAH the right to build Arlington Mill Residences

on the open market would have been over $8.5 million,

atop the county-constructed parking garage and

increasing per-unit costs to $310,750. This additional
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Figure 2. Arlington Mill Residences, shown here next to the community center, credit: Anice Hoachlander
Figure 3. One of the outdoor common areas at Arlington Mill Residences, credit: Anice Hoachlander

expense does not include the interest costs that APAH

APAH on a pro-rata basis for the construction of the

would have incurred in financing the site’s acquisition,

garage, passing along savings that resulted from the

or the cost of obtaining an option for the land.

greater economies of scale. Additionally, the county
paid for the construction of shared infrastructure,

Deeply discounted land eliminated the need for

including utilities, streetscape improvements, and

financing from the county’s Affordable Housing

storm-water management.

Investment Fund, and enabled APAH to return a portion
of its tax credit award to the state—a first in Virginia.

BENEFITS AND CHALLENGES OF
USING PUBLIC LAND
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For APAH, having access to discounted land was
preferable to receiving direct financial assistance to
purchase the land. Perrow explained that a discounted
ground lease provides more certainty in the current

The combined cost savings of discounted land and

political and fiscal environment than a series of

county-provided infrastructure enabled APAH to include

financial assistance packages that may be subject to

apartments at rents affordable to very low-income

more competition and the unpredictability of annual

households and to build more family-sized units. The

governmental appropriations, and that subject the

county-built parking garage and infrastructure resulted

borrower to a host of additional tax issues. Also,

in important cost savings for the project. Constructing

financial assistance often requires more immediate

one shared garage rather than two side-by-side

repayment than a 75-year ground lease. The Arlington

garages increased efficiency and avoided structural

Mill Residences will revert to ownership by the county

challenges that engineers discovered would have

once the ground lease expires, so the discounted land

necessitated expensive correction. The county billed

effectively has a 75-year repayment period.

While there were benefits associated with the county

part of the county’s proposed FY2015–2024 Capital

partnership, the project also encountered several

Improvement Plan, the county has identified eight

challenges. First, while economies of scale were

publicly owned sites with significant potential for

achieved through a single garage and the county’s

future affordable housing development.Key lessons

provision of shared infrastructure, the project required

from Arlington Mill Residences:

frequent coordination between APAH and the county’s
architects and contractors to ensure the garage

•

Discounting public land and sharing some costs

would properly interface with the housing above.

of development can enable a locality to create

This added some costs and delay during the early

affordable housing options for very low- and

stages of construction. In addition, APAH was unable

extremely low-income residents without the need for

to use its low-income housing tax credit award for

substantial additional local subsidy.

11 months because it could not begin construction
on the Residences until after the county had finished

•

These forms of “in-kind” subsidy may be more

construction on the garage. As a result, APAH incurred

valuable to developers than direct financial assistance

a $15,000 penalty ($1,500 per month) from the Virginia

because of the greater certainty they provide, and the

Housing Development Authority, which issues state

much longer repayment period involved.

housing tax credits.

ASSESSMENT AND LESSONS

•

Separate development of housing and public
facilities on shared public land can enable a locality

Both APAH and Arlington County officials report that

to build a public facility without being slowed by

the joint development of Arlington Mill Residences and

market changes affecting housing development.

the Arlington Mill Community Center was a very positive
experience. In September 2013, APAH received more
than 3,600 applications for the Residences’ 122 units,
indicating the strong demand for affordable housing
in the county. The development of both new housing
and a new community center is expected to be both
an anchor and a catalyst for the continued revitalization
of Columbia Pike. In November 2014, the property
won the 2014 Virginia Governor’s Housing Conference
Award for “Best Affordable Housing Development.”
Both APAH and county officials say there are
opportunities for similar, future partnerships involving
public land and coordinated development with
public facilities. The success of the Arlington Mill
Residences and Arlington Mill Community Center
has propelled a countywide initiative to explore

IMPACT OF PUBLIC LAND
According to APAH Executive Director
Nina Janopaul, “APAH was able to
dramatically increase housing for
extremely low-income families at
Arlington Mill Residences because of
significant cost savings achieved by
building atop the county-built parking
garage that is shared with the adjacent
Arlington Mill Community Center. This
public benefit of building on public land
is having a profound impact on our very
low–income individuals and families
living there.”

affordable housing at other publicly owned sites. As
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Figure 4. Diagram of the shared garage connecting Arlington Mill Residences and the Arlington Mill Community Center

•

By developing housing and public facilities on

the residential property and the public facility need

the same site, the locality and the developer can

to coordinate from the beginning of the project.

achieve net cost savings by sharing infrastructure,
including parking.

•

While new for Arlington County, offering public
land through a ground lease was not prohibitively

•

To ensure that the savings outweigh the costs

complicated and is a promising tool for the county

of coordinating the development of shared

to use in the future.

infrastructure, architects and contractors for both
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