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 ARLINGTON COUNTY, VIRGINIA 
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Meeting of December 14, 2019 

 
 

DRAFT 
 
DATE:  December 3, 2019 
 
SUBJECT:  (i) Allocation of $5,730,000 in AHIF loan funds and $2,445,000 in HOME 
Investment Partnership Program (HOME) loan funds to Post East Four Limited Partnership, an 
affiliate of APAH, to assist in the development and financing of the proposed Post East Four 
Apartments, an eighty (80) unit affordable multifamily residential housing development on the 
Site; and (ii) approval of an AHIF and HOME Financing Commitment letter for a total of 
$8,175,000 in County loan funds for Post East Four Limited Partnership (Attachment 1); and (iii) 
approval of an AHIF Financing Commitment letter for a total $5,790,000 AHIF loan to Post 
West Nine Limited Partnership (Attachment 2). 
 
C. M. RECOMMENDATION:   

1. Allocate $5,730,000 of AHIF funds (101.495130.91102) and $2,445,000 of 
HOME funds (206.495130.72407) to Post East Four Limited Partnership 
(101.456300.91102, 206.456300.72407), as loans to help finance the 
development and construction of Post East Four Apartments, an eighty (80) unit 
multifamily residential housing development intended for rental to very low- and 
low-income households. 

2. Authorize and direct the County Manager to execute, on behalf of the County 
Board, the attached AHIF and HOME Financing Commitment for an $5,730,000 
AHIF loan and a $2,445,000 HOME loan to Post East Four Limited Partnership, 
subject to approval as to form by the County Attorney. 

3. Authorize and direct the County Manager to execute, on behalf of the County 
Board, the attached Affordable Housing Investment Fund Financing 
Commitment for a $5,790,000 AHIF loan to Post West Nine Limited 
Partnership, subject to approval as to form 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 revisions to the attached 
AHIF and HOME Financing Commitments that are necessary to remove any 
ambiguity or inconsistency or which improve the County Board’s financial 
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security or financial position, and which revisions do not adversely affect the 
County financially, prior to or after execution of the AHIF and HOME Financing 
Commitments. 

 
ISSUES:  There are no known issues as of the date of this report. 
 
SUMMARY:  APAH has requested $5,730,000 in AHIF and $2,445,000 in HOME for a total of 
$8,175,000 in County loan funds to assist in the development of Post East Four, part of the new 
construction, 160-unit Committed Affordable Housing (CAF) development proposed by APAH 
and located at 3445 Washington Boulevard. Post East Four is the portion of the development that 
will be financed with 4% low income housing tax credits (LIHTC) and will contain 80 CAFs. 
The remaining 80 CAFS are part of the Post West Nine portion of the development and will be 
financed with 9% LIHTC.  
 
The attached loan terms contained in this report are for the $8,175,000 AHIF and HOME loan 
request for Post East Four as well as the loan terms for the $5,790,000 AHIF loan request for 
Post West Nine. The $5,790,000 in AHIF funds for Post West Nine was previously allocated by 
the County Board at its February 2019 meeting. The loan terms are a financing requirement of 
the first mortgage lender, the Virginia Housing Development Authority (VHDA) that are needed 
prior to financing closing.  
 
The loan documents for Post East Four and Post West Nine are anticipated to be considered at a 
Spring 2020 County Board meeting in advance of an April financial closing and construction 
start. Post East Four and Post West Nine will be built in one building and APAH expects to 
complete construction by the end of 2022. 
 
BACKGROUND:  The Site is situated 0.30 miles from the Virginia Square-GMU Metro station 
and currently contains a rapidly aging and deteriorating building built in 1959. The building does 
not comply with the federal Americans with Disabilities Act. It also needs significant upgrades 
and a new roof in order for American Legion Post 139 (Legion) to continue to occupy and use 
the premises. After determining that the building had outlived its useful life, the Legion sought a 
development partner with whom it could redevelop the Site and create a new facility with 
programming that would meet the needs of veterans. In 2017, the Legion selected APAH as its 
development partner and the parties entered into a purchase and sale agreement for the Site.  
 
In 2016 and throughout 2017, APAH and the Legion participated in the Washington 
Boulevard/Kirkwood Road Special General Land Use Plan (GLUP) Study “Plus” process and 
engaged in public outreach. APAH subsequently developed a project financing proforma and 
submitted two applications for AHIF and federal funds under the County’s Fiscal Year (FY) 
2019 Notice of Funding Availability. The two applications for Post West Nine and Post East 
Four were successful in garnering County staff recommendations to commence the loan 
negotiation and public process. 
 
Due to the size of the combined request and the FY 2019 project pipeline, staff recommended 
that the AHIF request be split over two fiscal years. APAH requested $5,790,000 in AHIF funds 
in February 2019 in advance of applying to VHDA for 9% LIHTCs for Post West Nine in March 

https://projects.arlingtonva.us/plans-studies/general-land-use-plan/special-study-washington-kirkwood/
https://projects.arlingtonva.us/plans-studies/general-land-use-plan/special-study-washington-kirkwood/
https://housing.arlingtonva.us/development/affordable-housing-investment-fund/
https://housing.arlingtonva.us/development/affordable-housing-investment-fund/
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2019. The County Board approved the AHIF request at its February 2019 meeting and approved 
the site plan. In June 2019, APAH was awarded 9% LIHTCs from VHDA. 
 
Since that time, APAH has been preparing for an April 2020 closing on financing by advancing 
construction drawings for building permit submittal, working with a tax credit investor, and 
preparing a 4% LIHTC application for VHDA. 
 
DISCUSSION:  This section discusses the specifics of the Post West Nine and Post East Four 
loan terms within the context of the total hybrid 9%/4% low income housing tax credit project. 
The total request from APAH for both Post West Nine and Post East Four is for $13,965,000 in 
County loan funds.  
 
Federal Environmental Requirements: Certain Federal requirements, including the completion 
of a NEPA Environmental Review, are required given the use of Federal HOME funds. The 
HOME loan will be applied to acquisition of the property. Eleven of the CAFs will be designated 
as floating HOME units and will include 3 Low HOME units and 8 High HOME units.  
 
Based on the full scope of work of the complex, County staff determined that the complex 
required an Environmental Assessment subject to the laws and authorities at 24 CFR 58.6 and 
58.5. 5 to assess the complex’s potential environmental impact and to determine whether it meets 
federal, state, and local environmental standards. As part of the Environmental Assessment 
process, a 15-day public comment period and 15-day objection period were required. The 
County received no comments from the public on this project. Based on the review, staff has 
determined that all Environmental Assessment requirements under 24 CFR Part 58.6 and 58.5 
have been met and that the complex will conditionally have no significant impact on the human 
environment. The conditions are as follows: 
 

1. As part of the Section 106 Historic Review of the NEPA Environmental Assessment, 
consultation with Virginia Department of Historic Resources (DHR) was required. DHR 
recommended that the scope of work will have a conditional no adverse effect on historic 
resources, based on the condition that if there are unanticipated discoveries as the project 
proceeds, work must stop and DHR must be contacted. This was also a condition for the 
site plan approval. 
 

2. As part of the Section 106 Historic Review of the NEPA Environmental Assessment, 
consultation with federally-recognized Indian tribes with current and ancestral interest in 
Arlington was required. Catawba Indian Nation requested to be notified if any Native 
American artifacts and / or human remains are located during the ground disturbance 
phase of the complex. 
 

After the required public comment periods, the County submitted a Request for Release of Funds 
to the U.S. Department of Housing and Urban Development (HUD) on December 5, 2019.  
 
Affordable Housing Program: The affordable housing program will include 160 newly 
constructed CAFs, which will be committed affordable for 75 years.  In recent months, 

https://arlington.granicus.com/MetaViewer.php?view_id=2&clip_id=3597&meta_id=183944
https://arlington.granicus.com/MetaViewer.php?view_id=2&clip_id=3597&meta_id=183944
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APAH decided to reduce rents on an additional 10 units in the 9% project from 60% to 30% 
AMI. The current proposed unit and affordability mix is shown in the table below: 
 

Unit 
Type 

Post West Nine: 9% LIHTC 
Project 
 

Post East Four: 4% 
LIHTC Project 
 

Total Both 
Projects 

30% 
AMI 

50% 
AMI 

60% 
AMI 

80% 
AMI Total 

50% 
AMI 

60% 
AMI 

80% 
AMI Total Units 

Percent 
of 
Total 

1BR 8 6 0 0 14 12 22 0 34 48 30% 
2BR 10 26 4 9 49 4 24 10 38 87 54% 
3BR 0 0 8 9 17 4 4 0 8 25 16% 
Total 18 32 12 18 80 20 50 10 80 160  
 

Post West Nine and Post East Four will serve a wide range of working Arlington households, 
ranging from approximately $27,325 for a 30% AMI household in a one-bedroom unit to 
$100,960 for an 80% AMI household in a three-bedroom unit. Of the 160 total units, the 
majority (83% of units) will be affordable to households earning up to 60% AMI.  The 
development will also include lower-income units affordable up to 50% AMI (33% of units) 
and 30% AMI (11%). Twenty-eight units will be affordable to households earning higher 
incomes up to 80% AMI (18% of units).  
 
With respect to unit types, seventy percent (70%) of the total 160-unit development will be 
composed of family-sized units (two and three bedrooms), with the remaining 30% to be one-
bedroom units.  In total, the development will add 297 bedrooms to the CAF inventory. 
 
APAH is proposing eight, Type A accessible units within Post West Nine and eight within Post 
East Four, for a total of 16 Type A accessible units (10% of the total). Similarly, both Post West 
Nine and Post East Four will contain 8 Permanent Supportive Housing units for a total of 16 
(10% of the total).  
 
Affordable Housing Master Plan (AHMP): The Post West Nine and Post East Four 
projects satisfy multiple Goals, Objectives and Policies of the Affordable Housing Master 
Plan, adopted by the County Board in 2015.  
 

• Policy 1.1.1 - The development will add 160 new construction CAFs through the 
County’s Special Exception Site Plan zoning tool and through financial assistance 
from the AHIF. 

• Policy 1.1.4 - The development will add 160 new CAFs to the inventory of affordable 
housing in the Rosslyn Ballston corridor, an area with less than 50% of the projected 
5,000 affordable units needed by 2040. 

• Policy 1.1.5 & 3.4.1 - The 160 CAFs will be committed affordable for 75 years. 
• Policy 1.1.8 - The development will contribute 112 family-sized units to the CAF 

inventory, including 87 two-bedroom units and 25 three-bedroom units. 
• Policy 1.1.9 & 3.2.2 - The development will produce 160 new CAFs within the transit 

corridors consistent with the County’s adopted land use plans and policies. 

https://arlingtonva.s3.dualstack.us-east-1.amazonaws.com/wp-content/uploads/sites/15/2015/12/AHMP-Published.pdf
https://housing.arlingtonva.us/wp-content/uploads/sites/15/2017/02/AHMP-Affordable-Housing-Policy.pdf
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• Policy 2.3.2 & 2.5.2 – The development will contain 16 permanent supportive housing 
(PSH) units. 

• Policy 2.5.3 - The development will add 16 Type A accessible units, thereby helping 
to maintain a sufficient supply of CAF units that are accessible for persons with 
physical disabilities. 

• Policy 3.3.1 & 3.3.2 - The development will be certified ENERGY STAR Multifamily 
New Construction which will help to advance the goals of the Community Energy 
Plan and to encourage water conservation. 

• Policy 3.4.2 - The proposed Financing Commitments for Post East Four and Post 
West Nine (Attachments 1 and 2) ensure financial feasibility in the underwriting of 
the AHIF and HOME loans. 

 
Changes in Sources and Uses Since February 2019 Approval: Since the February 2019 
County Board approval of the Post West Nine AHIF allocation, there have been several changes 
to both the sources and uses for both projects. Overall, the financing gap across both projects 
increased by $3.6 million, which was a combination of $2.7 million in cost increases and an 
$825,000 reduction in sources as follows: 

• $775,000 increase in sales price (due to calculating on a per square feet basis as opposed 
to per unit, per the Purchase and Sales Agreement); 

• $370,000 increase in hard costs; 

• $1,000,000 increase in soft costs (permit fees, environmental, insurance, and 
inspections); 

• $590,000 increase in financing cost; and 

• $825,000 less in tax credit equity due to lower pricing. 
 
APAH offset this gap by reducing lease-up reserves by $185,000 and increasing its senior 
mortgage due to higher 2019 rents. However, APAH is requesting $1.8 million of additional 
County funds to cover this gap. 
 
Separately, APAH’s capital campaign for funding for this project resulted in $4.45 million, 
which was $2.375 million more than the anticipated $2.075 million. The funders expect that the 
excess funds go primarily towards improving the project. As a result, APAH has proposed that 
$1 million of the excess funds go towards eliminating the seller note on Post East Four and $1 
million go towards reducing rents. As a result of eliminating the seller note on Post East Four, 
there will be additional cash flow which will increase the AHIF repayment. APAH also requests 
an additional $1 million in additional County funds to assist in reducing the rents for 10 units 
from 60% AMI to 30% AMI and to support a higher debt service coverage ratio for the first 
mortgage due to the 30% AMI rents.  
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Development Budget and Financing Package: APAH will finance Post West Nine with 9% 
LIHTC financing and Post East Four with 4% LIHTC financing. APAH successfully applied for 
and received a 9% tax credit award for Post West Nine from VHDA in June 2019 and is 
currently applying for the non-competitive 4% LIHTC for Post East Four. The two projects will 
be in one building that is divided into land condominiums. The total development budget for 
both projects is $77.3 million, of which 12% will cover acquisition costs, 65% construction hard 
costs, 11% soft costs and reserves, 8% developer fees and 5% financing costs.  
 
APAH’s anticipated financing package for the project will include a VHDA first mortgage 
(including tax exempt bonds for Post East Four, taxable bonds for Post West Nine, and VHDA 
loan funds from its REACH and REACH Plus programs), tax credit investor equity, Virginia 
Housing Trust Fund and Capital Campaign funds for Post East Four, APAH sponsor loan, seller 
financing, and the proposed AHIF and HOME loans. The table on the following page shows the 
updated sources and uses. 
 

Post West Nine and Post East Four Sources and Uses 

Sources of Funds 
Post West Nine 
(9% LIHTC) 

Post East Four (4% 
LIHTC) Total 

Permanent Tax-Exempt Bonds  $259,683 $259,683 
VHDA Taxable $2,881,147  $2,881,147 
American Legion Seller Note $2,000,000  $2,000,000 
REACH Plus $3,930,000 $8,710,000 $12,640,000 
REACH $1,000,000 $3,000,000 $4,000,000 
AHIF Loan $5,790,000 $5,730,000 $11,590,000 
HOME Loan  $2,445,000 $2,445,000 
Tax Credit Equity (9%) $21,222,378  $21,222,378 
Tax Credit Equity (4%)  $12,881,315 $12,881,315 
Capital Campaign $2,425,000 $1,339,784 $3,764,784 
Deferred Developer Fee $640,143 $59,857 $700,000 
Virginia Housing Trust Fund  $700,000 $700,000 
Sponsor Loan [1]  $2,300,000 $2,300,000 

Total Sources $39,888,668 $37,425,639 $77,314,307 
Uses of Funds    

Acquisition [2] $5,365,606 $3,720,544 $9,086,150 
Construction $25,085,960 $24,885,960 $49,971,920 
Soft Cost  $3,397,685 $3,375,185 $6,772,871 
Financing Cost $2,151,791 $1,864,912 $4,016,704 
Developer Fee $3,200,000 $2,800,000 $6,000,000 
Reserves $687,626 $779,038 $1,466,664 

Total Uses $39,888,668 $37,425,639 $77,314,307 
[1] The Sponsor Loan APAH proposes is 50% of the $3.2 million purchase 9% developer fee 
and $700,000 of the 4% developer fee.  
[2] Acquisition costs includes purchase price of $8.79 million and $300,000 in settlement costs. 
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AHIF Funds Requested: In February 2019, the County Board approved an AHIF request of 
$5,790,000 for Post West Nine. APAH anticipated requesting a total of $5,375,000 in AHIF and 
HOME funds for Post East Four but due to the changes described above, APAH is now 
requesting $2,800,000 more than anticipated. The current request is a total of $8,175,000 for Post 
East Four ($5,730,000 in AHIF and $2,445,000 in HOME). The total request for both projects is 
$13,965,000 in County funds or $87,281 a unit across the whole 160-unit development.   
 
AHIF Terms: Staff recommends a thirty-eight (38) year loan term for Post West Nine and Post 
East Four. The AHIF loans will accrue interest at a rate of zero percent (0%) per annum until 
the building is constructed, but not longer than 30 months.  Thereafter, for the remaining loan 
term staff is proposing that the AHIF loan for Post West Nine accrue interest at a rate of 0.5% 
per annum, compounded annually. This is a reduction from the 1% envisioned at the time of the 
February allocation and is due to APAH adding ten 30% AMI units to Post West Nine for a 
total of 18. The addition of the 30% AMI units lowers the available cash flow for payments and 
interest accruals. Staff recommends that the County receive __% of the remaining available 
cash flow (“residual receipts”) as payment towards the AHIF loan. 
 
The AHIF and HOME loans for Post East Four will accrue at 1.25% per annum, compounded 
annually. Staff recommends that the County receive 60% of the total residual receipts as 
payment towards the County loans: 40% towards the AHIF loan and 20% towards the HOME 
loan. The loans will be secured by a deed of trust subordinated to the senior financing. The 
proposed loan terms and conditions for the AHIF and HOME loans for Post East Four and the 
AHIF loan for Post West Nine are in their entirety in Attachments 1 and 2.  
 
Digital Equity: In many cases, low-income residents cannot afford Internet access or can only 
afford service that provides very low bandwidth or limited service, resulting in a “Digital 
Divide” that keeps residents from fully participating in a technology-based society and economy. 
Recognizing the impact that the Digital Divide has upon low-income residents of Arlington 
County, the County Board approved a pilot program to provide free, high-speed Internet access 
and computer training to residents of Arlington Mill, an APAH affordable housing development 
located on Columbia Pike, in December 2017. Since implementation of the pilot program, 
Arlington County staff has begun to explore how to expand the program County-wide, including 
at Post West Nine and Post East Four, and hope to know more in the coming months. 
 
Anticipated Timeline and Future County Board Requests: The construction closing on the 
financing for both Post West Nine and Post East Four is anticipated to take place in April 2020. 
Prior to the construction financing closing in April 2020, County staff would bring forward a 
request to the County Board for approval of the County loan and subordination documents. 
 
Upon closing, APAH would begin demolition of the existing American Legion building and 
begin construction of both projects on the Site. Construction would be completed no later than 
December 2022, in compliance with VHDA’s 9% LIHTC project construction deadline. 
 
Estimated Number of Students Generated by the Development: The Site is currently zoned 
for Taylor Elementary School, Dorothy Hamm Middle School, and Washington-Liberty High 
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School (formerly known as Washington-Lee High School). When both Post West Nine and Post 
East Four are fully built and occupied in 2022, middle school student residents will attend Hamm 
Middle School (formerly known as New Neighborhood Middle School at Stratford Site) in 
accordance with new boundaries established by Arlington Public Schools (APS).  
 
Based upon current housing unit characteristics and student generation factors, APS 
estimates the following number of students to be generated at the Post West Nine and Post 
East Four projects:  
 

APS Schools Number of Students 
Elementary School (K-5) 54 
Middle School (6-8) 13 
High School (9-12) 30 
Total 97 

 
The estimates are generated by APS using the housing characteristics presented at the time of the 
AHIF application and using 2018-2019 student generation factors and reflect the Hamm Middle 
School boundary that took effect in the 2019-2020 school year. Should these housing unit 
characteristics or the student generation factors change, then the student generation estimates 
would also change.  
 
Further, according to data provided by the applicant from a recent, newly constructed CAF 
development in APAH’s portfolio, less than 20% of the school-age children who moved in were 
new to the Arlington County school system. The majority, 82% of the student residents, were 
previously enrolled in and attending schools in Arlington County. 
 
PUBLIC ENGAGEMENT:   
 
Level of Engagement: Involve 
 
Outreach Methods: Community involvement was achieved throughout the lifecycle of this 
development project. The Site is located in the Ballston-Virginia Square neighborhood. Over the 
course of three years, APAH and the American Legion have met with neighbors near the site, the 
Ballston-Virginia Square Civic Association, the Military and Veterans Affairs Committee, and 
the Housing Commission.  APAH and the American Legion also participated in the Washington 
Boulevard/Kirkwood Road GLUP Study “Plus” planning process, commencing in October 2016 
and ending in July 2017. In 2017, APAH and the Legion held two open houses and arranged a 
tour of an APAH property for neighbors and community members. In the summer and fall of 
2018, APAH and the Legion attended Ballston-Virginia Square Civic Association meetings to 
share the specifics of the proposed site plan application. The association provided a letter dated 
June 13, 2018 in support of APAH’s funding request. On February 7, 2019, the association wrote 
a letter expressing concerns related to building height, setbacks, parking, and vehicular access, 
among other site plan-related issues in advance of the February 2019 County Board approval of 
the site plan.  
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Additionally, the Planning Commission, Housing Commission, Bricks and Mortar 
subcommittee, and the Community Development Citizen’s Advisory Committee (CDCAC) have 
met on the project, as described below. 
 
Community Feedback: 
 
Planning Commission: APAH and County Planning Division staff presented the proposed site 
plan to the Planning Commission on February 11, 2019. The Planning Commission voted 
unanimously to recommend approval of the site plan to the County Board. 
 
Housing Commission: APAH and County Housing Division staff presented the AHIF Loan 
request for Post West Nine as an information item to the Housing Commission at its January 17, 
2019 meeting and as an action item at its February 14, 2019 meeting. The Commission voted 
unanimously (8-0) to support the allocation request and sent a letter of support to the County 
Board dated February 19, 2019. In addition, the Commission further recommended (by vote of 6-
0 with 2 abstentions) that the County’s share of the Residual Receipts be set at 50%.  
 
The Housing Commission will consider the AHIF and HOME request for Post East Four and the 
additional request for Post West Nine at its December 5th meeting and will send a letter to the 
County Board. 
 
Community Development Citizen’s Advisory Committee (CDCAC): CDCAC met on 
November 6, 2019 to consider the allocation of the $2,445,000 in HOME funds for Post East 
Four. The Committee voted in support of the HOME allocation, highlighting that it will meet 
Goal #1 of the County’s Consolidated Plan to create and sustain affordable housing, including 
increasing the supply of CAFs, including 10% as permanent supportive units.  
  
FISCAL IMPACT: There are sufficient unallocated AHIF funds to support the $5,730,000 
AHIF request and the $2,445,000 HOME request for Post East Four. In addition, it is anticipated 
that the inclusion of 16 permanent supportive housing units in Post West Nine and Post East 
Four will have a fiscal impact on the County’s PSH program budget. The full year incremental 
cost increase to the budget is estimated to be approximately $251,988 per fiscal year upon 
project completion and occupancy (anticipated in 2022). 
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