
  
 

 

County Manager:  ##### 
 

County Attorney:  ***** 
 
Staff:  Maureen Markham, CPHD Housing 

 ARLINGTON COUNTY, VIRGINIA 
 
 

County Board Agenda Item 
Meeting of December 14, 2019 

 
 
 
 
 
DATE:  November 4, 2019 
 
SUBJECT:  Allocation of $11,021,000 in County and Federal Funds and Approval of an 
AHIF/CDBG/HOME Financing Commitment Letter for a loan to Wesley New Trenton LLC, an 
affiliate of Wesley Housing Development Corporation, to assist with the development and 
construction of The Cadence, an apartment complex of 97 committed affordable units (CAFs) to 
be located at 4333 Arlington Boulevard. 
 
C. M. RECOMMENDATIONS:   
 
1. Authorize and direct the County Manager to execute, on behalf of the County Board, the 

attached AHIF/CDBG/HOME Financing Commitment Letter for an $11,021,000 Affordable 
Housing loan to Wesley New Trenton LLC to assist with the development and construction 
of The Cadence, subject to approval as to form by the County Attorney. 
 

2. Appropriate $224,879 in Community Development Block Grant (CDBG) loan repayments 
received in FY2020 (206.371800.72405) to the FY 2020 CDBG unallocated funds account 
(206.495130.72405). This appropriation will allow the County to maximize the amount of 
program income available to support the requested allocation. 

 
3. Allocate $6,671,000 in Affordable Housing Investment Fund (AHIF) funds 

(101.495130.91102) to Wesley New Trenton LLC (101.456300.91102) as a loan to help 
finance the development and construction of The Cadence. The financing assistance will be 
in the form of a subordinated, residual receipts loan, subject to the loan terms and conditions 
in the AHIF/CDBG/HOME Financing Commitment Letter. 

 
4. Allocate $2,050,000 in CDBG funds (206.495130.72405) to Wesley New Trenton LLC 

(206.456300.72405) as a loan to help finance the development and construction of The 
Cadence. The financing assistance will be in the form of a subordinated, residual receipts 
loan, subject to the loan terms and conditions in the AHIF/CDBG/HOME Financing 
Commitment Letter. 
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5. Allocate $2,300,000 in HOME Investment Partnerships Program (HOME) funds 
(206.495130.72407) to Wesley New Trenton LLC (206.456300.72407) as a loan to help 
finance the development and construction of The Cadence. The financing assistance will be 
in the form of a subordinated, residual receipts loan, subject to the loan terms and conditions 
in the AHIF/CDBG/HOME Financing Commitment Letter. 

 
6. Authorize the County Manager, with the concurrence of the County Attorney, to act as the 

County Board's representative in approving revisions to the AHIF/CDBG/HOME Financing 
Commitment Letter that are necessary to remove any ambiguity or inconsistency or which 
improve the County Board's financial security or financial position, and which revisions do 
not adversely affect the County financially, prior to or after execution of the 
AHIF/CDBG/HOME Financing Commitment Letter. 
  

ISSUES:  There are no known issues at the date of this report. 
 
SUMMARY:  Wesley New Trenton LLC is requesting $11,021,000 in County AHIF, CDBG 
and HOME funds to facilitate the development and construction of The Cadence, a new 97-unit, 
4-story apartment complex located along the Arlington Boulevard transit corridor in the 
Buckingham Neighborhood. The apartment complex will be constructed at the site of the former 
Red Cross Building at 4333 Arlington Boulevard, which building will be demolished. The 
Cadence will provide affordable housing for households ranging from 50% of the Area Median 
Income (AMI) to 70% AMI. The apartment complex will be financed by a package of 4% Low-
Income Housing Tax Credits, County funds including AHIF, CDBG, and HOME, and a first 
mortgage funded through bonds issued by the Virginia Housing Development Authority 
(VHDA). Site Plan #446 for this apartment complex, formerly known both as the Red Cross Site 
and as Trenton Street, was approved by the County Board in April 2018. Red Cross Board 
Report #48; Red Cross Board Report #48 Supplemental   
 
The loan terms attached to this report are a financing requirement of the first mortgage lender 
VHDA. The loan documents for The Cadence are anticipated to be considered at the February 
2020 County Board meeting. In July 2019, Arlington County submitted an application for 
VHDA Amazon HQ2 REACH funds on behalf of The Cadence. If awarded funding by VHDA, 
the unit mix would need to be adjusted to include twelve 40% AMI units, deepening the 
affordability of those units.  
 
BACKGROUND: Site Plan #446 includes the building site of the Red Cross building, the 
existing Whitefield Commons Apartments, owned and operated by Wesley Housing 
Development Corporation and comprised of four buildings with 63 total dwelling units, and two 
single-family homes. The single-family homes will be demolished, and 19 new market-rate 
townhomes constructed on the site by Madison Homes. The site plan allows for the future 
conversion of current common space at Whitefield Commons into up to five additional units and 
some Class I interior bicycle storage; however, those additional units and the town homes are not 
part of this funding request.  
 
Constructed in 1943, Whitefield Commons (historically known as the Windsor Apartments) is 
identified as an “Important” garden apartment property in the County’s Historic Resources 
Inventory (HRI). Pursuant to the goals and objectives of the HRI, Site Plan Condition #59 

https://arlington.granicus.com/MetaViewer.php?view_id=2&clip_id=3510&meta_id=175335
https://arlington.granicus.com/MetaViewer.php?view_id=2&clip_id=3510&meta_id=175335
https://arlington.granicus.com/MetaViewer.php?view_id=2&clip_id=3510&meta_id=175334
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requires recordation of a historic preservation easement for the Whitefield Commons buildings 
and grounds that preserves the building elevations, landscaped open space and circulation 
networks. The easement will preserve the buildings in perpetuity and prevent them from 
demolition but will allow for exterior modifications subject to review by the Historical Affairs 
and Landmark Review Board (HALRB) and approval by the County Manager (or his designee). 
The easement will not require the applicant to preserve any aspects of the interior of the 
buildings and will permit interior modifications. The site is not located in a sector plan or small 
area plan study area. Because the funding package includes federal funds and the site plan for 
The Cadence includes the Whitefield Commons Apartments, a Section 106 Historic Review was 
required under National Environmental Policy Act (NEPA) rules (see Federal Environmental 
Requirements in Discussion section below).  
 
Wesley Housing acquired the Red Cross site with bridge financing from TD Bank in 2017. The 
complex was unsuccessful in the 2017 NOFA competition but was ranked #1 in the 2018 NOFA 
round. Wesley pursued and obtained site plan approval from the County Board in April 2018.    
 
DISCUSSION:  The building features a combination of brick and metal paneling and is 
designed to achieve EarthCraft Gold certification. Planned building amenities include an interior 
landscaped courtyard, community laundry facilities, a fitness room, and a large community 
center with a computer lab. Specific elements of the complex are discussed below.  
 
Federal Environmental Requirements: Certain Federal requirements, including the completion 
of a NEPA Environmental Review, are required given the use of Federal CDBG and HOME 
funds. The CDBG loan will be applied to acquisition of the property and the HOME loan will be 
applied to the construction of the affordable units. 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 comments from two residents regarding the removal of mature trees from the 
site to enable the development. As part of the 2018 site plan approval process for the Cadence 
complex, the issue of tree canopy preservation was considered at length. The approval process 
required the developer to contract with a certified arborist or horticulture professional to 
complete a Tree Protection Plan approved by the County Manager and consistent with the 
Chesapeake Bay Preservation Ordinance, as well as to submit to and obtain the Department of 
Parks and Recreation’s (DPR) review and approval of, a bond estimate for the trees to be saved 
based upon Arlington County’s Tree Replacement Formula or an amount approved by the 
County Manager. The Tree Protection Plan for the Cadence complex was submitted and 
approved by Arlington County Department of Environmental Services in May 2019. Given that 
the developer has completed a Tree Protection Plan in compliance with the County’s site plan 
conditions that is consistent with the Chesapeake Bay Preservation Ordinance, is replacing all 
trees being removed at a nearly 2 to 1 ratio, and that none of the trees being removed are 
considered to be located in a critical habitat or that of a rare, threatened or endangered species, 
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County staff does not agree that the removal of the original trees will lead to an undue significant 
impact on the environment. A summary of comments received and responses can be found in the 
Environmental Review Record. Based on the review and assessment of comments received, 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 was required. DHR 
recommended that the scope of work will have a conditional no adverse effect on historic 
resources, based on the condition that existing photos, plans, and any proposed 
replacement materials are submitted to DHR for review prior to the rehabilitation of any 
of the four buildings at Whitfield Commons. 
 

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. 
 

3. Environmental Assessments require an assessment of any potential site contamination, 
which includes potential lead-based paint (LBP) and asbestos containing materials 
(ACM). The Red Cross building has examined for LBP and ACMs and the demolition 
and disposal of demolished materials for this site will be carried out in compliance with 
any local requirements. However, Whitefield Commons was not assessed so the applicant 
will provide an assessment of LBP and ACMs and how potentially contaminated 
materials will be handled during construction prior to rehabilitation of Whitefield 
Commons. 

 
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). HUD subsequently issued 
an Authority to Release Grant funds on November 19, 2019. 
 
Affordable Housing Program: All 97 units will be committed affordable for a period of 60 
years from the date of the final Certificate of Occupancy, approximately 2082. Of the 97 total 
units, 10% (10 units) will be constructed to meet Uniform Federal Accessibility Standards and 
American National Standards Institute Type A requirements. Of those, two units (2%) will be 
accessible for those with hearing/visual impairments. All common areas will be configured to 
comply with Americans with Disabilities Act standards. Forty-six units (47%) will be restricted 
to households earning at or below 50% AMI; eleven units (11%) will be restricted at or below 
60% AMI; and forty units (41%) will be restricted to households earning at or below 70% AMI.1   
Income and Rent Limits - Housing - Arlington County 
 
The unit mix is as follows: 
                                                           
1 Relatively new rules in the federal Low-Income Tax Credit Program allow tax credits to be allocated to complex 
units if the average of the imputed income limit designations does not exceed 60% of the Area Median Income.  

https://housing.arlingtonva.us/income-rent-limits/
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Unit 
Type 

50% 
AMI 

60% 
AMI 

70% 
AMI Total 

0 BR 4 0 0 4 
1 BR 22 0 20 42 
2 BR 20 8 20 48 
3 BR 0 3 0 3 
Total 46 11 40 97 

 
 
The Applicant’s proposal to construct a new multi-family housing building with 100% CAFs 
meets several of the Goals, Objectives and Policies of the County Board-adopted Affordable 
Housing Master Plan, as follows: 
 
Policy Number Outcome 
Policy 1.1.1 The Complex will create 97 new CAFs through County financial 

assistance. 
Policy 1.1.4 The Complex promotes geographic distribution of affordable 

housing (North Arlington location near Ballston Metro).  
Policies 1.1.5  The CAFs will be committed affordable for 60 years. 
Policy 1.1.8 The Complex will add 48 two-bedroom family sized units and three 

three-bedroom family sized units to the CAF inventory. 
Policies 1.1.9 
and 3.2.2 

The Complex will produce 97 CAFS within the transit corridors 
consistent with the County’s adopted land use plans and policies. 

Policy 3.2.2  The Complex helps to maintain a sufficient supply of CAF units 
that are accessible for persons with physical and sensory 
disabilities by adding ten Type A accessible units. 

Policies 3.3.1, 
3.3.2 and 3.3.3  

The Complex will incorporate environmental sustainability 
practices by using the EarthCraft Multifamily Green Building 
Standard and Energy Star appliances. 

Policies 3.4.1 
and 3.4.2  

Affordability restrictions will be in place for 60 years; County 
loans ensure the financial feasibility of the Complex. 

 
Development Budget and Financing Package: Total development costs are estimated to be 
$47,244,947 ($487,061 per unit). The Applicant has applied for non-competitive 4% tax credits 
and a senior loan of tax-exempt bonds to be issued by VHDA. There will be two tranches of 
bonds: short term tax-exempt construction bonds from the VHDA and long term permanent 
financing of approximately $14,640,000. This bond structure is necessary to meet LIHTC 
requirements that mandate that at least 50% of the total aggregate basis of a 4% tax credit 
complex be funded with tax exempt bonds. Other anticipated sources in the funding package 
include tax credit investor equity, grants from the Virginia Housing Trust Fund and/or the 
Federal Home Loan Bank, a Seller Note, a Deferred Developer Fee, and a Developer 
contribution. A grant from VHDA Amazon REACH funds may also become part of the funding 
package.  
 

https://arlingtonva.s3.dualstack.us-east-1.amazonaws.com/wp-content/uploads/sites/15/2015/12/AHMP-Published.pdf
https://arlingtonva.s3.dualstack.us-east-1.amazonaws.com/wp-content/uploads/sites/15/2015/12/AHMP-Published.pdf
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The requested $11,021,000 in County funds is approximately 23% of the Total Development 
Costs for the complex. The financing plan will leverage funds from several additional sources for 
an overall leverage ratio of $3.30 for every county dollar, slightly higher than the County 
standard of $3 for every County dollar. 
 

Funder Role 
Virginia Housing Development Authority Tax-exempt bonds for Construction and 

Permanent Loan  
Hudson Capital/Capital One Tax Credit Equity Investor  
Virginia Housing Development Authority Tax-exempt Permanent Senior Debt 
Arlington County Subordinate Cash Flow Loan 
WHDC affiliate Subordinate Cash Flow Seller Note 
WHDC Deferred Developer Fee 
Wesley New Trenton LLC Subordinate Cash Flow Sponsor Loan 

 
 
SOURCES & USES: The Cadence will be financed with 4% Low Income Housing Tax Credits 
(LIHTC), VHDA permanent loans, County loans including AHIF, CDBG and HOME funds, 
grants from the Virginia Housing Trust Fund and/or the Federal Home Loan Bank, a Seller Note, 
a Sponsor Loan, and a Deferred Developer Fee. Projected sources and uses are as follows: 
 
SOURCES OF FUNDS USES OF FUNDS 
LIHTC Investor Equity $ 15,287,126 Acquisition Cost  $   6,519,364 
VHDA Loans [1] $ 14,640,000 Construction/Hard Costs $ 30,171,455 
County AHIF Loan $   6,671,000 Design, Engineering & 

Architecture 
$   1,620,261 

County CDBG Loan $   2,050,000 Owner Costs & Fees $    2,091,799 
County HOME Loan $   2,300,000 Financing Costs $    2,323,114 
Virginia HTF / FHLB $      700,000 Partnership Costs $         42,000 
Seller Note $   3,850,348 Carrying Costs & 

Reserves 
$    1,476,953 

Sponsor Loan (WHDC) $      551,050 Developer Fee $     3,000,000 
Deferred Developer Fee $   1,195,423      
    
TOTAL SOURCES  $ 47,244,947 TOTAL USES $   47, 244,947 

[1] It is anticipated that VHDA will loan the following funds: $9,890,000 in taxable bond proceeds, $2,750,000 from 
its REACH program, and $2,000,000 from its REACH Plus program. 
 
AHIF Loan Terms: Staff recommends a thirty-eight (38) year loan term for The Cadence 
complex. The combined $11,021,000 AHIF/CDBG/HOME loan will accrue interest at a rate of 
zero percent (0%) per annum during the three-year construction and lease-up period. Thereafter 
the County loan will accrue interest at a rate of 1% per annum, compounded annually. The 35-
year amortization matches the 35-year VHDA permanent loan. The AHIF/CDBG/HOME loan 
will be secured by a deed of trust subordinated to the senior financing and repayable from 
Residual Receipts, with fifty percent (50%) of the residual cash flow paid to the County 
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beginning in the first year after construction completion. WHDC projects a Residual Receipts 
payment of approximately $44,536 in the first year. The proposed loan terms and conditions for 
the AHIF/CDBG/HOME loan are detailed in their entirety in the attachments.  
 
Affordability Restrictions in Event of Foreclosure: Condition #44 of Site Plan #446 for the 
complex states that all 97 units are to be affordable up to 80% Area Median Income (AMI) for 
30 years. The condition also states that if the development is financed with funds from VHDA, 
and in the event there is a default under a VHDA deed of trust on the property that results in a 
foreclosure or deed in lieu of foreclosure on the property, 20 CAFs or 20% of the total number of 
units, whichever is greater, shall have rents affordable to households at or below 60% AMI for 
the full term of 30 years. 
 
Anticipated Timeline and Future County Board Requests: The construction closing on the 
financing for The Cadence is anticipated to take place in March 2020. Prior to the closing, the 
County Attorney will draft loan documents for the AHIF/CDBG/HOME loans and County staff 
will bring forward a request to the County Board for approval of the County loan and 
subordination documents, anticipated to be February 2020. Following construction closing, the 
existing Red Cross building will be demolished, and construction of the new building will begin. 
The projected completion date for apartment construction is January 2022. 
 
PUBLIC ENGAGEMENT:  Level of Engagement: Involve 
 
As proposed, The Cadence meets multiple Goals, Objectives and Policies of the Affordable 
Housing Master Plan (AHMP) adopted by the County Board in 2015. The complex has been 
presented to and reviewed by multiple commissions and advisory groups, as well as the County 
Manager and the County Board. Prior to site plan approval in April 2018, the complex was 
reviewed by several advisory groups typical of the site plan review process, including the Site 
Plan Review Committee (SPRC), the Historical Affairs and Landmark Review Board (HALRB), 
the Transportation Commission, the Housing Commission, and the Planning Commission. There 
was also significant input from the Buckingham Community Civic Association (BCCA) within 
whose jurisdiction the complex is located. Information on the current status of the complex was 
presented to BCCA on September 9.  
 
The table below summarizes the public engagement actions that have taken place since the 
Board’s approval of Site Plan #446: 
 
Public Entity Date Action 
Buckingham Community Civic 
Association 

September 2019 No vote taken 

Citizens Advisory Commission on Housing November 2019 
December 2019 

 
[TBD 12/5/19]  

Community Development Citizens 
Advisory Committee (CDCAC) 

November 2019 Vote to support 11/6/19 

 
Public School Student Generation Estimates: The Site is currently zoned for Barrett 
Elementary School, Swanson Middle School and Washington-Liberty High School. 
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Arlington Public Schools (APS) estimates the proposed development will generate the following 
number of students: 
 Number of Elementary School Students (K-5) generated: 33 
 Number of Middle School Students (6-8) generated: 14 
 Number of High School Students (9-12) generated: 18 

 
For the address listed above, a total of zero (0) students were enrolled into Arlington Public 
Schools as of School Year 2018-19. 
 
FISCAL IMPACT:  There are sufficient unallocated funds to support the AHIF, HOME, and 
CDBG request for the Cadence. In addition, it is anticipated that the inclusion of ten permanent 
supportive housing (PSH) units 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 $118,000 
(10 households x 12 x $990) per fiscal year upon complex completion and occupancy 
(anticipated in 2022). 
 
  
ATTACHMENTS: Attachment 1 Site Map; Attachment 2 AHIF/CDBG/HOME Financing 
Commitment Letter 
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ATTACHMENT 1 

 
Site Map 

4333 Arlington Boulevard 
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ATTACHMENT 2 
AHIF/CDBG/HOME Financing Commitment Letter 

 
 
 
 
 
 


