
ALEXANDRIA HOUSING AFFORDABILITY ADVISORY COMMITTEE 

DATE: FEBRUARY 4, 2016 

LOCATION: ROOM 2000 - CITY HALL  

  

 

AGENDA  

1. Consideration of January 7, 2016 meeting minutes (Chair)  6:00 p.m.  

 Action Requested: Review and Approve Minutes 

2. Ramsey Homes AHP and Loan Application (Helen McIlvaine/Roy Priest)  6:05 p.m. 

Action Requested: Review and Approve 

3. Affordable Housing Plan for ABC/Giant Site (Tamara Jovovic/Cathy Puskar)  6:25 p.m. 

Action Requested: Review and Approve 

4. Predevelopment Loan for Carpenter’s Shelter Site (Helen McIlvaine/Jon Frederick) 6:45 p.m. 

Action Requested: Review and Approve 

5. Alexandria Housing Development Corporation Update (Jon Frederick)  7:05 p.m.  

6. Update on Old Town North Small Area Planning Process (Tamara Jovovic)  7:10 p.m. 

7. Alexandria Redevelopment and Housing Authority Written Update (Carter Flemming)   

8. Information Items:          7:15 p.m. 

Financial Reports (Eric Keeler)    

Housing Master Plan Progress Report Q1-Q2 FY16 (Tamara Jovovic)                 

9. Announcements and Upcoming Housing Meetings (Staff)    7:20 p.m. 

Ramsey Homes (land use approvals, loan, and revitalization certification) 

Planning Commission Public Hearing—February 4, 2016, City Hall 

City Council Public Hearing—February 20, 2016, City Hall 

 

Old Town North Small Area Plan 

Advisory Group Meeting—February 11, 2016, 6:00 p.m., City Hall, Sister Cities Conference Room (Room 1101)  

Advisory Group Planning, Land Use and Design & Housing Subcommittee Meeting—March 9, 2016, 7:00 p.m.,  

City Hall, Location tbd 

 

Planning Commission Worksession 

Housing briefing—March 1, 2016, 6:00 p.m., City Hall 

 

10. Other           7:25 p.m. 

 

Adjournment (Chair)          7:30 p.m.  
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City of Alexandria, Virginia 

AFFORDABLE HOUSING 

ADVISORY COMMITTEE MINUTES  
City Hall Room 2000 | January 7, 2016 

 

 Members Present Members Absent Staff 

1 Bill Harris David Taylor  Allan Fye, TES 
2 Daniel Foreman Joe Ouellette Eric Keeler, Division Chief 

3 Michelle Krocker Edric Kirkman  

4 Peter-Anthony 

Pappas 

Michael Butler   

5 Eric Weiss Helen McIlvaine* (excused)  

6 Carter Flemming Donna Browning  

7 Robyn Konkel Jessica Lurz*  

8 Jon Frederick    

 Guests Affiliation Email 

 Mary Parker Commission on Persons with 

Disabilities 

 

    

*non-voting 

 

Bill Harris, acting chair in the absence of Katharine Dixon who was ill, opened the 

regular monthly promptly at 7:00 p.m. 

1. Presentation West End Transit Way (Allan Fye, TES) 

 

The West End Transit Way is planned to be Rapid Bus Transit with a combination of 

dedicated lanes, transit in mixed traffic, and in the HOV lanes of I-395. One route 

will run from the Eisenhower Metro station on Van Dorn and Beauregard Streets to 

the Mark Center and on to the Shirlington Transit Center. The alternate route will 

leave the Mark Center and travel on I-395 to the Pentagon. Major stops include 

Landmark Mall, Mark Center, Southern Towers, Northern Virginia Community 

College, and the planned Gateway development at Beauregard and King Streets. 

Along the route improvements will be made for pedestrian and bike traffic. Special 

consideration is being given to coordinating routes with existing and planned 

affordable housing projects. Current planning includes engineering drawings and 

environmental impact studies. Operation is scheduled to begin by 2020 or 2021. 

 

Discussion included commendations for TES’s efforts to coordinate the transit routes 

with current and planned affordable housing projects. Krocker moved, and Konkel 

seconded, that the committee send a letter to TES commending them for these 

efforts. Frederick offered to write the letter for the Committee’s Chair to sign. His 

offer was accepted by consent. 
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2. Discussion of Affordable Housing Needs – Levels of Affordability and Unit Mix (Eric 

Keeler) 

 

 Wages are not keeping pace with city housing costs 

 The number of affordable housing units available to people earning up to 60% 

of AMI has shrunk from approximately 18K in 2000 to 6K in 2015, and for people 

earning up to 41% to 50% of AMI from approximately 10K in 2000 to 207 in 2015. 

 The Metro Area expects an increase of 410K new households between 2011 

and 2023. Of that number 149K will have incomes of less than 80% of MI, and 

nearly half of those will have incomes under 30% of AMI. In Alexandria housing 

needed to accommodate these new households will require 2,760 units for 

people with incomes under 30% of AMI, 2,320 units for those from 30 - 50% AMI, 

and 520 units for those from 50 - 80% AMI.  

 Alexandria’s housing affordability challenge is that incomes are not keeping 

pace with housing costs. Future needs are hard to estimate because of so 

many variables that continually change. 

 

3. Alexandria Redevelopment and Housing Authority Update (Carter Flemming) 

 

 On Wednesday, January 13th, 6:30 PM at the Charles Houston Center ARHA will 

have a public hearing on it plans to replace 15 units of Ramsey housing with 53 

new units. ARHA’s plans will be reviewed by its Board, by the Planning 

Commission, by AHAAC at its February meeting, and finally by City Council. 

 Planning for a major renovation of the Ladrey elderly/disabled housing facility 

continues. An architect and engineer have been engaged. Work is to be done 

by ARHA staff.  

 HUD has yet to act on ARHA’s appeal to change Ladrey’s designation from 

“elderly/disabled” to “elderly only.”  

 Proposals received for best use of five ARHA sites have been reviewed by the 

ARHA board one time. No action has been taken on the proposals. 

 

4. Alexandria Housing Development Corporation Update (Jon Frederick) 

 

 Work is progressing toward a March deadline to submit an application to VHDA 

for funding of the Gateway project. 

 AHDC has moved to a larger office in the same building.  

  

5. Informational Items (Eric Keeler) 

 

 The rehabilitation of the 28 units at Lynhaven Apartments (at East Reed Avenue 

and Commonwealth Avenue) will be completed soon. 

 Jackson Crossing with 78 units of affordable housing (at East Reed Avenue and 

US 1) will be fully leased in a couple of months. 

 The Church of the Resurrection project is moving forward. Currently they are 

working to resolve access issues over the private road which is used by both 

Goodwin House and the church. 
 

6. Consideration of December 3 AHAAC Minutes  
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Consideration of the December 3, 2015 minutes was deferred at the beginning of 

the meeting due to a lack of quorum. Once quorum was reached, Harris called for 

a motion to approve the minutes as distributed. Frederick moved and Krocker 

seconded approval. The vote to approve was unanimous. 
 

 

The meeting adjourned at 8:25 pm. 



City of Alexandria, Virginia 

_________                       
   

MEMORANDUM 
 

 

DATE:  JANUARY 29, 2016  

 

TO: THE ALEXANDRIA HOUSING AFFORDABILITY ADVISORY COMMITTEE 

(AHAAC) 

 

FROM: HELEN S. MCILVAINE, DIRECTOR 

   

SUBJECT: CONSIDERATION OF AN AFFORDABLE HOUSING PLAN AND A LOAN TO THE 

ALEXANDRIA REDEVELOPMENT AND HOUSING AUTHORITY (ARHA) FOR 

THE REDEVELOPMENT OF RAMSEY HOMES INTO A MIXED INCOME 

COMMUNITY  

 

 

ISSUE:  Consideration of an Affordable Housing Plan guiding the redevelopment of Ramsey Homes 

into a mixed income community and a loan of up to $1 million to the Alexandria Redevelopment and 

Housing Authority (ARHA) to cover costs for certain elements of the Ramsey Homes redevelopment 

with the loan to be funded from proceeds of ARHA’s future repayment of the City’s 2008 loan for Glebe 

Park.    

 

RECOMMENDATION:  That the Alexandria Housing Affordability Advisory Committee recommend 

that City Council: 
 

(a) approve a permanent loan to ARHA of up to $1,000,000 for redevelopment of Ramsey 

Homes which loan is to be funded from proceeds of ARHA’s future repayment of the City’s 

2008 Glebe Park loan; and 

 

(b) approve the affordable housing plan as part of the DSUP. 

 

BACKGROUND:  ARHA has requested a City loan of up to $1 million to support offsite infrastructure 

improvements and other amenities required to enhance its application for land use approvals to enable 

the proposed redevelopment of the existing 15-unit Ramsey Homes public housing development into a 

mixed income community (Attachment 1).  As is described in the Affordable Housing Plan (Attachment 

2)—included for the Committee’s review and endorsement—ARHA’s proposal includes 15 new 

replacement housing units per Resolution 830 that are affordable to households with incomes up to 30% 

of the Area Median Income (AMI) and 38 new units affordable to households at 50 and 60% AMI 

(Attachment 3).   

 

The 15 public housing families that are being displaced will be given the option to move to another 

comparable public housing unit or to accept a Tenant Protection Voucher which they can use to find 
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housing in the private market. Households displaced by the redevelopment of Ramsey Homes will be 

given the first opportunity to return to the new units. ARHA has committed to covering tenant moving 

costs and to maintaining a site-specific waiting list with preference given to income-qualified city 

employees to help them live in the city. The Landlord Tenant Board will review ARHA’s relocation 

plan.     

 

Among the improvements and amenities to be funded with the City loan are upgrades to the storm water 

and sewer lines serving Ramsey Homes; sidewalk and traffic signal improvements; and rooftop 

amenities to meet open space requirements the ground level. ARHA cannot finance these improvements 

within the anticipated funding package to be provided by low income housing tax credit equity, first 

trust debt and its deferred developer fee.   

 

DISCUSSION:  ARHA proposes to redevelop the existing 15 public housing units at Ramsey Homes 

into a new 53-unit mixed income community through its development entity, Virginia Housing 

Development LLC (VHDLLC).  The Ramsey Homes project is proceeding separate from a concurrent 

RFP through which ARHA seeks market rate development partners to help it redevelop five other 

ARHA-owned sites as mixed income communities.   

 

With regard to the source of City assistance, in 2008 when City Council approved a $5.6 million loan to 

ARHA to pay off its mortgage on Glebe Park to facilitate that redevelopment, it was envisioned that the 

loan would be repaid from (a) property reserve funds immediately available at the financial closing (in 

fact, $600,000 was repaid soon after City loan funds were disbursed) and (b) future proceeds to be 

realized by ARHA on land sales and project upside shared with market rate partner EYA for the 

redevelopment of the James Bland sites as Old Town Commons. Given ARHA’s future plans 

(subsequently memorialized in its Strategic Plan for Redevelopment as well as the City’s Braddock 

Metro Neighborhood and Braddock East Plans) to redevelop the majority of its aging housing portfolio 

following completion of James Bland, at the time of the 2008 loan approval City Council stipulated that 

when the loan was repaid by ARHA, these funds would be earmarked within the Housing Opportunity 

Fund as a revolving loan source for ARHA to support its future redevelopment efforts.   

 

ARHA reports that it has recently completed its final reconciliation of the Old Town Commons (OTC) 

project with EYA and will be submitting a revised disposition application to the U.S. Department of 

Housing and Urban Development (HUD) seeking that agency’s approval to use OTC sales proceeds to 

repay the City loan. ARHA’s current timeline for loan repayment is sometime in mid to late July 2016.  

 

FISCAL IMPACT:   Up to $1,000,000 of Housing Opportunities Fund dollars to ARHA with the 

disbursement of the monies contingent on ARHA’s repayment of the City’s Glebe Park loan.     

 

ATTACHMENTS: 

(1) ARHA Loan Request for Redevelopment of Ramsey Homes as Mixed-Income Development 

(TO BE PROVIDED) 

(2) Affordable Housing Plan for Ramsey Homes 

(3) HUD Income and Rent Limits for 30, 50 and 60% AMI 

 

STAFF: 
Eric Keeler, Division Chief, Program Administration, Office of Housing 
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Tamara Jovovic, Housing Analyst, Office of Housing 



Ramsey Homes Redevelopment 
Affordable Housing Plan 

December 28, 2015 
 

The Ramsey Homes Project involves the redevelopment of, an underutilized and obsolete, fifteen (15) 
unit public housing site into a fifty-three (53) unit mixed-income, multi-family rental housing site. 

The Project site is .71 acres, occupying one half of a city block, the east side of the 600 block of North 
Patrick Street between Pendleton and Wythe Street.  Ramsey Homes is comprised of four buildings:  
three of the buildings are quadruplexes and one is a triplex, a total of fifteen (15) two-bedroom/one-
bathroom units.  ARHA is requesting a Floor Area Ratio (FAR) of 2.0, from the current .75 FAR. 

The City of Alexandria has suffered a profound loss of affordable housing over the last fifteen years. 

According to the City of Alexandria’s Housing Master Plan (2013), from 2000 to 2011 Alexandria lost 
6,051 market affordable rental housing units for households earning up to 60% of the Area Median 
Income (AMI), compared to more than 18,000 in 2000.  During the same period the AMI grew from 
$82,800 to $103,500. 

The George Mason Center for Regional Analysis (CRA) projects that by 2023, Alexandria will need an 
additional 24,400 units for households earning up to 80% of AMI.  Of the projected gap, according to the 
CRA, more than 9,700 units will be needed for families at, or below, 30% of AMI.   

More than 40% (14,353 households) of the overall rental housing demand in the city consists of 
households with incomes at or below 60% AMI.  For extremely low-income households within this group 
(those at or below 30% AMI), there are no committed permanent affordable units or market affordable 
units subsidized to be affordable to this income level outside of a limited number of project-based 
Section 8 units, ARHA-owned public housing and some operated by city or nonprofit agencies for the 
benefit of special needs clients.i   

The redevelopment of the Ramsey Homes is a modest effort to reverse the City’s loss of affordable and 
Workforce housing, and assist the City in meeting its declared affordable housing objectives.  The 
Project is consistent with the ARHA 2012-2022 Strategic Plan, the City’s Housing Master Plan and the 
BEMP. 

The BEMP goal is to create a mix of affordable and/or workforce housing to support the 
low-income public housing units.  The Project includes an approximate 1/3-2/3 ratio of low-
income households to households with incomes up to a workforce housing income.    The 
unit mix is driven by market factors, land value, public policy and funding availability.  The 
BEMP recognizes that these and other variables will drive the viability of redevelopment 
projects, and ARHA’s ability to meet the BEMP’s objectives.  Specifically, the BEMP notes: 
 

The precise ratio for this mix should be determined through the development 
planning process, as it will be influenced by the funding available at that time. 

 

The focus of the ARHA Strategic Plan is on preserving ARHA’s present affordable housing stock until 
opportunities arise that will enable ARHA to substantially improve conditions while complying with 



Alexandria’s ordinance mandating preservation or replacement of ARHA’s affordable housing 
(Resolution 830).   

This mixed-income Project would be available to the extremely low-income families that reside at the 
Project today, as well as to households at up to 60% of the AMI, currently at approximately $86,000, 
which is the city Workforce Housing limit for rental housing.  ARHA is committed to maintaining a site-
based waiting list with a preference for income-qualified city employees in order to incent workers to 
live in the Alexandria city.  

This concept redevelops the Ramsey Homes public housing site into vibrant and sustainable mixed-
income housing which is consistent with the BEMP.  The Project provides an appropriate level of 
residential density given that it is within a ½-mile radius from the Braddock Road metrorail station, 
thereby better utilizing transportation infrastructure and potentially decreasing negative impacts of car 
traffic.   The BEMP encourages greater mobility, especially for those with limited access to automobilesii.  
The Ramsey Homes redevelopment achieves this goal. 

The 15 public housing families that are being displaced will be given the option to move to another 
comparable public housing unit or, accept a Tenant Protection Voucher that they can use to find housing 
available in the private sector where the landlord will accept a voucher.  ARHA will pay all costs of the 
move.   The households displaced by the redevelopment of the Project will be given the first opportunity 
to return to the newly constructed Project.    

Should the existing 15 households choose to return, they will be in community with an additional thirty 
eight (38) households with incomes up to 50% and 60% of the Area Median Income.  This will provide for 
a mix of incomes to replace the exclusive public housing that exists on the site today, with the ultimate 
goal of providing improved residential and social conditions for the residents of the new Project, as well 
as the surrounding neighborhoods. 

No. of Units % of Units Income Levels 
15 28% 30% 
11 21% 50% 
27 51% 60% 

 

It is intended that the rents of approximately four units will continue to be subsidized under a HUD 
Annual Contributions Contract, or that the replacement units will be operated as conventional public 
housing.  Existing residents that return to the newly constructed units could use Housing Choice 
Vouchers to subsidize their rents and others will pay rents set by the Low Income Housing Tax Credit 
(Tax Credit) funding for households at up to 50 – 60% of AMI.  ARHA will also accept other Housing 
Choice Voucher recipients who were not original residents of Ramsey. 

Six of the units will be constructed as Accessible (as defined in the code) for individuals with special 
needs, meaning that all required accessibility features are present at first occupancy.  The remaining 
units on the first floor will be designed to meet Type B units, consistent with the design and construction 
requirements of the American National Standards Institute (ANSI) and federal Fair Housing Act. A Type B 
unit is constructed to a convertible level of accessibility than an Accessible unit, geared more toward 
persons with lesser mobility impairments.   In order to accommodate the Accessible units, there are 
accessible parking spaces in the parking garage and one elevator, per building, on the garage level with 
stops on each of the three floors and the rooftop, so that the amenities for the accessible units are 



identical to the other units.  Please see the attached Timeline for more information about the Project’s 
milestones.   

 

Ramsey Homes Timeline 

Submittal/Review Date 
Submission of DSUP Combined Concept Stage 1 & 2 June 8, 2015 
    
City Issues Comments on DSUP Combined Concept Stage 1 and 2  June 25, 2015 
    
File DSUP Submission for Completeness Review July 17, 2015 
    
City issues Completeness Review Comments August 7, 2015 
    
DSUP Submission of Preliminary Plan August 21, 2015 
    
City Council hears Appeal of BAR Denial of Permit to Demolish September 12, 2015 
  
ARHA receives Completeness Review Letter (CRL) from City November 30, 2015 
    
ARHA submits DSUP CRL December 7, 2015 
  
Docketed for City Planning Commission Consideration of DSUP Application February 2016 
    
Docketed for City Council Public Consideration of DSUP Application February 2016 
    
VHDA Tax Credit Application March 4,2016 
    
BAR Hearing:  Certificate of Appropriateness  Spring, 2016 
    
Relocation of Ramsey Residents* September, 2016 
    
Construction Commencement* December 2016 
    
Construction Completion* October 2018 

 

i City Housing Master Plan (December 14, 2013) 
ii Braddock East Master Plan (October, 2008) 
 
 
*Contingent on successful tax credit application 

                                                           



HUD FY 2015 Income Limits for Washington-Arlington-Alexandria, DC-VA-MD HUD Metro 

FMR Area 

 

2015 Income Limits* 1 Person 2 People 3 People 4 People 

30% AMI $22,950 $26,200 $29,500 $32,750 

40% AMI $30,600 $34,950 $39,300 $43,700 

50% AMI $38,200  $43,700  $49,150  $54,600  

60% AMI $45,850  $52,400  $58,950  $65,500  

Source: HUD 
*Numbers are rounded pursuant to HUD guidelines.  

 



City of Alexandria, Virginia 

_________                       
   

MEMORANDUM 
 

 

DATE:  JANUARY 29, 2016 

 

TO: THE ALEXANDRIA HOUSING AFFORDABILITY ADVISORY 

COMMITTEE 

 

FROM: HELEN S. MCILVAINE, DIRECTOR 

 

SUBJECT: EDENS-ABC/GIANT SITE AFFORDABLE HOUSING PLAN  

______________________________________________________________________________ 

 

ISSUE:  Consideration of an Affordable Housing Plan for the Edens-ABC/Giant Site (DSUP 

2015-00019) 

 

ACTION REQUESTED: That the Committee review and endorse the associated Affordable 

Housing Plan. 

 

BACKGROUND:  The applicant 

plans to redevelop the site of the 

former Giant and ABC stores at the 

500 block of First Street and 900 

block of North Asaph Street with a 

mixed-use building featuring 232 

residential units and approximately 

50,000 square feet of ground-floor 

retail. The redevelopment project is 

consistent with the vision set forth by 

the 1992 Old Town North Small Area 

Plan. As part of the redevelopment 

process, the applicant is requesting a 

rezoning to a new Coordinated 

Development District.  

 

DISCUSSION:  The applicant proposes to meet its voluntary housing contribution by making 

nine units (on-site) affordable to households earning incomes at or below 60% of the area median 

income (AMI) for a period of 40 years (Attachment 1). This proposal is consistent with the City’s 

Housing Master Plan (2013) which recommends focusing affordable housing efforts in areas near 

transit and with the greatest potential for increased density and mixed-use development. It 

encourages housing options affordable to a range of incomes and household types, including young 

Aerial view looking southwest 



professionals, families, seniors, and workers critical to the economic competitiveness and 

sustainability of the city. 

 

In the event of a rezoning or Coordinated Development District application when additional 

density is being requested (as is the case with this application), the Housing Master Plan 

recommends developer contributions take into account that affordable housing is one of the City’s 

highest priorities and that there should be a significant monetary or in-kind contribution to 

affordable housing in excess of what would normally be required with a Development Special Use 

Permit.  

 

The contribution of nine on-site rental units (seven studios and two one-bedrooms) is valued at 

approximately $2.4 million, which is approximately $1.1 million more than the standard monetary 

contribution. The unit composition (with its emphasis on studio units) was designed to meet the 

needs of current and future retail, hospitality, and office workers in the Old Town North area.  

 

The units will be affordable to households with incomes at or below 60% of the area median 

income (AMI) which equates to $45,864 and $65,520 for a household of one and four, respectively 

(Source: HUD, 2015) and will remain affordable for a 40-year period.  

 

The DSUP housing conditions, as proposed by the Office of Housing, are included in Attachment 

2.  

 

FISCAL IMPACT:  None 

 

ATTACHMENTS: 

(1) Affordable Housing Plan Edens-ABC/Giant Site–DSUP 2015-00019, dated January 28, 

2016 

(2) DSUP 2015-00019 Draft Conditions 

 

STAFF: 
Eric Keeler, Division Chief, Program Administration 

Tamara Jovovic, Housing Analyst, Office of Housing 

  



          Attachment 1 

 
Affordable Housing Plan 

Edens-ABC/Giant Site (DSUP 2015-00019) 

January 28, 2016 

 
1.1 Project name and address  
 Project Name:  Edens – ABC/Giant, 530 First Street 

 Project Address: 500 First Street and 901 N. St. Asaph St. 

 

1.2 Application number 

 DSUP2015-00019  

 
1.3 Brief description of the application and the proposed development program  

The Applicant proposes the construction of a mixed-use building with 232 residential units 

and approximately 50,000 square feet of retail. 

 

1.4 Requested zoning changes or waivers (if any)  

 Master Plan Amendment for increase in height 

Rezoning to CDD #25 

CDD Concept Plan for CDD #25 

 DSUP 

 TMP SUP 

 SUP for parking reduction 

 Comprehensive Sign Plan SUP 

 Umbrella SUP for restaurants and outdoor dining 

 SUP for increase in number of penthouses 

  
1.5 The Small Area Plan in which the project is located and a brief discussion of how relevant affordable 

housing goals and recommendations are being addressed by the AHP 

 Old Town North Small Area Plan (1992) 

There are no affordable housing goals or recommendations in this Small Area Plan for this 

site. 

  
2. Description of the AHP to include:  

 
2.1 Number, type (rental/for-sale), size (number of bedrooms), level of affordability (% of Area Median 

Income), and length of affordability of proposed affordable units  
 

The Applicant proposes to provide 7 studio units and 2 one-bedroom units for 40 

years at 60% of AMI.  
 

2.2 General description of location of affordable units in the project  

The units will be located throughout the building.  

 
2.3 Confirmation that residents of affordable units will have equal access to all amenities available to 

residents of market-rate units  

The residents of the affordable units of the building will have equal access to all amenities 

available to residents of the market-rate units within the building. 



 

2.4 Number, type (rental/for-sale), size (number of bedrooms), level of affordability (% of Area Median 

Income), and length of affordability of existing affordable units being demolished as part of 

redevelopment (if any)  
 N/A 

 

2.5 Brief discussion of tenant relocation plan approved by the Landlord-Tenant Relations Board (if 

applicable)  
 N/A 

 

2.6 Description of the phasing of the project and any implications it may have on the delivery of units (if 

any)  

The building will be constructed in one phase and there should be no implications on the 

delivery of the units. 

 

2.7 Description of any voluntary contributions to be made to the Housing Trust Fund in addition to the 

provision of affordable units (if any)  

 

The Applicant is providing the on-site units in lieu of the voluntary contribution. The value 

of the on-site units ($2.4 million) exceeds the value of the voluntary contribution ($1.29 

million) by approximately $1.1 million. 

 

2.8 Any other information the applicant deems relevant to the AHP   

  

N/A 

 

  



 

 
Attachment 2 

DSUP 2015-00019 Draft Conditions 
 

a. The developer shall provide the following affordable rental set-aside units: 7 studios and 

2 one-bedrooms. 

b. Rents payable for the set-aside units shall not exceed the maximum rents allowed under 

the Federal Low Income Housing Tax Credit program for households with incomes at or 

below 60% of the Washington D.C. Metropolitan Area Median Family Income for a 

period of 40 years from the date of initial occupancy of each affordable unit. The 

developer shall re-certify the incomes of resident households annually.  

c. Once an income-eligible household moves into a unit, that unit will be considered an 

affordable unit until the household’s income increases to more than 140% of the then-

current income limit. At that time, the over-income household shall be allowed to remain, 

but the next available unit of comparable size (i.e., with the same number of bedrooms, 

den space, and/or approximate square footage) must be made available to a qualified 

household. Once the comparable unit is rented, the rent of the over-income unit may then 

be increased to market rate in accordance with any lease restrictions. If a comparable unit 

within the building does not exist (e.g. a three-bedroom unit), the over-income tenant 

must be given notice and required to vacate the unit and replaced with an income-eligible 

household.   

d. Households receiving Housing Choice Voucher assistance will not be denied admission 

on the basis of receiving such assistance. A household will be considered income 

qualified if the amount of rent it can pay based on income, together with the voucher 

payment, is sufficient to cover the applicable rent. 

e. The developer agrees that residents of set-aside units shall have access to all amenities 

offered on the entire Development at the same rates and terms as offered to other 

residents.  

f. The set-aside units shall be of the same size and floor plan and with the same finishes as 

other similar units in the Development. Concentrations of set-aside units will be avoided. 

g. If the market rents are less than anticipated, the tax credit rents will continue to be used as 

the affordable rents; however, in the event the differential between the market rents and 

the affordable rents falls below $150, the affordable rents shall be reduced to maintain a 

differential of at least $150 at all times. 

h. Residents of the set-aside units shall have access to leased parking at the same rates and 

terms as offered to other residents.  

i. The developer shall provide the City with access to the necessary records and information 

to enable annual monitoring for compliance with the above conditions for the 40-year 

affordability period. 

j. Amendments to the approved Affordable Housing Plan must be submitted to the 

Alexandria Housing Affordability Advisory Committee for consideration, and require 

final approval from the City Manager. 

 



City of Alexandria, Virginia 

_________                       
   

MEMORANDUM 
 

 

DATE:  JANUARY 28, 2016  

 

TO: THE ALEXANDRIA HOUSING AFFORDABILITY ADVISORY COMMITTEE 

(AHAAC) 

 

FROM: HELEN S. MCILVAINE, DIRECTOR 

   

SUBJECT: CONSIDERATION OF A PREDEVELOPMENT LOAN TO AHDC FOR A MIXED 

USE DEVELOPMENT, INCLUDING A NEW SHELTER FACILITY AND 

AFFORDABLE HOUSING, AT THE CARPENTER’S SHELTER SITE 

 

 

ISSUE:  A predevelopment loan to the Alexandria Housing Development Corporation (AHDC) for a 

joint project with Carpenter’s Shelter (CS) to redevelop the CS site to construct a mixed use building 

including a new shelter, permanent supportive housing and affordable/workforce rental housing.   

 

RECOMMENDATION:  That the Alexandria Housing Affordability Advisory Committee recommend 

that City Council approve a predevelopment loan to AHDC of up to $500,000 for a proposed 

redevelopment of the Carpenter’s Shelter site to provide a new shelter and related administrative and 

case management space; 10 units of permanent supportive housing for households transitioning out of 

the shelter; and approximately 100 affordable and workforce apartments, all above underground parking.  

 

BACKGROUND:  AHDC and Carpenter’s Shelter, two City-based nonprofit housing organizations, 

are collaborating on a proposal to redevelop Carpenter Shelter’s existing .82 acre property located at 930 

N. Henry Street in the Braddock Metro Neighborhood Plan area.  Pursuant to a Memorandum of 

Understanding between the parties, AHDC is acting as the developer for the joint venture and will 

acquire development rights for the affordable/workforce rental housing from CS pursuant to an third 

party appraisal.  As AHDC states in its predevelopment loan application (Attachment 1), “the area has 

experienced significant growth over the past several years” including a large amount of luxury 

apartments and the shelter site, which is only .25 miles from the Metro station is identified in the BMNP 

for future redevelopment.   

 

A preliminary concept vetted with the City shows underground parking, a first floor level that will 

include a new shelter facility, related administrative and case management space, and 10 units of 

permanent supportive housing, to be topped with five stories of rental housing affordable to incomes 

ranging from 40-60% of the area median income (AMI) (Attachment 2).  The planned building design is 

consistent with the 2008 Braddock Neighborhood Metro Plan, while taking advantage of bonus density 

to maximize the potential affordable housing (Attachment 3). It is important to note that current shelter 

activities are not proposed to be intensified; rather the redevelopment will help CS build a facility that 
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models current best practices with regard to serving persons experiencing homelessness, including 

permanent housing options paired with case management so that clients may successfully transition out 

of the shelter.  Adopting this approach will enhance opportunities for CS to attract future funding for its 

operations and bolster the organization’s long term sustainability.       

 

AHDC proposes a mix of one, two and three bedroom apartments, including 10 fully accessible units.  

In addition to a community room, an internal courtyard will provide recreational and open space for 

building residents. As is standard with all new affordable housing developed in the City, the apartments 

will be constructed to meet third-party certified energy efficiency/green building standards.  Similar to 

the mixed- use model at The Station at Potomac Yard, the shelter and the affordable housing 

components will be owned and operated within a condominium regime by their respective nonprofit 

owners.     

 

While the parties presently expect CS to own the ten permanent supportive housing units that are 

planned, if a rental subsidy source can be identified to advantage AHDC’s tax credit application related 

to these units, they may be built by AHDC as part of its development but for the use of CS clients.  As 

proposed the redevelopment meets several City housing needs articulated in the Housing Master Plan 

(HMP), including collaborations with and among nonprofit partners, deeply affordable subsidized units, 

location of affordable housing development near transit, jobs and amenities, accessible housing and 

family-sized units.  Due to the significant level of luxury residential development nearby, the proposed 

joint project continues and adds an important element of affordable and workforce housing to critical to 

Alexandria’s goals of creating mixed income communities.  Department of Community and Human 

Services (DCHS) staff who lead the Partnership to Prevent and End Homelessness have reviewed the 

redevelopment concept and find the proposed changes to Carpenter’s Shelter’s program, including the 

creation of ten permanent supportive housing units, are consistent with City’s strategies and goals 

related to providing a real continuum of housing choice for Alexandria’s most vulnerable.         

 

DISCUSSION:  Requests for City predevelopment loan assistance are typical for affordable housing 

projects.  While the Housing Master Plan enabled staff to administratively approve predevelopment 

loans for amounts totaling up to $5,000 per unit, staff has adopted the practice of bringing large 

predevelopment funding requests to AHAAC and to City Council in order to vet developments and 

solicit guidance early in the development process.  This has also been useful in setting priorities and 

identifying resources that will be required to induce third party leverage and in measuring progress in 

meeting HMP targets by establishing a pipeline of future projects.     

 

Based on the number of affordable units anticipated to be achieved through redevelopment of the 

Carpenter’s Shelter site, AHDC has requested $500,000 in predevelopment loan funding to advance the 

design and development of the project, to take it through the City development review and community 

outreach processes and to secure financing for the affordable housing component including, potentially, 

the permanent supportive units.  AHDC’s planned acquisition of development rights from Carpenter’s 

Shelter will cover that entity’s portion of costs for construction of the new shelter facility and related 

space, as well as the permanent supportive housing units if tax credit funding is not a viable option.  A 

Concept 1 plan will be submitted in February: in the meantime, AHDC will preview the development 

concept for the Braddock Implementation Advisory Group at its January 28 meeting and will present its 

predevelopment funding request to the Housing Affordability Advisory Committee on February 4.  It 
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also plans to undertake extensive outreach to various civic associations and neighborhood groups and 

businesses in upcoming months to discuss the project and solicit community feedback.   

 

Because AHDC proposes to serve households with incomes at or below 60% of the area median income, 

Housing staff proposes that at least $250,000 of federal HOME funds be allocated for the 

predevelopment loan, with the balance from housing trust funds derived through developer 

contributions.     

 

Although projections are very preliminary, the proposed permanent total financing package of $41 

million for the joint redevelopment anticipates $21.5 million in competitive/9% low income tax credit 

equity, $7.5 in first trust mortgage debt, a CS contribution of $5.2 million, and a City gap loan of around 

$5 million, as well as potential state housing trust fund dollars.  The Virginia housing trust (HTF) is a 

new source of funding for projects that serve households at very low incomes.  AHDC believes this 

project, with its shelter, permanent supportive housing and 40 and 50% AMI apartments meets many 

criteria for state HTF funding.  AHDC hopes to secure this and other soft funds to close the projected $1 

million gap.   

 

Although AHDC will move forward expeditiously in seeking development approvals for the proposal,  

its currently-stated timeline of applying for competitive tax credits in the March 2017 round places it in 

potential conflict with an AHC project for which the City has already committed predevelopment 

support (The Church of the Resurrection).  Based on anticipated local resources for affordable housing 

development, only one project can likely be supported in the 2017 round.  Unless the Resurrection 

project is not able to go forward competitively for some reason in 2017, Housing staff recommend that 

the AHDC-CS redevelopment be sequenced as the City’s 2018 LIHTC project.   

 

FISCAL IMPACT:   $500,000 in Housing Trust Fund and federal HOME funds to AHDC, with the 

funds to be released as draws are submitted.  Staff will return with a permanent loan request at the 

appropriate time in the future.   

 

ATTACHMENTS: 

(1) AHDC Predevelopment Loan Request for Redevelopment of the Carpenter’s Shelter Site 

(2) HUD Income and Rent Limits for 40, 50 and 60% AMI 

(3) Preliminary elevation of proposed Carpenter’s Shelter Redevelopment  

 

 

STAFF: 
Eric Keeler, Division Chief, Program Administration, Office of Housing 

Tamara Jovovic, Housing Analyst, Office of Housing 























HUD FY 2015 Income Limits for Washington-Arlington-Alexandria, DC-VA-MD HUD Metro 

FMR Area 

 

2015 Income Limits* 1 Person 2 People 3 People 4 People 

40% AMI $30,600 $34,950 $39,300 $43,700 

50% AMI $38,200  $43,700  $49,150  $54,600  

60% AMI $45,850  $52,400  $58,950  $65,500  

Source: HUD 
*Numbers are rounded pursuant to HUD guidelines.  

 









Period: FY16 Q1 & Q2

City of Alexandria, Office of Housing Updated: 1.29.16

Prior Reported Impact 

(Jan 2014-Jun 2015)

Total Impact

 (Jan 2014-Dec 2015)

Completed Underway Pipeline* Prior Completed Total Completed Target Balance

78 28 305 75 153 660 507

Jackson Crossing 78

Fillmore 93

Gateway at King and Beauregard 74

Church of the Resurrection 132

Arbelo Apartments 34

Longview Terrace Apartments 41

Community Lodgings 6

Lynhaven Apartments 28

0 37 55 30 30 336 306

Alexandria Memory Care Center 2

Goodwin House 6

Cambria Square (Pickett's Place/The Delaney) 4

Notch 8 12

Station 650 8

The Bradley (Braddock Station/Braddock Metro Place) 10

Park Meridian 33

Hunting Terrace 24

Slater's Lane 2

2901 Eisenhower Avenue 21

0 105 0 0 0 494 494

Southern Towers 105

0 0 223 0 0 176 176

Ramsey Homes 53

Ladrey Senior Highrise 170

Prior Reported Impact 

(Jan 2014-Jun 2015)

Total Impact

 (Jan 2014-Dec 2015)

Prior Closed/Issued Total Closed/Issued Target Balance

6 6 24 18

13 17 72 55

32 33 240 207

Prior Reported Impact 

(Jan 2014-Jun 2015)

Total Impact

 (Jan 2014-Dec 2015)

Target Balance

TOTAL 156 239 2,000 1,763

FY16 Q1-Q2 Impact

 (Jul-Dec 2015)

83

Beauregard Committed Units

Units Created or Preserved through 

Redevelopment Support to ARHA 

0

4

1

Created & Preserved (Completed) Units/Loans Closed/Grants Issued

HOUSING MASTER PLAN 

PROGRESS REPORT SUMMARY

Housing Master Plan

 (Jan 2014-Dec 2025)

Rental Units Created or 

Preserved/Rehabilitated

Housing Master Plan Bi-Annual Progress Report

TYPE OF ACTIVITY
FY16 Q1-Q2 Impact

 (Jul-Dec 2015)

Loans Closed/Grants Issued

FY16 Q1-Q2 Impact

 (Jul-Dec 2015)

Housing Master Plan

 (Jan 2014-Dec 2025)

Housing Master Plan

 (Jan 2014-Dec 2025)

C
re
a
te
d

Pr
es
er
ve
d

Rental Accessibility Modification 

Projects [Grants]

Homebuyer Loans

Homeowner Rehab Loans /RTA 

Projects [Rebuilding Together Alexandria Grants]

Units Created through the 

Development Process

TYPE OF ACTIVITY




