
Mixed-Income Development: 

Many Incomes, One Vibrant  

Community 



Location Map 



Neighborhood Resources 



How Conceived--Initial Acquisition 1986 
 AHC acquired Woodbury Park 

in 1986—364 garden 
apartments on 10.5 acres 

 

 Property full of challenges—
drugs, deferred maintenance, 
poor reputation 

 

 Acquired with County support 

 

 Completed moderate-
renovation 

 

 200 units Section 8 & 164 
moderate-income (workforce) 
units 



Woodbury 
Old Parking Lot & 
Adjacent Motel 

  



Why Mixed-Income—AHC Goals 

 

 

1. Capture the value of 1.5-acre parking lot 

2. Create a “splash” project—mixed-income, mid-rise, new 

construction, new offices 

3. Generate cash AHC could invest in affordable projects 

4. Initial plan: 312 apartments in one 12-14-story building 

5. Approved Plan:  108 affordable apartments & 99 market-rate 

condos in two 9-story buildings 

6. County Support—density bonus (4.1 Site Plan from 2002-2004) 

 



Market-Rate Housing 
Considerations 

1. Luxury townhouses & 

apartments on motel site 

built 1.5 years after The 

Frederick complete. 

2. TH sold out steadily despite 

being in shadow of nine-

story affordable building,  

 Well-designed 

 Well maintained 

 Close to Metro, retail, 

park, jobs--D.C., Ballston, 

Tysons 

3. Single-family homes near 

Woodbury Park, near N. 10th 

Street have robust values 



Community Benefits 

 New Real Estate Tax Revenue--
$525,000 (annual, estimated) 

 208 new homes within ¼ mile 
of Courthouse Metro, retail, 
and jobs 

 Promote transit-oriented 
design 

 Provide common-area upgrades 
at Woodbury Park—splash park, 
brick façade improvements, 
landscape and playground 
improvements, new trash 
collection system 



So What Happened After The 
Park & The Frederick Were 

Built? 



Courthouse Neighborhood— 
10 Years After The Park/The Frederick 
 Vista townhomes & apartments (market-rate) 



Courthouse Neighborhood— 
10 Years After The Park/The Frederick 

 Rocky run park 

Community Park & View North towards 

Courthouse Metro 



Why Park/Frederick is Unique 
 Utilized under-used parking lot 

 Located walking distance to 

Metro 

 Truly Mixed-Income 
 Market-rate condos, adjacent to 

 Tax credit units, next to  

 High number of Section 8 units 

 Mixed-Use:  AHC’s offices on the 

ground floor & apartments above 

 Office rental income makes 

project financially viable 

 AHC’s largest apartment complex 

in Northern Virginia (570 units) 



Project Challenges 
 Considerable neighborhood 

opposition 

 County provided no subordinate 

funding (AHIF) 

 AHC had never built new, mid-

rise concrete building, let alone 

condos 

 Site Plan process took 2 years 

and cost approximately $500,000 

 80+ site plan conditions—

challenge to manage that 

process, satisfy requirements, 

and begin construction 

 Fewer units than we wanted—

208 instead of 312 

 



Project Successes 
 A microcosm of Arlington: diverse socio-

economic community:  $350-750,000 
condos, $1,400 apartments (tax credit), 
and $900 apartments (Sec. 8) 

 60-year affordable housing commitment 

 Montessori school on-site for 18 
children, including discounted tuition 
for 6 AHC residents 

 After-school program four days/week, 
serving 18 elementary children 

 Tutoring/mentoring for 18 middle and 
high school kids 4 days/week 

 College prep classes for high school 
seniors 

 On-site computer lab 

 Summer camp 18 elementary children 

 AHC offices on ground floor— new, 
professional-looking & Metro-accessible 

 



Sources                  Uses 
 VHDA Perm Loan  $9.5m 

 LIHTC  $9.2m 

 Seller Note (AHC) $2.8m 

 AHC Equity  $3.1m 

 Deferred Fee $0.8m 

 Total         $25.4m 

 Acquisition  $3.1m 

 Construction $18.1m 

 Soft Costs  $1.9m 

 Fee   $1.3m 

 Finance+Reserves $1.0m 

 Total  $25.4m 

 

 



Green Attributes 

 High-efficiency heating/cooling 

 Reflective white roof 

 Low-e glass windows 

 Energy Star appliances 

 Low-flow bath fixtures 

 Direct metering and/or sub-metering for HVAC, cooking, 
water/sewer 

 Close to Metro (1/4 mile), shopping & restaurants (1/4 
mile), and job centers in Washington (2 miles), Ballston 
(2 miles), and Tyson’s (10 miles) 



Can It Be Replicated? 

1. Yes, AHC did it at Serrano & Spectrum 

 Each is single building with modest renovation 

 Goal:  avoid displacement of moderate-income families 

 Mixed-Income 

 County AHIF support 

 Long-term affordability 

 

2. Yes, replicable on land in desirable location that 

affordable housing organization acquired years ago 

 Progressive County policiesAHC bought Woodbury 

 Community outreach 

 Good plan & good design 



Mixed-Income, Vibrant 
Neighborhood 

John M. Welsh 

AHC Inc. 

703-486-0626 x113 

welsh@ahcinc.org 


