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Is this enough?

http://www.huffingtonpost.com/entry/yard-sign-three-languages-welcomes-neighbors_us_586bdefbe4b0de3a08f9a09a



What can be done to make 
Arlington a place where people 
from all walks of life are welcome 
and can afford to live?

Tools for Maintaining and 
Creating Diverse Housing 
Options



Campaign Purpose

To spark a community 
dialogue about the role of 
housing affordability and 
housing options in creating 
and maintaining a diverse, 
sustainable, and 
economically vibrant 
community in Arlington



Arlington for Everyone Principles

We support an Arlington for 
Everyone, in which people 

from all walks of life are 
welcomed to live and fully 

participate in our community.

Arlington is a greater place 
because of its openness to 

diversity and inclusion.

Creating and maintaining a 
variety of housing options in 

Arlington is essential 
to this diversity.



The Campaign:

Help Make 
Arlington for 
Everyone a 
Reality

Sponsor Host a dialogue 

Support Contribute to the cause

Spread Spread the word

Share Share a story

Sign On Endorse the principles



How do 
we get 
there?

The tools we are discussing 
today are just two small parts 
of the puzzle needed to create 
and sustain a healthy, 
sustainable housing market in 
Arlington:

• Market Rate Affordable 
Housing Preservation

• Accessory Dwelling Units



Nina Janopaul

Arlington Partnership for Affordable Housing

#ArlingtonForEveryone



Preserving Arlington’s Market 
Affordable Apartments
2017 AHS Leckey Forum

September 20, 2017



APAH’s Mission

To develop, preserve, own and 
advocate for quality affordable 

housing, and to promote 
opportunity for residents through 

partnerships and programs.
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APAH’s Strategic Priorities

• Increase Housing: add or 
preserve at least 800 affordable 
units over the next 5 years

• Shape Policy: ensure housing 
and land use policies effectively 
support low income residents

• Improve Community 
Outcomes: coordinate and 
advocate for high-impact 
services that help low-income 
households achieve stability and 
opportunity 
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“For our county, the most pressing 
moral issue is affordable housing. If 
we really believe in a diverse and 
inclusive community, we must act 
and act now.”

Jay Fisette
Arlington County Board



Declining Affordable Housing Stock 
in the DC area

In Arlington: 
• 86% of market affordable rental homes were 

lost between 2000 and 2016
• 2016 figures show only 2,780 market 

affordable units (MARKS) remain
• 400 units in Shirlington sold for redevelopment 

in Aug. 2017

In Washington: 
• 34,000 affordable rental homes were lost

between 2005 and 2013 

In Alexandria: 
• 90% of market affordable homes lost between 

2000 and 2017. 1,749 remaining
• 380 units sold for redevelopment in Aug. 2017

In Fairfax: 
• ~2,600 MARKS sold for redevelopment in Aug. 

2017

In Metro DC: Almost a quarter (22%) of all households pay over 
50% of their income on rent. Most market affordable units are lost to 
rent increases and rising land values.
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Meeting the Need: The Goals of the 
Affordable Housing Master Plan
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Case Study: Westover
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• 60+ affordable units were 
demolished for redevelopment 
since the Affordable Housing 
Master Plan was adopted in 
2015 

• As of 2016, Westover had more 
than 450 MARKS (market 
affordable units) and 222 CAFs 
(committed affordable units)

• Westover’s remaining MARKS 
are at risk of continued 
redevelopment into luxury 
townhomes valued at $800,000 
and up
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• Targeted 400 units 
controlled by dozens of 
owners

• Acquired 8 scattered sites 
from three owners on a 
rolling basis from 
September 2016 to 
January 2018

• Received $11 million in 
AHIF funding to purchase 
and maintain affordability 
for 60 years

APAH’s Westover Acquisitions

APAH committed to help preserve Westover’s 
historic garden apartments in early 2016

Blue boxes: Targeted properties 
Green circles: APAH acquisitions
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Challenge APAH’s Response
• Negotiating with multiple, 

individual owners
• Engage in sector-wide communications and 

acquisitions strategy
• Broker approached all MARK owners
• Individual outreach via networks

• Executing on market driven 
schedule: 45-day due diligence, 
45 days to close

• APAH secured Quick Strike Loan from commercial 
lender using other properties as security

• Sought quick authorization of AHIF loan 
• Closing contingent on County Board approvals

• Valuation based on assembled 
townhouse conversion values of 
$230 - $250K/unit

• APAH offered less but negotiations resulted in 
$215K/unit average 

• AHIF higher than usual due to townhome 
valuations

• LIHTC program advantages new 
construction over acquisition and 
renovation

• Utilized non-competitive 4% program
• Secured state and federal Historic Tax Credits to 

supplement LIHTC equity

• Non conforming conditions with 
limited parking and illegal units

• Kept within By Right requirements
• Converted basement spaces into community and 

family bedrooms

Major Challenges and Responses



Fisher House II

21

• 68 total units
• Increasing family sized units 

throughout property
• Original unit mix:  64 1BR 

and 4 family sized units
• Revised unit mix:  53 1BR, 

and 15 family sized (9 3BR)
• Adding accessible units, leasing 

office, community room and 
computer lab 

• Renovations include space for 
ASPAN office and case worker

• Replacing dated systems and 
meeting current building, VHDA 
and historic codes



• 111 units in 11 garden-style 
buildings

• Completely updated 1949 
systems and added more 
family-sized units with 
additions

• On-site afterschool program 
ensures 3-5 graders are 
reading at, or above, grade 
level

• 70% tenant retention after 
acquisition and renovation

Buchanan Gardens – 2013
Preservation

22



Westover (2016-2018)
----------------------------------
Sources
• VHDA Mortgage: $6,600,000
• AHIF: $11,000,000
• LIHTC Equity: $11,600,000
• Other: $1,600,000

Uses (As of 9/14)
• Acquisition: $15,500,000
• Construction Costs: $9,400,000
• Soft Costs: $1,600,000
• Financing, Developer Fee, and Reserves: 

$4,300,000

Acquisition Per Unit: $228K/unit
Total cost: $30,800,000
Cost per unit: $454,000

Comparing Sources and Uses
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Buchanan Gardens (2013)
------------------------------------------

Sources
• VHDA Mortgage: $7,700,000
• AHIF: $11,700,000
• Investor Equity: $12,000,000
• Other: $1,000,000

Uses
• Acquisition: $13,000,000
• Construction Costs: $13,700,000
• Soft Costs, Developer Fees, and Reserves: 

$5,600,000

Acquisition Per Unit: $117K/unit
Total cost: $32,300,000
Cost per unit: $292,000



• Adopted in 2012
• Calls for the preservation of 6,200 affordable housing units

along the Columbia Pike corridor
• Sets a comprehensive vision and goals to expand housing 

options, improve the housing supply and surrounding land, and 
preserve affordability

Columbia Pike Neighborhood Plan
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Tools for Preserving MARKS 
on the Pike:
• Bonus Density
• Transit Oriented Affordable Housing 

Fund (TOAH)
• Columbia Pike Incremental Financing 

(TIF)
• Transfer of Development Rights (TDR)
• Land Banking to existing CAF owners



Examples on the Pike
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APAH’s Columbia Hills

The Wellington

Former Carver Homes

Columbia Hills
• All 229 units will be committed affordable

The Wellington
• 401 market rate units, 105 CAFs
• In-fill development
• Developer will retain three existing mid-rise buildings, 

converting 105 of the units to be committed affordable

Former Carver Homes
• New development will replace 44 MARKS with 50 new 

townhouses
• 6 of the 23 duplexes will be CAFs
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For more information on how 
to get involved with APAH:
Nina Janopaul
President and CEO, APAH
njanopaul@apah.org



Alice Hogan

Housing Commission

#ArlingtonForEveryone





What is an 
Accessory 
Dwelling?

• Independent living unit with a 
kitchen, bathroom and 
separate entrance.

• a.k.a…
• Granny flat
• In-law suite
• English basement
• Garage apartment



Current AD Rules Adopted in 2009

Attic

Basement

Inside the main dwelling

Up to 750 sq. ft.

Separate entrance

Firewall separation required

Owner-occupancy required

No more than 2 occupants

A
dd

iti
on



Advantages of Accessory 
Dwellings

• Facilitates aging in place
• Supplemental income for owner
• Offsets tight rental market
• Naturally modest rents

For Owners & Residents

• No AHIF ($) required
• Geographically distributed
• Market-based solution

For Advocates



Demographics

• Aging

• Older adult households are expected to 
grow three times faster than other 
households 

• Many older adults want to remain in 
Arlington but worry about rising housing 
costs 

• Average age of homeowner creating an 
AD in Arlington is 55

• Affordability

• Severe loss of market affordable units

• Average rent charged for an AD in 
Arlington is $1,000

• One small component of larger plan



Restrictions in Current Ordinance

Detached not 
allowed

Size limits: 750 sq. 
ft.

Owner-occupancy 
required

1-Year waiting 
period after 

purchasing the 
home

Maximum 
occupancy of 2

Provision of access 
for code 

enforcement

Parking 
requirements No exterior stairs

No separate door 
on front

Can’t be visible 
from street on 

corner lot

Home occupation 
limitations

Deed covenant 
required

Certificate of 
occupancy

Affidavit of 
compliance Firewall separation Separate HVAC 

units



Currently No 
Detached Allowed





Comparison of Local Regulations

2-3/year
20 total

10/year
179 total

4/year
18 total



How Many Can We Expect?

135

50
20

3
PORTLAND SEATTLE SANTA CRUZ ARLINGTON

NUMBER OF UNITS PER  YEAR



Bottom 
Line on 
ADs

ADs alone will not solve 

the affordable housing 

deficit

One component of a 
range of solutions

20/year  x  10 years =        

200 units



Political Dynamics

Working 
Group

1

County 
Staff

2

County 
Board

3

General 
Public

4

Unknown?
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Pending Items

Zoning department point-person

Amnesty program / AD owner education

• Accessory Homestay (Air BnB)
• Family-Caregiver Suites

Streamline ordinance options: 
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