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PART [l - Discussion of Palicy Initiatives listed below, grouped by discussion
category (50 minutes)
Instructions:

A. With the group seated at this table, discuss and evaluate the following policy initiatives (how
much housing they would create, biggest obstacle for implementation, best next step)— each
group is to discuss one idea from each group listed below = 5 ideas, rather than try to
discuss all ideas in any one group, or every group.

B. After 50 minutes of at-table discussion, the entire group will re-convene to discuss and compare
evaluations, ideas, and identify most promising directions, plus any new ideas that need to be
on the table. There is a comment sheet on which each of you can record your additional ideas.

Government Initiatives:

1. Use of Government land (Federal, State, County and School land) for construction of affordable
housing (e.g., air right over highways, schools, clover-leafs).

2. Incorporation of affordable housing into school and county construction projects. (10% of
density or more?)

3. Direct government support for teacher housing, such as purchase of rental apartments for
teachers.

4. Creation of an Arlington housing authority/empowering non-profit housing providers.

Regulatory Initiatives (Land Use I):

5. Preserve existing affordable housing through use of County's power to regulate new
construction, condo conversions, variances and demolition of existing housing. (What type of
moratorium, if any, is advisable while County develops policy?)

6. “Requiring” affordable housing in new construction projects, both commercial and residential.

7. Changes to the General Land Use Plan and by-right density allowance.

8. Lower housing costs with reduced parking requirements and locating near transit including bus
routes.

Regulatory Initiatives (Land Use II):

9. Changing the regulations that govern how single-family homes can be used for housing (e.g.,
permitting more than one kitchen, basement apartments, “granny flats”, number of unrelated
persons per household, etc.).

10. Promotion of duplexes, boarding houses/single room occupancy units.

11. Create affordable housing preservation districts (e.g., Columbia Pike and East Falls Church).

12. Co-location of jobs and housing to create walkable, balanced communities.

Financial Initiatives:

13. Take advantage of current market conditions to leverage county housing resources to obtain
and preserve more rental properties.

14. Create a land trust (e.g., covenants to preserve affordability of private homes indefinitely, etc.).

15. Create a non-government affordable housing investment fund to permit residents and
institutions to invest in affordable housing.

16. Leverage the County’s non-housing financial power to promote affordable housing (e.g., use of
pension funds, bank deposits, bond authority, etc.).

17. Maximize bank and other financial institution participation in the development & support of AH.

Community Initiatives:
18. Use housing cooperatives as an affordable housing tool.
19. Convert vacant office space to housing.
20. Encourage faith-based organizations and employers to provide affordable housing.
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One of the most expensive parts of producing affordable housing in Arlington is the cost of land.
The land in many situations costs more than the construction of the building(s). Thus if non-
profit and other affordable housing producers can get “free” land, affordable housing can more
easily be produced and can be provided for households with lower incomes. The use of land
already owned by local, state and federal governments (provided under either sale or long-term
leases) would be a very positive and cost-effective way to produce affordable housing.

Arlington owns a lot of land where housing could be added as a component.

* The excess land on which our public schools are built is one source of land that can
be used for affordable housing. A natural use of such land for affordable housing
would be to serve teachers and other employees who work in the Arlington school
system who cannot find housing they can afford in Arlington on the salary they are
paid, and who have to travel long distances in order to work in Arlington. Arlington
often loses good teachers and other employees who decide that they could work in a
school system closer to where they live and thus leave the Arlington system -- and
this is likely to happen in greater numbers as gas prices continue to rise.

* Arlington also owns government office buildings, police and fire stations, parks and
recreation facilities, as well as other facilities that could be used to provide affordable
housing. There are several fire stations (some that need renovation and
redevelopment) above or around which affordable housing could be constructed.
Park and recreation center sometimes have extra land that could be used in creative
ways for affordable housing. Indeed, whenever the County redevelops one of its own
facilities, a percentage of the space should be set aside for affordable housing (just
as we expect of the private sector); and a County-established citizen study group
should be set up to ook at County and school properties around the County and tell
us where such affordable housing might be developed.

There are also state-owned and federally-owned properties in Arlington County that may
be able to be made available (by sale or lease) for affordable housing development.
e There are state highway and maintenance properties and federal military properties that
are no longer needed and could be used for affordable housing.
* There are also air-rights over state and inter-state highways (such as Route 66) that
could be sold or long-term leased for the production of affordable housing.
* The County-established citizen study group mentioned above could also be directed to
identify and inventory state and federally-owned land which could be used for affordable
housing.

In the housing crisis in which the County finds itself, we in the County should be leaving no
stone unturned with respect to increasing the supply of affordable housing to low and middie
income residents and workers. The use of County, state and federal land in Arfington County
has been to date “a stone left unturned,”
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Arlington is a major employer and also a substantial owner and developer of land.
However, Arlington does not currently build any residential structures. As a result workers in all
new County office buildings, schools, and other facilities must find housing off-site. For lower-
income employees, this can be a significant burden, especially if the County facility is not located
near a transit station.

If Arlington were to include on-site housing for some of its workers (such as teachers,
building engineers, or custodians), it could achieve several goals at once. It could provide
guaranteed-affordable housing to some of its most needed workers, reduce their commuting times
and costs, and improve the level of service, because workers might be more willing and able to
work at times that are inconvenient to those who must commute long distances. There is no limit
on the types of employees who might wish to live a minute or two walk from where they work.

Arlington is currently considering a policy that new site-plan construction would have a
certain percentage of the square footage reserved for on-site committed affordable housing. If the
County were to follow this policy for itself, it could create a significant supply of housing for its
employees or others in need of low-cost housing.

Where this has already been tried:

» Both Falmouth and Nantucket in Massachusetts are pursuing strategies of constructing
apartments for teachers on school properties.

* In Santa Clara County, California, Casa del Maestro was built by a collaboration between
the Unified School District and the Silicon alley Manufacturing Group, a first of its kind:
housing for teachers developed on land owned by the school district.
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Communities need a variety of incentives to recruit and retain highly qualified educators
by making housing more affordable because high housing costs limit applicants and
increase staff turnover. The broad range of housing incentives includes relocation
assistance, reduced or free rent and utilities, teacher housing, housing loans and grants,
reduced-price homes, low-interest mortgages, assistance with down payments and
closing costs, and tax credits.

Examples of programs:

* Relocation assistance: Baltimore, Mississippi ($1000+)

* Reduced or free rent and utilities: Chicago; New York City; Baltimore;
Tintic, Utah; Florida

¢ Teacher housing: Santa Fe, NM; Santa Clara, CA:; Massachusetts

¢ Housing loans and reduced-price homes: London ($130 K), San Jose,
CA (840 K), Seattle, California, Mississippi, Arlington LNYW ($4500).

* Low-interest morigages: Connecticut, California

* Assistance with down payments: California, Maryland, Arlington
(AHOME), 36+ states with Bank of America

Housing incentives have a number of distinct advantages as recruitment and
retention tools:
* They help districts with high housing costs
* They connect teachers to the community
¢ And they can help decrease staff turnover; teachers who buy homes in
the community are less likely to leave the school district.

Source: Prince, Cynthia D., “Higher Pay in Hard-to-Staff Schools: The Case for Financial Incentives”
American Association of School Administrators
June 2002

In 2004-05 60% of Arlington (APS) educators resided outside the community. Arlington
housing is not affordable for a two-teacher family, much less for support staff. They have
lengthy commutes in heavy traffic. Increasingly, teachers are leaving Arlington to work
in the growing school districts where they live.

Opportunities in Arlington:

1. Build modest townhouses or condos on School Board/County owned land, for
example, at Reed School/Westover Library, Wilson School, Wakefield, Taylor,
Jamestown, Claremont. School employees buy the housing, not the land.
Add housing units above/next to school facilities whenever they are renovated.
Loan employees $50,000 to buy housing that will be paid back from equity.
Pay the security deposit for rental housing in Arlington for new hires.

Limited Equity Coops

ahwn
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Unlike the City of Alexandria and Fairfax County, Arlington has no public housing authority. A
housing authority has unique powers under Virginia law to own and finance low-income housing.
The authority can own rental apartments: issue long term tax exempt bonds to finance low
income housing, and employ staff.

The housing authority centralizes the county government's response to low-income housing and
places expertise in one organization. Atthe present time, there are several non-profit housing
organizations in Arlington that needlessly duplicate each other -- operate housing, obtain
financing, and end up competing with other nonprofits for a small fixed amount of public funds.

The county government can transfer land or funds directly to'the housing authority. The
authority can quickly issue bonds to obtain financing to, for example, purchase a tract of land
available for building apartments or an existing apartment building. The authority can invest
funds received until needed.

Some current activities of the Fairfax and Alexandria Housing Authority:

* Provides publicly assisted housing to lower-income families in accordance with state and
federal statutes and the HUD regulations. As a political subdivision of the
Commonwealth of Virginia, neither authority receives City/county funding to cover
operating expenses, but its commissioners are appointed by the City Council/County
Board.

* Owns and/or operates 1,150 public and publicly assisted housing units in Alexandria. To
qualify for one of the units, families or individuals must be residents of the City or
employed in the City and must meet certain income restrictions. Except in special
circumstances, single individuals must be aged 62 years or older, handicapped, or
disabled.

* Administers the Section 8 Rental Voucher and Rental Certificate Programs that provide
subsidies on behalf of low-income families who rent privately owned housing.

The Fairfax County Redevelopment and Housing Authority (FCRHA) in 2004 implemented the
Magnet Housing Pilot Program with Fairfax County s Fire and Rescue Department at Westcott
Ridge Condominiums in Affordable Dwelling Units (ADU) for the Fairfax Fire and Rescue
Department to purchase ten units at Westcott Ridge as an affordable housing option for Fire and
Rescue Trainees for Fairfax County firefighters.

Congress provided $350,000 for the Fairfax County Redevelopment and Housing Authority to
create "Magnet Housing” in western Fairfax to provide short-term, affordable housing for
individuals learning a skill or just getting started in the job market. The county's housing
authority partners with private Fairfax employers, non-profit groups, and others to build the
housing.
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The purpose of a moratorium on demoalition of any existing office building or multi or single family
housing is to address the housing emergency facing low and moderate income residents of the
county who are being displaced in large numbers. It will also begin to deal with the
environmental consequences of the rapid economic growth that threatens to displace current
residents and diminish the environmental quality of the community.

How such a moratorium would work:

Arlington County Board adopts an ordinance directing county staff to deny any
building or demolition permits affecting multi or single-family homes, as well as
any already existing commercial buildings, based upon a housing emergency
situation.

This moratorium will temporarily halt the displacement of people evicted because
of either the demolition or substantial upgrading of existing apartments and
houses. “Scrape offs” or demalition of existing single-family homes will also be
stopped.

During the length of the demolition moratorium, a county taskforce wilt develop a
binding comprehensive plan to create a “no net loss of affordable housing units,”
"preservation of existing single family home neighborhoods," and "preservation of
green space” policy for the entire County.

Housing Moratorium Details

Lasts 1-3 years

Bans demolition of existing housing: detached and multifamily.

Bans conversion of rental apartments into condominiums.

Uses County’s emergency powers fo regulate housing construction to address
the social and economic crisis facing the disappearance of affordable housing.
Brings together owners and developers to come up with effective ways to
preserve Arlington’s housing stock using the mechanism of a housing demolition
moratorium.
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With new construction projects in Arlington, there is often a loss of affordable housing as older,
relatively small apartment buildings with low to moderate rents are demolished and replaced by large
commercial office buildings, high priced luxury condominiums or apartment buildings with much higher rents
that are no longer affordable to people of low or moderate incomes. This is particularly true in the Metro
corridor. This loss of affordable housing is made even worse because the new buildings create a need for
additional new jobs (to operate, service and maintain them) with incomes qualifying for affordable housing. it
is estimated that a 250,000 square foot office building with first fioor retail generates about 57 jobs qualifying
for affordable housing while a 250-unit condominium or apartment building generates about 50 such jobs.

Recognizing these adverse effects of development, the County government has long sought (and
obtained) from developers, as a condition for approving the site plans that define a project, cash contributions
to the County's Housing Reserve Fund, for later use in acquiring affordable housing, or commitments that
some of the dweiling units constructed on site will be maintained as affordable for an extended period. This is
in addition to other community benefits that the County seeks from developers through negotiations before
approving the site plans.

As part of this site plan process, developers have for years been able o negotiate profitable
exceptions to what they are allowed to do under the “by-right” provisions of the Generai Land Use Plan and
the zoning requirements for the site. This includes greater density (known as bonus density), additional
height, etc. The value of these exceptions under the voluntary process described above has gone up sharply
with increases in Arlington’s real estate, while about half of the County’s stock of affordable housing has
disappeared since 2000.

The County started using guidelines for developer contributions in site plan projects in 1988 and has
gradually increased them since then. In Nov. 2003 Interim Guidelines were established by the County
Manager seeking contributions of $4500 per residential unit or $4.00 per square foot of gross floor area.
This amounted to about a 5% developer contribution.

In 2004, the County, considering the Interim Guidelines no longer adequate, adopted a new set of
Guidelines establishing targets whereby developers would provide 10% of total project ground ficor area
(GFA) for affordabie housing for at least 30 years for residential projects in the Metro Corridor (or
offsite in the vicinity). A contribution of $4.00 per square foot of GIFA would be expected for
commercial projects in this corridor. Also 50% of any bonus density awarded for Metro Corridor
projects would go to affordable housing. The targets for non-Metro locations were the 2003 Interim
Guidelines and cash contributions in lieu of on-site units were allowed.

Developers objected to these guidelines, saying they would make many projects uneconomic, given
the high prices they have had to pay for land for their projects. Since Virginia is a Dillon Rule state, the County
can only exercise those powers expressly granted it by the state, which greatly limits Arfington’s ability to
adopt additional land use tools to promote affordable housing. A successful court suit, claiming the County
had exceeded its authority under the Dillon Rule, prevented use of the 2004 Guidelines. The County then
convened a Roundtable of developers, housing advocates and experts, property owners and lawyers to
fashion a site plan housing policy that meets state law, while preserving the Board’s ability to shape
devetopment and ensure appropriate housing contributions. This Roundtable has met the past few months
and is still underway, with key differences still remaining. A key factor underlying these differences is the high
price developers have to pay landowners for properties they want to redevelop. This limits the flexibility of
developers to provide affordable housing in their projects or make cash contributions while still making a profit.
If workable ways could be found to provide incentives for landowners to lowér prices for land slated for
development, this could help with this problem.

Given this situation, the best approach appears to be to continue with the Roundtable process, trying
to devise approaches that will satisfy the different interests involved. Providing any promising new ideas to
Roundtable members to raise in the discussions and negotiate with the participants could help
achieve a solution. In this connection consideration could be given to basing developer contributions, at
least in part, on the additional jobs qualifying for affordable housing that are generated by development
projects, as outlined above. While awaiting the results of the Roundtable process, proposed site plan projects
are being negotiated on a case-by-case basis. During this period, the County could seek contributions based
on its 2004 Guidelines, although they could not be required.

The County's Housing and Development Office can provide additional information relating to the
affordable housing situation in Arlington, including the status of the Roundtable process.
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By increasing the General Land Use Plan (GLUP) densities, or reducing the by-right zoning
densities, Arlington can increase the amount of affordable housing it obtains through
development.

As today’s panelists will discuss, the interplay between the GLUP, zoning requirements, and
housing policy involves a complex mix of both state and local law. This interplay is a key area of
discussion on the Affordable Housing Roundtable.

Every parcel of land in Arlington has a “by-right” development capacity that allows the landowner
to build without a specific vote of the County Board. Under Virginia law, “inclusionary zoning” that
would require dedicated affordable housing as part of “by-right” development is illegal.

However, under Virginia law, the County may offer landowners and developers extra density
above the “by-right density” as an incentive to provide certain community benefits, including
housing. So long as the extra density is more valuable than the associated benefit, both the
landowner and the County are better off. This is usually done through site specific, so-called “site
plan,” “use permit,” and “proffer” decisions of the County Board.

However, the GLUP limits the maximum density avaitable for the County to offer under these
processes. The GLUP represents the maximum density contemplated by Arlington County, and
is used to develop the County’s plans for transportation, water, sewer, fire, police, schools and
other services that are required to meet the demands created by new density. The GLUP
provides direction on where zoning can be increased without stretching those resources beyond
their limits. (The GLUP also describes situations where developers can have so-called “bonus
density” — which is essentially just a way of increasing the GLUP.)

Once Arlington figures out the greatest percentage it can recover from the difference between
“by-right” and GLUP density, it has only two remaining options for trying to get more housing: it
can further increase the GLUP densities (and pay for the increased infrastructure costs) or it can
lower the “by-right” zoning allowances.
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One way to lower housing costs is to make sure that people don't pay for parking they don't
need or want. In order to do this, the cost of parking must be separated from the cost of housing (rental
or mortgage). When people pay only for the parking they use, they can avoid unnecessary additional
costs.

For most low-income households, the largest household expense after rent is the cost of an
automobile. Car payments, gas, insurance, and maintenance place significant burdens on those people
who do not have the option of transit-accessible lifestyles. So does parking.

About 10,000 of Arlington’s households have no automobile, according to the 2000 census.
More than half (about 5,500) of those households have an.annual income of less than $35,000 per
year.

In an urban area like Arlington, parking is also a significant cost. Including the cost of land,
each outdoor parking space in Arlington costs about $40,000. Underground spaces cost about $30,000
each to build. This equates to about $150 per month per space to build and maintain. Usually, these
costs are included in the cost of rent, whether or not the household actually uses the parking space.

Currently, the Arlington County government requires all new apartment buildings to build a
minimum one space per apartment. The County requires even more parking in areas that are far from
Metro stations. Often, apartment owners roll the cost of providing spaces per resident into the cost of
rent, whether the household uses the space or not. This gives the misleading impression that the
parking is ‘free.’

Arlington is extremely limited in its ability to force apartment owners to unbundle the cost of
parking from the cost of housing. However, what if Arlington were to allow some apartment buildings
built near transit to reduce their parking ratios, consistent with census trends? Perhaps some of those
5,500 low-income households that already don’t have cars would have the chance to live much less
expensively,

Another alternative is for non-profits or others who provide low-income housing near transit to
charge full price for parking, and reduce rents to compensate for the new income. This will allow those
without cars (or with fewer cars) to pay less in rent.

Where this has been tried:
» Washington, D.C. and a number of other cities already have implemented maximum parking
requirements in dense, urban areas, limiting the number of parking spaces to 1 for every two
units or less.

Potential obstacles to implementation:
s Arlington County zoning currently requires parking to be built with all new units.
* Some state and federal housing programs forbid a separate charge for parking, because it is
considered an “amenity” — even if the household has no car.
* It can be difficult in some neighborhoods to ensure that parking-free housing really goes to
those without cars, because of the possibility of “spill-over” parking on nearby County streets.

Where to find out more information:
The Washington Regional Network for Livable Communities has advocated innovative parking

strategies in order to create befter transit-accessible housing and lower housing costs.
http://www.washingtonregion.net/

The Nelson Nygaard consulting firm specializes in parking strategies for urban areas, and has done work
on this subject: http://www.nelsonnygaard.com/quals/parking.htm
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“An accessory dwelling unit (ADU) is a habitable living unit added to, created
within, or detached from a single-family dwelling that provides basic requirements
for living, sleeping, eating, cooking, and sanitation.” [Sec. 19.04.0607(B), Mercer
Island (WA) Municipal Code]

The need for more affordable housing in Arlington is well-documented. At present, that
situation is addressed through important government housing programs and subsidies,
funded through tax revenue, and the contributions made by developers in new projects.
One major resource that constitutes the majority of land use in Arlington is its stock of
existing, single-family home neighborhoods. Accessory units are intended to permit
more families and singles in need of housing fo live in Arlington without changing the
character of those neighborhoods.

Because accessory units are built on existing land that does not require redevelopment,
and offer efficiencies in the costs of construction, accessory units can be buiit for up to
40 percent less than new, comparably-sized housing units. As a result, new accessory
units are often much less expensive to rent.

Accessory units often provide a housing resource that benefits homeowners, tenants,
and municipalities.
» First, they are one way to help increase the supply of housing without requiring
government subsidies.
* Accessory units support the use and preservation of existing housing stock,
rather than the razing and redevelopment of new homes in neighborhoods.
» Proceeds from rental income can be reinvested in maintaining older homes and
properties.
* Homeowners also benefit, as they can use the rental income from an accessory
unit to reduce mortgage costs and increase the asset value of their home.
» Also important, accessory units may allow older adults and families to age-in-
place, permitting them to afford their longtime homes while having the safety and
security of having someone nearby.

In jurisdictions where accessory units are permitted, they also tend to be more evenly
dispersed across an entire community, providing equal access to schools, libraries, and
neighborhood services, just as with single-family homes.

To find out more information about accessory units, go to:
htto/fwww.mrsc.org/Publications/textadu.aspx

To see accessory dwelling unit ordinances in other jurisdictions, go to:
Portland, OR: http://www.mrsc.org/Publications/textadu.aspx

Austin, TX: http://www.ci.austin.tx.us/ahfc/smart.htm

Seattle, WA: http://www.metroke.gov/ddes/gmpc/housing/hsg toolkit. shtm




[image: image11.png]Policy Initiative # 10: Promotion of Duplexes, Boarding/Rooming Houses/ Single Room
Occupancy Units

The types of housing specified in this title provide alternatives to single family and townhouse
development, and condos or apartments.

* Aduplex is a semi-detached two-family house, as opposed to an apartment or accessory unit in
one house.

* Arooming house is any building in which renters occupy single rooms and share kitchens,
bathrooms, and common areas. The building may be a converted single-family house, a converted
hotel, or a purpose built structure.

¢ Different from rooming houses, boarding houses offer tenants food and other services in addition to
accommodation. Thus the expression, that one pays “room and board.”

* Single room occupancy units (SROs) are most similar to rooming houses, permanent rental housing
specifically meant to house single, low-income people, and can range from private rooms with
shared kitchen and or bathroom facilities to private seif-contained rooms (often called single person
efficiencies) with shared amenities, which may or may not have on-site support services.

Duplexes currently exist in Arlington, permitted by the current zoning code in some
neighborhoods. Group homes are the type of “boarding house” permitted in Arlington. Various shelters
in Arlington would qualify as boarding houses in practice, except "that they are not in the business of
being rented to the occupants. However, Arlington’s code does not currently permit rooming houses or
SROs, though as many as five unrelated adults may share a house and in effect such a house
becomes a rooming house. Increasing the number of residents permitfed would allow some of
Arlington’s larger homes to be used to ease the housing shortage, whether such was called a rooming
house or an SRO facility. A most interesting proposal, now on hold, by one of Arlington’s non-profits
would construct a facility to house offices for several non-profits and also provide such single-room
living space for many needy residents. The problem has been acquiring the land on which to build
such a facility.

Other areas employ the use of single rooms to ease the housing shortage, including Fairfax
County:
¢ San Diego, California, has created large-scale SRO buildings to house low income tenants; several

are new, privately financed, low-rise buildings in which residents share kitchen, bathroom, and
laundry facilities, television lounges, and open-air decks or courtyards.

¢ In order to address the shortage of low-cost housing in Toronto, Ontario, Canada, the city effected
Zoning and regulatory changes to facilitate development of SROs and initiated at least three SRO
pilot projects. .

s In Franklin County, Massachusetts, the Moltenbrey SRO Sober Holsing Program transformed a
derelict, burned-out, downtown boarding house into a quality affordable, staffed, drug and alcohol-
free facility.

* A proposal to develop single-room-occupancy units and transitional apartments in Quincy,
Massachusetts, received the first-place award in the 2004 Affordable Housing Development
Competition.

For further information: A Google search for rooming houses and SROs reveals that many areas
utilize these forms of housing: Rhode Island; Durham, NC; Bridgeport, CT; Ames, IA; Arlington, MA;
and many others in a December 2004 article from the Ventura County Star

In California, a writer says that in order to provide more affordable housing, “We could revive the
old boarding-house model, where people have a room to themselves but share other common space.
We could build more single-room-occupancy efficiency apartments. We could tuck lofts and flats above
and between existing structures.” Might Arlington, Virginia, do the same?
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Arlington County has a General Land Use Plan (GLUP) designation along the Metro corridors
called the “Special Affordable Housing Protection District” (SAHPD). It refers to areas where
there is existing affordable housing on the site; and when the designation is applied, it indicates
that the number of existing affordable units that are being destroyec by the redevelopment
project are to be replaced (at least, the number of bedrooms are to be replaced). For example, if
a site has 40 affordable one-bedroom units on it, then the redevelopment project needs to
provide at least 40 one-bedroom units or 20 two-bedroom units or some mix that provides 40
bedrooms. This designation is not applied to a given site until a site plan project is brought
forward by a developer for the site. It has been used approximately four times along the
Rosslyn-Ballston Metro corridor, and not at all along the Jefferson-Davis Metro corridor.

There are at least two problems with the present SAHPD and its use:

First, the designation is not made until the site plan is submitted by a developer.

¢ This means that some sites get it applied and others do not.

* It also does not let either the developer or the community know prior to the site
plan process that such a replacement will be expected. In shor, it does not give
predictability.

* Moreover, the late designation may allow an owner to raise his/her rents just
before the property is contracted to be sold, in an effort to get the housing no
longer designated as existing affordable.

Second, this designation or another similar affordable housing protection district
designation should not be limited only to the Metro corridors. There are several
transportation corridors in the County where affordable housing units exist and where
early designation as such would be good for preserving affordable housing.

» It would provide a great degree of predictability to the property owner, to the
developer and to the community about what is expected for the site or as a site
condition.

» ltwould also designate the site ahead of time and not be subject to an owner raising
the rents in order to make them no longer affordable.

Whether or not the SAHPD designation is used in a broader way in the County, the County
does need to designate some areas as affordable housing preservation districts, and create
some incentives for property owners and developers to preserve the units as affordable.
incentives to be considered for such districts are full or partial real estate tax abatement for a
period of years, Affordable Housing Investment Fund (AHIF) funding for such preservation,
transfers of density, tax credits, etc. Indeed, if we as a County do not preserve the affordable
housing we have, it will be lost forever.

(A second approach to this topic continues on the next page in 11b.)
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Let's create Housing Preservation Districts that preserve our mutti-faceted way of life in
Arlington. Arfington County has in place right now a program that can serve as a model for a
different kind of affordable housing preservation district. That model is the ongoing local
historic preservation program of the County. In fact, an affordable housing preservation
program conceptually can be combined with the current historic preservation program into one
single program under an elevated umbrella designation, "Quality of Life Preservation for Those
Who Live in Arlington County."

How would this plan work?

* Neighborhoods (which could conform to citizen association boundaries, or any other
boundary or grouping or coming together of citizens) would opt for Housing Preservation
designation by initially discussing in community meetings what they wish to preserve; for
example, duplexes, boarding houses, homes with single room occupancy units, existing
single family housing, and/or open space. Height, side yard, setback, and drainage
requirements are also called for.

* The community can then through consensus draw up draft guidelines containing the
criteria it wishes to see implemented, and which will set the standard for building and
teardown activity in that community.

s Presumably, one tenet of that document would be the same as that which exists for
historic districts; a one-year temporary delay in tear-down of an existing building, with the
tear-down as a last resort after all other resale options have been exhausted.

» The first option, is it does under the current program, would mandate sale to a restorer.

* Any application for tear-down and new building would, as it does now for historic districts,
go before a review board, which would assess the site plan or architectural plan
application against community guidelines.

Putting a responsive program such as this in place county-wide, modifying the building code,
and legislating its merger with the existing program unquestionably will require the County Board
to authorize an initial one-time temporary suspension of building permits county-wide until the
right program is implemented for our people.

Now, without such a plan, we are losing everything. Buildings, both single and multi-family or
even commercial, that could be converted to housing are being lost at a tremendous rate, and
there is nothing in place to stop it. Where will your teachers, medical personnel, fire personnel,
police, nurses, and military personnel live? Where will the person who comes to clean your
bathroom live? Where will your children live?
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Itis highly desirable for people to live within walking distance of their places of employment. This saves money
spent on commuting and building roads and transportation systems to travel between home and work. Living
near work also increases time for famities and other enjoyable and productive activities, avoids traffic congestion
and vehicle air poliution, and increases availability of responders in emergencies, thereby increasing the quality of
life for communities.

To provide incentives to walk to and from work, jobs and housing should be within about a mile of each other and
there would need to be sufficient affordable housing and jobs within this distance to sustain such a “walkable”
community.

* In practice, communities would have a mix of people, some walking to work and others commuting to their
jobs by public transportation or automobile. The goal would be to have a balanced community, with the
maximum number of working people commuting by walking, while others use public transportation.

* Use of automobiles would be minimized, with convenient access to short-term car rentals, such as
Zipcars, for times when a car is needed.

¢ Provision should also be made for such amenities as shopping, restaurants, entertainment, parks, post
offices etc within walking distance.

* In addition, to have a viable walkable community there should be safe and attractive routes for
pedestrians through the community, with sidewalks and safe street crossings.

= Finally a well-balanced community would have, in accordance with the County's official vision statement,
a diverse population in terms of income levels and national origin.

The County has tried to encourage such communities by allowing density increases along the Metro corridor, with
a mix of apartments, condominiums and private homes in or near the corridor providing places for people to five,
while nearby businesses, stores, restaurants, etc, provide places for employment and after-work activities. Also,
for those who live in this corridor near a Metro station and go outside the community to their jobs, the availability
of Metro makes it possibie to do without an automobile, relying instead on use of short-term rentals like Zipcar
when a car is needed. At present there are limited opportunities for people living in the Metro carridor to walk to
well-paying jobs. Encouraging additional businesses having such jobs to locate in the corridor would help create
a more walkable community.

To have a balanced, walkable community, there must be an adequate supply of affordable housing within walking
distance of good, steady jobs. This is a serious problem in Arlington and other communities in the area. Sharply
increasing property values, partly due to decisions to increase density, have brought about redevelopment of
older buildings into high-rent apartment buildings or luxury condominiums. This has greatly reduced the supply of
affordable housing, leaving only those with high incomes. As people with low to moderate incomes needed to
support the community and its businesses are priced out of the housing market and forced to leave homes and
schools, the diversity that is a key element of a balanced community is lost.

What has been done so far:

* In 2002 the Arlington County Civic Federation and the Arlington Chamber of Commerce passed
resolutions calling for the creation of a Coalition for Housing for Arlington Public Servants (CHAPS)

» This has since been broadened into a proposed Live Near Your Work / Workforce Housing Coalition
that would involve Arlington and other Northern Virginia employers, developers, land owners, financial
institutions, residents and other stakeholders in efforts to increase the supply of housing that is affordable
to a broad range of employees who work in Arlington, Alexandria, Falls Church and Fairfax County —
public servants, employees of nonprofit organizations, and employees of private companies.

o The Coalition would focus its efforts on housing that is affordable to households with incomes of
$30,000 - § 50,000 per year, as well as households with incomes up to area median income or
more.

o There have been suggestions that, as an initial step, there shouid be a meeting of bankers,
employers, Fannie Mae, Freddie Mac, and other stakeholders to develop solutions to financing
and other issues related to preservation and development of housing affordable to a broad range
of public and private sector employees working in Arlington and throughout Northern Virginia.

The discussions at this Forum could be beneficial in developing ideas that could help with such an effort.
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One of the unintended consequences of the current housing boom has been a much
higher rate of vacancies in rental apartments. Some rental complexes in Arlington
have vacancy rates of 10 percent or more (up from a 2 or 3 percent vacancy rate in
the 1980s and 90s). When operating at such a high vacancy rate becomes unprofitable
or when the depreciation tax allowance has long been exhausted, owners of the older
apartment complexes are looking to sell their properties. For example, the owner of the
330 units of Dominion Towers on Columbia Pike and the 436-unit Shirlington House
has put them on the market, seeking to sell as a condominium conversion.

Could a non-profit organization with county assistance bundle enough money to
purchase an entire complex?

« Such a purchase would reduce the cost per unit to a manageable amount,
rather than attempting to purchase units already remodeled and sold at retail
prices of $300,000 per unit. (Dominion Towers is assessed for tax purposes at
$11 milfion or roughly $33,000 per apartment unit.)

« Non-profit housing organizations have proven they can efficiently run large
apartment complexes and permanently preserve these apartments for people
making a modest income.

e In addition, the non-profit organizations would not have to remodel the
apartments to fit a luxury style, but rather simply update necessary outdated
utilities and windows, to continue the current adequate but modest style of
apartments in buildings like Dominion Towers and Shirlington House.
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A community land trust is a community-based, non-profit organization that buys land on
behalf of the community and holds it in trust.
e By taking the land out of the market and capturing the equity gain for the community,
the land trust builds community wealth.
+« Most community land trusts lease homes out to residents using a model that enables
residents to gain a minority share of the equity gain, but keeping most of the gain in
the trust, thereby ensuring affordability for the future members.
» Land trusts also serve to shield the community from both land speculators and the
dislocating effects of gentrification.

The most common type of land trust in the United States comes from the environmental
movement, which has used the trust mechanism (often known as “‘conservation trusts™) to
preserve open space. In a conservation trust, the homeowner cedes (either by sale or
donation) certain development rights to the trust.

A community land trust, which most commonly aims to preserve affordable housing, operates
in much the same way, only in this case the restriction concerns a formula that restricts the
price for which a seller may sell her home, thereby limiting the accumuilation of private equity
and preserving affordable housing for the next generation of buyers.

*  With a community land trust, the buyer receives a 99-year lease with a restricted
deed, which requires that the buyer give the trust the option to buy the house back at
a price set by a predetermined formula.

» The formula varies, but typically the seller gets the value of the principal payments
and down payment plus 25% of the accumulated equity, while the trust retains the
other 75% of the accumulated equity.

* As aresult, the land trust can re-sell the property at a below-market price, keeping the
housing affordable and stretching affordable housing dollars farther.

« For the same reason, a community land trust serves both as an effective barrier to

gentrification and as an important mechanism to build wealth in low-income
communities.
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Community-Friendly Development

The residents and workers in Arlington together have significant financial resources, part of
which could be invested in Arlington affordable housing and community-friendly development
projects, as do some of Arlington’s home-grown and/or community-friendly businesses,
government agencies and other institutions. But at the present time, there is no such investment
vehicle for those who may be able and willing to invest in the Arlington community, to do so.

» The creation of such an investment vehicle would greatly benefit Arlington and its people,
and would leverage financial and other resources to meet some of Arlington’s affordable
housing and economic development needs.

* Such an investment fund could be used in the form of loans (short and long-term) or
equity investments or a combination of the two.

« Given Arlington’s strong market location and with good selection of projects, such
investments would be safe and secure and could provide financial returns that are good
for its investors.

The investment vehicle could offer its investors a two-fold benefit -- a decent, safe and secure
financial return on the dollars invested (even if the returns might be lower than those of the stock
market or other real estate market deals, in order to make developments and projects
affordable), as well as a sense of social responsibility and community satisfaction which comes
from one’s knowing that he/she has provided assistance to make the Arlington community a
better place to live and work for its residents and workers as well as a place where Arlington’s
vision as a caring community can find concrete expression.

The investment vehicle could be set up in several ways, and more study and input from financial
experts will be needed to determine the vehicle type that best suits the Arlington investment
community and the purposes for which financing is to be designed.
» The vehicle could be a “community development corporation” that develops specific
projects.
e ltcould be a “real estate investment trust” that specializes in affordable housing and
economic development for Arlington’s low and moderate income households.
¢t could be a “community development financial institution” that functions much like a
bank to provide soft second trust financing or equity infusions into desirable projects.
* Itcould be like a “minority enterprise small business investment corporation” that
functions much like a venture capital fund.

Whatever form it takes, we should be set it up to leverage funds, tax credits and other economic
values and benefits from government, foundations, religious institutions, pension funds, banks
and lending institutions, etc. Other institutions may provide investments and grants, while others
may partner with the community investment vehicle in financing, in projects, in equity infusions of
funds, or in other particular ways.
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Arlington County has great clout and power that could be used to get the firms and businesses
with which it does business to commit to provide resources for affordable housing and other
community-friendly and socially responsible economic development. The County should do
more to leverage these resources.

The County has bank accounts that provide lucrative returns to commercial banks and lending
institutions.

¢ The County could make one of the requirements for banking with a given institution be
that the bank or lending institution make a certain annual amount of slightly below-market
financing available to its non-profit and other providers of affordable housing.

It could likewise require banks and other funds where it parks its money to provide some
portion of loan or investment funding in affordable housing or community-friendly
economic development.

* The County could encourage its pension funds to invest in Arlington's future directly
toward affordable housing and eccnomic development that benefits the community.

Likewise, Arlington County procures materials and services from a number of companies
that it should encourage to invest in Arlington’s affordable housing and beneficial economic
development. Some of the procurement for materials and services is quite large; and it is these
suppliers who should be expected to assist the County in meeting its housing and other social
needs, through loans, investments, employee-assisted housing, etc.

Arlington County’s business with its bond markets and other financial institutions should also
procure assistance from these entities in the affordable housing and other community-friendly
economic development needs of the community.

Businesses that are anxious to relocate facilities in Arlington should be asked to contribute to
solving Arlington’s affordable housing and economic development needs. It should be
considered part of the “cost of doing business here” and part of being a “good, community-
friendly” business. ’

Arlington should publicize which businesses contribute to the County’s well-being and
encourage its residents, workers, and businesses to shop at their facilities. The County could
develop a “good housekeeping seal of approval” for those Arlington businesses that are
contributing to the needs of the community.
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When a non-profit organization in Arlington seeks to acquire or construct additional affordable housing,
the costs of this are normally borne in part by a contribution to the project from the County’s Affordable
Housing Investment Fund, which is funded with local and federal dollars, and/or from the County's
Housing Reserve Fund, which is capitalized by developer contributions from site plan projects. The
remaining costs are covered by a commercial bank loan, at or below prevailing interest rates, which is
repaid over the term of the loan. (Some projects, such as AHC's Woodbury North development, have
been done without the need for County funds). White Arlington does not have a Housing Authority, it is

.able to offer tax-exempt bond financing of up to $10 million for housing projects through its industrial
Development Authority.

These housing projects typically have a mix of affordable and market rate units, with the affordable
units no more than 50% of the total, although at times this can be higher. For example, AHC plans to
keep 75% of the units at The Gates of Ballston, a 465-nit apartment complex near Metro, affordable to
households with incomes below 60% of median. In general the higher rents for the market rate units
help make up for the lower rents for the affordable units. Rental income from all units is then used to
repay the loan, supplemented by other funds if needed.

Other financial institutions, besides commercial banks, have also participated in affordable housing
projects in the County. For example, when AHC acquired the Gates of Ballston the acquisition was
funded by the County in part through a $10 million credit facility, or line-of credit, provided by Fannie
Mae's American Communities Fund. This was an unprecedented partnership between the County and
Fannie Mae and the County backed the credit facility with County credit support, which is basically its
moral obligation to ensure repayment of the credit that was extended.

Few organizations provide funding for affordable housing. This requires loans at significantly below
market rate interest or cash flow notes with annual simple interest. These are not economically viable
for private institutions that have to make as much profit as possibie and answer to their shareholders,
so making such loans would not a good business decision and could cause them to face legal action.

» However banks are required by the federal government to support communities via the 1976
Community Reinvestment Act (CRA), under which banks lend to non-profits at slightly below
market rate (typically about a quarter of a percentage point lower).

» Other banks will buy Low Income Housing Tax Credits in the area where they work. Large
international banks with big CRA requirements will give non-profits annual grants; for example
Citibank gives APAH a substantial annual grant to support its affordable housing efforts.

* Normally;, however, these large banks give many organizations small grants, rather than giving
a few organizations large grants.

¢ Banks will only do what is required by federal regulators. Over the years people have tried to
find ways to get banks to participate more in funding affordable housing, but without federal
requirements there is little that the community can request or demand.

Local, state and federal government groups, on the other hand, can provide financial support for
affordable housing since they are not constrained by profit considerations. Arlington, for example, can
lend money to non-profits for affordable housing because of the community benefit it gets in return.

it appears that significant additional support for affordable housing from banks and other financial
institutions is unlikely, except in special circumstances like the Fannie Mae assistance noted above.
Possibly some small grants can be obtained from banks not already providing them to non-profits.
Seeking additional County financial support for affordable housing is likely to be much more productive.
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in July 2005, the Arlington County Board passed a resolution to support the preservation of
affordable multi-family housing and to encourage homeownership among tenants by supporting
tenant-sponsored conversions of their apartment buildings to housing cooperatives.

« Inthe resolution, the County Board stated that it placed a very high priority on the
creation of homeownership opportunities for tenants of its existing rental properties
through the creation of tenant-sponsored condeminium and cooperative housing
conversions and through the new construction of condominium and cooperative housing
units that will serve these populations.

» The Board also stated that it believes that the creation of housing cooperatives is an
important tool in the preservation and creation of affordable housing which prevents
resident displacement and gives households a stake in the Arlington community which
improves their participation in County affairs and protects them from further future
displacement by market forces.

The County must now commit its housing resources to be used to support such tenant
conversions to both market-rate and limited-equity housing cooperatives and to condominiums
as a tool in its affordable housing preservation and creation efforts, with an eye to balancing
tenants’ need to have real equity appreciation (and thus a real sense of homeownership) while
at the same time keeping the units affordable to successive purchasing households based upon
the amount of public subsidy that must be used to support the development of such conversions.

How to achieve this goal:

a) [dentify publicly- or privately-owned land which could be purchased and/or leased to
create housing cooperatives;

b) ldentify existing rental properties that are “at risk” of being lost to the market affordable
housing stock and enter into discussions with such owners about working with the County
and their own tenants to develop housing cooperatives,

c) Develop a set of local, state and federal incentives (in areas such as zoning, the provision
of increased density, and tax abatement or relief) that can encourage property owners to
consider housing cooperatives in their preservation and/or redevelopment plans; and

d) Provide financial assistance in conversions to cooperatives by:

« using Affordable Housing Investment Fund (AHIF) funds,

s revising the County’s Moderate Income Purchase Assistance Program (MIPAP) to
cover housing cooperatives as well as single-family and condominium homes,

« developing tax refief and homestead exemption programs that reduce cooperative
development and operating costs, and

« creating other financing mechanisms that encourage and facilitate the
development of housing cooperatives.

Homeownership gives people greater economic self-sufficiency, greater financial benefits, and a
greater stake in their community and its civic life. 1t is good for the residents who become
owners and for the larger community. We should make it availabie to our low and moderate-
income resident households.
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Each year a sizable amount of commercial office space is left vacant, often for long periods.
In September 2005 in Northern Virginia, according to the Costar Group, 11 percent of
existing commercial office space (including empty space for sublet) is vacant, amounting to
15 million square feet.

The announced military agency relocations from Arlington to Ft. Belvoir (the BRAC policy)
over the next 5-10 years will vacate tens of millions of square feet of office space in Arlington
and nearby Alexandria. These buildings are in Rosslyn, Baliston, and Crystal City, areas
where tenants could walk to nearby jobs and use Metro.

Since a typical 10-12 story commercial building has around 250,000 square feet, and a basic
one-bedroom apartment needs 700 square feet (a studio apartment less), 350 or 400 studio
or one-bedroom apartments could be built in each vacant building:

* If 5 million square feet of vacant commercial space were converted to 20
apartment buildings of modest affordable apartments, this would mean the
creation of about 8,000 apartments.

* Over the past five years, Arlington lost 9,400 affordable housing apartments to
demailition, condo conversion, and rental increases.

Could nonprofit housing providers purchase a vacant office building, renovate it for
residential use, and provide 400 or so small but affordable rental apartments within a
commercial area like Crystal City or Rosslyn?
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Housing built by faith-based organizations includes partnerships between churches and non-profit
builders and by coalitions of religious organizations. In recent years, especially after President Bush
introduced his “faith-based initiative,” many have begun to look to churches and other faith-based
organizations to play a greater role in strengthening communities through promoting affordable housing
development as an outreach ministry. Congregations can also exert power beyond their purse strings
by raising awareness of the issue, advocating governmental bodies for specific projects, and providing
volunteers for housing programs (as Habitat for Humanity).

* Locally, the Culpepper Garden Senior Living Facility was a project of the Unitarian Church.

o Currently the First Baptist Church of Clarendon has an approved site plan for the Views at
Clarendon, an apartment development to rise above a rebuilt sanctuary, in which over 60% of the
units (70 of 1186) will be affordable for individuals and families with household incomes up to
$35,000 to $50,000 per year. The affordable units will- include a mix of efficiencies, one, two, and
three-bedroom apartments; a substantial number of units will be accessible for persons with
disabilities or special needs. Other Arlington congregations might consider similar projects.

* Wesley Housing Corporation is a local housing non-profit started by a member of Walker Chapel
United Methodist Church and is currently supported by faith communities, especially local Methodist
churches, as well as other groups.

Where the housing is being developed by a congregation or employer rather than for profit, housing can
be made more affordable, especially since the land may not have to be purchased. Employers who
provide housing at or near employment sites can bring a broad range of benefits for workers,
employers, landowners, and cities alike in reducing the price of housing and offering housing choices to
people who may otherwise be priced out of the market. —Employer-based housing also reduces the
commute time and leads to retention of workers.

» Virginia Hospital Center — Arlington is a possibility for employer-based housing in Arlington.

* Nationally, Santa Clara County, CA, has several employer-provided housing developments.
Cochrane Village in Morgan Hill was the first affordable housing development to be constructed
by a major business park, Morgan Hill Ranch. Hacienda Business Park in Pleasanton saw
housing development as a way to shorten worker commutes.

There are also many national examples of faith-based affordable housing, including:

e In Kansas City, Mount Zion Baptist Church’s Economic Foundation, Mount Carme! Baptist
Church, and Tremont Development, a non-profit founded by the Evangelistic Vision Center,
have all developed significant moderately priced housing.

« In New Hampshire, Southern New Hampshire Services frequently partners with a faith
community to achieve its goals to build and manage affordable housing, including one on land
bought from the Deerfield Community Church.

* In Pinellas County Florida (St. Petersburg) Mt. Carmel Baptist Church is building an affordable
housing apartment complex for senior citizens.

» Inthe Pittsburg, PA, area, St. George’s Ukrainian Catholic Church, Warren United Methodist
Church, and Emory United Methodist church are among smalley, local churches that have
recently built apartment complexes. “An urban church must begin to address urban problems,”
said the pastor of the 270-member Warren United Methodist Church, which teamed up with
Goodwill Industries and HUD to build a 15-unit apartment building.

Can Arlington, Virginia, congregations and employers follow such examples??





