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Historic apartment buildings in all
neighborhoods across the city --
garden style, low-rise, and mid-rise
ripe for rehabilitation combining
HRTC and LIHTC.

Much of the District’s more affordable housing stock is vulnerable
to market rate cost increases. As a result, the District Government
approved in November 2014 a recurring annual appropriation of
$100 million for the preservation and production of subsidized

affordable housing.
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HRTC and LIHTC in DC

In DC roughly 25 Affordable housing developments, in which
developers paired LIHTC with the HTC in past 10 years.

The Office of Planning estimates there are approximately 220
residential apartment buildings with over 26,000 units that
could qualify for the Historic Tax Credit.

Credits have not reached their potential relative to the
opportunity attributed to perceived risks of increased costs
associated with preservation, no state credit, lack of familiarity
with the process and the many intricacies of the program.
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VISION for the CT Campus is to preserve the history of the campus while
providing much needed housing for the surrounding community.

SOU I"CE@S for the project include Low Income Housing Tax Credits, Historic

Rehabilitation Tax Credits, TE Bonds, Deferred Fee, Seller Financing, and DC DHCD

—— funds.




CT Campus Reviews and Submittals

Rehabilitation Tax Credit

« HPCA Part 2 Submitted December 2017

* HPCA Part 2 Approval May 2018

* Five Amendments Filed

* At least Six Site Visits with NPS and DC HPO Staff

Commission of Fine Arts CUNEIE amn s
* Concept Filed July 2017 : ;

* Concept Approved November 2017
* Final Review Approval April 2019

Historic Preservation Review Board

* Concept Filed July 2017

* Concept Approved November 2017
* Final Approved at permit level

Attended 4 CFA Meetings and 4 HPRB Hearings along with multiple
conversations with NPS to get CFA, HPRB, DC HPO, and NPS approval
in May 2018

First Residents Moved in Spring 2020; Final Close Out Expected in late
2020
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Key Considerations and Challenges Rehabilitation
Tax Credit

* Retain Sense of the Plan of Historic Lobbies (even though no longer present)

* Restore Original Windows

* Retain 1930s tile in Cafeteria

* Sleeping Porches now part of an Apartment Unit but Must Maintain Configuration of
Openings and Sense of Porch

* New Construction - Design of New Entry Ways and New Dormers

* Conflicting Voices from Various Reviews — CFA, DC HPO and NPS
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Over 300 windows
restored by hand by
Phoenix Restoration
Group.
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After Construction
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Graphics: CunninghamQuill
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Margaret Murray (MM) Washington School
— e o :

f

&1L

DC Vocational school built in 1912 with
three additions; 1928, 1938, and 1971.
Closed in 2000.

Listed in National Register in 2011.
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Goals and Challenges to Pursuing a Rehabilitation

Tax Credit

Project Goals:

* Long-term lease to developer

 Rehabilitate former school
building into low-income senior
housing, with new construction
component

« Maintain the building as a
community asset
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Issues:

Not a lot of money available, as
the apartments are offered with
low rents

Possible conflicts between
requirements of HPCA and Low-
Income Housing Tax Credit

18



Work Required and Work Allowed

Work that was needed to achieve
developer's goals:

* Install new windows
 Demolish 1971 addition

* Improve accessibility

Work that was allowed by NPS:

» Restore original windows
* Demolish 1971 addition

Cost-Benefit Analysis

Historic Tax Credit Equity:
$3.7 Million

Costs of Meeting NPS Requirements:
$1.1 Million
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Before Construction
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During Construction
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Windows

Window continuously propped open,
Brick infilled water damage to wood sash

Transom missing, replaced with vent
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After Construction
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Fort View and Webster Gardens Apartments

* Located in Ward 4 and total 114 apartments in six historic buildings.
* Project Awards
* Best large affordable housing project by the Housing Association for
Nonprofit Developers
* Financial innovation award from Novogradac Journal of Tax Credits
* Excellence in Historic Preservation award from the D.C. Historic
Preservation Office.

* Project offers affordable housing to a wide range of families at or below 60
percent of the Area Median Income (AMI) - from formerly homeless
individuals to working families.

* Project received Tax Exempt Bonds, $3.9 million in 4 percent low-income
housing tax credits and an additional $3.2 million in historic tax credit
equity to finance the project.
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e Brightview Neighborhood
* Builtin 1939
* 62 units in two buildings

* Transitional Housing Corporation (THC), a non-profit faith-based development
company, In partnership with Somerset Development Company, THC gained site control
of the buildings in 2007-2009 and began construction on the pair in 2010.

* Prior to acquisition, these buildings sat vacant and needed infrastructure, energy, and
safety upgrades, significant environmental remediation to create habitable buildings,
and community space to offer resident services.
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Before Construction
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Webster Gardens

Petworth neighborhood «
Builtin 1921 S WEBSTER GARDENS

e . . : Tl APARTMENTS
Four buildings with 52 units.

Builtin 1921

4
ji S“' b

Buildings needed major renovation, el L e
including remediation of lead paint, lead in the water pipes, and asbestos.
In 2008, the Webster Gardens Tenant Association exercised its right to
purchase through the TOPA program and elected to transfer their rights to a
partnership between THC and Somerset Development Company.

Development team worked closely with Tenant Association to acquire the
buildings, develop the renovation plans, and create a resident services plan.
The tenant association has a ten percent ownership interest in the general
partner entity, giving it a position to participate in the decision-making
process.
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The Webster Gardens Tenant Association was vital to the development of
resident programming and on-site services. As a result of this, employment
workshops, computer classes, budgeting workshops, youth enrichment
activities, and English as a Second Language classes are offered in the
community space.

Although no residents were living at Fort View at the time of acquisition, a
similar resident services fund was dedicated with THC administering these
programs.

By coupling Webster Gardens with Fort View and tapping into new federal
financial incentives, the properties were able to attract bond and tax credit
equity investors.

Over 25 sources of funding for $32.63 million to acquire and rehabilitate
Webster Gardens and Fort View.
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Webster Garden Apartments

New Departure im A E_!ment Houses Under Way

The I-i.::r:-r.hr.:-nP.:-.n' (TEFFT854); Ot 9, 1921 ; ProCiuest Histonical Mewspapers The Washington Post (1577 - 199])
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Originally known as Petworth Gardens, the complex of four apartment
buildings was completed in 1921-1922. It is the earliest example of a garden
apartment in D.C. Promulgated by the Garden City Movement, garden-style
apartments offered a suburban-like alternative to dense urban living through low-
scale buildings grouped within a landscaped setting.

Listed in National Register in 2008.
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Before Construction
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After Construction
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The Maycroft

Constructed in 1922

720,
’ FILL OUT APPLICATION IN INK
APPLICATION FOR PERMIT TO BUILD

sy,
22K

Parmit We.

To the INSPECTOR OF BUILDI

g
obtained fr
eftor of Build

Inupector bafare this application will be
be signed by owner of property.
i iriad.

Listed in National Register in 2012.

: HSW,
EHT || TRACERIES Photo: HSW, 1949
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During Construction
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After Construction

EHT ||| TRACERIES

TIRIGIATET: T

! 1 \i’mi:!ILll;. \I\I

46



EHT || TRACERIES



EHT || TRACERIES



it TR Y Iffil ! ! ‘.

EHT HTRACERIS | | | 49




	Project Examples Combining Rehabilitation Tax Credit and Low-Income Housing Tax Credit  
	Historic apartment buildings in all neighborhoods across the city --garden style, low-rise, and mid-rise ripe for rehabilitation combining HRTC and LIHTC.
	HRTC and LIHTC in DC
	Slide Number 4
	Slide Number 5
	Slide Number 6
	Slide Number 7
	Slide Number 8
	Slide Number 9
	Slide Number 10
	Slide Number 11
	Slide Number 12
	Slide Number 13
	Slide Number 14
	Slide Number 15
	Slide Number 16
	Slide Number 17
	Slide Number 18
	Slide Number 19
	Slide Number 20
	Slide Number 21
	Slide Number 22
	Slide Number 23
	Slide Number 24
	Slide Number 25
	Slide Number 26
	Slide Number 27
	Slide Number 28
	Slide Number 29
	Slide Number 30
	Slide Number 31
	Slide Number 32
	Slide Number 33
	Slide Number 34
	Slide Number 35
	Slide Number 36
	Slide Number 37
	Slide Number 38
	Slide Number 39
	Slide Number 40
	Slide Number 41
	Slide Number 42
	Slide Number 43
	Slide Number 44
	Slide Number 45
	Slide Number 46
	Slide Number 47
	Slide Number 48
	��

