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Executive Summary



Vision: 

● Thoughtful and equitable development 
● Fully integrate community and provide benefits 

that come from revitalizing a neighborhood

Location: 

● 1351 Alabama Ave SE (400 ft. from Congress 
Heights Metro)

Proposed Project: 

● 433 (75% affordable 25% market) unit 
multifamily with community focused ground floor 
retail space

Development Overview



How does this Targets Ward 8 Community:

● Reinvests a portion of the project’s profit into the 
project's community focused retail space 

● Community focused retail space: bank, financial 
counseling, job training, and entrepreneurship

● Larger units to accommodate families
● Total capital costs are $114M with a 4.8% yield. 
● We anticipate a construction start in 2021 and 

believe it will take 19 months to complete. 

Ward 8 Community
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Site/Property Description



Site/Property Description

● 1351 Alabama Ave SE
● 5.66 acres
● Owned by DC Government
● Previously a 3-story elementary school, 

currently a pop-up opportunity center
● 400 ft. from Congress Heights Metro
● Across street from St. Elizabeth’s 

redevelopment site
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Regulatory/Legal Environment



Focus Property: Anacostia
1351 Alabama Avenue SE, Washington, DC 20032
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Market Analysis



Major Employers

● Department of Homeland 

Security, which moved its 

headquarters to St. Elizabeth’s 

West campus

● Mystics arena

● Local restaurants, Busboys and 

Poets recently opened in 2019

● Local and federal government

Source: http://www.dchealthmatters.org/demographicdata?id=131495

http://www.dchealthmatters.org/demographicdata?id=131495


Forecasted Demand



Forecasted Demand - cont.



Current Market 

Market Cycle stage supports development: 

● DC at large is believed to be in the 

hypersupply phase 3

● However, through research and data from 

industry resources points that Ward 8 

should be at Phase 2 Expansion

● Office and Retail for DC & Ward 8 should 

also be in Phase 2 stage
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Competitive Supply & Comparables



Demand, Supply & Deliveries
Current apartment market in Anacostia

Source: Costar, Apartments.com



COMPARABLE I
Archer Park - 1200 Mississippi Ave SE, Washington, DC 20032

Source: Archer Park Website



COMPARABLE II
Maple View Flats - 2228 Martin Luther King Jr Ave SE, Washington, DC 20020

Apartment Types

1 Bedroom    485-738sqft      $1241-$1250  

2 Bedroom  942-1071sqft      $1484-1488

3 Bedroom  1163-1251sqft    $1710 -$1717

Source: Maple View Flats website



COMPARABLE III
Sheridan Station Apartments - 2516 Sheridan Rd SE, Washington, DC 20020

Source: Sheridian Station Apartments
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Highest and Best Use Determination



Highest and Best Use Determination

Legally Permissible

Physically Possible

Financially Feasible

Maximally Productive

Market Rent: $16.8/sq

Feasibility Rent: $16.6/sq

Market Rent > Feasibility Rent

Currently Financially Feasible
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Development Risks



Development Risks

⮚ Metro Tunnel Easement ⮚ Cost Overrun⮚ Zoning Entitlement 



Development Amenities

● Financial Literacy 

Center

● Bank

● Entrepreneurship 

Center

● Job training

● Kids play area

● Open Green Space

● Gym / Wellness 

Center
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Construction 



Construction Timeline

Phase I

Pre-Construction

Date Range: Sept 2019 - Sept 2021

● Due Diligence 
Line up capital stack

● Rezone from RA-1 to RA-3
● Necessary permit approvals
● Tax exempt bonds awarded
● Agreement with non-profit
● Apply and awarded 4%  tax 

credits

Phase II 

Construction

Date Range: Sept 2021 - Apr 

2023 

● Start construction in 
September 2021

● Months 1-6: Horizontal 
Development (Site Work, 
Demolition and 
Excavation)

● Months 7-19: Vertical 
Development

Phase III

Lease-Up

Date Range: Apr 2023 - Dec 2024 (21 

months from construction completion

● 21 month lease up 

● Average of 22 leases per 

month

● Stabilization at 97% in 

December 2023



Phase I
Pre-Construction Phase Timeline

September 2019 - September 2021



Phase II
Construction Phase Timeline

September 2021 - April 2023



Phase III: Lease Up to Stabilization

● 21 month lease up (Apr 2023 - Dec 

2024

● Average of 22 leases per month 

(adjusted for seasonality)

● Full stabilization of 97% in December 

2024

● 25% resident retention at first lease 

roll



Sources & Uses



Construction Budget



LIHTC Overview

● Created under the Tax Reform Act of 1986
○ Promote private sector investment in affordable 

housing
● Alignment of incentives between developer and investor: 

the stronger the performance of asset, the greater the 
amount of equity allotted to project and tax credits 
provided to investor

● Key Facts
○ Approx. 100k units of affordable housing are 

financed each year through the LIHTC program 
(Cohn Reznick)

○ Supports 96k jobs and $3.5B in annual tax revenue 
(Cohn Reznick)

○ Cumulative foreclosure rate 0.7% (Cohn Reznick)



Tax Credit Basis Calculation

● Tax credits allocated to specific projects based on 
state’s Qualified Allocation Plan (QAP)

● Developer’s application must meet certain Threshold 
Eligibility Requirements (40% / 60%)

○ Higher priority given to projects that 
exceed QAP minimum requirements

● 9% v. 4% credits
○ 9% credits - limited amount, 

competitive process, ~70% of 
construction costs, paired with 
conventional construction loan

○ 4% credits - unlimited (still must apply), 
~30% of construction costs, paired with 
issuance of tax-exempt bonds, usually 
requires bridge financing
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Finance & Pro Forma



Operating Assumptions



Operating Assumptions

● Parking Revenues @ $100 per month per 

space @ 46% occupancy

● Retail Revenues @ $30 per sq. ft. 

● NOI is $5.5M or $12.7k per unit 

● 64% margin

● This higher than industry average NOI 

margin is appropriate given our 50% tax 

assumption.



Proforma Cash Flows



Returns - Unlevered



Returns - Levered
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Renderings



Greenspace
Place for family, kids and the community to play and enjoy

● Kid’s playground and green space will be worked out with 

the developer to enable public access

● The developer will be required to maintain security and 

upkeep of park and green space (similar to Zuccotti Park 

in NYC)

Zuccotti Park, located in New York City



Financial Literacy / Business Center
Financial literacy and small business incubator space to help residents with 

finance, business skills and community development

● Multi-purpose business, financial literacy 

and small business incubator space to help 

residents with finance, business skills and 

community development

● Partner with local and national non-profits, 

companies and industry to provide various 

services for the community residents



Community Gym
Gym open to residents to stay healthy, workout and wellness center

● Gym for residents to work out and stay healthy

● Wellness Center to host various health activities, experts aim to ensure the 

community is healthy in both physical and mindness



Multi-Purpose Use Classroom Space
Multi-use classroom space for residents educational needs

● Open multi-use educational space for residents to use for various skills programs 

such as coding/computer classes, lectures, GED evening classes

● Educational room space has floor to ceiling windows overlooking green space and 

park



THE END


