
Capper Carrollsburg Townhomes Phase II 
 
 
Project to be Revitalized 
The District of Columbia Housing Authority (DCHA) is seeking $9,584,843 in CFRC 
grant funding to finance public infrastructure improvements in the Capper Carrollsburg 
Town Homes Phase II project (Capper TH Phase II) and to invest in the private site 
improvements that permit the construction of 47 public housing rental units.  This 
funding is necessary because although DCHA was authorized by the local government 
and Congress to issue a TIF facsimile Payment In Lieu Of Taxes bond (PILOT), the 
municipal finance market has undergone a dramatic change over the last nine months 
making it prohibitive for the housing authority to sell the bonds.  Not only have investors 
decided not to purchase municipal bonds at the rates seen over the past ten years, but the 
bonds that are purchased are highly rated.  The bonds that DCHA would issue would be 
unrated securities carrying high issuance and interest costs.  Given the market conditions 
and the project being shovel ready, this project is consistent with HUD’s intended use of 
Category 3 funding as outlined in the NOFA.  
 
Moreover, approximately one year ago the housing authority received 99 cents on a tax 
credit issuance on Phase I of Capper Carrollsburg Town Homes.  This year, given the 
dramatic consolidation of the tax syndication market, the amount received in a tax credit 
issuance is approximately 70 cents.  If the LIHTC market were at the same level as last 
year, this project would have raised $4,760,000; at this year’s rate, however, the project 
can only raise $3,336,000 leaving a gap of approximately $1,400,000.  To close this gap, 
DCHA and its developers took major cost cutting measures, resulting in substantial cost 
savings and generated additional land sales revenue. The remaining shortfall will be 
made up with the CFRC grant that DCHA is requesting. 
 
DCHA’s inability to access the private capital markets or alternative and gap financing 
described below has stalled the revitalization of the Capper Carrollsburg HOPE VI site.   
In 2001, DCHA was awarded a HOPE VI grant to revitalize a blighted and severely 
deteriorated public housing community comprised of the former Arthur Capper Family, 
Arthur Capper Senior, and Carrollsburg public housing developments located in the 
Southeast quadrant of the District of Columbia.  The redevelopment plan for the 25 acre 
Capper Carrollsburg HOPE VI site will become a mixed-income, mixed-financed and 
mixed-use community consisting of over 1,500 housing units (including the one for one 
replacement of the 707 public housing units), over 760,000 square feet of office and retail 
space and a multipurpose community center. 
 
To date, 460 total units have been built or are under construction on the sites including 
339 public housing rental units.  The stalled component, Capper Carrollsburg 
Townhomes Phase II (Capper TH Phase II), will consist of 163 total units of which 47 
are rental public housing units, 17 homeownership units for HCVP participants, 39 
workforce housing homeownership units and 60 market rate homeownership units. 
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The funds will be used to fill two funding gaps created by the dramatic downturn in the 
economy over the past nine months: a) the inability to raise capital in the municipal bond 
markets to fund the public infrastructure improvements that support this component, and 
b) the inability to raise sufficient private capital from the issuance of Low Income 
Housing Tax Credits. 
 
Amount Requested 
DCHA is requesting a CFRC grant in the amount of $9,584,843 to jump start the Capper 
TH Phase 2 component.  Of the requested amount, $8,558,551 will be used to finance the 
public infrastructure and $1,026,292 will be used to fill the construction gap for the 
private site infrastructure costs associated to the 47 public housing rental units.   
        
Unit Data  
The Capper TH Phase II component will produce 47 rental public housing units. Below 
is further unit breakdown of the 47 public housing units.  
 

 
Breakdown of 47 Public Housing Units 

Unit Type  Bedroom Count 

   Sq. Ft. 2BR 3BR 4BR 
Total # 
units 

TH-(type O) 1287    1   1 
TH- (type P)  1416     7 7 

Flat (type L-1)  1096/1135/1378 3 6   9 
Flat (type L-2)  1224 4 8   12 
Flat (type M)  1500   12 6 18 

Total         47 
 

Replacement Units  
These units will be constructed on the same site as the previously demolished distressed 
public housing that was the subject of the Capper Carrollsburg HOPE VI application.  
The 47 public housing units in Phase II of this project represent a component of the one-
for-one replacement of the previously demolished public housing units. When fully 
complete, there will be 707 replacement units total on the former Capper Carrollsburg 
public housing site. 
 
Gap to be filled with CFRC Funds 
The dramatic downturn in the nation’s economy has created a difficult environment in 
which to access the municipal finance market and has dramatically reduced the amount of 
equity that we can raise from the sale of 4% Low Income Housing Tax Credits. 
 
A contribution of the District government via Payment In Lieu of Taxes (PILOT) bonds 
to the Capper HOPE VI project was planned for the financing the public infrastructure in 
and around the 25 acre site.  To this end, in August 2008 DCHA received final approval 
from the DC Mayor and City Council, and from Congress to issue bonds with a face 
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value not to exceed $55 million.  The bonds were to support construction of the public 
infrastructure including sidewalks, streets, landscape, underground utilities, storm 
management systems, and a new community center.  The legislation called for the 
floating of bonds to be prepaid from the real estate taxes to be generated from the 
construction of new homes at the Capper HOPE VI site.  In the third quarter of 2008, 
DCHA submitted an application to the District of Columbia Housing Finance Agency to 
issue PILOT Bonds to support the infrastructure work.  However, the municipal finance 
market came to a screeching halt.  This inability to access the municipal bond market 
created a gap of over $8 million for this component.  DCHA will use $8,558,551 of 
CFRC funds to build the public infrastructure. 
 
Simultaneous with the collapse of the municipal bond market, the Low Income Housing 
Tax Credit (LIHTC) market was undergoing a similar retraction.  Numerous tax credit 
syndicators departed from the market, others were consolidated, while others stopped 
financing deals.   For example, when DCHA closed Capper TH Phase II, we generated 99 
cents on the dollar of tax credits and multiple offers (this favorable rate had been locked 
in December 2007).  Recently, our development partners reached out to numerous tax 
syndicators and found not only that there were fewer potential investors, but also that the 
equity raise was approximately 70 cents on the dollar.   As a result of this low equity 
raise, a gap of over $1 million was created.  DCHA will use $1,026,292 of CFRC funds 
to reduce the financing gap to build the private site infrastructure associated with the 47 
public housing units. 
 
This perfect storm of a financial collapse in the municipal, LIHTC and real estate market 
has created a sizable gap in this component.  DCHA seeks a total of $9,584,843 in CFRC 
grant funds in order to stimulate over $41 million dollars in economic activity on this 
component and to continue moving the project forward. 
 
Why DCHA Needs Gap Funds  
DCHA seeks gap funds in order to finance the over $8 million lost as a result of the 
collapse of the municipal finance market, and over $1 million gap created by the dramatic 
decrease in the amount raised in tax equity from the issuance of LIHTC.  Without gap 
financing, this project will continue to linger until the economic climate dramatically 
improves, investment in non-rated municipal bonds is regenerated, access to bank credit 
increases, and the LIHTC market rebounds. 
 
Moreover, without Gap financing provided by CFRC funds, a number of very important 
economic and social goals will not be realized: 
 

1. Without Gap funds, 47 new public housing rental units will not be constructed.  
Many residents of the former Capper Carrollsburg site were relocated over five 
years ago.  Further financing delays will continue to frustrate the hopes of former 
residents to return to their neighborhoods in order to reestablish the deep social 
roots that existed prior to the demolition of their apartments. 
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2. Without Gap funds, over $41 million in economic activity in the District will not 
be realized.  CFRC funds will be leveraged more than 300% to create a project 
that will make an economic impact on the local economy. 

 
3. Without Gap funds, approximately 150 construction and other related jobs will 

not be created.  As a result of the economic slow down, the District has lost many 
jobs.  Especially devastating has been the impact on public housing residents.  
Gap funds will permit many public housing residents to obtain jobs through the 
Section 3 program. 

 
4. Without Gap funds, it will take much longer for DCHA to replace the 707 public 

housing units that were demolished at the Capper HOPE VI site starting in 2002. 
 

5. A high demand exists for the 47 public housing rental units; the 17 homes to be 
financed with the HCVP voucher; the 39 units available for purchase by working 
households; and the 60 market rate units to be built.  Industry data shows that 
even in this slow real estate markets there are still pockets where demand remains 
high and prices do not see a bottoming out.  The near Southeast area of the 
District is one such pocket.  The 121 Capper Townhomes Phase I homeownership 
units are either under contract or sold.  There is a long waiting list of interested 
households who have expressed and interest in the homes.  For example, recently 
there were 78 mortgage qualified households eligible for the 18 workforce 
housing units available through lottery.  The market demand in this area remains 
high thereby reducing the development risk associated with this next phase. 

 
In the absence of financing from the issuance of PILOT bonds, DCHA has sought other 
sources that had previously had been available to the project to no avail. 
 
DCHA sought to increase a Community Express loan that it had previously received from 
Fannie Mae.  However, due to the restructuring of Fannie Mae, the loan structure and 
cost of obtaining the credit had changed drastically thereby precluding DCHA from 
pursuing this bridge loan option.  DCHA also sought to expand a private loan from its 
major banking partner, Wachovia Bank, but this too was impossible to obtain.  In the 
middle of negotiations with Wachovia, the bank’s assets were acquired first by CitiBank 
and then by Wells Fargo.  This consolidation and restructuring reduced the availability of 
credit.  In addition, DCHA sought lines of credits and direct loans from no less than six 
banks.  Each request was met with either a rejection or with such steep financing charges 
that the cost of the loan became prohibitive.  DCHA attempted to leverage an 
unencumbered parcel of land recently transferred to DCHA by the District government 
and all banks informed us that they were not making land-backed loans. 
 
The housing authority has sough traditional and non-traditional sources to finance the gap 
created by the economic downturn.  The lack of success in our efforts have been 
frustrating because demands for quality housing in this area of the District remains high, 
general contractors have competitive prices and the cost of construction material are 
decreasing.  
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Activities to be funded by the CFRC grant 
The CFRC funds will be applied toward two primary activities: 
 

a) Public infrastructure costs:  in order to make the 3 housing authority-owned 
parcels where Capper TH Phase II will be constructed a viable development 
project, we must improve the surrounding public infrastructure.   

 
In preparation for Capper TH Phase II, DCHA and its development partners have 
undertaken extensive pre-development work on the public infrastructure.  
Engineering drawings have been substantially completed and initial costs for the 
job have been obtained.  The permits have not been sought due to the 
unavailability of construction financing.   
 
Upon award of CFRC grant funds DCHA will issue a task order to our engineers 
to complete the permit drawings.  Given the amount of work that has already been 
completed on the underground utilities, we anticipate that the permitting process 
will take approximately 90 days, at which time we will be ready to mobilize our 
subcontractors and commence work. 
 
CFRC funds will allow us to replace or repair underground water lines, waste 
management systems and separate sanitary and storm management systems; and 
replace all underground dry utilities.  In addition, funds will be used to build new 
streets, improve curbs and gutters, add additional lighting, and improve the public 
landscaping.  Upon completion, the infrastructure improvements will be dedicated 
to and maintained by the District Government. 
 

b) Site Improvement costs for the 47 public housing units:  we propose to use the 
CFRC funds to also finance the private site improvements costs associated with  
the 47 public housing units in this component, thereby reducing the financing gap 
of this component.   

 
To reduce the gap created by the low amount of tax credit equity that we are able 
from private investors, we will pay land preparation costs including supplying wet 
and dry utilities to the public housing parcels and building the foundations for 
these 47 units. 
 

 
 
 
Site Control 
Capper TH Phase II is located on the footprint of the former Capper Carrollsburg public 
housing site and subject to the Capper Carrollsburg HOPE VI redevelopment plan.  This 
site is owned by the District of Columbia Housing Authority. 
 
Acquisition 
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No acquisition is required. Site is owned and operated by DCHA.  
 
 
No Relocation is Necessary 
 The site is vacant.  
 
Demolition/Disposition 
DCHA submitted the demolition/disposition application for the entire HOPE VI project 
in two phases. The first demolition/disposition request was for the demolition of four 
dwelling builds containing 279 units and to dispose of 2.4 acres of the land at the Capper 
Carrollsburg site on June 22, 1999. DCHA received an approval for demolition/ 
disposition on May 11, 2000. The second application was submitted to HUD on May 19, 
2003. DCHA received approval for the second application on January 12, 2004. 
Demolition of the site was completed in 2007. 
 
TDC and HCC 
The application meets the applicable Total Development Costs (TDC) and Housing Cost 
Cap (HCC) for the District of Columbia. 
 
Zoning 
The project is zoned for the construction of and can begin construction within 90 days of 
notification of funding. (See attached Program Schedule). 
 
Green Building 
The project is designed and certified to meet the 2008 Enterprise Green Communities 
program requirements. This program is utilized by the District of Columbia as a 
requirement for the use of City funds for all development activity in the District.  
  

Identification and role development partners 
 
Owner/Developer  
DCHA is the owner and co-developer of the Capper Carrollsburg HOPE VI site.  Our 
development partner is Capper Carrollsburg Ventures, LLC (CCV). CCV, LLC is a joint 
venture of Forest City Residential Development, Inc. (an Ohio corporation) and Urban-
Atlantic, LLC (a Delaware limited liability company).   
 
District of Columbia Housing Authority 
DCHA will secure CFRC grant funds to be used as gap financing in the amount of 
$9,584,843. In addition, DCHA will reinvest proceeds from the sale of the three (3) 
public housing parcels in the amount of $6,160,000 to finance the construction of the 47 
public housing units.  
  
 
 
Forest City Residential Development, Inc.  
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Forest City Residential Development is one of the two development partners in CCV, our 
development partner. Forest City Enterprises, Inc., a publicly traded real estate company, 
is principally engaged in the ownership, development, acquisition and management of 
commercial and residential real estate throughout the United States. A NYSE-listed real 
estate company based in Cleveland, Ohio, its portfolio includes interests in retail centers, 
apartment communities, office buildings and hotels throughout the United States.  

Established in 1920, Forest City operates under three strategic business units: 
Commercial, Residential and Land Development. It is committed to building superior, 
long-term value through a consistent strategic focus on projects in markets with high-
growth potential and challenging barriers to entry. Forest City’s role in this project is to 
guarantee the financing and the one-for-one replacement of the 707 public housing units 
at the site. 

Urban-Atlantic, LLC  
Urban Atlantic, LLC is the second partner in CCV.  Urban Atlantic is strategically 
focused on central sites and has developed a number of similar developments in the East 
Coast.  Urban Atlantic has completed over $1.1 billion in real estate development and 
placed over $1.3 billion in real estate investments. Urban-Atlantic, LLC’s role is to 
coordinate the master planning for the redevelopment plan and to guarantee the financing 
and the one-for-one replacement of the 707 public housing units at the site.  
 
EYA 
EYA is the builder of phase I of the townhome development and they will also serve 
as the builder of phase II. EYA was established in 1992 with the vision of building 
innovative urban neighborhoods to the highest standards. The company has made its 
name and reputation by creating high quality, lifestyle friendly, residential 
communities throughout the Washington Metropolitan Area. No other homebuilder in 
the region has received more residential building and land planning awards. 

EYA has constructed more than 3,000 homes in the cities of Alexandria and Washington 
D.C., and in Arlington, Montgomery, Prince George's, and Fairfax counties. Its 
development team has tackled some of the most challenging sites in the region, from 
building on the banks of the Potomac River to revitalizing passed-over neighborhoods. 
Today, the combination of convenient locations and classic architectural detailing ensures 
EYA homes—both old and new—are always in demand. 

A subsidiary of EYA, EYA Construction, will serve as the general contractor for the 
public infrastructure improvements. EYA played a similar role in the Phase I townhomes 
component.  

District of Columbia Housing Finance Agency (DCHFA) 
The District of Columbia Housing Finance Agency (DCHFA) acts as the Issuer of the 
tax-exempt Construction Revenue Bonds.  These fully collateralized, short term bonds 
are used to fund the construction of the improvements.  The DCHFA also acts as the 
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Construction Lender in that the proceeds of the bond issuance are then made available 
as a construction loan to the Owner Entity for construction of the improvements. 

 

RBC Capital Markets 
RBC will be the syndicator of the Low Income Housing Tax Credits for Capper 
Townhomes Phase II.  They played a similar role in Capper TH Phase I.  In an initial 
letter of interest, they have provided, they have stated that they will purchase a 99.99% 
limited partnership interest in a partnership to be created by our development partners by 
investing equity of $3,125,711. The purchase price is based upon the Project receiving a 
Low-Income Housing Tax Credit (LIHTC) allocation of $448,530 annually from the 
District of Columbia Housing Authority (DCHFA). The equity amount represents an 
equity investment of $0.70 per dollar of LIHTC.  In addition, as is normal and customary, 
they will require an operating reserve in the amount of at least $259,111. 
 
Cost Estimates  
The hard costs for the project were developed by EYA and CCV based on the costs of for 
Phase I estimates by subcontractors and their experience based on similar projects in the 
region.  Our development partners and the builder enjoy a stellar reputation within the 
local development community and have many years of experienced in this type of 
construction in the Washington DC area. The project team and DCHA have extensive 
experience on past projects with Urban Atlantic, Forest City and EYA.  
 
Soft Costs and Controls 
The projected soft costs for Townhomes Phase II are reasonable and comparable to 
industry and HUD standards. Estimated costs are based on experience in the Washington 
DC market and will meet HUD’s Cost Control and Safe Harbor standards.  For example, 
the estimated developer fee represents 11.80% of the total development costs, the 
contractor’s fee (profit) is approximately 3 %, contractor’s overhead is approximately 1% 
while the contractor’s general conditions is approximately 3 % of hard costs.  DCHA 
recognizes that the developer fee exceeds the Safe Harbor rate, however, due to the 
complexity of the deal structure, the guarantees as required by the tax syndicator, we 
believe the 11.80% is justified.  
 
Leverage 
Low Income Housing Tax Credit Equity - $3,125,711 
Construction Loan- $26,684,060 
Total - $30,836,063 
CFRC Request - $9,584,843 
Leverage Ratio – 3.217169337 
 
As shown above, the project will be leveraged with a total of $30,836,063 in non-public 
housing funds, representing $3.22 for every one dollar in CFRC funds.  
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Project Schedule 

 
Capper Carrollsburg Townhomes Phase II 

 
 

1. Date funds will be obligated (100%)   February 1, 2010  
 

• Public Infrastructure funds   November 1, 2009 
o This portion of the grant award will be obligated upon the 

signing of the AIA contract with the general contractor for the 
public infrastructure, EYA Construction, Inc. 

 
• Private Infrastructure funds   February 1, 2010 

o This portion of the grant award will be obligated at the financial 
closing for the construction of the 47 public housing rental units. 

 
2. Date construction/activities will commence December 1, 2009 

 
• Public Infrastructure funds   December 1, 2009 

o Construction activities will commence after the DC Government 
approves the construction drawing for the underground utilities. 

 
• Private Infrastructure funds   July 1, 2010 

o This portion of the grant award supports the site improvement 
costs solely for the 47 ACC rental units.   

 
3. Date 60% of funds will be expended   July 1, 2011  

 
4. Date 100% of funds will be expended  June 1, 2012  

 
• Public Infrastructure funds    June 1, 2012 
• Private Infrastructure funds   December 1, 2011 

 
5. Date construction/activities will be completed May 1, 2012 

 
• Public  Infrastructure funds   May 1, 2012 
• Private Infrastructure funds   November 30, 2011 

 
6. Closing Dates       February 1, 2010     

 
• The Development Services Agreement with our development partners and 

the builder has multiple components and specific financial closing 
documents for each:  market and moderate rate homeownership, HCVP 



homeownership, and ACC rental.  We will have a simultaneous closing 
for each component that makes up the Townhomes Phase II project. 

 
7. Lease-up Date     
     

• This component has 47 public housing units.  The lease up dates are as 
follows: 
First Unit to be Leased Up    March 30, 2011 

• Last Unit to be Leased Up    May 30, 2012 
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