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I. Introduction 
 
Opportunity  

The 16-acre Crystal House Apartments site is located in Pentagon City’s Aurora Highlands neighborhood 
and owned by non-profit WHC Crystal LLC (“WHC”), an affiliate of Washington Housing Conservancy, Inc. 
This site is home to an existing 828 income-restricted apartment units across two buildings, Crystal 
House 1 and 2. In the future, the infill land area of this site will be developed to feature new affordable 
housing as part of additional master-planned infill development. The site is located at 1900 South Eads 
Street on two blocks (referred to as the Crystal Houses block and the Restaurant Row block, 
respectively). 
 
An Amazon-affiliate, Acorn Development LLC, acquired the rights to develop the seven infill parcels on 
the Crystal House Apartments site via an Option Agreement (the “Option”) when WHC acquired the 
property in 2020. Acorn Development LLC assigned its rights and responsibilities under the Option to 
Arlington County pursuant to an Assignment and Assumption of Option Agreement (the “Agreement”), 
which Agreement is intended to facilitate the development of new residential infill development. The 
Agreement stipulates that at least 75% of the 738 units to be constructed pursuant to the Agreement, or 
a minimum of 554 units, be committed as affordable, with 148 units affordable at or below 50% of the 
area median income (AMI). The Agreement also requires that all affordable units be delivered by 
January 1, 2028. 
 
The new residential development program for the site, including the new affordable housing, will be 
guided primarily by Amazon’s requirements, but this will be further informed by Arlington County’s 
Affordable Housing Master Plan (the “AHMP”), the 2019 Special Exception Site Plan #451 (the “Site Plan 
#451”), the Virginia Housing (“VH”) Low Income Housing Tax Credit Qualified Allocation Plan (QAP), 
requirements of applicable law, and other industry best practices in design, mixed-income development, 
community engagement, and resident services. 
 
This unique opportunity from Amazon allows Arlington County to solicit a robust, experienced and 
trustworthy master development partner (the “Master Developer”) to develop the entitled infill 
residential mixed-income development in this transit-accessible location of the County. In addition to 
the affordable housing units, there is opportunity for some market rate housing, in addition to 
significant community amenities as part of Site Plan #451 (please see Section IV, Project and Market 
Context, for additional information). Depending on the selected Master Developer, the County may 
require a Virginia-based, VH-experienced sub-developer(s) as a partner in the development team to 
ensure the timely completion of the affordable housing components of the project.  
 
In addition to the infill opportunity from Amazon, the County wishes to include the Crystal Houses 5 
parcel in this Request for Qualifications (“RFQ”), given the proximity to the larger Crystal Houses site and 
inclusion in Site Plan #451. Site Plan #451 envisioned the development of a minimum of 81 affordable 
units on the Crystal House 5 parcel. As Crystal House 5 is not subject to the timing requirements of the 
Agreement with the County, and given the overall complexity of this project, it may be desirable to 
deliver units on this site after other unit delivery timelines are met.  
 
Arlington County is seeking a development partner that will deliver a total of 819 residential units, 
including units on the Crystal House 5 site, with a goal of 650 affordable units (but in all events a 
minimum of 554 affordable units). It is still being determined how affordable units, if proposed on the 
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Crystal House 5 site, would count towards affordability goals, and it is anticipated this will be clarified by 
the RFP stage.  
 
County Affordable Housing Policy and Goals  

Arlington County maintains a vision for itself that ties directly to affordable housing: 
 

"Arlington will be a diverse and inclusive world-class urban community with secure, 
attractive residential and commercial neighborhoods where people unite to form a 

caring, learning, participating, sustainable community in which each person is 
important." 

 
Housing affordability is essential to achieving the County’s Vision and is vital to the social and economic 
sustainability of our community, by: 

• Supporting people at all ages and stages of life, from young families to seniors; 
• Improving our neighborhoods by promoting stability and maintaining diversity; and 
• Strengthening our economy by enhancing market competitiveness, assuring employers access to 

workers they need for a variety of jobs, and providing better access for workers to homes near 
their jobs. 

 
Arlington County maintains goals, objectives, and policies for affordable housing via its Affordable 
Housing Master Plan (AHMP), an element of the County’s Comprehensive Plan. The three principal goals 
of the AHMP are: 
 

• Arlington County shall have an adequate supply of housing available to meet community needs. 
• Arlington County shall ensure that all segments of the community have access to housing. 
• Arlington County shall ensure that its housing efforts contribute to a sustainable community. 

 
This opportunity, with the promise of significant additional affordable housing, directly ties to these 
goals.  
 
Arlington has specific objectives and policies that further its AHMP goals, which are generally included in 
all County affordable housing projects. In addition, these policies are reflected in the criteria used in 
making decisions for County loan funds (see Affordable Housing Investment Fund (“AHIF”) Notice of 
Funding Availability (“NOFA”) criteria outlined in Appendix B, which is derived from AHMP goals. 
 
Overview of Process  
The selection of the Master Developer is a two-part process, first involving this RFQ solicitation, which 
will lead to a smaller pool of qualified prospective developers, followed by selected developer teams 
being invited to respond to a more detailed Request for Proposals (“RFP”). Further details on the 
process and timeline is illustrated in Section III, Process and Schedule.   

 
 

  

https://arlingtonva.s3.dualstack.us-east-1.amazonaws.com/wp-content/uploads/sites/15/2015/12/AHMP-Published.pdf
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II. Project Development Goals 
 
Arlington County has set the following project development goals for the Crystal House opportunity: 
 

o Delivery of significant new affordable housing units  

o Delivery of significant community benefits 

o Mixed-income approach 

o Inclusion of best practices from affordable housing design, development, policy, 
management and compliance 

o Fiscally-responsible use of County funds  

o Inclusivity and responsivity in the pre-development, development, and post-
development management processes, including any public engagement required as part 
of this project 

o Delivery of other milestones within the County-Amazon timeline 

o Demonstration of sound “resident-first” management practices following unit delivery 

 
Delivery of Significant New Affordable Housing Units 

The project has a requirement to produce at least 554 net new affordable units (or 75% of total) on the 
parcels subject to the Agreement, with Amazon’s goal of producing 650 affordable units with this 
opportunity. The 81 units currently anticipated for the Crystal Houses 5 site may be in addition, which 
will be confirmed in time for the RFP. The housing affordability mix is required to be 55% of total units 
affordable to 80% AMI and below, and 20% of total units affordable to 50% AMI or below. 
 
Delivery of Community Benefits (Site Plan #451) 

Site Plan #451 includes significant community benefits in exchange for the additional density, and these 
were included partially as an outgrowth of community feedback and expectations. These benefits 
included most significantly, two publicly-accessible parks, a bike lane along S. Eads St, stormwater utility 
relocations, a publicly-accessible pedestrian pathway through the site, significant streetscaping, as well 
as other benefits. 
 
Mixed-Income Approach 

The project provides an opportunity to leverage a portion of the site for approximately 25% of new 
housing units to be market-rate, which may include rental and/or ownership opportunities. This 
incentive is to be balanced with the needs of the project as a whole, as further detailed in Section IV, 
Project and Market Context.      
 
Inclusion of Best Practices in Affordable Design, Development, Policy, Management and Compliance 

As is customary in new affordable housing projects in the County, the County expects that all phases of 
this development will be built and managed in accordance with established resources that evidence best 
practices in the field, including but not limited to the County’s goals as reflected through its NOFA 
criteria (Appendix B) which is based on its AHMP, the Virginia LIHTC QAP, all applicable law, as well as 
other best practices in sustainable design, construction, policies and management and compliance. 
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Fiscally-Responsible Use of County Funds 

The County expects that the proposed development plan leverages non-County resources first, where 
possible, such as proceeds from the sale of market-rate development opportunities on the site. Creative 
affordable housing financing and the use of available or future committed funds should achieve not only 
the housing development but the public infrastructure requirements and community benefits of the 
overall site development. 
 
Inclusivity and Responsivity in the Development Processes 

While developers new to Arlington are encouraged to apply for this opportunity, strong consideration 
will be given to development teams that include experienced local or regional partners (with Virginia 
and preferably Arlington experience), to work collaboratively with the County. The selected Master 
Developer team shall be responsive to existing community needs (including the existing Crystal Houses 1 
and 2 buildings, WHC, and its residents), as well as responsive to broader community considerations (via 
civic associations, for example) and in public engagement processes (e.g., in the case of pursuing an 
amendment to Site Plan #451). 
 
Delivery of Other Milestones within the County-Amazon Timeline 

The Agreement outlines required milestones that the County, and by extension the selected Master 
Developer, must meet, including the requirement that all affordable units be delivered by January 1, 
2028. See below Section IV. Project and Market Context for additional information on major 
milestones.     

Demonstration of Sound “Resident-First” Management Practices Following Unit Delivery 

The County expects multifamily owners to treat their residents with dignity and respect and maintain 
residential units as safe and quality housing. The County is in process of determining appropriate best 
practices and programs that may be required and applicable at the RFP stage. Current examples of this 
include strong resident services programming, resident councils, language interpretation services, and 
other educational services such as disclosures of resident rights and responsibilities to support general 
resident well-being. Furthermore, the County expects that owners demonstrate long-term high-quality 
property maintenance, that exceeds industry standards, including exceeding local building codes, 
Housing Quality Standard (HQS), and other applicable industry guidelines.  
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III. Process and Schedule  
 
Responses to this RFQ are due on December 1, 2021. RFQ submissions must include team qualifications 
as well as a high-level sample development program, including high-level potential development and 
phasing, to demonstrate initial ideas. The RFQ responses will be evaluated by Arlington County staff, 
possibly with outside consultant input, based on the set of pre-determined criteria shown in Section V, 
Qualification Criteria and Submission Requirements. Selected developer teams will be invited to 
respond to a more detailed RFP. 
 
An estimated timeline for both the RFQ and RFP processes is shown below:  

 
Major Milestone Timing 

RFQ:  
Deadline to submit questions on RFQ 
 
Webinar to discuss RFQ / questions 
 

November 9, 2021 
 
November 12, 2021 

RFQ responses due 
 

December 1, 2021 
 

RFQ Internal reviews, scoring, 
interviews of short-list respondents, 
and recommendation completed 
 

~January 31, 2022 

RFP:  
Invite selected RFQ respondents to 
respond to RFP 
 

~February 15, 2022 

Deadline to submit questions on RFP 
 
Webinar to discuss RFP / questions 
 

~February 28, 2022 
 
~March 9, 2022 

RFP responses due 
 

~March 31, 2022 

RFP Internal reviews, scoring and 
recommendation completed 
 

~May 18, 2022 

Master developer selected (and any 
associated sub-developers)  
 

3rd Quarter 2022 

  
DDA negotiated & executed 3rd - 4th Quarter 2022 
Project implementations start and 
associated steps 

4th Quarter 2022/First Quarter 
2023 - 4th Quarter 2028 
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IV. Project and Market Context   
 

Site Location 

This project is located at 1900 South Eads Street in the Pentagon City area of Arlington County. The 
primary site is bound by 18th Street South to the north, and 22nd Street South to the south, South Eads 
Street to the east, and South Fern Street to the west. A portion of the project site (Crystal House 5) is 
located south of 22nd Street South, at the southwest corner of the 22nd Street South and South Eads 
Street intersection. The subject site is 738,319 SF (16.95 acres) in size and includes the entirety of Real 
Property Code (RPC) #036-018-014, which includes the Crystal Houses block and a small portion of the 
Restaurant Row block closest to the corner of South Eads Street and 22nd Street South that is used for 
surface parking. 
 

 
 
 

Existing Buildings and Ownership 

The site has two existing mid-rise 13-story buildings, built in 1961, which are Crystal House 1 (426 units), 
and Crystal House 2 (402 units). This is a total of 828 existing apartment units, in addition to amenities 
including a pool, fitness center, and a total of 765 parking spaces (two garages with 164 spaces and 601 
existing surface parking spaces).  
 
The overall site was acquired by WHC in late 2020, in partnership with Amazon and its Housing Equity 
Fund, in order to preserve market-rate affordable housing in high-cost areas. The site is two blocks from 
the first phase of Amazon’s second headquarters (“HQ2”) buildings that are under construction on the 
Metropolitan Park site. The existing units in Crystal House 1 and Crystal House 2 were primarily market-
rate when WHC acquired them; however, upon purchase of the site, WHC recorded an Affordable 
Housing Covenant Agreement which requires that, over the next five years, 75% (619 units) of the 
portfolio be phased into committed affordable units, of which not less than 20% of the units will be 
affordable at or below 50% of the AMI, and 55% of the units will be affordable at or below 80% of the 
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AMI, for a term of ninety-nine years. WHC intends to own and operate the existing units, which are 
separate from the infill residential development described in this RFQ. 
 
Zoning 

The site was rezoned to C-O-Crystal City (“C-O-CC”) in conjunction with Site Plan #451, approved by the 
County Board on December 14, 2019. 

 
Site Plan #451 

Site Plan #451 was approved as a project that capitalized on the redevelopment recommendations for 
the site by the Crystal City Sector Plan. Specifically, Site Plan #451 permits the construction of seven new 
infill multi-family housing buildings (including Crystal House 5) within the portions of the site currently 
occupied by surface parking lots and green space, while retaining the two existing Crystal Houses 
towers. In addition, Site Plan #451 requires frontage improvements along all streets, the improvement 
of two public park spaces, and the conveyance of the Crystal House 5 site to the County (which 
conveyance has already been completed). Additionally, though Site Plan #451 was approved in 2019, it 
did not maximize the full redevelopment potential of the site per the recommendations of the Crystal 
City Sector Plan, which presents additional opportunities for further housing creation on the site. The 
description here highlights some of the most significant items from the approved Site Plan #451, but is 
by no means a comprehensive or exhaustive listing of conditions. The fully approved Site Plan #451 is 
accessible via this link for SP#451.  
 
The below Site Plan #451 map depicts the existing Crystal House 1 and 2 buildings, in addition to the 
approved in-fill development of the to-be-subdivided parcels Crystal House 3, 4, 6, 7 and 8. 
 

 

 
 

https://www.arlingtonva.us/Government/Projects/Project-Types/Site-Plan/1900-S-Eads
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The current-approved additional residential unit density is shown below (by phase/building), as well as 
the approved parking arrangement (as proposed):  
 
 
 

Building Approved 
Residential 
Units 

Number of 
stories 

‘Allocated’ 
parking 
spaces 

Proposed total parking 
spaces (existing or to-be-
built, by each bldg.) 

Crystal House 1 426  294* 126 

Crystal House 2 402  260^ 140 

Crystal House 3 432 11 294 419 

Crystal House 4 222 11 153 243 

Crystal House 5 81 7 84  96 

Crystal House 6 63 5 63  63 

Crystal House 7 
Crystal House 8 

 7 
14 

2 
2 

7 
14 

 24 
 66 

TOTAL 1,647  1,169  1,181 

*Crystal House 1 is allocated approximately 168 additional spaces than it would have 
on-site, and it’s proposed that additional spaces be built by and located in the Crystal 
House 3, 7 and 8 phases. 
^Crystal House 2 is allocated approximately 120 additional spaces than it would have 
on-site, and it’s proposed that additional spaces be built by and located in the Crystal 
House 4 and Crystal House 8 phases.  
The RFP will provide further guidance on possible parking adjustments to the overall 
site.  
 

Other major provisions of approved Site Plan #451 include the following community benefits: 

• Two new public parks: 

o 20th Street/Eads Park: 31,456 square feet to be delivered prior to the Certificate of 
Occupancy (“CO”) of the building on the Crystal House 3 parcel 

o 22nd Street/Fern Park: 23,986 square feet to be delivered prior to the CO of the building 
on the Crystal House parcel 

o Estimated costs for these parks will be provided at the RFP stage 



RFQ - Arlington County - Crystal House Apartments Infill 

11 
 

• In total, the approved Site Plan #451 assumes that the Crystal Houses 3 - 8 phases create 
approximately 300 additional parking spaces for the existing Crystal House 1 and 2 buildings in 
order to accommodate lost surface parking with the new in-fill development.  

• Buildings to be built to LEED Gold Certified and EPA Energy Star. 

• Buildings to provide In-Building Wireless Infrastructure. 

• Dedication of easement area for signal improvements at South Fern Street and 18th Street. 

• Construction and maintenance of a new tree-lined pedestrian walkway through the block linking 
19th Street South on the west with 20th Street South on the east. 

• Construction and maintenance of a new protected bike lane along the project’s South Eads 
Street frontage or provide the County with the engineered designs for the project as well as a 
$1.5MM contribution to the County for construction of this improvement – to be delivered prior 
to the CO for Crystal House 3 parcel. 

• Crystal House 5 parcel provides approximately 35 public parking spaces, in addition to an 
allowance for loading and trash collection for Restaurant Row on-site, to accommodate abutting 
retail establishments for the purpose of refuse collection and storage, storage and collection of 
biofuels, and loading and deliveries for those establishments, prior to the issuance of the Final 
Building Permit for the Crystal House 5 site. 

• Utility undergrounding and utility upgrades 

• Masonry wall on 18th St. 

• 63 surface parallel spaces with 22 paved with pervious pavement 

• Traffic signal at Eads and site driveway 

 
The approved Site Plan #451 conditions include community benefits typically produced in a market-rate 
development of this scale, which may be more challenging to finance within a traditional affordable 
housing development. The County is currently researching and discussing possible funding sources to 
potentially cost share in infrastructure benefits and/or gap subsidize the affordable housing 
developments themselves and anticipates providing further guidance in the RFP stage of the process. In 
addition, it is acknowledged that amendments may be needed to this approved Site Plan #451, including 
but not limited to accommodating affordable unit mixes and sizes that are typically found in County 
affordable housing (e.g., larger family-sized units, see Appendix B - County Priority Objectives, for 
examples). 

 
Site Control/Conveyance 

The County expects that the Master Developer (and any sub-developers) would work collaboratively 
with the County to determine the appropriate timing of conveyance of the parcels, given the 
expectations of phased development, as well as the considerations laid out in the Agreement and the 
development priorities.  
 
In brief, the Agreement as a baseline contemplates that the Master Developer complete the full range of 
pre-development activities, including obtaining financing commitments and obtaining building permits, 
before the County either assigns the Option (to Master Developer) or exercises the Option and conveys 
the property interests to the Master Developer. However, the County can seek prior written approval 
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from the Assignor to either assign the Option or exercise the Option and transfer the interests, at an 
earlier stage if needed for LIHTC or other financing. This arrangement will be navigated carefully, and 
the County anticipates requiring significant pre-development progress prior to considering any transfer 
of interests. 
 
Separately, the County was conveyed the Crystal House 5 parcel as a condition of the 2019 Site Plan 
#451 approval, for the purpose of developing at least 81 committed affordable housing units. As a 
result, the County currently owns the Crystal House 5 site outright without encumbrance, however, 
there are various considerations for that parcel, further outlined in the “Crystal House 5 Parcel 
Overview” section below. 
 
Other Development and Program Considerations  

It is generally anticipated that the development will be phased by parcel but necessary that delivery of 
affordable housing, rather than any market-rate units, is the priority in terms of the development 
timeline and program.  
 
It is anticipated that any proposed land sales or leases on the affordable housing components of the 
project will be either significantly below market (e.g., below assessed values) or structured through 
100% seller financing, to improve financial feasibility (e.g., by reducing required gap financing and/or 
lowering total development costs). As a related point, if a land sale or lease is proposed for any market-
rate component(s) of the project, it is anticipated that any fee arrangements for the master developer 
(or any sub-developers) will be disclosed, and sales proceeds will offset costs for the project as a whole 
(e.g., pay for a portion of community benefits or provide subsidy for affordable component(s)). 
 
Local experience on examples of mixed-income housing within the same building seem to indicate that 
market-rate units and affordable units would be better located in separate buildings, due mainly to 
financial structuring considerations. However, this is not a specific requirement and the County is open 
to evidence-based approaches of successful examples of mixed-income housing within the same 
building.  
 
Finally, if the master developer is not a VH-experienced affordable housing developer, it is generally 
expected that they would partner or joint venture with a VH-experienced developer to the extent 
needed to qualify for affordable financing. The County will require approval of any proposed partner or 
sub-developer, and this may be required by the RFP stage of this opportunity.   
 
Market Overview  

A brief snapshot of both affordable and market-rate rental housing is shown below for contextual and 
illustrative purposes, based on the local sub-market. 
 
Affordable Housing in the Richmond Hwy/Route 1 Planning Corridor 

Following the acquisition of Crystal Houses 1 and 2 in December 2020 (CH1 and 2), there are 
approximately 1,145 CAFs affordable at or below 80% AMI in this area (including CH1 and 2 units in the 
total, which will be phased-in over a five-year period).  

The County’s AHMP forecasts 2,200 total affordable units by 2040 to equal 10% of the anticipated 
market total. 
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Separately, market-rate rental in the Crystal City area is strong, particularly given its proximity to the 
new Amazon headquarters. This table provides a recent overview of activity. 

Pentagon City/Crystal City Market-Rate Rental Housing Market Snapshot (as of 3rd Quarter 2021): 

 
Buildings / Total Units 39 / 13,923 
Occupancy / Vacancy rate 93.2% / 6.8% 
Rents (per unit / SF): 
Studio 
1 BR 
2 BR 
3+ BR 
Concessions  

 
$1,676 / $2.95 
$2,193 / $2.74 
$3,105 / $2.68 
$4,806 / $2.82 
0.7% 

12 Month unit deliveries  360 units 
Sales price / unit $446,315 
Cap rate 3.6% 
*Source: CoStar  

 

Crystal House 5 Parcel Overview 

The County currently owns outright the Crystal House 5 site without encumbrance, and the parcel is 
currently being used as surface parking, as it has historically, to serve the “Restaurant Row” business 
community along 23rd Street South. The parcel was conveyed to the County as a community benefit 
contribution, conditioned in the 2019 approved Site Plan #451, to enable the construction of at least 81 
CAF units.  
 
Now that the overall site is being considered for primarily affordable housing development (75% of total 
units), the Crystal House 5 parcel is being included to serve the overall goals of the site. The parcel may 
be leveraged to support the overall development, bearing in mind that affordable housing is the primary 
goal of the project, and that community expectations for items such as parking have been included, in 
addition to other Site Plan #451 conditions. Note that Crystal House 5 is not subject to the timing 
requirements of the Amazon Agreement with the County, and given the overall complexity of this 
project, this is an important consideration for related development phasing timing. 
 
Master Developer Roles and Responsibilities  

The Master Developer will manage the overall development and ensure timely delivery and operation of 
the: 

• Affordable housing units within the required timelines, ensuring appropriate financing is 
structured, as contemplated in the Agreement;  

• Site work and community amenities within timelines of the approved Site Plan #451 (or as 
otherwise amended); and 

• Market-rate development component; 
 
The Master Developer will either develop/operate all components on its own or through sub-
developers. 
 



RFQ - Arlington County - Crystal House Apartments Infill 

14 
 

The major project deadlines are outlined in the below chart. These dates were contemplated by Amazon 
and the County in the Agreement, but it is anticipated that these events could occur earlier than 
shown, as negotiated between the County and Master Developer in the DDA. 
 

        Project Milestone        Date 

• County executes DDA with Developer • December 31, 2022 

• Developer or County executes Future 
Agreements with WHC 

• June 1, 2023 

• Arlington County either fully conveys land after 
having previously exercised Option Agreement 
and received conveyance from WHC, OR assigns 
Option Agreement to Developer, Developer 
exercises Option, WHC conveys Option Property 
to Developer 

• January 1, 2025 

• Developer commences construction on final 
parcel needed to meet the 554 affordable unit 
requirement for Crystal House parcels included 
in the Agreement (i.e., does not include units 
for Crystal House 5 parcel) 

• July 1, 2025 

• Developer completes construction of all phases • January 1, 2028 

 
 

County Oversight 

The Master Developer and any associated sub-developers will be subject to regular and detailed project 
oversight, with respect to the full development, as well as the underlying buildings/phases of 
development, in order to ensure compliance with all agreements and a development program that 
serves overall project goals. This will include and may not be limited to oversight of phasing, timing, 
development program, affordable housing buildings/components, affordable housing financing, site 
plan amendments, community engagement, development team, design, proposed construction plans 
and agreements, land options/transfers/dispositions, third-party agreements, and all other relevant 
aspects of the development.  

This development will be subject to all standard and normal development approvals and processes in 
practice in Arlington County, across all relevant divisions and departments, for all phases and stages in 
the project’s pre-development, construction, and post-construction. While it is still being determined, 
the Housing Division may have special project oversight, especially concerning aspects including but not 
limited to the development program and proposed affordable housing buildings in the development, 
affordable housing financing, affordable housing/occupancy compliance, phasing, community input, and 
other relevant aspects of the development, which may or may not precede the standard and normal 
reviews or approvals of other departments or divisions in the pre- and development processes. 
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V. Qualification Criteria and Submission Requirements  
 
Qualification Criteria 

 

The Master Developer or primary developer (with sub-developer(s)) and its development team should 
meet the following qualification criteria: 
 

• Mission/vision/values broadly aligned with that of Arlington County and the affordable housing 
industry in general, with focus on responsiveness and inclusivity in highly-engaged communities. 
  

• Demonstrated experience and success delivering high-quality affordable housing at scale and 
complexity of this development type. Preference for experience in multi-phased developments 
managing sub-developers or working with co-developers. 
 

o Preference for experience in mixed-income affordable development(s) with market-rate 
housing, development/management experience of projects greater than 225 units, Low 
Income Housing Tax Credit (“LIHTC”) development and finance, community benefits, 
and other large-scale development complexities of this type. 
 

• Demonstrated experience and success with layers of requirements comparable to Virginia 
Housing’s LIHTC Qualified Allocation Plan and Minimum Design and Construction Requirements, 
Arlington County’s NOFA criteria (Appendix B), varied green building requirements such as LEED 
or EarthCraft, etc. 
 

o Preference for Virginia LIHTC qualified experienced developer or comparable large 
metro market LIHTC experience with willingness to partner with experienced Virginia 
LIHTC qualified developer. 
 

• Demonstrated capacity, both in internal project management and execution, as well as standard 
financial capacity, to bring about a project of this scale and complexity. Financial capacity refers 
to financial size and stability such that the developer/owner has shown sustainability in its work, 
as well as the ability to provide guarantees and warranties including but not limited to 
construction, completion, and other such guarantees and warranties as are normal and typical 
in this development type and scale. In addition, the developer/owner has shown the ability to 
provide and/or secure appropriate funding for the project(s), including but not limited to pre-
development funding, construction funding, permanent funding, equity funding, and other such 
funding necessary to interim and permanently finance the improvements required. 

 
 
 
 
 
 
 
 
 

https://www.vhda.com/BusinessPartners/MFDevelopers/LIHTCProgram/LowIncome%20Housing%20Tax%20Credit%20Program/2019-QAP-Final.pdf
https://www.vhda.com/BusinessPartners/MFDevelopers/LIHTCProgram/LowIncome%20Housing%20Tax%20Credit%20Program/2019-QAP-Final.pdf
https://www.vhda.com/BusinessPartners/MFDevelopers/LIHTCProgram/LowIncome%20Housing%20Tax%20Credit%20Program/2021%20MDCR.pdf
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Submission Requirements 

 

To help demonstrate the Qualification Criteria above, the County requests that the attachments below 
be submitted in this listed order, with each section clearly identified at the top of the attachment (e.g., 
“A. Resumes of Principals”). Similarly, for narrative responses, please identify the Narrative section (e.g., 
“A. Organizational Experience”) at the top of each section. 

 
• A. Resumes of principals in project (all developer(s)/owner(s) with material interests, e.g., 10% 

or greater) clearly identifying number of years of experience in the relevant industry. 
 

o A. Narrative – Organizational Experience: In two pages or less provide a narrative 
description of history of the organization(s) (Master Developer and/or any identified 
sub-developers) and its experience in affordable housing, community development, and 
public engagement. Indicate whether or not the developer (or any principals) or sub-
developer is a VH-certified LIHTC “Experienced Developer”. 

 
• B. Developer/owner’s business structure, including organizational chart(s) showing all owners 

with material interests (e.g., 10% or greater), as well as all organization affiliate and subsidiary 
relationship(s) or structure(s) as well as those ownership interests. 
 

• C. Development team listing, including firm name, principal name(s), contact info (email and 
phone number) for all of the following team members:  

 Architect (and any related engineering such as HVAC or electric),  
 Engineer,  
 General Contractor,  
 Legal (transactional and/or real estate),  
 Property Management, (indicate if VH-Certified Management Agent) 
 Identified sub-developer for affordable or market rate housing component, as 

applicable,  
 Consultants considered or identified; 

 
o C. Narrative – Development Team Experience: For each identified development team 

member, provide a short description (e.g. one to two paragraphs) of two or three 
example projects that are comparable in scale, complexity and project-type to this 
subject project that are completed or in construction (as applicable) in the last five 
years.  
 

• D. Project Examples Form (please complete Appendix #C)– these should be comparable 
example projects of similar scale and complexity to this subject project and completed in the 
last (5) five years and can include projects in the construction process, however should not 
include projects in pre-development that have not yet closed or begun construction.  
 

o D. Narrative - Project Examples: For each example project listed in ‘Appendix #C Project 
Examples Form’ (i.e., those example projects of comparable scale and complexity to the 
subject project and completed in the last (5) five years) provide short descriptions (e.g. 
one to three paragraphs) that address the following characteristics:  
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 a. flexibility and adaptability in development partnership(s), in other words, 
how your organization has changed and accommodated in work with a partner 
organization; 

 b. inclusivity in work with government or non-profit entities, in other words, 
how your organization has demonstrated including your partners’ perspective in 
meaningful decision-making; 

 c. persistence in overcoming long-term housing development-related 
challenges, such as a significant unforeseen environmental or real estate issues 
that delayed a project and how it was resolved in what amount of time, or a key 
financing source that was not awarded in a timely fashion or in the requested 
amount and how it was resolved and in what amount of time, or a material 
issue related to construction or construction costs that increased cost or 
delayed the project and how it was resolved and in what amount of time. 

 d. any unique aspects of the example developments that make them broadly 
comparable and relevant to the subject development opportunity including 
creative financing structures, mixed-income financing and/or multi-phased 
development, challenging public engagement situations, etc.  

 
• E. Due Diligence Disclosure Form (please complete Appendix A) 

 
 

• F. High-level approach and sample development program for the proposed Crystal Houses site 
- Provide a high-level narrative of how the developer envisions developing this site, including 
how the stated project and County policy goals could be met. Additionally, provide the following 
information (in narrative or table format) for a sample high-level development program: 

o high-level phasing (including number of units in each phase), 
o unit and affordability mixes (clearly identifying mixes of affordable and market-rate 

units),  
o high-level financing assumptions (e.g. creative financing structure, 9% or 4% LIHTC, 

market rate assumptions, debt/equity mixes),  
o high-level initial development program and financing assumptions regarding integrating 

community benefits, that at a high-level strives to meet mission/vision/goals of the 
project. 
 

• G. References – please provide two State HFA references (VA preference) for Master Developer 
or sub-developers and two references for property management company. 
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Evaluation:  
Respondents will be evaluated based on the following general criteria: 
 

• Evidence of alignment with the County and its values as well as the best practices in the 
affordable housing industry, with a focus on inclusivity and equity; 

• Experienced development team with directly comparable project experience including large 
scale, multi-phased, complex mixed-income projects, incl. team members experienced in 
delivering LIHTC and community benefits or other comparable complexities; 

• Project examples and qualifications are recent, relevant, comparable and express qualities of 
best practices in the affordable housing industry; 

• Developer and team have the strong character and capacity (e.g. financial) to show success in 
the subject project; 

• Sample high-level development program appears realistic, creative, and priorities that align with 
County; 

• References are relevant and good and suggest repeat work with the developer team is a good 
idea;  
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VI. Conditions, Terms and Limitations 
 
This RFQ is subject to the specific conditions, terms, and limitations stated below: 
All determinations of Arlington County regarding this RFQ are at the sole discretion of Arlington County.  
 
The County Board, its officials, agents and employees make no representation whatsoever as to the 
physical condition of the project site or its suitability for any specific use. 

 
No commission for brokerage or any other fee or compensation will be due or payable by the County 
Board, and the response to the RFQ will constitute the Respondent’s undertaking to indemnify and hold 
the County Board and its officials, agents and employees harmless from and against any such claim for 
any such fee or compensation based upon, arising out of, or in connection with any action taken by the 
Respondent, the selection of the Respondent’s response and invitation to the Respondent to respond to 
this RFQ.   

 
The County Board is not obligated to pay, nor shall in fact pay, any costs or losses incurred by any 
Respondent at any time, including the cost of responding to this RFQ. 

 
This RFQ, and any subsequent RFP do not represent any obligation or agreement whatsoever on the 
part of the County Board. Any obligation or agreement on the part of the County Board may only be 
incurred after the County Board executes a written agreement approved as to form by the County 
Attorney. The County Board may use the responses pursuant to this RFQ as a basis for negotiation with 
Respondents as the County Board deems appropriate. The County Manager may reject at any time any 
or all responses, amend or withdraw this RFQ in whole or in part, negotiate with one or more 
Respondents, and/or negotiate the Project Site on terms other than those set forth herein (including to 
parties other than those responding to this RFQ). The County Manager may also, at any time, waive 
compliance with or change any of the terms and conditions of this RFQ, entertain modifications or 
additions to selected Proposals, or withdraw the Project Site or portions of the Project Site from or add 
individual parcels to this RFQ.   

 
Selection of a Respondent’s response will not create any rights on the Respondent’s part, including, 
without limitation, rights of enforcement, equity or reimbursement, until after the approvals of the 
County Board, and all related documents, including the Disposition and Development Agreement, are 
fully executed and approved. After execution, the terms of the Disposition and Development 
Agreement shall govern the relationship between the County Board and the Master Developer. In the 
event of any variance between the terms of this RFQ and the Disposition and Development Agreement, 
the terms of the Disposition and Development Agreement will govern.     

 
All determinations as to the completeness or compliance of any responses, or as to the eligibility or 
qualification of any Respondent, will be within the sole discretion of Arlington County.   
 
This RFQ and any agreement resulting from this RFQ are subject to all applicable laws, rules, and 
regulations promulgated by any Federal, State, or County authority having jurisdiction over the subject 
matter thereof, as the same may be amended from time to time. 

All responses are subject to FOIA, unless a specific legal exemption applies. 
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Appendices 

Appendix A: Due Diligence Disclosure form  
 

Please complete all relevant fields of Excel Workbook labelled Appendix A  
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Appendix B: County Priority Objectives  
 
County Priority Guidance (from the FY2022 AHIF County Notice of Funding Availability (NOFA) cycle) 
 

POLICY  

Category Guidance AHMP # 
SUPPLY  1 
Affordability 
Commitment 
Period Best practice: 75+ years. 1.1.5 

Units below 60% 
AMI 

Best practice: 25% or more of Committed Affordable Units 
(CAFS) at 50% AMI or below, with an emphasis on the 
provision of 30% and 40% AMI units. 1.1.6 

Family-Sized Units 
or Senior Housing 

Best practice: 50% or more of CAFS are family sized, 10% 
or more of CAFS are 3+ bedrooms, or project is age-
restricted senior housing. 

1.1.8, 
2.4.1 

Units in Transit 
Corridor Best practice: Close proximity to transit. 

1.1.9, 
3.2.2 

MARK/CAF 
Preservation 

Best practice: Project contains 30 or more Market 
Affordable Units (without formal long-term restrictions, 
MARKS), especially MARKS for-sale on the open market, or 
contains 30 or more existing CAFs that will expire in 5 
years or less. Consideration will be given to developments 
that contain more than one but less than 30 MARKS or 30 
CAFs expiring in 5 years or less. 

1.1.2, 
1.1.3 

Future 
Development 
Opportunity 

Best practice: Provides future infill/redevelopment 
opportunity. 1.1 

Time-Sensitivity 
Best Practice: Urgent capital needs and/or time-limited 
funding at risk. 1.1 

Consistency with 
Comprehensive 
Plan Goals, Sector 
Plans, and Small 
Area Plans 

Best Practice: Project is consistent with existing 
Comprehensive Plan Goals, Sector Plans, and Small Area 
Plans. If development is located in an area that does not 
have any of the above, development is consistent with the 
General Land Use Plan. 

County 
Land Use 
Policies 

Geographic 
Distribution 

Tier 1 - Located in the metro corridors as defined on the 
General Land Use Plan or is within 1/4 mile of Lee Hwy.  
Tier 2 - Located in a census tract that is below the regional 
average poverty rate and is not in the metro corridors or 
within 1/4 mile of Lee Hwy. 

 

Tier 3 - Located in a census tract with 1x to 2x the regional 
average poverty rate and is not in the metro corridors or 
1/4 mile of Lee Hwy.  
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Tier 4 - Located in a census tract with 2x to 3x the regional 
average poverty rate and is not in the metro corridors or 
within 1/4 mile of Lee Hwy. 

 

Tier 5 - Located in a census tract that has 3x or greater the 
regional poverty rate at any point over the past three 
years. 1.1.4, 3.2 

 
ACCESS    2 
Permanent 
Supportive 
Housing (PSH) 
Units 

Best Practice: 10% or more of CAFS are PSH. Units are 
scattered evenly throughout the development.  

2.3.2, 
2.5.2 

Accessible Units 

Best Practice: 10% or more of CAFS are accessible per ADA 
and ANSI A117.1 with Type A units and roll-in showers, to 
include 2% of units being accessible for people with visual 
or hearing impairments. No more than 50% of the PSH 
units are designated as accessible units.  2.5.3 

Accessible 
Placement 

Best Practice: Leases for Type-A accessible units will have 
clauses requiring that any tenant household which does 
not include a person with a disability will be required to 
transfer to another unit, of the same size and in the same 
property, if available, if an application is accepted from 
another household which does have a person or persons 
who would make use of the accessible features of the Type 
A unit. Reasonable transfer costs resulting from such a 
move would be paid by the developer/owner.  2.5.3 
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Category Guidance AHMP # 
SUSTAINABILITY 3 
Industry 
Best 
Practices 

Best Practice: Project pursuing LEED Gold, EarthCraft Gold, or a 
building innovation (as listed in the Building Innovation criteria, 
below) certification with ongoing energy use tracking. 3.3 

Renewable 
Energy 
Baseline 
Requiremen
t 

Baseline solar panels/integrated vegetated roof with solar panels 
requirement: 

i. On-site solar generation equal to at least 1.5 watts per 
square foot of the roof area (including mechanical 
area) -or- 

ii. Co-locating an integrated vegetated roof and solar 
whereby vegetated roof meets Virginia DEQ BMP 
standards and is equal to at least 12% of the roof area 
(including mechanical area) -and- on-site solar 
generation is equal to at least 1.0 watts per square 
foot of the roof area (including mechanical area) 

Notes: Developments without sufficient solar exposure due to 
shading by surrounding development may be exempted. Sufficient 
solar exposure is defined as having a Total Solar Resource Fraction 
(TSRF) or equivalent solar industry metric of 80% or greater for 
square footage of roof area needed to accommodate the minimum 
required solar PV array. An exemption request must include a 
report prepared by a qualified solar professional that documents 
insufficient TSRF. An exemption may also be considered for 
developments located in a designated historic preservation district 
and/or for developments utilizing federal and/or state historic tax 
credits. 3.3 

Renewable 
Energy 
(Above 
Baseline 
Requiremen
t) 

Best Practice:  
i.    On-site solar generation equal to at least 3.0 watts per square 
foot of the roof area (including mechanical area) -or- 
ii.   Co-locating an integrated vegetated roof and solar whereby 
vegetated roof meets Virginia DEQ BMP standards and is equal to 
at least 25% of the roof area (including mechanical area) -and- on-
site solar generation is equal to at least 2.0 watts per square foot 
of the roof area (including mechanical area). 3.3 

Building 
Innovation 

Best Practice: Pursue, but not necessarily earn Passive House 
Institute US+ (PHIUS+). The applicant will be expected to complete 
a PHIUS+ feasibility study (or equivalent study if pursuing Net Zero, 
Zero Carbon, or LEED Zero) which will be reviewed by County staff 
after the NOFA recommendation is made, and prior to County 
Board approval, to confirm that the project is designed to meet the 
PHIUS+, Net Zero, Zero Carbon, or LEED Zero requirements.  
Utilization of a green or other workforce development 
organization that provides employment opportunities for low-
income residents during construction. 3.3 

Building 
Innovation 
– Applied to 
Future 
Application 

Best Practice: a developer that can provide certification for 
meeting one of the following. A document will be issued to the 
owner entity of the development to be used in one future 
application. The document is valid for 5 years and non-
transferrable.  3.3 

https://nam03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fmultifamily.phius.org%2Fservice-category%2Ffeasibility-study-lays-groundwork-success-0&data=02%7C01%7Cmdanowski%40arlingtonva.us%7Ce45366832c0543bf1b0108d7824e1d12%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637121144313918203&sdata=18zKzzh%2BqOxCAWMXFceBKCJRyadLpy7i%2B6Tm%2F2Hot%2BM%3D&reserved=0
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i. PHIUS+ Core or PHIUS+ 2018 
certification – points for future 
applications after proof a development 
has become Passive House certified 
through Passive House Institute US. 

ii. Net Zero Energy certification - points for 
future applications after proof a 
development has become Net Zero 
Energy certified through the 
International Living Futures Institute. 

iii. Zero Carbon certification - points for 
future applications after proof a 
development has become Zero Carbon 
certified through the International Living 
Futures Institute. 

iv. LEED Zero certification - points for future 
applications after proof a development 
has become LEED Zero certified through 
the US Green Building Council. 
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Category Guidance AHMP # 
SUSTAINABILITY (CONTINUED) - 

Digital 
Equity 

Tier 1: Provision of high-speed broadband internet to each unit 
free of charge with a managed support plan. Applicant agrees to 
provision of digital literacy programming. The telecommunications 
infrastructure will include wiring infrastructure owned by the 
building owner to support the provision of current or future 
broadband services or other future technology needs.  

- 

Tier 2 - Provision of high-speed broadband internet to each unit 
free of charge with a managed support plan. Applicant agrees to 
provision of digital literacy programming. 
Tier 3 - Provision of high-speed broadband internet to each unit 
free of charge with a managed support plan.  
Notes: High-speed broadband is defined as the ability to support the capability 
of downloading and uploading data from the internet at a rate of at least 30 
megabytes (Mbps) per second. The County recommends that project 
applicants consult its Digital Equity team about different approaches to 
broadband connectivity, including ConnectArlington and that applicants 
consider a solution that does not limit resident choice to a single internet 
service provider (ISP). 

   
 

https://departments.arlingtonva.us/dts/connectarlington/
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ORGANIZATIONAL CAPACITY & READINESS 

Category Guidance 
TEAM EXPERIENCE 

Development 
Experience 

Best Practice: Demonstrated record of success working with County or 
other jurisdictions including: taking projects through a community process 
and obtaining entitlement approvals; applying for and receiving Low 
Income Housing Tax Credits and Historic Tax Credits (if applicable); 
applying for and receiving federal funds (if applicable); experience in 
green design and construction, including at least one of the following: 
LEED Platinum certification, EarthCraft Platinum Certification, Net Zero 
Energy Ready Certification, Net Zero Energy Certification, Zero Carbon 
Certification, Passive House Certification; closing on debt and equity 
financing; history of repayment; and obtaining building permits. 

Project 
Completions 

Best Practice: Proven track record of completing projects on budget and 
on schedule. 

Property 
Management 

Best Practice: Proven track record of compliance with affordability and 
physical condition requirements. Where safety concerns or violations 
were present, management worked expeditiously with County Staff and 
tenants to resolve issues to their satisfaction. 

Tenant 
Engagement 

Best Practice: Applicant demonstrates they’ve set up effective channels to 
engage tenants through regular tenant meetings, support for tenant 
associations, and/or other methods. More than one low-income tenant 
serves on the applicant organization’s Board of Directors. Applicant 
empowers tenants and/or their associations by providing the resources 
necessary to improve tenant living conditions regardless of race, ethnicity, 
age, gender, national origin, sexual orientation, disability status or other 
protected class.    

Partnering with 
Service Providers 

Best Practice:  Plan for delivering services and/or experience partnering 
with DHS, mental health service providers, and other service providers. 

Fiscal & 
Organizational 
Health 

Best Practice: Applicant is fiscally and organizationally sound. Applicant 
supplies latest audited financial statements or equivalent.  

READINESS 

Site Control 
Best Practice: Currently owns property or has an executed Letter of Intent 
with the seller or a Purchase Contract. 

Planning, Design, 
and Construction 
Process 

Best Practice: Architectural concept plans prepared; Site Plan #451 or use 
permit application has been approved by the County Board (if applicable); 
construction estimates prepared. 

Timeline & 
Schedule 

Best Practice: Demonstrates a feasible plan with major milestones 
accomplished within schedule requirements. Includes plan for due 
diligence (appraisal, market study, environmental) and relocation strategy 
(if applicable). Applicant demonstrates that closing on project financing 
can occur within one year of obtaining an award of 9% LIHTC or within 
one year of being notified of selection through the NOFA process if not 
utilizing 9% LIHTC. 

Public Participation 
Process 

Best Practice: Civic association consulted, appropriate schedule for public 
participation process. 
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DIVERSITY AND RACIAL EQUITY 

Diversity and Racial 
Equity 

Best Practice: Has strategies in-place that foster and promote racial and 
ethnic diversity, equity, and inclusion within management operations and 
program development. Submits and implements a training and education 
plan that addresses the relationship between racism and housing both 
nationally and within the communities served. Professional development 
opportunities and policies are used to identify and invest in staff diversity 
among leadership levels. Strategies are in-place to ensure racial and 
ethnic inclusion at the Board of Directors level. 
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Appendix C: Project Examples Form  
 

Please complete all relevant fields of Excel Workbook labelled Appendix C  
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