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Lucille and Bruce Terwilliger Place

A Partnership with APAH and 
American Legion Post 139



Mission-driven, innovative housing developer 

Owns over 2,600 homes with 1,230 under construction and 1,121 units in 

active pre-development

Focused on 30% to 60% AMI, including 10% Permanent Supportive 

Housing

Promotes opportunity and stability for residents

Operates throughout the DMV with projects in 5 jurisdictions

Committed to racial justice

Wells Fargo Foundation Multipurpose Rooms 

About APAH
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Values:

Excellence | Integrity 

 Collaboration | Innovation
Compassion | Impact | Racial Equity

Vision Statement: Everyone deserves a place to call home - a 
foundation to live their dreams.  

Mission Statement: We exist to provide quality 
affordable housing and resident-centered 
programming to help our residents make the most 
of their home.

Veterans Day Meals at Terwilliger Place



A 100-Year History Ready for Transformation
A 100-Year History Ready for Transformation
Å 1.3-acre site in the heart of Arlington

Å 1950s facility in urgent need of costly repairs and upgrades

Å Aging and declining membership 

Å Commitment to reimagining facilities and programming to meet the needs of the next generation of veterans

Å 160 affordable units walkable to VA Square metro station, groceries, parks and schools

Å New 6,000 SF condo for the Legion Post 

Å рл҈ ƻŦ ǳƴƛǘǎ ƘŀǾŜ ŀ ǾŜǘŜǊŀƴǎΩ ǇǊŜŦŜǊŜƴŎŜ
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Special GLUP 
Study Plus



A New Vision for the Site



Financing Our Vision

Total Project Capitalization = $77.4 
Million $2M American Legion Seller Note

$13.97M Arlington County (AHIF) and HOME

$4.1M in Philanthropy Met

$19.8M VHDA mortgage and $700K Housing 
Trust Fund

$33.77 M Tax Credit Equity

$3M APAH Sponsor Loan and Deferred Fees

Equity
$37.9M

Debt
$39.5M

Post 139 will use $3.5M in sales proceeds to 
build out their new on -site facility



Sources & UsesSources & Uses (including $2.1 Amazon funds) 

(including $2.1 Amazon funds)
9% LIHTC 4% LIHTC American Legion Total Per Unit

Sources of Funds 50.00% 50.00% 3.52%

Permanent Tax Exempt Bonds 200,000$                     200,000$                  1,250$                       
Virginia Housing Taxable 4,500,000$                  4,500,000$               28,125$                     
American Legion - Seller Note 2,000,000$                  -$                             2,000,000$               12,500$                     
REACH Plus 1,430,000$                  9,710,000$                  11,140,000$             69,625$                     
REACH 2,000,000$                  2,000,000$                  4,000,000$               25,000$                     
AHIF 5,790,000$                  5,730,000$                  11,520,000$             72,000$                     
Construction Loan (Capital One) 26,295,000$                26,295,000$             164,344$                   
Construction Loan Repayment (26,295,000)$               (26,295,000)$           (164,344)$                  
Virginia Housing Bridge Bond 7,250,000$                  7,250,000$               45,313$                     
Virginia Housing Bridge Bond Repayment (7,250,000)$                 (7,250,000)$             (45,313)$                    
Tax Credit Equity (9%) 21,222,378$                21,222,378$             132,640$                   
Tax Credit Equity (4%) 12,542,043$                12,542,043$             78,388$                     
Capital Campaign 2,425,000$                  1,689,490$                  4,114,490$               25,716$                     
Deferred Developer Fee 530,000$                     670,000$                     1,200,000$               7,500$                       
VA HTF 700,000$                     700,000$                  4,375$                       
HOME -$                             2,445,000$                  2,445,000$               15,281$                     
Amazon REACH Funds 2,100,000$                  2,100,000$               13,125$                     
APAH Sponsor Loan 1,800,000$                  1,800,000$               11,250$                     

American Legion - Sales Proceeds Used 

For Construction of Cold Dark Shell 2,575,000$         2,575,000$               
Total Sources 39,897,378$                39,586,533$                2,575,000$         82,058,911$             509,991$                   

9% LIHTC 4% LIHTC American Legion Total Per Unit
Uses of Funds 50.00% 50.00% 3.52%

Acquisition Subtotal 5,350,606$                  3,705,544$                  -$                    9,056,150$               56,601$                     

Construction Subtotal 23,629,107$                23,629,107$                2,422,326$         49,680,540$             310,503$                   

Soft Cost Subtotal 5,162,349$                  5,125,614$                  143,218$            10,431,181$             65,195$                     

Financing Cost Subtotal 1,810,317$                  1,248,945$                  -$                    3,059,262$               19,120$                     

Developer Fee and Reserves -$                           

Debt Service & Operating Reserves 519,794$                     594,955$                     1,114,748$               6,967$                       

Deficit Funding During Lease Up 125,000$                     125,000$                     250,000$                  1,563$                       

Limited Partner Asset Managmenet Reserve 89,500$                       89,500$                       179,000$                  1,119$                       

Amazon Interest Reserve Fund -$                             2,100,000$                  2,100,000$               13,125$                     

Developer Fee 3,200,000$                  2,800,000$                  6,000,000$               37,500$                     

Working Capital 10,706$                       16,868$                       9,456$                37,030$                    231$                          

Developer Fee and Reserves Subtotal 3,944,999$                  5,877,323$                  9,456$                9,831,778$               61,449$                     
Total Uses 39,897,378$                39,586,533$                2,575,000$         82,058,911$             512,868$                   
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Ron Terwilliger (pictured here at the Terwilliger 
Place Grand Opening and Policy Forum), led the 
charge for !t!IΩǎ first capital campaign, which 
he donated a leading gift of $1.5M to the effort, 
and named the building after his parents, Lucille 
and Bruce. 

A Capital Campaign



Topping 
out

Project Timeline
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2016 2017 2018 2019 2020 2021 2022

Entitlements

Construction

Financing

General Plan 
Amendment

PSA Finalized

Arlington Loan 
Application

Zoning 
approval and 
LIHTC 
application

Construction start
Completion
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UNIT TYPE UNIT 
COUNT

POST WEST NINE 80

POST EAST FOUR 80

LEVEL AREA

GARAGE LEVEL26,722.31 SF

GROUND LEVEL6,409.97 SF

UNIT MIX

AMERICAN LEGION GROSS AREA

4% | 9% | Condo Split



American Legion On-Site

Veteran Focused Programming

Private Counseling Spaces

Community Rooms

Business Center

Access to Critical Housing & Resources





ÅBe patient and think big.

ÅThe power of non-profit 
partners

ÅLegalizing density is crucial 
for affordable housing

ÅParking flexibility is a game 
changer

ÅFor mixed-use properties, 
consider support needed for 
non-housing partner post-
construction
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Morris and Gwendolyn Cafritz Foundation Lobby
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This space hosts resident events and workshops and 
is a gathering place for residents.

Erik Gutshall  Community Room



A New American 
Legion Post 139

In its first-of-its-kind, state-of-the-art, 6,000-square-foot post on the ground 
floor, Post 139 is pioneering a one-stop shop for addressing some of the most 
challenging issues that those who serve confront by permanently hosting in its 
space the Virginia Department of Veterans Services (VDVS) to provide VA 
claims assistance, education benefits, and employment resources as well as 
the George Mason University Law School Veterans and Servicemembers Legal 
Clinic (M-VETS) to provide free legal assistance for veterans, service members, 
and their families.
    https://arlpost139.com



Special 
Thanks to our 

Partners
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Beyond the Classroom
Repurposing District Land to Address 

Workforce Housing Needs

Jeremy Striffler
Director of Real Estate

Austin Independent School District
realestate@austinisd.org 

mailto:realestate@austinisd.org


73,384 10,943 7th

Students Employees Largest Employer

116 2,200+ $944M
Schools Acres of Land Annual Recapture 

Payment
Source: Austin ISD

AUSTIN ISD OVERVIEW



MEDIAN FAMILY INCOME
< 60% 

($49,080)
<80%

($65,450)
<100% 

($85,600)
<120% 

($102,750)

Position Total # % # % # % # %

Administrator 729 2 0.3% 4 0.5% 237 32.5% 465 63.8%

Professional 728 22 3.0% 172 23.6% 691 94.9% 728 100.0%

Classified 3,821 2,977 77.9% 3,614 94.6% 3,799 99.4% 3,815 99.8%

Teacher 5,260 787 15.0% 4,479 85.2% 5,244 99.7% 5,260 100.0%

Librarian 101 2 2.0% 90 89.1% 100 99.0% 100 99.0%

TOTAL 10,639 3,788 35.6% 8,269 77.7% 9,971 93.7% 10,268 96.5%

Source: Austin ISD and Department of Housing & Urban Development, June 2023

AUSTIN ISD SALARIES vs. MEDIAN FAMILY INCOME



REPURPOSING PROCESS



CURRENT SITE



DEVELOPMENT GOALS

ÅRetain ownership of the land.

ÅBuild a new facility for the Alternative Learning Center onsite.

ÅProvide mixed income housing sensitive to the neighborhood.

o All housing units below 120% MFI

o At least half of the units below 80% MFI

o A portion of units in the 30% -60% MFI range

ÅOffer pedestrian friendly site amenities.

ÅMake connections to public transit.

Å Incorporate green space and preserve heritage trees.



PROJECT REQUIREMENTS

ÅPrioritize District teachers, staff and families.

ÅInclude family-sized units.

ÅSupport sustainability by adhering to green building standards.

ÅEncourage the involvement of Historically Underutilized Businesses in 
construction and financing.

ÅEnsure fair and equitable treatment of construction workers.

ÅEngage the community throughout the process.



CONCEPTUAL SITE PLAN



CONCEPTUAL DEVELOPMENT PROGRAM 



FINANCING MODEL

ÅLong-term ground lease

ÅPrivately/conventionally capitalized

o No federal funding / LIHTC

o No bond elections

ÅPublic Facility Corporation

o Property-tax exemption

o Sales tax savings

Å Market rate units and tax exemption subsidize half 
of the units as rent/income restricted

PFC AFFORDABILITY REQUIREMENTS
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ñI bought a house outside of Austin because I could not 

afford to live in Austin. I drive 2-3 hours/day to work.ò

ñCurrently renting due to the lack of houses that are 

affordable for our budget. Having daycare expenses 

and a constant raise in rent, makes it extremely hard to 

continue to live in the city of Austin.ò

ñI can pay the house payment, 

but taxes are making us think of leaving.ò

ñunable to live in the area that I teach, which causes 

extremely long commute and less work satisfaction.ò

ñRising property taxes are pushing us out 

of our central Austin neighborhood 

that we have lived in for 27 years.ò

ñStaff can't afford to live in Austin plus the price of gas 

is high for commuting.ò



Overview of Redevelopment Project

ULI Housing Opportunity Conference   |   February 20, 2024



Why: External Factors


