
CLI Elbert Avenue 
Pre-Development Loan Application 

Loan Requested:  $400,000 (net of $50,000 previously disbursed) 

I. Project Description:

Identify the project type (rental, homeownership, rehabilitation and/or 
acquisition); New construction of affordable rental housing 

Number of existing and proposed units; 28 existing units; 91 proposed units 

Existing and proposed levels and terms of affordability;  

Location; 3908 – 3916 Elbert Avenue. 

Short and long-term goals of the proposed project;   The goals of the project are 
to advance the mission of Community Lodgings by greatly expanding the 
number of – and improving the quality of – affordable housing opportunities in 
the Arlandria neighborhood.  Furthermore, the project is intended to provide 
the sponsor with a long-term income stream that can support its other work in 
the community. 

Existing and target populations; The current population is very low- and low-
income households.  The target population is extremely low-, very low- and 
low-income households. 

Whether the proposed project will involve temporary or permanent relocation; 
The project will involve the demolition of the existing apartment building and 
ancillary buildings and construction of a new six-story structure.  All of the 
residents will be relocated off-site for more than one year.  Accordingly, the 
relocation is considered “permanent.”  However, all income-eligible residents 
will have the right to return to the property.  The relocation will comply with 
the City’s Relocation Guidelines.  A draft relocation plan will be included in the 
Concept 2 submission. 

AMI Level Current # Proposed #
30% AMI 0 5
40% AMI 0 13
50% AMI 6 5
60% AMI 22 68
Total 28 91
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Consistency of the project with the underlying small area plan and Housing 
Master Plan;   The project, which calls for a building of less than 70 feet on 
Elbert Avenue using the DSUP option of the RMF zone, is fully consistent with 
the recently adopted Arlandria-Chirilagua Small Area Plan. 
 
Status of site control:  The property is owned CLI Multifamily Partnership LP, 
which is wholly owned by the sponsor, Community Lodgings, Inc. 
 
Status of Land use and zoning.  The property is currently zoned RA. In order to 
achieve the desired density, the project will be rezoned to the RMF zone.  The 
sponsor has submitted a Concept 1 plan, and expects to submit a Development 
Special Use Permit application in the late summer of 2022.   

 
 

II. Predevelopment Funds Use/ Predevelopment Budget 
 

CLI is seeking a loan of $400,000 in addition to the $50,000 which CLI has 
previously received from the City of Alexandria.  As described in the attached 
predevelopment budget (Attachment 1), the predevelopment loan funds will be 
used to pay for architectural and engineering design, along with development 
consulting services and legal fees associated with the rezoning application.  Note 
that the costs included in the “Developer’s Fee” line are for the third-party 
development consultant and will be credited against the allowable developer fee 
for the project. 
 

III. Project Budget 
 

Please see the attached pro-forma model (Attachment 2), which includes a 
sources and uses statement, detailed development budget and 15-year cash flow 
projection.  Note that the attached pro-forma model assumes that the project is 
financed with tax-exempt bonds and 4% LIHTC.   
 

IV. Project Schedule 
 
Please see the attached project schedule (Attachment 3) 

 
V. Organizational Structure and Capacity 

 
The organization known as Community Lodgings (which was originally named 
Carpenters Lodgings) (“CLI”) is a 501(c)(3) non-profit corporation that was 
founded in 1987 to provide affordable and transitional housing for homeless and 
low-income families in the City of Alexandria.   CLI first purchased two 12-unit 
apartment buildings in 1991. Its next purchase was Elbert Avenue Apartments in 
1993—a 3-building property with 35 units.  Both properties are in the low-



income Arlandria neighborhood with many Hispanic immigrants and a shortage 
of community services.  These services—after school and other programs-have 
become a major focus of CLI’s efforts to help families 
 
Since Elbert Ave. was purchased with short-term funds, CLI sought long-term 
funds for acquisition and renovation of Elbert Ave. In 1994, CLI joined in 
partnership with the Virginia CDC (VA CDC)) to establish an LLC called CLI 
Multifamily Partnership (CLIMP).  All major systems were replaced and structural 
changes created 12 3-BR units (a rarity in Alexandra) for a total of 29 affordable 
units. Drawing on 9% tax credits from VA CDC, the renovation proceeded during 
1994.  The project was placed in service in early 1995, with the balance of 
funding provided by loans from the city, state and local banks. 
 
The CLIMP partnership was strong and successful.  Community Lodgings, as 
General Partner, was responsible for financial and operational management, 
with regular yearly audits.  VA CDC monitored and was responsible for 
disbursement of proceeds to investors.  Once the 15-year compliance period 
ended, it was mutually agreed for VA CDC to withdraw from the partnership.  
Full ownership and control of the Elbert property then reverted to Community 
Lodgings. 
 
CLI intends to undertake the redevelopment of Elbert Avenue apartments as the 
sole general partner and developer.  In order to carry out the project, CLI has 
retained Joseph Browne Development Associates (JBDA) as a fee-developer.   
 
JBDA is real estate development and consulting company that specializes in 
developing affordable rental and for-sale housing. Principals Gerry Joseph and 
Paul Browne formed JBDA in 2018, bringing together over 50 years of experience 
in the affordable housing and community development industry. Each has 
worked as a developer, senior manager, and director for non-profit development 
organizations at the neighborhood, regional and, in the case of Gerry, national 
level. JBDA has developed all types of multifamily housing using all kinds of 
financing tools.  
 
Gerry served as Vice President and Director of Real Estate Development for 
Community Preservation and Development Corporation (CPDC) from 2004-2010. 
In that capacity, he managed and oversaw CPDC’s real estate department, which 
consisted of six full time personnel and was responsible for all aspects of the 
company’s real estate development activity from project conception through 
construction completion and rent-up. This included responsibility for all site 
assessment and acquisition decisions. Prior to that, Gerry worked for The 
Community Builders Inc. (TCB) for over 13 years in a number of capacities, 
including Vice President/Director of Massachusetts Operations where he 
managed all of TCB’s real estate development activity in Massachusetts (MA). 



Gerry also served as Executive Director of the Franklin County Community 
Development Corporation (CDC) of Greenfield, MA and Director of Development 
for Brightwood Development Corporation in Springfield, MA. He was a founder 
and the first President of the Western Massachusetts Enterprise Fund, a regional 
micro business investment fund. Gerry served as a member of the Federal Home 
Loan Bank of Boston Advisory Council from 1999-2005 including a term as 
chairperson of that body, and has served on the Board of Directors of the 
Association of Nonprofit Developers (HAND).  
 
Paul served as the Vice President for Real Estate Development for Wesley 
Housing Development Corporation (WHDC) in Alexandria until May 2018. He 
oversaw all of its real estate development activity, supervising three project 
managers and multiple consultants. Under his leadership, WHDC dramatically 
increased its portfolio and development pipeline, including the development of 
Union On Queen, an innovative 193-unit mixed-income community in Arlington, 
Virginia and the development of the Fallstead, an affordable senior housing 
project in McLean, Virginia, the recapitalization of three portfolio projects with 
new debt and LIHTC equity, the expansion of its geographic reach to Washington 
DC by acquiring two multifamily properties in DC, and the preservation of 
Culpepper Garden, a 204-unit affordable independent living community in 
Arlington. Previously, he served for more than 10 years with CPDC, as a 
developer and eventually as the Vice President of Real Estate. He is a County 
Board-appointed member of the Arlington County Housing Commission and 
Leadership Greater Washington.  He has also served as President of AHOME 
(Affordable Housing Opportunities Means Everyone) in Fairfax and as Chair of 
the Housing Committee of the Long-Term Care Coordinating Council of Fairfax.  
He is a ruling elder at the Old Presbyterian Meeting House in Alexandria. 

 
 

VI. Additional Attachments 
 

Attachment 4 - 501(c)(3) Determination 
Attachment 5 – Employer ID number 
Attachment 6 – Articles of Incorporation and Bylaws 
Attachment 7 – SCC Certificate of Good Standing 
Attachment 8 – Audited Financial Statement 
Attachment 9 – Current Financial Statements 
Attachment 10 – Form 990 
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CLI Elbert - 91U - Phased Uses of Funds
Total Uses Entitlement Financing Pre-Construction Closing

Acquisition Costs
Subtotal $4,791,185 $0 $0 $0 $4,791,185

Construction Costs
Subtotal $28,778,750 $0 $0 $0 $0

Architecture and Engineering
Design

Architecture 973,570$         90,000$    10,000$    873,570$            
Civil Engineering 245,800$         100,000$  145,800$            
Landscape Design 82,500$           25,000$    57,500$              
Traffic Engineering 25,000$           25,000$    -$                        
Other Design 50,000$           5,000$      45,000$              

Construction Administration
Architect's CA 309,280$         

Reimbursables
Other A&E Costs

Accessibility Consulting 15,000$           15,000$              
Acoustical Consulting 15,000$           15,000$              
Wetlands+Floodplain+Archaeology 45,000$           45,000$    
Contingency 89,308$           14,500$    500$         57,594$              

Subtotal $1,875,458 $304,500 $10,500 $1,209,464 $0

Owner's Construction Costs
Entitlement Fees

Site Plan Fees 20,000$           20,000$    
Land Use Application Fees 20,000$           20,000$    

Impact Fees
Water & Sewer Tap Fees 1,137,500$      1,137,500$  

Building Permit Fee
Building Permit Fee 91,000$           91,000$       
Permit Expeditor 50,000$           50,000$              

Performance Bonds
Other Performance Bonds 50,000$           50,000$              

Relocation
Relocation Consultant 150,000$         10,000$    15,000$              
Moving Expenses 70,000$           
Moving and Packing Supplies 3,000$             
URA Payments 252,000$         
Community Relations 10,000$           2,500$      -$              2,500$                

Utility Related Fees
Utility Consultant 50,000$           50,000$              
Utility Connection Fees 75,000$           

FF&E
Common Area Decorations and Furnishings 100,000$         
Property Management Start-Up 40,000$           

Builder's Risk Insurance
Other Owner's Costs
Subtotal $2,204,425 $35,125 $0 $175,875 $1,289,925

Professional Services
Appraisal and Market Study

Appraisal 10,000$           10,000$    
Market Study 10,000$           10,000$    

Environmental
Environmental Assessments 10,000$           10,000$    
Geotech Study 35,000$           35,000$              

Construction Oversight
Testing and Inspections 85,000$           
Construction Oversight 250,000$         

Green Consulting
Other Green Consultant Fees 35,000$           

Other Professional Services Fees
ALTA Survey (if not in Engineering) 25,000$           
Professional Services Contingency 23,000$           500$         1,000$      1,750$                

Subtotal $483,000 $10,500 $21,000 $36,750 $0

Financing Costs
Subtotal $2,028,155 $105,000 $16,800 $514,500 $688,460

Partnership Costs
Accounting & Audit

Projections and Cost Cert 50,000$           20,000$              
Marketing
Other Partnership Costs
Subtotal $105,000 $0 $0 $21,000 $0

Operating and Carrying Costs
Subtotal $157,500 $0 $0 $0 $0

Reserves and Escrows
Subtotal $916,615 $0 $0 $0 $0

Total Development Cost Subtotal $41,360,088 $475,125 $48,300 $1,957,589 $6,769,570

Developer's Fee $3,738,807 $81,500 $8,500 $50,000 $602,159

Total Development Cost $45,098,895 $556,625 $56,800 $2,007,589 $7,371,729

SOURCES
Virginia Housing PreDevelopment Loan 220,000$         220,000$  -$220,000
Alexandria Predevelopment Loan 400,000$         $336,625 $56,800 6,575$                -$400,000
TBD Predevelopment Loan 2,000,000$      $2,000,000 -$2,000,000
Development Sources $9,991,729

Subtotal 2,620,000$      556,625$  56,800$    2,006,575$         7,371,729$  

Surplus (Gap) $0 $0 -$1,014 $0
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Permanent Sources
Sources Per Unit

Tax Credit Equity $17,573,722 $193,118
First Mortgage $12,830,000 $140,989
Subordinate Loan $0
Seller Loan $4,425,000 $48,626
Deferred Developer Fee $770,173 $8,463
Total Permanent $35,598,895 $391,197

Summarized Uses
Uses Per Unit

Acquisition Costs $4,791,185 $52,650
Construction Costs $28,778,750 $316,250
Architecture and Engineering $1,875,458 $20,609
Owner's Construction Costs $2,224,425 $24,444
Professional Services $483,000 $5,308
Financing Costs $2,028,155 $22,287
Partnership Costs $105,000 $1,154
Operating and Carrying Costs $157,500 $1,731
Reserves and Escrows $916,615 $10,073
Developer's Fee $3,738,807 $41,086
Total Uses $45,098,895 $495,592

Excess (GAP) Permanent ($9,500,000) ($104,396)

CLI Elbert - 91U - Summary Sources and Uses
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Applicable Fraction Units SF Lesser 91           Affordable Units
LIHTC Units 100% 100% 100% 54.9% Income Averaging Metric 81.32% % Units > 2BR
Minimum Set-Aside (Enter "fifty", "sixty" or "average") average 55.11% MD CDA Weighted Avg AMI 20.88% % Units > 3BR

LIHTC Units (60% AMI)

Number Beds Baths Model Type Sq Ft Total SF Net Rent Utilities

Total 
Housing 
Cost

Max 
LIHTC 
Rent

Rental 
Subsidy

Rent to 
Owner

Monthly 
Rental 
Revenue

Annual 
Rental 
Revenue

          12 1      1       A Flat            700       8,400 $1,527 $65 $1,592 $1,602 $1,527 $18,324 $219,888
          41 2      2       A Flat            900     36,900 $1,816 $95 $1,911 $1,921 $1,816 $74,456 $893,472
          15 3      2       A Flat         1,100     16,500 $2,095 $115 $2,210 $2,220 $2,095 $31,425 $377,100

68          TOTALS     61,800 $124,205 $1,490,460 

LIHTC Units (50% AMI)

Number Beds Baths Model Type Sq Ft Total SF Net Rent Utilities

Total 
Housing 
Cost

Max 
LIHTC 
Rent

Rental 
Subsidy

Rent to 
Owner

Monthly 
Rental 
Revenue

Annual 
Rental 
Revenue

            1 1      1       A Flat            700          700 $1,260 $65 $1,325 $1,335 $1,260 $1,260 $15,120
            3 2      2       A Flat            900       2,700 $1,496 $95 $1,591 $1,601 $1,496 $4,488 $53,856
            1 3      2       A Flat         1,100       1,100 $1,725 $115 $1,840 $1,850 $1,725 $1,725 $20,700

5            TOTALS       4,500 $7,473 $89,676 

LIHTC Units (40% AMI)

Number Beds Baths Model Type Sq Ft Total SF Net Rent Utilities

Total 
Housing 
Cost

Max 
LIHTC 
Rent

Rental 
Subsidy

Rent to 
Owner

Monthly 
Rental 
Revenue

Annual 
Rental 
Revenue

            3 1      1       A Flat            700       2,100 $993 $65 $1,058 $1,068 $993 $2,979 $35,748
            8 2      2       A Flat            900       7,200 $1,176 $95 $1,271 $1,281 $1,176 $9,408 $112,896
            2 3      2       A Flat         1,100       2,200 $1,355 $115 $1,470 $1,480 $1,355 $2,710 $32,520

13          TOTALS     11,500 $15,097 $181,164 

LIHTC Units (30% AMI)

Number Beds Baths Model Type Sq Ft Total SF Net Rent Utilities

Total 
Housing 
Cost

Max 
LIHTC 
Rent

Rental 
Subsidy

Rent to 
Owner

Monthly 
Rental 
Revenue

Annual 
Rental 
Revenue

            1 1      1       A Flat            700          700 $726 $65 $791 $801 $726 $726 $8,712
            3 2      2       A Flat            900       2,700 $855 $95 $950 $960 $855 $2,565 $30,780
            1 3      2       A Flat         1,100       1,100 $985 $115 $1,100 $1,110 $985 $985 $11,820

5            TOTALS       4,500 $4,276 $51,312 

SUBTOTAL UNRESTRICTED RENTAL REVENUE $0 $0
91          TOTAL ALL RESIDENTIAL UNITS 82,300    SUBTOTAL RESTRICTED RENTAL REVENUE $151,051 $1,812,612

COMMERCIAL SPACE

Number Type SQ FT Total SF
Annual 
Rent/SF

Monthly 
Income

Total 
Annual 
Income

              - $0 -$            -$            
              - $0 -$            -$            

-             -              -              -$            -$            

TOTAL RENTABLE SPACE 82,300    TOTAL RENTAL REVENUE $151,051 $1,812,612

NON-REVENUE SPACE Other Income

Number SQ FT Total SF Per Unit
Monthly 
Income

Annual 
Income

              - $0 $0.00 $0
              - $0 $0.00 $0
              - $0 $0.00 $0
              - Parking Market spaces $0 $0 $0

-              Parking Affordable spaces $0 $0 $0
Other Income (Annual) $100 $758.33 $9,100

$758 $9,100
TOTAL PROGRAMMED SPACE 82,300    

EFFICIENCY 83% 16,857    TOTAL REVENUE $151,809 $1,821,712

TOTAL HEATED SPACE 99,157    

UNHEATED SPACE

GROSS FLOOR AREA 99,157    

CLI Elbert - 91U - Development Program

TOTALS

Type

Tenant Charges (Annual)

TOTALS

Subtotal

UNHEATED SPACE Late Charges (Annual)
Laundry (Annual)
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% or # Factor Total Uses LIHTC Basis
Acquisition Costs
Purchase Price

Purchase Price - Land Portion 100% 4,725,000$      
Title and Recording

Transfer Tax 0.660% 31,185$           $0
Title Insurance and Fees 35,000$           $0

Acquisition Financing Costs
Other Acquisition Costs
Subtotal $4,791,185 $0

Construction Costs
Contract - General Requirements
Contract - Overhead and Profit
Contract - Site Work
Contract - Renovations
Contract - New Construction

Structures 25,025,000$    $25,025,000
Contract - Other Costs
Other Construction Costs
Hard Cost Contingency

Pre-Closing Contingency (Escalation) $25,025,000 2,502,500$      $2,502,500
Hard Cost Contingency $25,025,000 1,251,250$      $1,251,250

Subtotal $28,778,750 $28,778,750

Architecture and Engineering
Design

Architecture 6.00% 973,570$         $973,570
Civil Engineering 245,800$         $245,800
Landscape Design 82,500$           $82,500
Traffic Engineering 25,000$           $25,000
Other Design 50,000$           $50,000

Construction Administration
Architect's CA 309,280$         $309,280

Reimbursables
Reimbursables 25,000$           $25,000

Other A&E Costs
Accessibility Consulting 15,000$           $15,000
Acoustical Consulting 15,000$           $15,000
Wetlands+Floodplain+Archaeology 45,000$           $45,000
Contingency 5% 89,308$           $89,308

Subtotal $1,875,458 $1,875,458

Entitlement Fees
Site Plan Fees 20,000$           $20,000
Land Use Application Fees 20,000$           $20,000

Impact Fees
Water & Sewer Tap Fees 1,137,500$      $1,137,500

Building Permit Fee
Building Permit Fee 91,000$           $91,000
Permit Expeditor 50,000$           $50,000

Owner's Construction Costs

CLI Elbert - 91U - Detailed Uses of Funds
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Performance Bonds
Other Performance Bonds 50,000$           $50,000

Relocation
Relocation Consultant 150,000$         
Moving Expenses 70,000$           
Moving and Packing Supplies 3,000$             
URA Payments 252,000$         
Community Relations 10,000$           

Utility Related Fees
Utility Consultant 50,000$           $50,000
Utility Connection Fees 75,000$           $75,000

FF&E
Common Area Decorations and Furnishings 100,000$         $100,000
Property Management Start-Up 40,000$           $40,000

Builder's Risk Insurance
Other Owner's Costs

Contingency 5% 105,925$         $105,925
Subtotal $2,224,425 $1,719,425

Professional Services
Appraisal and Market Study

Appraisal 10,000$           $10,000
Market Study 10,000$           $10,000

Environmental
Environmental Assessments 10,000$           $10,000
Geotech Study 35,000$           $35,000

Construction Oversight
Testing and Inspections 85,000$           $85,000
Construction Oversight 0.00% 250,000$         $250,000

Green Consulting
Green Rating Agency Fee -$                     $0
Other Green Consultant Fees 35,000$           $35,000

Other Professional Services Fees
ALTA Survey (if not in Engineering) 25,000$           $25,000
Professional Services Contingency 5% 23,000$           $23,000

Subtotal $483,000 $483,000

Financing Costs
Construction Loan Fees and Expenses

Subtotal from FinDetail -$                     -$                     
Construction Period Interest

Subtotal from FinDetail 669,900$         631,410$         
Permanent Loan Fees and Expenses

Subtotal from FinDetail -$                     -$                     
Bond Fees and Expenses

Subtotal from FinDetail 478,338$         -$                     
Mortgage Title and Recording

Subtotal from FinDetail 77,339$           -$                     
Other Loan Costs
Predevelopment Loan Costs

Pre-Development Loan Fees 30,000$           $30,000
Pre-Development Loan Costs 20,000$           $20,000
Pre-Development Loan Interest 120,000$         $120,000

Tax Credit Fees
LIHTC Application Fee 1,000$             
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LIHTC Allocation Fee 7% $133,726 135,000$         
Investor Fees and Expenses

Investor Counsel 50,000$           
Owner's Legal Fees

Zoning and Entitlement Legal 100,000$         
Real Estate Legal 250,000$         

Other Financing Expenses
Financing Contingency 5% 96,579$           
Subtotal $2,028,155 $801,410

Partnership Costs
Accounting & Audit

Projections and Cost Cert 50,000$           
Marketing

Marketing 50,000$           
Other Partnership Costs

Contingency 5% 5,000$             
Subtotal $105,000 $0

Operating and Carrying Costs
Taxes and Insurance

Real Estate Taxes 50,000$           $50,000
Property and Liability Insurance 50,000$           $10,000

Other Carrying Costs
Start Up Costs

Pre-Occupancy Management Fee 50,000$           
Contingency 7,500$             

Subtotal $157,500 $60,000

Reserves and Escrows
Operating and Debt Service Reserves

Debt Service Reserve (months) 6 381,735$         
Operating Reserve (months) 6 346,230$         

Other Reserves
Initial Dep to Rep Reserve (months) 6 13,650$           
Lease-Up Reserve 175,000$         
Section 8 Transition Reserve -$                     

Subtotal $916,615 $0

Total Development Cost Subtotal $41,360,088 $33,738,043

Developer's Fee $3,738,807 $3,000,000

Total Development Cost $45,098,895 $36,738,043
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Year 1 Year 2 Year 3 Year 4 Year 5
Effective Gross Income $1,712,409 $1,746,657 $1,781,591 $1,817,222 $1,853,567
Op Ex + R/R Deposits $719,760 $741,353 $763,594 $786,502 $810,097
Net Operating Income $992,649 $1,005,304 $1,017,997 $1,030,721 $1,043,470
Debt Service - Primary $763,470 $763,470 $763,470 $763,470 $763,470
Cash Flow $229,179 $241,834 $254,527 $267,251 $280,000
Debt Coverage Ratio 1.30 1.32 1.33 1.35 1.37

Asset Management Fees $5,000 $5,125 $5,253 $5,384 $5,519
Deferred Developer Fee $224,179 $236,709 $249,274 $60,011 $0
Debt Service - Subordinate Loan $0 $0 $0 $100,928 $137,241
Debt Service - Seller Loan $0 $0 $0 $100,928 $137,241
Cash Flow to Owner $0 $0 $0 $0 $0

Year 6 Year 7 Year 8 Year 9 Year 10
Effective Gross Income $1,890,638 $1,928,451 $1,967,020 $2,006,360 $2,046,488
Op Ex + R/R Deposits $834,400 $859,432 $885,215 $911,771 $939,124
Net Operating Income $1,056,239 $1,069,019 $1,081,805 $1,094,589 $1,107,363
Debt Service - Primary $763,470 $763,470 $763,470 $763,470 $763,470
Cash Flow $292,769 $305,550 $318,336 $331,120 $343,894
Debt Coverage Ratio 1.38 1.40 1.42 1.43 1.45

Asset Management Fees $5,657 $5,798 $5,943 $6,092 $6,244
Deferred Developer Fee $0 $0 $0 $0 $0
Debt Service - Subordinate Loan $143,556 $149,876 $156,196 $162,514 $168,825
Debt Service - Seller Loan $143,556 $149,876 $156,196 $162,514 $168,825
Cash Flow to Owner $0 $0 $0 $0 $0

Year 11 Year 12 Year 13 Year 14 Year 15
Effective Gross Income $2,087,417 $2,129,166 $2,171,749 $2,215,184 $2,259,488
Op Ex + R/R Deposits $967,298 $996,317 $1,026,206 $1,056,993 $1,088,702
Net Operating Income $1,120,119 $1,132,849 $1,145,543 $1,158,191 $1,170,785
Debt Service - Primary $763,470 $763,470 $763,470 $763,470 $763,470
Cash Flow $356,650 $369,379 $382,073 $394,722 $407,316
Debt Coverage Ratio 1.47 1.48 1.50 1.52 1.53

Asset Management Fees $6,400 $6,560 $6,724 $6,893 $7,065
Deferred Developer Fee $0 $0 $0 $0 $0
Debt Service - Subordinate Loan $175,125 $181,409 $187,674 $193,915 $200,125
Debt Service - Seller Loan $175,125 $181,409 $187,674 $193,915 $200,125
Cash Flow to Owner $0 $0 $0 $0 $0

CLI Elbert - 91U - 15 Year Cash Flow Projection
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Elbert Avenue
Conceptual Timeline

BEGIN END BEGIN END
Activity/Event

First Resident Meeting Wednesday, January 12, 2022 Wednesday, January 12, 2022
Meet with Office of Housing Monday, January 24, 2022 Monday, January 24, 2022
Meet with Planning and Zoning Thursday, February 10, 2022 Thursday, February 10, 2022
Second Resident Meeting Tuesday, March 1, 2022 Tuesday, March 1, 2022
Meet with Tenants and Workers Wednesday, March 2, 2022 Wednesday, March 2, 2022
Meet with Neighbors Thursday, March 3, 2022 Thursday, March 3, 2022

Development Special Use Permit
Submit Concept 1 Friday, February 25, 2022 Friday, February 25, 2022
Circulate for Comments Friday, April 8, 2022 Friday, April 8, 2022
City Comments Monday, April 11, 2022 Friday, April 29, 2022 Monday, April 11, 2022 Friday, April 29, 2022
Prep and Submit Concept 2 Monday, May 2, 2022 Friday, June 24, 2022 Monday, May 2, 2022 Friday, May 27, 2022
City Comments Monday, June 27, 2022 Friday, July 15, 2022 Monday, May 30, 2022 Friday, June 17, 2022
Submit Relocation Plan Thursday, August 25, 2022 Thursday, June 16, 2022
Prep and Submit DSUP ("Completeness") Monday, July 18, 2022 Friday, October 7, 2022 Monday, June 20, 2022 Friday, July 29, 2022
City Review Monday, October 10, 2022 Friday, October 28, 2022 Monday, August 1, 2022 Friday, August 19, 2022
Resubmit DSUP Monday, October 31, 2022 Friday, November 11, 2022 Monday, August 22, 2022 Friday, September 2, 2022
Verification of Completeness Monday, November 14, 2022 Friday, November 18, 2022 Monday, September 5, 2022 Friday, September 9, 2022
City Agency Review / Item Prep (77 days) Monday, November 21, 2022 Friday, February 3, 2023 Monday, September 12, 2022 Friday, November 25, 2022
Planning Commission (first Tuesday) Tuesday, February 7, 2023 Tuesday, December 6, 2022
City Council (3rd Saturday) Saturday, February 18, 2023 Saturday, December 17, 2022

Predevelopment Loan
Submit Application Thursday, May 19, 2022
AHAC Meeting Thursday, June 2, 2022
City Council Meeting Saturday, June 18, 2022

Apply for Tax Credits (March following DSUP) Thursday, March 9, 2023 Thursday, March 9, 2023
Award of Tax Credits Thursday, March 9, 2023 Wednesday, June 14, 2023 Thursday, March 9, 2023 Wednesday, June 14, 2023
Prep and Submit Final Site Plan Wednesday, June 14, 2023 Tuesday, October 17, 2023 Wednesday, June 14, 2023 Tuesday, October 17, 2023
T&ES Review (with iterative submissions) Tuesday, October 17, 2023 Monday, February 19, 2024 Tuesday, October 17, 2023 Monday, February 19, 2024
Final Site Plan Approval Monday, February 19, 2024 Monday, February 19, 2024 Monday, February 19, 2024 Monday, February 19, 2024
Building Permit Review Monday, February 19, 2024 Friday, May 24, 2024 Monday, February 19, 2024 Friday, May 24, 2024
Building Permit Issuance Friday, May 24, 2024 Friday, May 24, 2024 Friday, May 24, 2024 Friday, May 24, 2024
Financial Closing and Construction Start Friday, May 24, 2024 Thursday, June 20, 2024 Friday, May 24, 2024 Thursday, June 20, 2024
Construction Thursday, June 20, 2024 Wednesday, December 17, 2025 Thursday, June 20, 2024 Wednesday, December 17, 2025
Complete Construction Wednesday, December 17, 2025 Wednesday, December 17, 2025 Wednesday, December 17, 2025 Wednesday, December 17, 2025
Lease Up Wednesday, December 17, 2025 Tuesday, February 10, 2026 Wednesday, December 17, 2025 Tuesday, February 10, 2026
100% Occupancy Tuesday, February 10, 2026 Tuesday, February 10, 2026 Tuesday, February 10, 2026 Tuesday, February 10, 2026
Stabilized Operations Thursday, May 28, 2026 Saturday, March 31, 1900
Final Equity Pay-in and Project Close-out Thursday, May 28, 2026 Wednesday, July 8, 2026 Saturday, March 31, 1900 Friday, May 11, 1900

CONSERVATIVE AGGRESSIVE
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COMMONWEALTH OF VIRGINIA 

STATE CORPORATION COMMISSION 
November 4, 1987 

CERTIFICATE OF INCORPORATION 

The State Corporation Commission has found the accompanying articles submitted on behalf of 

CARPENTER'S LODGING, INC, 

to comply with the requirements of law, and confirms payment of all related fees. 

Therefore, it is ordered that this 

CERTIFICATE OF INCORPORATION 

be issued, and admitted to record with the articles in this office of the Commission, effective November 4, 1987. 

This order and its accompanying articles will be forwarded for filing in the office of the Clerk of the Circuit Court of Fairfax County following admission to the records of the Commission. 

STATE CORPORATION COMMISSION 

Commissioner 

Court Number: 129 

01520NEW 



ARTICLES OF INCORPORATION 
OF , 

CARPENTER'S LODGING, INC. 

WE hereby associate to form a nonstock corporation under 
the provisions of Chapter Ten of Title 13.1 of the Code of 
Virginia, as amended, and to that end set forth the following: 

1. NAME: The name of the corporation is Carpenter's 
Lodging, Inc. 

2. PURPOSE: The purpose or purposes for which the 
Corporation is organized are: 

a. To minister in the name of Christ to homeless 

1
 families in Alexandria, Virginia by providing them temporary 

I, places to live until their situations can be stabilized, 
1+1 through supportive services and assistance in finding 

employment and affordable permanent housing. 

b. To minister in the name of Christ to potentially 
homeless families by real estate interventions designed to 
assure long-term availability of decent housing for low and 

I
moderate income families in Alexandria, Virginia. 

c. To minister in the name of Christ to homeless 
and potentially homeless families by permissible advocacy 
aimed at achieving improved public policy regarding 

, homelessness and the creation of homelessness. 

1
  

3. REGISTERED OFFICE AND AGENT: The initial registered 
0 office is located in Fairfax County, Virginia, and the address 

is 5590 Backlick Road, Springfield, Virginia 22151. The nano 
of the initial registered agent at such address is George E. 
Tuttle, Jr., who is a resident of Virginia and a member of the 
Virginia State Bar, whose business office address is the same 

11  as that of the address of the registered office. 
1 1 

4. INITIAL DIRECTORS: The number of directors 
constitutinu the initial Board of Directors is nine. Each of 
the eight Episcoapl parishes in the City of Alexandria, which 
parishes constitute Region IV of the Diocese of Virginia, will 
have one director on the Board of Directors and the 
President of Regional Council Iv will be the ninth member. 
The names and addresses of the persons who are to serve as the 
initial directors are as follows: 
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Mr. Wayne Cofer 
(Grace Church) 

Ms Bette Smith 
(St. Paul's) 

Mr. Daniel Kelly 
(President of 
Region Four Council) 

Ms. Peggy Mills 
(Emmanuel) 

Mr. Mike Oliver 
(St. Clement's) 

Mr. James Papile 
(Immanuel) 

Michelle Oppenheimer 
(Resurrection) 

Reverend Jack Woodard 

(Meade Memorial) 

Ms Priscilla Stevens 
(Christ Church)  

311 S. Garfield Street 
Arlington, Virginia 22204 

823 S. Fairfax Street 
Alexandria, Virginia 22314 

100 Sylvan Court 
Alexandria, Virginia 22304 

2003 Braddock Court 
Alexandria, Virginia 22304' 

3113 Circle Hill Road 
Alexandria, Virginia 22305 

211 E. Bellefonte Avenue 
Alexandria, Virginia 22301 

2622 S. Joyce Street 
Arlington, Virginia 22312 

5340 Holmes Run Parkway, 
#900 
Alexandria, Virginia 22304 

3500 Farm Hill Drive 
Falls Church, Virginia 22044 

b. The vestry each of the eight founding Episcopal 
parishes in Alexandria, Virginia, will appoint a member of 
the first full Board of directors and each church will always 
retain one director on the Board. The ninth voting member of 
the first Board and of all successor Boards of directors shall 
be the president of the Regional Council IV of the Diocese of 
Virginia. 

c, The first full board shall be divided into three 
' equal groups, as near as may be, of which one-third shall hold 

office for one year until the first annual meeting when the 
members of the first one third shall be replaced by the 

1 vestries of their corresponding churches; one-third shall hold 
office for two years until the second annual meeting when the 
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members oi the second one third shall be replaced by the 
vestries of their corresponding churches; one-41kird shall hold 
office for three years until the third annual meeting when the 
members of the last one third of che Board shall be replaced 
by the vestries of their corresponding churches. Thereafter, 
the vestry of each of the eight founding Episcopal parishes in 
Alexandria, Virginia, will appoint at three year intervals 
and always retain one director on the Board. 

d. The officers of the corporaticn, as provided for 
in the By-Laws of the Corporation, shall be elected by the 
Directors in the manner to be therein set forth, and shall 
serve until their successors have been elected and qualified. 
The Board of Directors shall adopt the By-laws of the 
corporation at any regular or special meeting called for that 
purpose. 

e. The corporation shall have no members. 

5. TAX STATUS:  No part of the earnings .of the 
corporation shall inure to the benefit of, or be distributable 
to its Directors or other private persons, except that the 
Corporation shall be authorized and empowered to pay 
reasonable compensation for services rendered and to make 
payments and distributions in furtherance of the purposes set 
forth in Article Two hereof. No substantial part of the 
activities of the Corporation shall be the carrying on of 
propagande, or otherwise attempting to influence legislation, 
and the Corporation shall not participate in or intervene in 
(including the publication and distribution of statements) any 
political campaign on behalf of any candidate for public 
office. Notwithstanding any other provision of these 
Articles, this Corporation shall not carry on any other 
activities not permitted to be carred on by: 

a. A corporation exempt from Federal Income Tax 
under Section 501(c)(3) of the United States Internal Revenue 
Code of 1954 (or the corresponding provision of any future 
United States Internal Revenue Law), oe 

b. A corporation, contributions to which are 
deductible under Section 170(c)(2) of the United States 
Interoal Revenue Code of 1954 (or the corresponding provision 
of any future United States Internal Revenue Code). 
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6. DISTRIBUTION: Upon dissolution of the Corporation, 
the Board of Director shall, after paying or making provision 
foir the payment of all of the liabilities of the Corporation, 
dispose of all of the assets of the Corporation exclusively 
for the purposes of the Corporation in such manner/  or to such 
organization or organizations, organized and operated 
exclusively for charitable educational or scientific purposes 
as shall at that time qualify as an exempt organization under 
Section 501(c)(3) of the United States 

Internal Revenue Code of 1954 (or the corresponding provision, 
of any future United States Internal Revenue Law) in such 
manner as the Board of Directors shall decide. 

7. CHARITABLE PURPOSES. The Corporation shall have and 
exercise all powers which are consistent with the Code of 
Virginia and with its purposes as a charitable Corporation, to 
do everything and anything reasonable and lawfully necessary, 
proper, suitable or convenient for the achievement of the 
purposes as above stated. 

8. DURATION. The duration of this corporation shall be 
perpetual. 

9. ALL POWERS. The powers of the incorporator shall, 
terminate upon issuance of the certificate of incorporation. 

WXTHFSS the following signature this 30th day of October, 
1987 

k, George E. Tuttle, 3'i:,1ncorprator 
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George W. Bryant, Jr. 
Attorney 
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CHAIRMAN 

PRESTON L.' SHANNON 
COMM ISAR" R 

THOMAS P. HARWOOD. JR. 
cOMMISSIONER 

GoivrviONWEALIFF OF VIRGINik 

 

ctoact Av. IIRVANT, JR. 
CLERK OF THE COMMICSMON 
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STATE CORPORATION COMMISSION 

September 24, 1987 

Hoeting, Tuttle & Woehrle 
George E. Tuttle, Jr. 
6901 Old Keene Mill Rd. 
Springfield, VA 22150 

RE: Carpenter's Lodging, Inc. 

Dear Sir or Madam: 

The Articles of Incorporation and your check(s) in the amount of $ 57.00 are returned for the following reasons: 

Your check(s) is enclosed because the fee amount is incorrect. For fee requirements, please see Section 13.1-816 and 58.1-2801 of the Code of Virginia. 

The $12.00 check is in order; however, the fees due the State Corporation Commission total $70.00. 

The Articles must comply with Sections 13.1-819(2) or 13.1-819(3) of the Code of Virginia. As well as Section 13.1-855D of the Code which requires the manneir of electing or appointing directors to be set forth in the Articles. 

Very truly yours, 



CIS070 

ELIZABETH B. LON 
CHAIRMAN 

NREST(EN C. '411A NNW: 
COMMIMIONOIR 

T11()NIAS P. HARWOOD. JR. 
COMM Kiii()NER 
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GEORGE W. SRVANT, JR. 
CLERK OF THE cosoussios 

sox ii,i 
RICHMOND, VIRGINIA MOS 

STATE CORPORATION COMMISSION 

November 4, 1987 

 

George E. Tuttle, Jr. 
Attorney at Law 
5590 Backlick Road 
Springfield, VA. 22151 

Re: CARPENT.R'S LODGING, INC. 

Dear Sir or Madam: 

This is your receipt for $70.00 covering the fees for fi!ing the Certificate of 
Incorporation application with this office. 

The effective date of the application is November 4, 1987. 

Sincerely yours, 

George W. Bryant, Jr. 
Clerk of the Commission 

01520NEW 
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CHAIRMAN 
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GEORGE W. BRYAN 1, JR, 
CLERK OF THE COMMISsION 
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STATE CORPORATION COMMISSION 

 

311836 

Clerk of the Circuit Court, 
Fairfax County 
Fairfax VA 22030 

November 4, 1937 

Dear Sir or Madam: 

I enclose a check cor $12.00 to pay the cost of recording the Articles of Incorporation filed by CARPENTER'S LODGING, INC.. 

The effective date of the application is November 4, 1987. 

Please mail your receipt directly to the Registered Agent at the Registered Office Address as follows: 

George E. Tuttle, Jr. 
Attorney at Law 
5590 Backlick Road 
Springfield, VA. 22151 

Sincerely yours, 

George W. Bryant, Jr. 
Clerk of the Commission 

Court Location Number: 129 

01520NEW 



 

 

 
Approved January 18, 2000 
Amended June 20, 2016 
 

BY-LAWS 
Of 

COMMUNITY LODGINGS INC. 
 

 
ARTICLE I 

Name 
 
The name of this Corporation shall be Community Lodgings Inc. hereinafter referred to as CLI. 
 
 

ARTICLE II 
Objective and Purpose 

 
CLI is established under the laws of the Commonwealth of Virginia for the following purposes: 
 

To operate a transitional program for homeless families and individuals that provides 
them with temporary housing and supportive services to stabilize their lives and prepare them for 
self-sufficient living; 

To provide services and training to other economically disadvantaged families and 
individuals to help them become self-supporting; 

To conduct real estate interventions designed to assure long-term availability of decent 
affordable housing for low and moderate income families in the Alexandria metropolitan area. 
 
 

ARTICLE III 
The Corporation 

 
Section l.Structure The corporate structure of CLI shall have no members. 
 
Section 2.Management A Board of Directors shall plan, organize, supervise, coordinate, 
control, manage and direct the property, affairs, staffing and business of CLI; shall determine its 
policies and changes thereto within the limits of the law, the Articles of Incorporation and the 
By-Laws; shall actively pursue its objectives, shall manage its fiscal affairs, and shall have the 
final authority to disburse and allocate any of its funds. 
 
 

 
 
 

ARTICLE IV 
Board of Directors 



 

 

 
Section l.Size The Board of Directors, hereinafter referred to as the Board, shall consist of up to 
21 members. 
 
Section 2.Membership  Membership on the Board is open to any individual interested in 
assisting in accomplishing the purpose and objectives of CLI as set forth in the By-Laws and 
related documents. Two major objectives will be sought in selecting Board members: 
 

● To have a Board that is diverse and broadly representative of the community that 
supports CLI and the communities of people it serves. 

 
Section 3. Term of Office  Each member shall serve for a term of two (2) years commencing 
in July; terms are renewable.  
 
Section 4. Vacancies As vacancies occur on the Board due to a member's resignation, an 
individual will be appointed by majority vote of the Board to serve for the unexpired vacant 
term. 
 
Section 5. Authority to Act as Member  Except as may otherwise be provided by law, or by 
the Articles of Incorporation, or by these By-Laws, any right of members of the Board in or to 
CLI and its properties and finances, shall cease and divest upon termination of his or her 
membership. 
 
Section 6. Compensation  Members of the Board shall receive no compensation for their 
Board service. They shall receive no compensation for expenses or any other activity on behalf 
of CLI except as approved by the Board. 
 
Section 7. Responsibility and Authority The Board holds the following decision-making 
authority and responsibility for the organization: 
 

● Oversight of the organization; 
● Legal responsibility for the organization; 
● Representation of the organization and its supporters. 
● Setting of policies; 
● Hiring/supervision/firing of an Executive Director (to carry out policies, purposes and 

goals specified); 
● Approval of the annual budget; 
● Raising funds to meet the annual budget; 
● Overall financial monitoring of the organization; 
● Policy decisions related to Board membership, committees or its own governance and 

process which are not specified in these By-Laws; and 
● Approval of the overall direction and priorities of the organization, including advocacy 

decisions. 
 



 

 

The Board may choose to delegate, by formal vote, some specific responsibilities, decisions 
or general areas of decision-making authority, to the Chair, Executive Director, or a specific 
Committee of the Board. 

 
ARTICLE V 

Meetings of the Board of Directors 
 
Section 1. Annual Meeting  The Annual Meeting of the Board shall be held in July for the 
purpose of electing officers, adopting a budget and transacting such other business as may be 
properly brought before the Annual Meeting. Annual Meetings shall be open to the general 
public. 
 
Section 2. Regular Meetings  The Board shall meet regularly according to a schedule adopted at 
the Annual Meeting, to establish policy, conduct business, review activity according to the Order 
of Business outlined in Section 7 of this Article. Meetings of the Board are open to any 
individual interested in pursuing and assisting in accomplishing the purpose and objective of CLI 
as set forth in the By-Laws and related documents. However, only Board members may vote. 
 
Section 3. Special Meetings  Special Meetings of the Board may be called from time to time for 
special or emergency purposes by the Chair of the Board or by a request of at least three (3) 
members of the Board. 
 
Section 4. Quorum  At any annual, regular or special meeting of the Board, the presence of 
one third of the members in good standing shall constitute a quorum for the transaction of 
business, and in case there are less than this number present, the presiding officer may adjourn. 
 
Section 5. Proxy Members of the Board may send a written email proxy vote on a particular 
issue but general proxies shall not be permitted.   
 
Section 6. Notice of Meetings  Notice will be provided to members for the Annual and 
regular meetings of the Board. Notice of special meetings of the Board shall be verbally or by 
written notice dispatched to each member. 
 
Section 7. Parliamentary Rules  All deliberations at meetings of the Board shall be 
governed by Robert's Rules of Order, Revised 
 
 

ARTICLE VI 
Officers 

 
Section 1. Election  At the Annual Meeting of the Board in June every two years, the 
following officers shall be elected: Chair, Vice Chair, Secretary, and Treasurer, and such other 
officers as may be deemed necessary. All officers shall enter upon their official duties at the June 
meeting immediately following their election and shall serve for two years. Officers may be 
reelected for unlimited numbers of terms, but no more than four (4) terms in succession. 
 



 

 

Section 2. Chair  The Chair shall be the principal executive officer of CLI and shall be 
assisted by the other officers and members of the Board. The Chair shall preside, or may appoint 
the Vice Chair to preside, at all meetings of the Board. The Chair shall provide day-to-day 
supervision of the Executive Director. The Chair, Vice Chair and other Officers shall have 
authority to sign all legal papers and perform all legal duties authorized by the Board of 
Directors. The Chair shall be an Ex-Officio member of all committees and shall be authorized to 
conduct financial transactions in the absence, inability or disability of the Treasurer. The Chair 
shall arrange for maintenance and storage of all official records, documents or correspondence of 
CLI. 
 
Section 3. Vice Chair  The Vice Chair shall, in the absence or at the request of the Chair, perform 
the duties of the Chair. The Vice Chair shall assist the Chair in fulfilling his/her responsibilities, 
including providing supervisory support to the Executive Director. 
 
Section 4. Treasurer  The Treasurer shall be responsible to the Board for the receipt of all 
monies paid to CLI and the deposits of same to the credit of CLI as designated by the Board. 
He/She shall be responsible for the oversight of true and accurate accounts of all monies, assets 
and other property of CLI and shall render to the Board monthly statements of income and 
expenses or such other information as may be required. The books and accounts of CLI shall 
always be open for inspection by the Board and its auditors. 
 
Section 5. Secretary  The Secretary shall keep true, sufficient and accurate minutes of all 
meetings of the Board and attest such records by his/her signature. He/she is responsible for 
oversight of (maintain)the official records of the corporation and. (shall be custodian of) the 
minutes, books and other documents and papers of CLI except those which particularly pertain to 
financial matters or which are maintained by the Executive Director; and shall, unless otherwise 
ordered by the Board, affix his/her signature with that of the Chair, or other officer to all deeds, 
contracts and other instruments executed on behalf of CLI. 
 
 

ARTICLE VII 
Finances 

 
Section I. Control  The management and control of the finances of CLI shall rest with the 
Board. Funds for defraying the expenses of any Board program shall be raised through soliciting 
contributions, donations, private and public grants, and in any other manner that is not 
inconsistent with CLI's status as a tax-exempt 501(c)3 organization. 
 
Section 2. Fiscal Year  The fiscal year shall commence on the first day of July and shall 
end on the last day of June each year. 
 
Section 3. Signature of Negotiation Instruments _ All checks, drafts, notes, stocks, bonds or 
other evidence of indebtedness issued by CLI shall be signed by the Chair, Treasurer and/or 
Executive Director as authorized by the Board. 
 



 

 

Section 4. Financial Records  All financial records, accounts and books of records related to 
revenues and expenditures of CLI shall be maintained by the Executive Director and available 
for inspection by any interested member of the Board. 
 
 
 

ARTICLE VIII 
Employees 

 
Section 1. Staffing of CLI Programs The operation of Board programs shall be conducted by a 
salaried Executive Director (assisted by volunteers, as available) and such employee positions as 
the Board may from time to time authorize. 
 
 

ARTICLE IX 
Committees 

 
Section 1. Standing Committees  There shall be the following standing committees whose 
composition and duties are outlined below: 
 

● Finance Committee 
● Development Committee 
● Executive Committee 

 
Membership on CLI committees may be held by interested parties from the community as well 
as a minimum of one member of the Board, at the discretion of the Board. 
 
Section 2. Finance Committee   
 
The Finance Committee shall be composed of at least two or more Board members including the 
Board Treasurer and other interested individuals. The responsibilities of the committee shall be: 
 

● To draft an annual budget in cooperation with the Executive Director for approval by the 
Board; 

● To regularly monitor all financial activities of the corporation; 
● To assure regular financial reports to the Board including near-term financial projections; 
● To draft for the Board an annual financial plan to assure the financial stability of CLI and 

provide for its future; and 
● To see that an annual audit of accounts is performed by an independent certified public 

accountant. 
 
Section 3. Development Committee  
 
The Development Committee shall be composed of at least 3 Board members, including one 
officer, and other interested individuals. The committee shall develop for the Board an annual 



 

 

fundraising/financial development plan. In cooperation with the Board and the Executive 
Director, the committee will oversee implementation of the plan. 
 
Section 4. Executive  Committee   

This committee will be composed of an officer, preferably the Chair, and at least two 
other members of the Board. Responsibilities of the committee shall be the oversight and 
updating of personnel policies and procedures, handling of staff grievances and 
oversight of the affirmative action plan. The committee will also be responsible for 
Board development, including Board job descriptions, identification and recruitment of 
desired Board members and conduct of an annual Board evaluation. The Executive 
Committee shall have and may exercise, in the intervals between meetings of the Board, 
the authority of the Board of Directors in the management of the business and affairs of 
CLI. The Executive Committee shall not have, and the Board of Directors may not 
delegate, the power to fill vacancies in the Board and offices, the power to amend the 
Bylaws. The Executive Committee shall report at the next meeting of the Board of 
Directors all actions taken by them. 

  

 
 
 
Section 5. Ad Hoc Committees  The Board may appoint such ad hoc committees as it deems 
to be in the best interests of CLI. 
 
 

ARTICLE X 
General Provisions 

 
Section 1. Office  The principal office shall be located in the City of Alexandria, Virginia. 
 
Section 2. Indemnification  The corporation will indemnify and hold harmless its directors in 
accordance with the provisions of the Virginia Corporation Law, sections 13.1-870, and 13.1-875 
- 13.1-883. 
 
Section 3. Other rights The foregoing right of indemnification shall not be exclusive of 
any other rights to which such person may be entitled, under any by-law, agreement, vote of 
directors or members, or otherwise. 
 
 

ARTICLE XI 
Distribution of Assets on Dissolution 

 
Upon the dissolution of CLI the Board shall, after paying or making provision for the payment of 
all the liabilities of Board programs, dispose of all assets exclusively for the purpose of CLI in 
such manner or to such organizations organized exclusively for charitable, educational, religious 
or scientific purposes, as shall at the time qualify as an exempt organization or organizations 
under Paragraph 501 (c)(3) of the Internal Revenue Code of 1954 (or the corresponding 



 

 

provisions of any future United States Internal Revenue Law applicable) as the Board shall 
determine. 
 

ARTICLE XII 
Adoption and Amendments 

Section 1. Adoption  These By-Laws and any amendments shall take effect upon their adoption 
by simple majority vote of the Board. 
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SCC Certificate of Good Standing 

 
  



 
CERTIFICATE OF GOOD STANDING 

 

  
I Certify the Following from the Records of the Commission: 
 

That COMMUNITY LODGINGS, INC. is duly incorporated under the law of the 
Commonwealth of Virginia; 
 

That the corporation was incorporated on November 4, 1987; 
 

That the corporation’s period of duration is perpetual; and 
 

That the corporation is in existence and in good standing in the Commonwealth of 
Virginia as of the date set forth below. 
 

Nothing more is hereby certified. 
 

 

 

Signed and Sealed at Richmond on this Date: 

October 13, 2021 

 
Bernard J. Logan, Clerk of the Commission 

 

 
CERTIFICATE NUMBER :  2021101316438214 
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 Community Lodgings Inc.

 Income Statement
 July 2021 through April 2022

Jul '21 - Apr 22

Ordinary Income/Expense

Income

1000.Gov Grants & Contracts 63,015.00

2000.Foundation Grants 162,000.00

3030.Fundraising 48,672.20

3010 · Organizations 29,384.31

3020 · Individuals 71,436.24

4000 · Program Income Fees & Donations 23,837.00

5000 · Property Income 586,400.25

Total Income 984,745.00

Gross Profit 984,745.00

Expense

7000 · Staff Salaries & Benefits 671,077.31

8000 · Equipment 3,071.00

9000 · Travel 9,595.31

11000 · Utilities 2,197.53

13000. · Supplies 8,062.79

10000 · Office-Operating Expenses 33,798.05

14000 · Professional fees 17,614.50

15000 · Insurance/taxes 11,791.47

16000 · Contracted Educational Services 1,953.90

17000 · Educational & Recreational Acti 1,871.81

18000 · Client Support 41,898.00

19000 · Fundraising 143.04

30000.Property Expenses 256,115.72

Total Expense 1,059,190.43

Net Ordinary Income -74,445.43

Other Income/Expense

Other Income

6000 · In-Kind Donations 79,888.90

Total Other Income 79,888.90

Other Expense

40000 · In-Kind Expenses 79,888.90

Total Other Expense 79,888.90

Net Other Income 0.00

Net Income -74,445.43

 Page 1 of 1 unaudited



 Community Lodgings Inc.

 Balance Sheet
 As of April 30, 2022

Apr 30, 22

ASSETS

Current Assets

Checking/Savings

Cash and Cash Equivalents

Cash-Operating

Reserve Acct. 228,307.51

CLI-Operating Acct 154,822.89

VCC Bank Account 5,606.27

Total Cash-Operating 388,736.67

Cash-escrows 36,662.99

Total Cash and Cash Equivalents 425,399.66

Total Checking/Savings 425,399.66

Accounts Receivable 28,535.36

Other Current Assets 9,314.98

Total Current Assets 463,250.00

Fixed Assets 1,292,418.49

Other Assets

Work in process_Elbert Ave 114,938.11

Replacement Reserves

Reserve-Elbert Ave 47,968.76

Reserve - 612 Notabene Drive 9,566.71

Reserve -607 Notabene Drive 7,572.62

Total Replacement Reserves 65,108.09

Total Other Assets 180,046.20

TOTAL ASSETS 1,935,714.69

LIABILITIES & EQUITY

Liabilities

Current Liabilities

Accounts Payable 30,200.90

Credit Cards 1,357.28

Other Current Liabilities 48,377.44

Total Current Liabilities 79,935.62

Long Term Liabilities

City of Alex - Elbert SewerLoan 34,453.45

Notes Payable

City of Alexandria Notes

City of Alex-607 Notabene Drive 300,000.00

City of Alex-612 Notabene Drive 341,870.33

City of Alex-Elbert Pre Develop 50,151.00

Total City of Alexandria Notes 692,021.33

VHDA Notes

VHDA -607 Notabene Drive 619,344.22

VHDA-Elbert Ave Note Payable 133,935.04

VHDA-Elbert Ave Pre-Developm 220,000.00

Total VHDA Notes 973,279.28

Total Notes Payable 1,665,300.61

Total Long Term Liabilities 1,699,754.06

Total Liabilities 1,779,689.68

Equity 156,025.01

TOTAL LIABILITIES & EQUITY 1,935,714.69
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Attachment 9 
 

Form 990 Tax Return 
 
 
 
 
 
 
 
 



990 Return of Organlzatlon Exempt From Income Tax OMB No. 1645-0047 

2019 |Under section 601o), 527, or 4947(a(1) of the Internal Revenue Code (except private foundattons) 

Do not enter soclal securty numbers on this form as it may be made puble.

Go to www.lrs.gov/Form990 for Instructlons and the latest Informatlon. 

Jul 1 

(Rev. January 2020)

Open to Public
Inspection 

, 20 20 
O Employer ldentfication mumber 

54-1428495 

Department of tho Trossuy
intemal Rovenue Servicce

A For the 2019 calendar year, or tax year beginning 
B Check i applicable: C Name of organlzatlon Community Lodqings Inc. 
Addres change 
Narme change
Intlal rotum
Fhal returrleminated 
Amended rotum
Applkcatlon pending F Name and address of principal oflcer:

2019, and ending Jun 30

Dolng busness as 
Number and sireet (or P.0. box M mall ts not dellvered to street address) Room/suite E Tolephone number 

3912 Elbert Avenue 108 (703) 549-4407
City or town, state or province, counlry, and ZIP or forelgn postal code 

Alexandria, VA 22305 G Groasreceipts1, 465,554. 
H(e) s ths a growp ntun for subordnates?Ye No 

|RaulStilp, 3912 Elbert Ave, 1108, Alexandria, Va 22305 HMO) Aro al auborinatoe included" 0Y N 
nsert no.) 4947(N1) or 527 ITax-exempt stalu 3501X3) 501(0)(

JWebelte: www.communitylodgings.orq 
K Fom of organizatlon: XCorporatlon Trust AssociationOther 
Part Summary 

I No," attach a list. (see Instructlons) 

|H(o) Group exemptlon mumber 
1987 M State of legal domiciler VA LYear of formatlon: 

1 Briefly describe the organlzatlon's misslon or most significant activities: Provide.educational programs for 
adultsand children..along.with.affordableand transitional housing
tohomeless families to enable them.to become..self-sufficient._ 
Check thls boxif the organizatlon discontinued its operations or disposed of more than 25% of its net assets.
Number of voting members of the governing body (Part VI, line 1a) . 

Number of independent voting members of the governing body (Part VI, line 1b) 
Total number of Indlviduals employed in calendar year 2019 (Part V, line 2a) 

Total number of volunteers (estlmate if necessary) 
7a Total unrelated buslness revenue from Part Vill,column (C), line 12 

b Net unrelated business taxable income from Form 990-T, Ine 39 

150 

7a 0 
7b 0. 

Prior Year Current Yea 
771,039. 
693, 669. 

846. 

Contributions and grants (Part Vill, line 1h). 
Program service revenue (Part VIll, ine 29) 

10 Investment Income (Part VIll, column (A), lines 3, 4, and 7d. 
Other revenue (Part VIll, column (A), lines 5, 6d, 8c, 9c, 10c, and 11e). 

Total revenue-add lines 8 through 11 (must egual Part VIll, column (A), line 12) 
Grants and slmllar amounts pald (Part IX, column (A), Ilines 1-3). 

14 Benefits pald to or for members (Part IX, column (A), Iine 4) 
15 Salarles, other compensatlon, employee benelits (Part X, column (A), lInes 5--10) 
16a Professlonal fundralsing fees (Part IX, column (A), Ine 11e) 

b Tolal fundralsing expenses (Part IX, column (D), lIne 25) 
Other expenses (Part IX, column (A), lines 11a-11d, 111-24e) 
Total expenses. Add lines 13-17 (must equal Part IX, column (A), Ine 25) 

Revenue less expenses. Sublract line 18 from lIne 12. 

515, 281.| 
694,495.| 

996.| 
6,475. 

1,217,247.| 

9 

11 

12 1,465,554. 
13 

703, 860. 717,222. 

172,715.
************* 

610,880.| 
1,314,740.| 

-97,493. 
Beghnling ofl CurrentYear 

2,151,531. 
2, 115,683.| 

35,848.| 

17 643, 250. 
1,360, 472. 

105, 082. 
End ol Year 

2, 189,579. 
2,131, 655. 

57,924 

18 

19 

Total assets (Part X, lIne 16) 
Total liabllties (Part X, lIne 26). 

20 
21 

22 Net assets or tund balancos, Subtract lIine 21 from line20 
Part 

Undor penalles of perury, I defare thal have xamined thlo relurn, inchuding accompanylng schedules and etetements, and to the besl ol my knowtedge und belel, t ls 
truo, correct, and cornplele. Déolarajon ol preparer (other than ollieertts basod on al nlormation ol which prepare has any knowiedue. 

Signature Bloçk 

l05/13/2021 
Sign 
Here 

Signature of oflcer Dele 

Paul Stilp Chair 
Type or prknt name and titde 

PrinUType proparor's namo Prepyer's aggelur Dale 

Preparerouglas S, Corey, cPA A"C2 
Use Onlym name Douglas Corey & Associates, g 

Check HPTN 
05/13/2021el-employed P00635040 

Frm's ElN 54-1650356 
Ferm'a adroes 10201 Fairfax Blvd, Suite 480 Fairfax, VA 22030| Phone no. (703) 354-2900

Yes No 

Paid 

May the IRS discuss this return wlth the prøparer shown above? (see instructions) 
For Paperwork Reductlon Act Notice, see the separale Instruotlions. BAA REV 10/27/20 PRO 

Form 990 c2019) 
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