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The Rudy Bruner Award for Urban Excellence

Bruner Foundation. Inc.
130 Pro pect treet
Cambridge. Ma achu ett 02 139

RE: Capital Manor Cooperative

Dear ir or Madam:
The Capital Manor Cooperative (CMC), in conjunction with the Jair Lynch Companie ,
the ational Coop Bank, the DC Department of Housing and Community Deve lopment,
Manna, Inc., and the ll arri on Institute are plea ed to submit our project for con ideration
as a recip ient of th e Bruner Award for Urban Excellence.
The Washington Post called the CMC project "the purchase of the lifetime." eventy-tive
fa milies, as part of this tenant lead convers ion from rental to affordable cooperative,
avoided displacement from the fa te t gentrify ing neighborhood in Washington, DC.
Completed in fa ll of 2005, CMC has now become of beacon of hope for other tenants
throughout the city.
When this project ta11ed, Capital Manor Apa11ment consi ted of I 02 unit in three
adjacent buildings with rents subsidized tlu-ough the Section 236 program as well as
pm1ia l proj ec t-based ect ion 8, and the vast majority of residents, though working were
at about 50% AMl. When this proj ect ended, tho e same low-income tenants had
become owner of a multi-million dollar asset that will provide safety, stability and an
unprecedented opportunity to impact not on ly their lives, but those of their ch ildren and
grandchildren.
We are proud to say that we have been part of this life-changing, inspiring project.

LIVE • WORK • PLAY • LEARN

1508 U Street, NW, Washington , DC 20009 • 202 . 462 . 1 092tel • 202.462 . 1 082fax •
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Please answer questions in space p rovided. Applicants should feel free to use photocopies of the
application forms if needed. If possible, answers to all questions should be typed or written directly on the
forms. If the forms are not used and answers are typed on a separate page, each answer must be preceded
by the question to which it responds, and the length of each answer should be limited to the area provided
on the original form.

Project Name
Owner
Project Use(s)
Project Size

Capital Manor Cooperative
Capital Manor Cooperative
Affordable Homeownership
102 Units, 102,000 SF

Annual
Operating
Budget
Date Initiated
Project
Completion Date
Relevant Project
Dates

NA

Winter 2002
December 2005

Application Submitted by:
Jair Lynch
Name
The Jair Lynch Companies
Organization
1508 U St. NW
Address
202.462. 1092
Telephone
jkl@jairlvnch.com
Email
Key Participants
Organization
Public Agencies

Location

Total Development
Costs

1436, 1440, 1444 Block ofW St. NW

$11 ,700,000

Percent Complete by December 1, 2006

Title

PresidenVCEO

City/State/ZIP
Fax
Other

Washington DC 20009
202.462.1082
202.528.3242 (cell)

Key Participant
Ray Slade

Telephone/email
202.442.7100

100%

Architect/Designer

DC Department of Housing
and Community
Development
EDG Architects

Don Tucker

301.907.6660
dtucker@ahd1 .com

Developer

The Jair Lynch Companies

Jair Lynch

202.462.1092

Professional
Consultant
Community Group

Harrison Institute

Michael Diamond

Manna Inc.

George Rothman

202.662.9600
diamondm@law.georgetown.edu
202.832.1845
grothman@mannadc.org

Financer

National Coop Bank
Development Corporation

Jim Gray

ra~.slade@dc .gov

jkl@lairl~nch .com

202.336.7642
jgray@ncbdc.org

Please indicate how you learned of the Rudy Bruner Award for Urban Excellence. (Check all that apply).
_ Direct Mailing
_ Magazine Advertisement
Previous RBA entrant
Online Notice
Previous Selection Committee member
Professional
Organization
X Bruner/Loeb Forum
The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for
reproduction or use by others, and to post on the Bruner Foundation web sites, the materials submitted. The
applicant warrants that the applicant has full power and authority to submit the application and all attached
materials and to grant these rights and permi ·ons.

Signature
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Please answer questions in space provided. Applicants should feel free to use photocopies of the
application forms if needed. If possible, answers to all questions should be typed or written directly on the
forms. If the forms are not used and answers are typed on a separate page, each answer must be preceded
by the question to which it responds, and the length of each answer should be limited to the area provided
on the original form.
Project Name
Address

Capital Manor Cooperative
1436, 1440, 1444 Block ofW Street, NW City/State/ZIP

Washington, DC 20009

1. Give a brief overview of the project, including major project goals.
The Capital Manor Cooperative project involves the repositioning of three multifamily rental properties in the
Greater U Street Neighborhood of Washington, DC. The buildings went from rental to an owner-occupied
cooperative, saving 75 families from displacement.
The major project goal was, in short, to find an affordable way for the low-income families living in these
buildings to find an affordable way to stay in the neighborhood, which is rapidly gentrifying, and has homes
that are now priced in the $500,000 to $1M range. Because of the DC Tenant Opportunity to Purchase Act
(TOPA), the buildings' owners were required to offer tenants the opportunity to purchase when they put the
properties on the market.
The tenants created an association and hired a development team-technical advisors, legal counsel, a
developer, and architects-and made what the Washington Post called "a purchase of a lifetime". Because
of the limited income of the group which included long term African American residents and relatively new
Central American immigrants, the cooperative option was deemed their best shot at achieving affordable
homeownership. Thanks to a multi-layered financing package that included city funding through DC's
Department of Housing & Community Development (DHCD); federal funding from Housing & Urban
Development (HUD), an earnest money deposit from the Unitarian Universalist Affordable Housing
Corporation (UUAHC), and final financing from the National Cooperative Bank (NCB), the project, which
consists of 102 units total, was made truly affordable to all.

2. Why does the project merit the Rudy Bruner Award for Urban Excellence? (You may wish to
consider such factors as: effect on the urban environment; innovative or unique approaches to any
aspect of project development; new and creative approaches to urban issues; design quality.)
This project represents not only the hard work of the newly minted homeowners at Capital Manor, but also
the incredible results of teamwork in the greatest sense of the word. The major innovations include not only
a tremendously transformative impact on one city block that creates an undeniable ripple throughout the
entire neighborhood, but also some major financing tools that create a sense of hope all over the city of
Washington, DC.
The main impact on the urban environment is reinforcing the power of long-term tenancy and the
contributions that residents make over their lifetime. The president of the association has lived on the block
for 33 years, suffering through the period when it was a blighted, open-air drug market. As the DC market
began to boom in the 90's the block, and its surrounding neighborhood began to transform. The owner's
desire to "cash our could easily have left the tenants of the building looking for homes far away from the
community to which they had become accustomed and contributed so much. By purchasing, they remain in
place and the neighborhood remains a vibrant center that is socially, economically and racially mixed. The
fact that the project keeps the affordability with a 40 year covenant that requires the owners to sell to income
qualified buyers capped at 80% AMI, means that it will contribute to the diversity of the neighborhood for
years to come, as well.
The use of so many available tools to ensure the affordability of the property is the masterstroke of the
project's ingenuity-now that each entity has contributed such innovation to this project they will be able to
do so in future projects more quickly and efficiently, which will in turn ensure the production of more housing
like this.
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PROJECT DESCRIPTION
Please answer questions in space provided. Applicants should feel free to use photocopies of the
application forms if needed. If possible, answers to all questions should be typed or written directly on the
forms. If the forms are not used and answers are typed on a separate page, each answer must be preceded
by the question to which it responds, and the length of each answer should be limited to the area provided
on the original form.
1, Describe the underlying values of the project. What, if any, significant trade-offs were required to
implement the project?

The project's main objective was to displace as few tenants as possible. There was a clear desire to keep as many of
the original renters as possible, and find a homeownership solution that would allow very low~ income people to remain
in place and own their homes. As a result, there were many trade off's that were made throughout the project, in order
to achieve this goal.
Before purchase, several options were weighed-should the building remain rental? Should it go condo like most of
the other properties in the surrounding area? Should it be a cooperative? Could it be a combination of all three, given
the size and scope of the project, and the fact that the asset would include three buildings? The association decided on
cooperative homeownership as a way of lowering the qualification barrier and ensuring a high level of affordability.
By purchasing with a blanket lOan many of the people whose credit and/or income were a factor in individual purchase
were spared the deeper level scrutiny and requirements of individual mortgages. This meant that every single member
of the association who wanted to stay was given an opportunity to do so.
The structure of the financing of the project meant that tenants made individual payments of$2,000- 5,000 in lieu of
share loans. The priorities of the association were decided upon and the project's developer was instructed to prioritize
basic quality of life and safety issues over more extravagant and expensive amenities.
2. How has the project impacted the local community? Please include relevant information on urban
context.

The Greater "U" Street area is the heart of a historically African American neighborhood called Shaw, located in the
NW section of Washington, DC. At the tum of the

zolh Century, the neighborhood was populated with newly freed

slaves who built churches, schools, and community-serving buildings to serve their burgeoning community. U Street
itself became known as "the Black Broadway" with theaters and supper clubs that were part of the "Chit! in' Circuit" of
black entertainment and where many of the Jazz greats played from its birth until the riots after Dr. King's murder in
1968, when the corridor was destroyed by the fire that ripped through the neighborhood. After the riots the area fell on

hard times, with an exodus of the middle class, which could move uptown, thanks to integration, and the influx of
drugs-first heroin, in the 70's and then crack in the 80's. The 1400 block of "W" Street, where Capital Manor

Cooperative is located, is just two short blocks short of "U" Street, and became one of the city's largest open air drug
markets during this period. The 90's, however, brought the city's subway system to the neighborhood, and major civic
investments like the Frank D. Reeves Municipal Center, as well as the restoration of some of the landmark theaters. It
also brought a booming housing market and a renewed interest in living close to the city's downtown. Suddenly the
area was the perfect place for young professionals to relocate, and the Victorian and Edwardian Era Housing Stock was
fashionable once more.
As housing prices rose with the boom, more and more low-income residents were forced to find housing elsewhere.
The owners of the three buildings that comprise Cap Manor decided to sell, and because of the Tenant Opportunity to
Purchase Act (TOPA) was required to give the tenants an opportunity to purchase. This is how the project came to
fruition--once the members organized into an association, they assembled a development team, as well.
There was another multi-family building for sale on their block, and the tenants in it opted to take a payment from the
developers rather than stay in the building. It is being converted to market-rate condominiums. Around the corner, on
14th Street, several luxury condominiums have been built, or are going up. All of the single family homes in the 1400

block of "W" Street have been or are in the process of being reclaimed and renovated. All of this contributed to the
rising housing prices in the neighborhood, and a sense, for low income residents, that there was little left for them in an
area to which they had contributed for years. The net effect of the preservation of affordability at Capital Manor is that

there are 102 units of affordable housing, and that the families who have contributed so long, and weathered so much,
will be able to stay. The building provides hope, even for those who do not live there, for many thingshomeownership, security, wealth creation and possibility.

3. Describe the key elements of the development process, including community participation where
appropriate.
Once the tenants received the notice required by TOPA, an association was developed and appropriate communityserving nonprofits like University Legal Services and Housing Counseling Services were consulted for direction. A
development team was vetted and hired by the association-technical assistance, developer, architect, lawyer-and put
to work on figuring out to meet the goal of keeping as many residents as possible.

The association also used neighborhood relationships and community support-- the association president was a member
of the neighborhood's Advisory Neighborhood Commission (ANC) which is DC's most locally elected body of
representation. The ANC provided letters of support for the project. The residents of Capital Manor also reached out to
their neighbors on the block and in the surrounding community for help and advice.
Many of the families had lived their entire lives on this block. They lived through the decades when the area was a
haven for drug dealers, prostitutes and gangs. Through their desire for a cleaner and safer community, long-time
residents spent countless hours in Partnership for Problem Solving public safety meetings and coordinated a two-year
pilot program through the Community Resources program. The residents planted trees, built tree boxes, cleaned the
streets, and planted flowers on the block. The project also involved recruiting local youth for the Department of Parks
and Recreation Master Gardener Program. Due to the success of these efforts the Ford Foundation recently renewed

the pilot program for an additional $300,000.
In the first phase of the project, the tenants worked with their development team to devise a plan of action, deciding on
the structure of the association and orgallizing its financing. Once they decided on the cooperative structure, and came
up with earnest money for a deposit, they were able to move forward with the financial structuring of the deal, and
work with their developer to come up with this as well as a plan of action for the rehabilitation of the building . Their
architect drew up plans to address their structural priorities. In the next phase, the building renovated, with the tenants
in place-this involved a tiered approach and moving the tenants around based on vacancies. A few were moved ofT
site during the process, but most participated in the renovation process in a meaningful way, and were able to see the

daily progress that was made on the property.
The end of renovation brought the project to a close, and the tenants hosted a grand opening that was attended not only

by all of the key players in the development and financing of the deal, but also neighborhood well-wishers and the
media. The completion was marked by a three-article series in the Washington Post, which had followed the tenants
through the process and chronicled their remarkable journey in both words and pictures. The online version of the

paper featured a photo series that showed the families of the building in the beginning, middle and end phases of the
project.

4. Describe the financing of the project. Please include all funding sources and square foot costs
where applicable.
The development team negotiated with the Department of Housing and Community a letter of commitment for $2.0 M

of project financing in the fall of 2003. National Coop Bank, armed with the commitment from DHCD, quickly
stepped in and provided $4.0 M of acquisition financing and predevelopment dollars. The pre payment of the
underlining 236 loan from the previous owner afforded the tenants either project based or enhanced vouchers from
Housing and Urban Development This would eventually allow the coop to leverage the ability to increase share
payments in order to complete extensive renovations without adversely affecting the tenants now coop owners. In the
meantime, the development team renegotiated $3.4 M of financing from DHCD, which served as the majority of the
equity in the project. The team then secured a $8.1 M construction/pennanent loan from National Coop Bank. The
tenants also contributed $300k of equity into the project.

5. Is the project unique and/or does it address significant urban issues? Is the model adaptable to
other urban settings?
Displacement is a major issue in urban centers across the country, where revitalization is happening on a large scale.
As our cities are reclaimed it seems inevitable that low-income residents will be forced out. The solution of tenant
ownership is an excellent remedy to this threat; it is a great tool for defining affordability targets. An association can
choose how to reposition the building asset and help keep incomes mixed in neighborhoods by taking the reins of

destiny.

(

'

As a model, Capital Manor shows how to create long-term affordability on a project; how to work with city and federal
agencies to find remedies that benefit residents on the neighborhood level, and it quite plainly shows that
redevelopment can work to benefit everyone involved. The tenant purchase model, cooperative model, and
affordability model of Capital Manor would seem ideal for urban centers, where more and more low-income people are

struggling to find decent affordable housing.

(
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Please answer questions in space provided. Applicants should feel free to use photocopies of the
application forms if needed. If possible, answers to all questions should be typed or written directly on the
forms. If the forms are not used and answers are typed on a separate page, each answer must be preceded
by the question to which it responds, and the length of each answer should be limited to the area provided
on the original form.
This sheet is to be filled out by staff representative(s) of public agency(ies) who were directly involved in the
financing, design review, or public approvals that affected this project.
Name
Organization
Address
Fax

Ray Slade
DC Department of Housing and
Community Department
801 North Capitol Street, NE
202/442.Q970

Title
Telephone

Special Assistant
202/442.Q970

City/State/ZIP
Email

Washington, DC 20002
Ray.slade@dc.gov

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for
reproduction or use by others, for any purpose whatsoever, the materials submitted.' The applicant warrants
that the applicant has fu
authori o.submitthe·application·and.~ll attached materials and to
·
__.:>
grant these rights and ermissions.

···------·-

Signature
1. What role did your agency play in the development of this project? Describe any requirements made of
this project by your agency (e.g., zoning, public participation. public benefits, impact statements).
The DC Department of Housing and Community Development in June 2003 committed and disbursed $2M
to write down the acquisition cost of $3.4M our borrower paid to acquire the property. DHCD's dollars and
flexible terms. and conditions rendered the project feasible ·and served as· a catalyst to secure·the
commitment from the National Cooperative Bank. DHCD staff made an early determination that the
proposed tiered scope of work required additional dollars to bolster the budget and extend the economical
useful life of the property and its systems.
The Department committed and disbursed an additional $1.4M to further leverage the National Cooperative
Bank and reduce the overall debt thereby allowing a bigger debt service because of the $3.4M DHCD
subsidy.

2. How was this project intended to benefi I your city? What trade-offs and compromises were required to
implement the project? How did your agency participate in making them?
The project was a Tenant First Rights to Purchase initiative that created new affordable homeownership
opportunities that otherwise would not have existed. The property was listed for sale and DHCD intervened
on the behalf of tenants with the seller to ensure that the tenanfs became the new owner of this property.

(

3. Describe the project's impact on your city. Please be as specific as possible.
The project is located in a neighborhood that has fully transitioned from a blue collar working class mixed
income to an affluent exclusive community. The City's participation disallowed displacement of existing
tenants and stabilized the block where the project is located.

4. Did this project result in new models of public/private partnerships? Are there aspects of this project that
would be instructive to agencies like yours in other cities?
The project encouraged and created a public/private partnership that created a winning recipe.

5. What do you consider to be the most and least successful aspects of this project?

•

.

'

The most successful aspect of this project is that existing tenants who would have been
displaced because of the sale of this property were converted to homeowners and the
project further stabilized this transitional neighborhood.
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Please answer questions in space provided. Applicants should feel free to use photocopies of the
application forms if needed. If possible, answers to all questions should be typed or written directly on the
forms. If the forms are not used and answers are typed on a separate page, each answer must be preceded
by the question to which it responds, and the length of each answer should be limited to the area provided
on the original form.
This sheet is to be fi lied out by a design professional who worked as a consultant on the project, providing
design, planning, or other services. Copies may be given to other design professionals if desired.
Name
Organization
Address
Fax

John Maisto
EDG Architects, LLC
2 Bethesda Metro Center
Suite 707
301 9077840

Title
Telephone
City/State/ZIP
Email

Principal
301 654 0058
Bethesda, MD
20814
jmaisto@edgarchitects.net

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for
reproduction or use by others, for any purpose whatsoever, the materials submitted. The applicant warrants
that the applicant has full power and authority to submit the application and all atlached materials and to
grant these rights d perm· ions.
Signature

1. Describe the design con
scale, etc.

'

'

pt of this project, including urban design considerations, choice of materials,

The Capital Manor Cooperative is a substantial rehabilitation project of three existing buildings on
W Street in Washington, D.C. The buildings were built in the late 1920"s. Urban design
consider,~tions for this project were limited to reclaiming the space between two of the buildings for
utiliZation by the residents. Existing buildings are 4 story walk-up apartments built of load-bearing
masonry, with fine brick detail on the street facades.
2. Describe the most important social' and programmatic functions of the design.
Improving the ability to interact with neighbors through spatial improvements was a significant
design strategy was the single most important design strategy to foster the tenants' pride and
sense of ownership in the building. Prior to the rehabilitation, the central stairs in all 3 buildings
were encapsulated by walls, creating narrow confines and uncomfortable spaces. The reclamation
of the hallways on .each floor by utilizing open stairwells now fosters more conducive
communication froin floor to floor and enhances the spatial features of the common areas. In
addition, the Community Room in the project was enlarged and refurbished to accommodate the
group meetings that take place often.
3. Describe the major challenges of designing this project and any design trade-oils or compromises
required to complete the project:
·
The single biggest challenge in designing this project was reconciling the budgetary concerns of
the rehabilitation and construction budget wilh the expectations of the residents. Given the fact that
the cooperative members had been living in rental housing for most of their lives, their ideas for
improvements were at times unrealistic. Meetings with future residents to explain these issues
resulted in better communication and trust, which ultimately resulted in a pleasing final product.
4. Describe the ways in which th·e project relates to iis urban context.
The existing buildings are an established part of the urban fabric of Washington D.C. By
maintaining the massing and existing architectural elements of the buildings, the project fits into the
neighborhood as the context has evolved over time. Keeping the existing tenant base in place (as
opposed to converting to higher priced condominiums) prevents the neighborhood from becoming
increasingly gentrified, which ultimately results in a more diverse community.
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Please answer questions in space provided. Applicants should feel free to use photocopies of the
application forms if needed. If possible, answers to all questions should be typed or written directly on the
forms. If the forms are not used and answers are typed on a separate page, each answer must be preceded
by the question to which it responds, and the length of each answer should be limited to the area provided
on the original form .
This sheet is to be filled out by the person who took primary responsibility for project financing or is a
representative of the group which did.
Name
Organization
Address
Fax

Jair Lynch
The Jair Lynch Companies
1508 U St NW
202.462.1082

Title
Telephone
City/State/ZIP
Email

PresidenVCEO
202.462.1092
Washington DC 20009
jkl@jairlynch.com

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for
reproduction or use by others, for any purpose whatsoever, the materials submitted. The applicant warrants
that the applicant has full power and authority to submit the application and all attached materials and to
grant these rights and permissions.

Signature

1. What role did you or your organization play in the development of this project? Describe the
scope of involvement.
The Jair Lynch Companies seNed as the developer for the Capital Manor Tenants Association. JLC's role
included all finance, design, entitlement, and tenant coordination and construction management. JLC
negotiated, in conjunction, with the legal team all negotiations with the Department of Housing and
Community for acquisition financing and additional predevelopment financing. JLC also negotiated with the
National Coop Bank for predevelopment, interim acquisition, construction and permanent financing. JLC
also interfaced with the architect, contractors and other consultants for the projects. JLC is most proud of the
interaction with theTA board and the collective decision making and leadership that lead to a successful
project. JLC is also proud of the fact that the project was under budget even after significant delays during
the financing days as well as the tremendous increase in construction pricing from 2002- 2004. The project
overall is a symbol of hope of how long standing people of the community can participate in the growth and
well being of a community. They too can be part of the prosperity of a community.

2. What trade-offs or compromises were requ ired during the development of the project?

The project has endless trades off and decision points which resulted in its ultimate success. Even before
purchasing the property, JLC had to present several options to theTA regarding the development strategy,
helping them choose between rental, coop, condo or combination of all three because the property is three
distinct buildings. The decision to convert the entire property to coop was made by theTA, which wanted to
limit the amount of displacement as a result of the redevelopment of the property. With a blanket loan
against the property no individual had to secure a share loan. JLC structured the financing of the project to
have the tenants provide very low down payments $2,000 - 5,000 in lieu of share loans. The tenants also
participated in developing the scope of the renovations. Many tradeoffs were made as we developed a tier
priority list which included quality of life and safety issues as priority one, individualizing the heating and air
conditioning of each unit as priority two, and cosmetic issues such as new kitchens and bathrooms as
priority three.

3. How was the project financed? What, if any, innovative means of financing were used?

The project received financing from numerous sources. Equity was provided by both the tenants (in the
form of down payments) and a cashflow loan from DHCD, with traditional debt financing from the NCB. The
debt service for the extensive renovation is supported by both project -based and enhanced vouchers for all
the existing tenants, now homeowners. This federal assistance was secured by prepaying the original 236
mortgage secured by the previous owner. This afforded theTA vouchers for all the tenants occupying the
building at the time of purchase. The vouchers allow JLC to significanlly raise the rents to pay for the
renovations without adversely affecting the existing tenants because the vouchers assisted in the rent
increase and did not force the tenants to pay more than 30% of the income which was in the $20,000$30,000 per household.

4. How did the economic impacts of this project on the community compare with or differ from other
projects you have been involved in?
The impact to the prosperity of the tenants is incredible. As one person from Fannie Mae indicated "you
have made these people rich."" Although true, we continue to say we have given the coop a chance for
wealth and asset building. The total development costs for the project were approximately $11.7 MM. The
property appraised at $20 MM when we complete the project. The project will maintain affordability by
requiring the tenants sell their shared to households making less than 80% AMI (approximately $60,000 for
a four person household). This affordable coop formula is not a limited equity coop because the tenants can
amass equity as the project pays down the debt and the neighborhood continues to appreciate.

5. What about this project would be instructive to other developers?
JLC"s mantra is that we are not product driven but solutions driven. JLC would not have been the
appropriate developer is we only developed rental or only developer condominium projects. A new solution
was necessary and because we are solution driven we were able to present ALL options to theTA with
prejudice or bias.

6. What do you consider to be the most and least successful aspects of this project?

The most successful aspect of the project is that leaders were created via this process. These leaders are
still in place and new leaders are being nurtured over time. With these leaders the coop board can maintain
their sense of place and the presence in the community as a stabilizer of the block that once was the worst
heroin den in Washington DC. The least successful aspect of the project was the financing delay because of

the innovative nature of the project. The secondary market has no product for "'affordable coops" and thus
limited our competitiveness for debt financing and affected the terms and conditions of the cashflow loan
from DHCD. NCB should be commended for deciding to make this project a portfolio loan until the market
for these loans are mature enough to sell.
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Please answer questions in space provided. Applicants should feel free to use photocopies of the
application forms if needed. If possible, answers to all questions should be typed or written directly on the
forms. If the forms are not used and answers are typed on a separate page, each answer must be preceded
by the question to which it responds, and the length of each answer should be limited to the area provided
on the original form .
.This sheet is to be fi lied out by a professional who worked as a consultant on the project, providing design,
planning, legal. or other seNices. Copies may be given to other professionals if desired.
Name
Organization
Address
Fax

Michael Diamond
Harrison Institute, Georgetown
University Law Center
600 New Jersey Avenue , Room
102,
202662 9613

Title
Telephone

Professor
202662 9606

City/State/ZIP

Washington DC, 20001

Email

diamondm@law.georgetown.edu

The undersigned gra s the Bruner Foundation permission to use, reproduce, or make available for
reproduction or use
thers, for any purpose whatsoever, the materials submitted. The applicant warrants
t~at the applicant
II power an
· to submit the application and all attached materials and to
grant these righ)"',,.l':•rermi ions.

Signature
1. What role did you or your organization play in the development of this project?
The Harrison Institute of the Georgetown University Law Center was the attorney for the Capital Manor
Tenant Association throughout the process of purchasing and developing the property. We continued to
represent the Capital manor Cooperative in the completion of the development and in the operation of the
property.
We interacted with the Boards of both the Tenant Association and the Cooperative, with the development
Consultant, City agencies, Lenders and the local community. We assisted in every aspect of the acquisition,
development and operation of the property from financing to corporate structure, to relocation to operations.
We continue to represent the Cooperative today.

2. Describe the project's impact on its community. Please be as specifi cas possible.
The project preseNed 102 affordable units in a highly gentrifying part of the City. It is a testamenl to the
possibilities of racial and income diversification and to the possibilities for lower income residents of the
Districtto own and operate major assets in a successful way. A significant percentage of the original
residents remained on the property and gained capacity, pride of place, and transferable skills. The
surrounding community got the benefit of the preseNation of affordable units and of keeping many long term
residents in the community in renovated, affordable, owner-occupied homes.

The project has been prominenUy discussed in a three part series in the Washington Post, beginning on the
front page above the fold. It has also been highlighted in USC's newsletter and the Georgetown University
Law Cente~s alumni magazine.

3. How might this project be instructive to others in your profession?
As I have mentioned, the Cap~al Manor story has been published and distributed throughout the City and
beyond. Many attorneys doing affordable housing work around the country have followed this development
and inquired about replicating the process in their locales. In the District, it has been a beacon achievement
for the affordable tenant ownership professional community and among local residents. At Georgetown's
Law Center, it has been a case study used in the training of law students.

4. What do you consider to be the most and least successful aspects of this project?
The most successful aspects have included the growth of the members, particularly the members of the

board. The rehabilitation and retained affordability and the cleaning up of much of the undesirable conduct
that had existed on and around the property have also been major successes. So too is the fact that so
many of the original residents stayed on and bought into the cooperative.
Some of the problems involved the on-site relocation of the residents during construction and the
construction delays. Similarly the creation of a marketing plan for vacant units was delayed and not well
executed.
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Please answer questions in space provided. Applicants should feel free to use photocopies of the
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Name

Rozanne Look

Title

Director of Project Development

Organization

Manna

Telephone

202-832-1845

Address

828 Evarts Street, NE

City/Slate/ZIP

Washington, DC 20018

Fax

202-832-1865

Email

rlook@mannadc.org

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for
reproduction or use by others, for any purpose whatsoever, the materials submitted. The applicant warrants
that the applicant has full power and authority to submit the application and all attached materials and to
grant these right~r;?,'ermissions.
Signature
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1. How did you, or the olgo!DH~Ition you represent, become involved in this project? What role did
you play?
Manna provided housing counseling services through our unique Homebuyers Club. We met regula~y with
the tenants and helped prepare them to become homebuyers. We helped them create personal spending
budgets so they could save money to purchase their unit.

2. From the community's point of view, what were the major issues concerning this project?
We focused on housing counseling, so our emphasis was on training individual tenants.

3. What trade-offs and compromises were required during the development of the project? How did
your organization participate in making them?
Most of the trade-efts and compromises related to obtaining financing for the Coop, and Manna was not
involved in that phase of the project.

4. Has this project made the community a better place to live or work? If so, how?
Yes, long term resident tenants were able to stay in their building and convert it to a cooperative. The
project created affordable housing un~s and prevented the displacement of the tenants.

5. Would you change anything about this project or the development process you went through?
No

'\
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Name
Organization
Address
Fax

Jon Kelly
NCB Capital Impact
1725 I Street NW 600
202-336-7804

Title
Telephone
City/State/ZIP
Email

Director, DC Programs
202-521-7442
Washington, DC 20006
jkelly@ncbcapitalimpact.org
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1. What role did you play in the development of this project?
NCB Capital Impact and its parent company, NCB. provided loans to the Capital Manor Cooperative for the
acquisition, construction and permanent financing of the building. Capital Manor fit perfectly with NCB
Capital Impact's mission to preserve affordable housing, support cooperative conversion, and most of all,
provide the means for low and moderate-income Americans to become homeowners through the formation
of a limited equity cooperative.
A first stage loan from NCB for acquisition and pre-development was partially refinanced with a loan from
the District of Columbia's Department of Housing and Community Development (DHCD). Once a
redevelopment plan was finalized, NCB provided additional funds for construction and permanent financing.
These funds made it possible for a "gut rehab" of the property to be undertaken.
When work was completed and a majority of the 102 unHs were occupied, the NCB construction loan
converted to a long term, amortizing loan. The long-term loan from DHCD remains in a subordinate position
to NCB. Deed restrictions required by DHCD will insure long-term affordable for future Capital Manor
residents. While this path was somewhat complex it is typical for this type of project. This finance structure
allowed Capital Manor to move the project along in a reasonable period of time and offered repayment terms
the cooperative could manage.
2.

Describe the impact that this project has had on your community. Please be as specific as
possible.

In 2001, the landlord of Capital Manor had planned to opt out of his federal Section B Tenant Based
Assistance Contract with the U.S. Department of Housing and Urban Developmen~ which had provided a
subsidy to low-income tenants in the building. Exercising their legal right in the District of Columbia to
purchase the rental building they lived in, the Capital Manor Cooperative overcame significant barriers to
homeownership and set an exceptional example for D.C. community development.
The co-op financed their purchase through substantial efforts by the co-op members, along with important
collaboration from their developer Jair lynch, D.C. government support and NCB family of companies as
their lender and technical assistance provider. In addition, the tenant members worked to inform themselves
about how a co-op conversion takes place, the responsibilities associated with the building purchase,
building management and legal implications by accessing local affordable housing resources.

The property is comprised of three buildings organized as a 102-unit, limited-equity cooperative. The
individual units offer a low initial buy-in price and re-sales limited to households earning less than 80 percent
of the area median income (AMI). This structure will insure long-term affordability for its low to moderateincome household members while allowing potential for modest appreciation for their equity investment.
Ownership shares for the former renters at Capital Manor were priced from $1,500 to $3,500 for apartments
ranging from efficiency to 3-bedroom units. The remaining apartments, all efficiency and !-bedroom units
were available to new cooperative members at share prices ranging from $9,000 to $20,000. In addition to
the initial purchase price, all co-op members pay a monthly carrying charge to cover on-going operating
costs and long-term debt service for the property.
Families form the core of most commun~ies, and Capital Manor Cooperative is no exception. The president
of the cooperative, Deborah Thomas had two daughters, a daughter-in-law and a grandson stili living with
her at the time of conversion. Thomas' mother, Louise Thomas, whose nearby building was sold to
developers, had planned to become a member of the Capital Manor Cooperative following the renovations.
Thomas thinks the rewards of homeownership made their efforts to establish the cooperative worthwhile.
'After the renovation, people transition out of the rental mentality," she said. 'You take pride in something
you call your own:
In the neighborhood of Capital Manor, boards have been coming off of the doors and windows of previously
neglected single-family homes. New businesses have recently opened on an adjacent commercial corridor.
New retail shops, a supermarket and restaurants are within a few blocks. Public transportation is well within
walking distance. While this development is not just due to Capital Manor, their success contributes
significantly to homeownership opportunity among low and moderate-income residents in the neighborhood,
permitting them to reap the benefits of the blossoming area.

3.

What trade-offs and compromises were required during the development of the project? Did
you participate In making them?

When the project began, the cost of pre-development, acquisition and construction exceeded the "as
completed", appraised value of the property. Substantial capital improvements were needed to update
mechanical systems, eliminate building code violations and upgrade common areas, kitchens and
bathrooms. This required a concession on the part of NCB as most loans are sold to the secondary
financing market. Because of the high loan-to-value, NCB has held the loan in Hs portfolio. The trade off is
that these funds have not been available for new projects. However, this step was critical to insure that
adequate funds were in place to complete the project.

4.

What do you consider to be the most and least successful aspects of this project?

The most successful aspect of the project was the achievement of the cooperative to empower themselves
In avoiding displacement from their neighborhood and in persisting through the difficult process of
purchasing their buildings. This helped avoid permanent displacement and created 102 opportunities for
home ownership. This was a monumental feat that took incredible resident-owner leadership and
collaboration among advocates of affordable housing in the District of Columbia.
The most difficult financing hurdle was waiting for a response for multi-million dollar government funding
from the District of Columbia. While the District had set aside $25 million for projects like Capital Manor,
funding was tied up in government red tape. It took an emergency session of the City Council to release the
funds and green light the project. The short-term acquisition loan from NCB bridged the gap and helped the
project to move forward.
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CAPITAL MANOR C

December 18, 2006

To Whom this May Concern
My family and I are proud to be owners here at Capital Manor.
I have always dreamed of buying a home and know my dream has come true.
It has allowed me to provide a life time home for my children. And not having to worry
about rather or not they will have a home if Something was to happen to me.
I have lived on the block for more than 33 years.
And with the real estate market boom, they would have been no way that I would have
been able to stay here at Capital Manor if someone else had bought it.
We are located in the Historic U Street neighborhood, where Condos are popping up all
around us. Along with the revitalization of the restaurants, groeery store chains, theaters,
etc. I can't imagine living any where else. This is a neighborhood that many people
paying huge amounts of money to live here. In some case we have new members that
have moved from other Historic neighborhoods such as Adams Morgan etc. Because it is
a great opportunity in regards to Affordable Homeownership for people in this city.
The purchase of Capital Manor has become a great accomplishment for all that were
involved, especially for the members here at Capital Manor.

Sincerely

~~

President of Capital Manor Cooperative

)
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December 18, 2006

To Whom It May COncern:
.)

My family and I are very pleased to be owners at Capital Manor Cooperative. As we moved through the
process from being renters to owners, the process seemed long and tedious, but we knew that the
reward of owning our own home would make the process worthwhile. It does not matter that Capital
Manor is a cooperative because it is indeed our home.
Like so many other members at Capital Manor Cooperative, I was a long-term renter. The purchase and
renovation of Capital Manor gave me the opportunity to invest in my family's future without having to
move away from a neighborhood and community that I truly enjoy. My neighbors and I share the
responsibility of Capital Manor's current success and future endeavors. As a member of this cooperative
I am looking forward to continuing to build a solid foundation of home ownership, community respect, and
admiration for the diversity that Capital Manor brings to this community.
Each month as I pay my carrying charges I no longer think of the money like water passing through a
sieve, I now see my payments as an investment that will continue to offer my family the stabOity of home
ownership for generations to come. Capital Manor CoOperative is an investment that I plan to help grow
financially, socially and culturally.
Living at Capital Manor is a pleasure. My co-owners and I are working together to continue the success
of Capital Manor. We share our ideas to enhance our living conditions, our favorite recipes to broaden
our menu selections, and our understanding to continue a residential community that we are all proud to
call our home.
Capital Manor Cooperative is a successful residential community. I know that in the years to come
Capital Manor will continue to be a community filled with love, understanding and success. Capital
Manor Cooperative is moving forward. and I am proud to be one of the members who will help Capital
Manor move into the future.

If you should have any questions please feel free to contact me through the Capital Manor Cooperative
at 202-265-0917.
Sincerely,

Th~~~44.p~
Nerissa Phillips
Member, Capital Manor Cooperative
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Hi my name is Esther Garb!a.

I moved to Capital Manor in the early 80's, life was definitely not a bed of roses. Then
came the idea of a Coop, and things started to change. The idea that we could own a piece
of this property was wonderful.
Now life at this Capital Manor is much better than before. Yes you can be still thrown out
if you don't do the right thing. We now have rules and regulations that we have to abide
by. But it is a good thing and we all had a say so in what those rules are.
I feel really blessed, coming from an African Nation into a strange country. And making
a home for myself is one of the most, wonderful thing that has happened in my lifr:. Not
every body can say that. Because there ate people born and raised in this country that are
still homeless.

~~

Esther Garbla
Member of Capital Manor Cooperative
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OCCASION
Amidst stories of gentrification and
displacement throughout DC, we are
h ere to celebrate a success story. The
residents
of
Capital
Manor
Cooperative joined together and
fought back. It took more than 2
years to purchase the building,
secure the financing, organize a
coopera tive,
and
solidify
the
But, the
renovation process.
residents, the team, and the
community were willing to wait to
make this project work.
Today' s Grand Opening Ceremony
represents the culmination of the
hard work and cooperation between
all those involved. Had it n ot been
for the Capital Manor community,
the District government, and the
private sector, this project would not
have been possible.
The Capital Manor Cooperative and
the Development Team would like to
thank all those who supported this
project. DC can and will continue to
preserve affordable housing because
of the determination and timeless
efforts of those committed to this
city.

Welcome & Introduction
Jair Lynch, Pres. & CEO
The Jair Lynch Companies
Remarks
Deborah Thomas, President
Capital Manor Cooperative Board
Michelle Porter
Housing Urban Development
Stanley Jackson
Deputy Mayor for
Planning & Economic Development
Charles E. Snyder, Pres. & CEO
Na tional Cooperative Bank
Phil Spaulding
Commissioner, ANC 1 B
Council member Jim Graham (D-1)
Scott Pomeroy,
Mid City Business Association

Gift Presentation
The Jair Lynch Companies
Closing Remarks

Capita{ Manor
Cooperative

THE j,AJR LYNCH COMPANIES

Cay ita{ Jvlanor
Cooyerative

Harrison Institute
Georgetown University
Law Center

National Cooperat:i-.-e ~
....w.ncb.coop

@Unitarian Universalist
Affordable Housing Corporation

NDC Real Estate
Management, Inc.

H
E•G
~AMEL

EOG ARCHITECTS, llC

GRAND OPENING
1440 W Street, NW
Washington, DC 20009

Friday, December 16,2005
12:00 p.m.
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THE JAIR LYNCH COMPANIES

THERE'S NO PLACE LIKE HOME FOR THE HOLIDAYS
GRAND OPENING OF RENOVATED CAPITAL MANOR~
ACTMST, DEVELOPER AND COMMUNITY MAKE DREAM COME TRUE
AS LOCAL FAMILIES MOVE BACK TO HOMES THEY RALLIED TO SAVE
For Immediate Release:
Washington, D.C. (December 16, 2005)- In celebration of the largest tenant-purchased, tenant-owned
cooperatives in the city, the newly minted owners of Capital Manor, led by Deborah Thomas. Pre ident of
Capital Manor Cooperative, and joined by lead developer Jai r Lynch, President of The Jair Lynch Companies,
Councilman Jim Graham (0-Ward One) and a host of city officials join together last Friday to officially
celebrated the grand opening of the newly renovated three-bui lding cooperative- located on the 1400 block of
W Street in Northwest, Washington, DC- and the collaborative effort of the original tenants to secure and
preserve homeownership.

In addition to the celebration and in recognition of the tenants' success, the Jair Lynch Companies
presented the Cooperative with four new computers for everyone to use in the community room ... We are
extremely excited to be able to celebrate and acknowledge the labor of love that has gone in to this project by
everyone," said Jair Lynch, President of the Jair Lynch Companies. "Deborah Thomas tirelessly gave her heart
and soul to this project which is evident by the fmished product we see here today. "

In October 2001, the tenants of the crumbling Capital Manor were faced with the challenge to purchase
the three buildings, or see them sold to a private developer and face displacement when rents were increased
beyond their fi nancial means. From the basement of Capital Manor- the meeting site for four years worth of
blood, sweat and tears- marks the culminating tale of75 disadvantaged families who made the purchase of a
lifetime. " It's a grand miracle that we stand here today to recognize the completion of this project,·' said
Deborah Thomas. "The famil ies are home for the holidays and their biggest present is being able to call
themselves homeowners."
Thomas who believed that she and her neighbors had earned the right to stay in their homes assembled
an indomitable development team, including MANNA, Tnc. a local nonprofit organization who provided
homeownership training to the residents, Attorney Aaron W. OToole, who at the time was working at
Georgetown University's nonprofit Harrison I:nstitute represented the collective voice of the families, and
Developer Jair K. Lynch, former Olympic athlete and current Harvard University Loeb Fellow, who pulled the
financing together and managed the project.

ln December 2002, the Tenants Association was awarded $2 million in financing from the District of

Columbia Department of Housing and Community Development (DHCD). But the funding was not going to be
available by the pw·chase deadline. So, National Cooperative Bank Development Corporation (NCBDC)
stepped in to provide a $3 .5 million acquisition loan, ahead of the approaching deadline. Less than one month
later, the res idents successfull y purchased the property.
T hrough an arduous process of raising additional capital for the project, enduring the pain of
construction and relocation, the families fmally settled in their new homes in the recent past months. "When
this all began, of course my immediate reaction is what am I going to do, where is my family going to live," said
Thomas "I quickly realized, this is not just my issue, this is not just a Capital Manor issue, this a city-wide issue.
It wasn ' t easy; this project took many hands, many long hours. But if you work hard enough, fight hard enough,

here 's proofthat it can really happen. "
Witnessed at Friday's grand opening were the pleas of all parties involved for more city residents and
officials to follow in the footsteps of Capital Manor Cooperative. Charles nyder, President of The National
Cooperative Bank thanked the residents of Capital Manor for their determination, "The NCB is proud to be a
part of this inspirational project. The reality of Capital Manor will forever serve as a role model for success."

Contacts: Kelly Swanson/Erin Labbe, Swanson Communications (202) 783-5500
Tania Jackson, The Jair Lynch Companies (202) 462-1092

Photo Caption : Photo Courtesy of Terry Ashe, National Cooperative Bank
Friday, December 16 ... Jair K. Lynch (pictured center) unveils a new computer lab donated by his company, The
Jair Lynch Companies (J LC), to the residents of Capital Manor who recently purchased the three-building
complex located on the 1400 block of W street NW . Lynch, who served as lead developer for the project, is
pictured with Capital Manor residents Peggy Fitzgerald , Maria Alma, Councilman Jim Graham and Capital
Manor Cooperative President and resident Deborah Thomas .

Photo Caption : Photo Courtesy of Terry Ashe, National Cooperative Bank
Friday, December 16 ...Two of the three buildings of Capital Manor recently purchased by the Capital Manor
Tenants Association in the largest tenant-purchased, tenant owned cooperatives in Washington D.C. Situated
on the 1400 block of W street NW, Capital Manor is in the heart of DC's gentrification efforts.

Photo Caption : Photo Courtesy of Terry Ashe, National Cooperative Ban k
Friday, December 16 ... Peggy Fitzgerald, Capital Manor Tenant Association Treasurer and 30-year resident of
Capital Manor offers a tour of her newly purchased, holiday-decorated home. She is one of 75 of the original
families in the largest tenant-purchased , tenant owned cooperatives in Washington D.C. who moved into their
freshly renovated homes in time for the holidays.

Photo Caption : Photo Courtesy of Terry Ashe, National Cooperative Bank
Friday, December 16 ... (Pictured from left to right) Deborah Thomas, President of the Capital Manor Tenant
Association joins long-time friend and resident Peggy Fitzgerald in her newly renovated home in Capital Manor
on the 1400 block of W street NW Washington D.C . Thomas and Fitzgerald are two of 75 original fam ilies of
Capital Manor who rallied to purchase the three-building, 102-unit affordable housing complex after recent
gentrification efforts threatened displacement of many D.C. residents.

