
Ava Van Ness 54 Bulk Lease 

BOARD OF TRUSTEES 
UNIVERSITY OF THE DISTRICT OF COLUMBIA 

UDC RESOLUTION NO. 2025 - 19 

SUBJECT:  APPROVAL OF A BULK LEASE AGREEMENT (“LEASE 
AGREEMENT”) FOR A MAXIMUM OF FIFTY-FOUR (54) 
APARTMENTS AT AVA VAN NESS, 2950 VAN NESS STREET, NW, 
WASHINGTON, DC 20008, BY AND BETWEEN AVALONBAY 
COMMUNITIES, INC., MANAGER AND AGENT OF OWNER, SMITH 
PROPERTIES HOLDINGS CONSULATE L.L.C., AND THE BOARD OF 
TRUSTEES OF THE UNIVERSITY OF THE DISTRICT OF COLUMBIA  

WHEREAS, in accordance with the D.C. Official Code §38-1202.01(a)(5), the Board of Trustees 
(“Board”) is charged with the responsibility of governing the University of the District of 
Columbia (“University”) and possesses all of the powers necessary or convenient to make, deliver, 
and receive deeds, leases and other instruments; and 

WHEREAS, pursuant to 8B DCMR §205.4(e), specific authorization of the Board is required for 
any commitment greater than one million dollars ($1,000,000.00) in a single fiscal year; and 

WHEREAS, in accordance with the D.C. Official Code §1-204.51(b)(1), approval of the Council 
of the District of Columbia (“Council”) is required for all contracts involving expenditures in 
excess of one million dollars ($1,000,000.00) during a 12-month period; and 

WHEREAS, in accordance with the D.C. Official Code § 1-204.51(c)(3), Council approval is 
required for multiyear contracts; and 

WHEREAS, pursuant to 8B DCMR §2100.1, the President, subject to Board approval, is 
authorized to enter into real estate lease agreements with any person, partnership, corporation, or 
other entity; and 

WHEREAS, pursuant to 8B DCMR §2100.3, the President shall lease property as the President 
deems to be in the interest of the University and necessary for the accommodation of university 
activities; and 

WHEREAS, pursuant to 8B DCMR §2100.7 and §2100.8, acquisition of space by lease will be 
by negotiation, on the basis most favorable to the University, with due consideration to 
maintenance and operation efficiency and are only at charges consistent with prevailing scales in 
the community for comparable facilities; and 

WHEREAS, pursuant to 8B DCMR §2100.9, Board approval is required for all leases and lease 
renewals; and 

WHEREAS, the University enrolls students from across the country and around the world who 
need access to safe and affordable housing close to the Van Ness Campus, and the University 
currently has no on-campus student housing options; and 



Ava Van Ness 54 Bulk Lease 

BOARD OF TRUSTEES 
UNIVERSITY OF THE DISTRICT OF COLUMBIA 

UDC RESOLUTION NO. 2025 - 19

WHEREAS, the University Administration recommends that the University enters into a bulk 
lease agreement to lease up to fifty-four (54) apartments at AVA Van Ness to house student 
athletes, DC UP students and the general student population; and 

WHEREAS, the Lease Agreement is for a five (5)-year term with two (2) one (1)-year options to 
extend the term of the Lease Agreement; and 

WHEREAS, the total cost to lease the apartments is an amount not to exceed ten million, fourteen 
thousand, five hundred ninety-eight dollars and thirty cents ($10,014,598.30); and 

WHEREAS, the President has determined that it is in the interest of and is necessary for the 
University to enter into the Lease Agreement to accommodate students enrolled in the University; 
and 

WHEREAS, the Lease Agreement has been negotiated on a basis most favorable to the University 
with due consideration to maintenance and operation efficiency, the lease terms are normal and 
customary for leases of this type, and the lease terms are at charges consistent with prevailing 
scales in the community for comparable facilities; and  

NOW THEREFORE BE IT RESOLVED, that, subject to the required approval of the Council, 
the Board of Trustees approves the Lease Agreement and the President is authorized to execute 
the Lease Agreement in substantially the form as attached hereto as Attachment A and is 
authorized to exercise the options to extend the term in accordance with the terms of the Lease 
Agreement. 

BE IT FURTHER RESOLVED, that as soon as practicable, the President is hereby directed to 
transmit the Lease Agreement to the Council for its approval. 

Submitted by the Committee of the Whole:      April 22, 2025 

Approved by the Board of Trustees:               April 22, 2025 

______________________________ 
Christopher D. Bell 
Chairperson of the Board 
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BULK LEASE AGREEMENT 

This BULK LEASE AGREEMENT (the "Agreement" or “Bulk Lease” or “Lease”) is made and 
entered into as of the ___ day of ____________, 2025 (the “Effective Date”), by and between 
AvalonBay Communities, Inc., a Maryland corporation (and certain of its affiliates)("Landlord" 
or "AvalonBay"), as agent for the owner of the property located at 2950 Van Ness St. NW, 
Washington DC 20008 and known as the AVA Van Ness (the “Premises”), and the University of 
the District of Columbia, an independent instrumentality of the District of Columbia (“Tenant” 
or “University”) (collectively, the “Parties”).  

RECITALS 

WHEREAS,  Tenant has multiple apartment units currently under separate lease agreements with 
Landlord on the Premises to support its housing program for its students; 

WHEREAS, Tenant desires to increase the number of leased units on the Premises to 
accommodate its increased demand for student housing and Landlord agrees to provide additional 
units in accordance with a master lease arrangement;  

WHEREAS, Landlord and Tenant have agreed to terms and conditions herein that will govern the 
current and future unit leases on the Premises during its term. 

NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency of which 
is hereby acknowledged, Landlord and Tenant agree as follows: 

1. Leased Premises.  Landlord hereby leases to Tenant and Tenant hereby leases from
Landlord up to the Maximum Units (as defined herein) apartment units on the Premises in
accordance with the terms of this Agreement.  The units leased by Tenant shall be used for housing
accommodations for its students and staff (“Occupants”).  AvalonBay makes no representations
that any number of apartments will be available at the time when the University may desire to
house additional Occupants beyond the Maximum Units permitted under this Agreement.

2. Bulk Lease Term. The initial term of this Agreement shall be for five (5) years, with two
(2) one (1)-year renewal options exercisable by Tenant (the “Bulk Term”), beginning on the Bulk
Lease Commencement Date (as defined under Section 3 below) and ending at 11:59 p.m. (EST)
on September 30, 2030 (“Initial Term Expiration Date”), including such termination date for any
extension option(s) exercised by Tenant (the “Lease Termination Date”).  To exercise a renewal
option for this Agreement, Tenant shall give Landlord written notice of its intent to exercise a
renewal option no less than twelve (12) months prior to the end of the Bulk Term (or by the end of
the first renewal term, in the case of the second renewal option notice) (“Tenant’s Notice”), subject
to Landlord’s written consent to either the first or second renewal option, as applicable, within
thirty (30) days from receipt of Tenant’s Notice and such Landlord consent shall not be
unreasonably withheld or delayed. At that time, Tenant shall provide Landlord with a written notice
of termination or renewal for each unit lease subject to the terms of this Agreement. For units the
Tenant elects to terminate, such units will terminate on the unit’s expiration date, as defined, in
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Section 3(b) herein. Tenant will remain rent-responsible for said units pursuant to Section 22(b) of 
this Agreement. 

3. Lease Commencement Dates.  The “Bulk Lease Commencement Date” shall be the date
of the full execution of this Agreement and delivery of all units listed under Exhibit D hereof that
are then-available for move-in (i.e., the available for move-in new units and renewal units).

a. Unit Commencement Dates.  During the Bulk Term, Tenant may enter into new unit
leases in accordance with the terms of this Agreement.  All such new units may have
its own commencement date (i.e., different than the Lease Commencement Date) to
ensure that such date shall be no more than seven (7) days after the unit becomes vacant
and ready for move-in (in each case, the “Unit Commencement Date”).

b. Unit Expiration Dates.  Landlord reserves the right to determine the unit lease
expiration date for all units under this Agreement; provided however, that Landlord
shall ensure that the unit expiration dates for all units under this Agreement shall be on
or by September 30th for each lease year during the Bulk Term, including any exercised
extension options, such that units for which the Tenant has provided termination notice
under Section 2 or Section 22 hereof will be terminated prior to or by the Lease
Termination Date of the Agreement.

4. Unit Delivery Conditions.  Landlord shall deliver Tenant’s units on the Premises in its as-
is, unfurnished condition, except that all new units shall be painted and carpet shall be cleaned or
replaced prior to each Unit Commencement Date.  Landlord will apply its usual standard of
determination for carpet replacement and cleaning.  While a unit under this Agreement is leased
by Tenant, but unoccupied by an Occupant, Landlord will periodically inspect units and provide
new carpet, paint, and other replacements as determined necessary by the Landlord in accordance
with the Landlord’s usual standard for determination of need for an otherwise vacant unit. The
periodicity of this review shall be no more than once every two (2) years. If during this review, the
landlord determines that the unit is deteriorated or damaged to the degree that it would require a
full renovation or other targeted major repair, the Landlord shall:  (i) notify Tenant in writing of
such damage or deterioration within the unit and provide details of the nature of the risk in such
unit, and (ii) in the event such damage or deterioration condition is not a health, life or safety issue,
nor would otherwise result in a violation of a rule or regulation of the District of Columbia upon
inspection, nor poses a risk of causing additional damages in the event it is not repaired, the Tenant
may elect to approve the repairs to be completed by Landlord or disapprove of such repairs to be
performed and completed by Landlord.  If Tenant disapproves of such proposed repairs by
Landlord, Tenant may propose alternative measures to address the needed repair subject to
Landlord’s reasonable approval.  In the event such damage is a health, life or safety issue, or would
result in a violation of a rule or regulation of the District of Columbia upon inspection, or otherwise
poses a risk of causing additional damages in the event it is not repaired, the Landlord shall
complete the repairs expeditiously.

5. Unit Tenant Preferences.
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(a) Whenever possible during the Bulk Term, Tenant prefers and requests that the leased 
units be located within close proximity of each unit (per floor) under this Agreement. 
 

(b) Subject to availability, Tenant prefers to increase or maintain its number of leased units 
under this Agreement applying the following priorities: 
  

First: Classic Two (2) Bedroom Units, then Tier 1 Two (2) Bedroom Units, up to forty-
eight (48) total units of the Maximum Units,  

 
Second:  Classic One (1) Bedroom Units, up to six (6) total units of the Maximum Units 
 

 (c)  Notice to Tenant of Available Units.  To achieve the Tenant preferences during the Bulk 
Term, Landlord shall provide upon request by Tenant all then-available apartment unit numbers in 
a schedule of upcoming lease expirations to allow Tenant to request additional units (within the 
Maximum Units) that best meet the Tenant preferences. Units on the availability report are not 
guaranteed to the Tenant and will continue to be available to rent to other prospective renters until 
the Tenant requests those units be reserved and becomes financially responsible for the same within 
seven (7) business days after such reservation by Landlord has been accepted. 
 
6. Effect on Renewal Unit Leases.  The Parties intend for the terms and conditions set forth 
in this Agreement to apply to all units leased by Tenant on the Premises, including those existing 
leased units.  Tenant has approximately twenty-six (26) units under lease on the Premises (the 
“Renewal Units”) prior to the Effective Date of this Agreement.  Notwithstanding anything to the 
contrary in the lease agreements of the Renewal Units, all Tenant unit leases (including Renewal 
Units) existing as of the Effective Date, and all new unit leases entered into during the Bulk Term 
shall be subject to the terms and conditions of this Agreement.  In the event of any conflict between 
any unit lease and this Agreement, the terms and conditions of this Agreement shall govern. 
 
7. New Unit Documentation During Bulk Term.  The parties are entering into this 
Agreement, including Exhibits B and C attached hereto, in order to streamline the process of 
executing new unit lease agreements where Tenant may lease up to the Maximum Units of 
individual apartment units during the Bulk Term.  The use and occupancy of each apartment shall 
be governed by a separate contract cover page to lease (i.e., Exhibit B) to this Agreement, the 
terms of this Agreement, and the standard apartment lease contract terms, conditions and 
disclosures attached hereto as Exhibit C (collectively, the "Unit Lease"). Tenant hereby agrees to:  
 

a. Notify any and all Occupants under this Agreement that they must abide by any and all 
District of Columbia rules and regulations, and reasonable existing rules and 
regulations promulgated by Landlord, as well as those that may be implemented by 
Landlord in the future, for the proper operation of AVA Van Ness including the 
Community Policies attached hereto as part of Exhibit C's Unit Lease. To ensure that 
all rules, regulations and policies of Exhibit C remains current during the Bulk Term, 
Landlord and Tenant hereby acknowledge and agree that Landlord may update or revise 
applicable sections of the terms and conditions of this Exhibit C from time to time and 
shall provide Tenant with a copy of same with ninety (90) days prior written notice.   

b. Tenant is responsible for the conduct of the Occupants of the Apartments.  
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c. Tenant's staff residing at AVA Van Ness as well as its Director of Residence Life, if 
different, shall maintain communication with Landlord to ensure all applicable 
standards of conduct are being followed.  

d. The University's Office of Residence Life and Office of Public Safety are accessible 
twenty-four (24) hours per day, and their respective contact information shall be 
provided to Landlord.  

e. To the extent that there is any conflict between this Agreement and any Unit Lease, the 
terms of this Agreement shall control. A breach of any material provision of the Unit 
Lease by an Occupant will be a violation of this Agreement by Tenant.   

 
 
8. Maximum Units.  During the Bulk Term, Tenant may lease and occupy up to fifty-four 
(54) units (or approximately twenty percent (20%) of total units) on the Premises, subject only to 
the limited right of Landlord to reduce Tenant’s unit count under the circumstance described below.   
 
 a. Limited Recapture Right Upon Sale.  In the event that Landlord has accepted a bone fide 
offer to sell the Premises to a third party, and such third party’s financing covenants/conditions 
include that no tenant of the Premises may control more than ten percent (10%) of the total units 
in the Premises, Landlord shall provide Tenant: (i) at least twelve (12) months’ advance written 
notice that the then-total number of leased units by Tenant in excess of twenty-five (25) units (or 
approximately ten (10) percent of the total units of the Premises) may be terminated by non-
renewing such existing leased units at the end of such unit leases’ terms (such unit lease terms are 
within the Bulk Term), and (ii) upon such notice by Landlord, Landlord shall disclose any and all 
available housing options within AvalonBay’s portfolio of properties within a two (2)-mile radius 
of the Premises to potentially transfer or accommodate the reduced housing capacity of Tenant 
(total beds lost by Tenant).   Landlord shall take all commercially reasonable steps to assist Tenant 
in the event of its exercising this Recapture Right. 
 
9. Base Rent.  
 
(a)  All unit leases of Tenant in effect prior to the Bulk Lease Commencement Date, including all 
renewal units (“Initial Units”), will continue to pay their previously agreed to rent until the then-
current unit lease end date.  The rent rates described under Exhibit A hereof shall begin to apply 
to the Initial Units upon the renewal dates that first occur after (i) the Bulk Lease Commencement 
Date (i.e., within Bulk Lease Year 1 (as defined below)) and (ii) after September 30, 2025. 
 
(b) Upon the Bulk Lease Commencement Date, Tenant covenants and agrees to pay Landlord, 
except as otherwise provided herein, without demand, abatement, deduction or offset, the annual 
base rent applicable to each unit lease, the amount set forth for each respective category of unit on 
the rent schedule attached hereto as Exhibit A, in monthly installments in advance on the first (1st) 
day of each month.  The rental rates under Exhibit A shall apply to all units listed under Exhibit 
D (as amended from time to time).  
 
(c)  For purposes of the base rental rates for the Lease Years under this Agreement, the first fixed 
annual base rental rate for each unit category under Exhibit A shall take effect on October 1, 2025 
through September 30, 2026 (the “Bulk Lease Year 1” or “LY1”).  Each subsequent Lease Year 
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(i.e., LY2 through LY5) shall begin on October 1st and expire on September 30th for each such 
twelve (12)-month Lease Year. Upon the anniversary date of LY1, and each subsequent anniversary 
date thereafter during the Bulk Term, the base rental rate shall be increased by three and a half 
percent (3.5%) above the then-expiring Lease Year rate, including any extensions exercised.     
 
10. Security Deposit.  Tenant shall not be required to provide a security deposit for any newly 
leased units during the term of this Agreement.  Prior deposits for certain existing units (including 
Renewal Units) within Tenant’s inventory are hereby acknowledged. 
 
11. Operating Expense Fee.  Tenant will pay a fixed fee for operating expenses per unit on a 
quarterly basis based on the number of units leased during such quarter.  This Operating Expense 
Fee shall be itemized (per unit) under Exhibit A hereto.  
 
12.  Amenity Fee.   An amenity fee totaling five hundred dollars ($500) per unit shall be payable 
for each apartment unit rented under this Agreement. During the term of the Agreement, the 
Landlord may increase the amenity fee to an amount not to exceed $550 annually; provided 
however, the rate charged for the Tenant’s Amenity Fee shall not exceed the rate of Landlord’s 
other tenants. 
 
13. WiFi Service Fee.  Landlord provides internet service for each unit on the Premises.  Tenant 
agrees to pay the monthly internet fee, fifty-one dollars ($51.00) per month, along with its monthly 
rent payments to Landlord.  During the term of the Agreement, the Landlord may increase the WiFi 
Service Fee to an amount not to exceed $90 per month; provided however, the rate charged for the 
Tenant’s WiFi Service Fee shall not exceed the rate of Landlord’s other tenants. 
 
14.  Electricity.  The Tenant shall be responsible for the setup and payment of electricity services 
to each respective unit under the terms of this Agreement.  
 
15.  Storage Units, Bike Storage and Parking.  Tenant has not requested the use or rental of 
storage units, bike storage or parking for its Occupants.  If any Occupant desires to use any of 
these services, the Occupant must request and pay for such services directly with and to the 
Landlord, respectively. 
 
16.  Brokerage.  AvalonBay recognizes Civitas Bedrock as the University’s broker (the "Broker")  
in this proposed bulk lease transaction. In the event of a lease of the Premises with the University, 
AvalonBay will pay to Broker a commission per the terms of a separate agreement, provided 
Civitas Bedrock serves as the Broker in that transaction. The University acknowledges that there 
is no other broker, finder, or intermediary with whom it has dealt in connection with the Premises 
for this transaction. 
 
17.  Landlord-Tenant Communications.  Landlord and Tenant shall timely inform the other, in 
writing (or, in the case of an emergency, via telephone contact the Jennifer C. Brad, Director of 
Housing & Residence Life at  (917) 364-0597, with prompt written notice to follow), of any (i) 
material disputes with Occupants, (ii) emergency issues regarding or occurring on or about the 
Premises, (iii) matters of concern regarding Occupants’ safety; (iv) injury to any Occupant; and 
(v) any matter regarding Occupants, the Premises and/ or the subject matter of this Agreement, 
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that Landlord and Tenant should reasonably anticipate as an issue or matter that the other Party 
would desire to be informed of, assuming that Landlord or Tenant has knowledge of such matter(s). 
If the issue or matter is a health, life or safety issue, or would result in a violation of a rule or 
regulation of the District of Columbia upon inspection, or otherwise poses a risk of causing 
additional damages in the event it is not repaired, it would constitute an emergency and require the 
Landlord or Tenant to inform the other within twenty-four (24) hours. Tenant shall be responsible 
for quarterly housing inspections for the purposes of determining if there are existing conditions 
that may cause an emergency issue or otherwise do not comply with community guidelines as 
detailed in Exhibit C of this Lease. Tenant must inform Landlord if such conditions exist in a timely 
manner. The Landlord and Tenant will meet quarterly to discuss operating topics, commitments of 
this Lease and improvements to communications. 
 
18.  Anti-Deficiency Limitations.  The following limitations exist as to each and every 
purported obligation of Tenant set forth in this Lease, whether or not expressly conditioned:  
 

a) The obligations of the Tenant to fulfill financial obligations pursuant to this Lease 
or any subsequent agreement entered into pursuant to this Lease or referenced 
herein (to which the Tenant is a party) are and shall remain subject to the provisions 
of (i) the federal Anti-Deficiency Act, 31 U.S.C. §§ 1341, 1342, 1349-1351 and 
1511-1519 (2004) (the "Federal ADA"), and D.C. Official Code §§ 1-206.03(e) and 
47-105 (2001); (ii) the District of Columbia Anti-Deficiency Act, D.C. Official 
Code§§ 47-355.01 - 355.08 (2004 Supp.) (the "D.C. ADA") and (i) and (ii) 
collectively, as amended from time to time (the "Anti-Deficiency Acts"); and (iii) § 
446 of the District of Columbia Home Rule Act, D.C. Official Code§ 1-204.46 
(2001). Pursuant to the Anti-Deficiency Acts, nothing in this Lease shall create an 
obligation of the Tenant in anticipation of an appropriation by Congress for such 
purpose, and the Tenant's legal liability for the payment of rent or any component 
thereof, under this Lease shall not arise or obtain in advance of the lawful 
availability) of appropriated funds for the applicable fiscal year as approved by 
Congress. 

b) Tenant agrees to exercise in a timely manner all reasonable, lawful authority 
(including seeking appropriations) available to it to satisfy the financial obligations 
of the Tenant that may arise under this Lease. During the term of this Lease, the 
Tenant shall include in its budget application to the Mayor of the District of 
Columbia or other appropriate official for each fiscal period, for inclusion in the 
budget application submitted to the D.C. Council for each fiscal period the amount 
necessary to fund the Tenant's known potential financial obligations under this 
Lease for such fiscal period. In the event that (i) a request for such appropriations is 
excluded from the budget approved by the D.C. Council and submitted to Congress 
by the Tenant for the applicable fiscal year, or if no appropriation is made by 
Congress to pay Annual Rental, or any component thereof, due under this Lease for 
any period after the fiscal year for which appropriations have been made, and (ii) 
appropriated funds are not otherwise lawfully available for such purposes, the 
Tenant will not be liable to make any payment under this Lease upon the expiration 
of any then existing appropriation, the Tenant shall promptly notify Landlord, and 
this Lease shall immediately terminate upon the expiration of any then-existing 
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appropriation ("Non-Appropriation Termination"). 
c) [deleted].
d) Notwithstanding the foregoing, no officer, employee, director, member or other

natural person or agent of the Tenant shall have any personal liability in connection
with the breach of the provisions of this Section or in the event of a Tenant Default.

e) This Lease shall not constitute an indebtedness of the Tenant nor shall it constitute
an obligation for which the Tenant is obligated to levy or pledge any form of
taxation or for which the Tenant has levied or pledged any form of taxation. No
District of Columbia or University of the District of Columbia official or employee
is authorized to obligate or expend any amount under this Lease unless such amount
has been appropriated by D.C. Council and by Act of Congress and is lawfully
available.

f) It is specifically understood and agreed that a failure to obtain appropriated funds in
accordance with, and subject to the requirements of Anti-Deficiency Limitations
shall not constitute a Tenant Default. In accordance with this Anti-Deficiency
Limitations, any deficiency in payments of rent or other fees shall not exceed the
amount of funds actually appropriated and lawfully available at the time of the
occurrence of a Tenant Default.

g) Any provision in the exhibits and addenda, including but not limited to Exhibit C,
indicating that the Tenant shall indemnify, defend or hold the Owner/Landlord,
Manager, and Owner/Manager Affiliates harmless or Tenant paying attorneys’ fees
and costs shall be to the extent permitted by law.

19. Specific Arrangements for Tenant. Tenant will not be required to submit applications or
undergo credit checks for its Occupants. Tenant may obtain new leases by executing an Exhibit
B.

20. [RESERVED]

21. Occupants Identity

(a) Tenant shall, at least five (5) business days before the Unit Commencement Date for
each apartment unit, identify in writing to Landlord the Occupant of each unit by name.

(b) Tenant shall administer the check-in and check-out for any and all Occupant(s) under
this Agreement. Tenant's administration of the check-out procedures does not release
Occupant(s) from the requirements contained in the unit lease to perform all obligations
in conjunction with vacating the apartment unit occupied hereunder. Further, to the
extent that the Occupant(s) for any apartment unit vacates during the Bulk Term, Tenant
shall notify Landlord in writing, within seven (7) days, that the vacating Occupant(s)
no longer is entitled to occupy the unit. To the extent that a new or additional Occupant
occupies any unit, Tenant shall identify any such Occupant by name in writing to
Landlord at least seven (7) business days before the date that the new or additional
Occupant(s) intend to occupy the apartment unit.

22. Termination.
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a. Termination of Units During Bulk Term.  Tenant shall have the right to terminate then-
leased units at Unit Lease expiration without additional fees.  Tenant shall provide
written notice to Landlord no fewer than four (4) months prior to the contractual lease
unit termination date for such unit(s).

b. Termination of Units at end of Bulk Term.  During the last Bulk LY5 of this Agreement, 
where Tenant has provided timely notice that it will not exercise its first or, as the case
may be, second option to renew, Tenant will remain financially responsible for paying
rent for the then-leased units until the earlier of (i) the Unit Lease’s expiration dates,
which shall in all cases be on or prior to September 30th of such final lease year under
this Agreement, or (ii) Landlord re-leasing any such units after its Occupants have
vacated for the school year but prior to the Unit Lease’s expiration date(s).

c. Early Termination and Fees.  Effective at any time during the Bulk Term, Tenant shall
have the right to terminate then-leased units prior to the applicable Unit Lease
expiration date(s) (“Early Termination Right”).  Tenant shall provide written notice to
Landlord no fewer than four (4) months in advance of the requested effective date for
early termination.  The fees that must be paid by Tenant upon exercising its Early
Termination Right are as follows:

(i) If terminating during the “Peak Season” (April, May, June, July):  Two
(2) month’s Rent (at the rate of each Unit so terminated);

(ii) If terminating during the “Shoulder Season” (January, February,
March, August, September):  Three (3) month’s Rent (at the rate of
each Unit so terminated); 

(iii)If terminating during “Low Season”(October, November, December):
Four (4) month’s Rent (at the rate of each Unit so terminated)

(iv) Tenant may not terminate leases for more than ten (10) Units within a
thirty (30)-day period, inclusive of units that would terminate at the
end of their contractual Unit Lease term and units that would be
terminated early under this provision.

23. Notices.  All communications, notices and other correspondence under this Agreement shall
be in writing and served via hand-delivery or sent to the following addresses for the Parties:
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If to Landlord: 

AVA Van Ness 
Community Manager 
2950 Van Ness St. NW 
Washington, DC 20008 
Email: 
Phone: 

If to Tenant: 

Teri Little-Berry 
Chief Student Development & Success Officer 
University of the District of Columbia 
4200 Connecticut Avenue, NW 
Bldg. 38, Level A10, 
Washington, DC 20008 
Email: teri.littleberry@udc.edu  
Phone:  (202) 924-6975 

With a copy not constituting notice to: 
Office of the General Counsel 
University of the District of Columbia 
4200 Connecticut Avenue, NW 
Building 39, Room 301Q 
Washington, DC 20008 
Attn: General Counsel 
Email: OfficeofGC@udc.edu 
Phone: (202) 339-1082 

24. Tenant Default-Cross Default. Any non-payment of sums, including but not limited to rent,
that are due and payable by Tenant hereunder that is not cured within forty-five (45) days after
Tenant receives written notice from Landlord thereof shall constitute a default under this
Agreement and each of the unit leases, and shall entitle Landlord to exercise all rights and remedies
available to Landlord at law and in equity under this Agreement and/or the unit leases, including,
but not limited to, the right to terminate all occupancy rights with respect to all of the unit leases
subject to this Agreement. Notwithstanding anything to the contrary in the unit leases, in the event
that Landlord elects to terminate such occupancy rights and Tenant does not vacate the Premises
then Tenant shall be deemed to be occupying the Premises as a Tenant from month-to-month,
subject to all of the terms, conditions, provisions, and obligations of the unit leases insofar as the
same are applicable to a month-to-month tenancy, except for the payment of rent. The monthly
installment of rent for each month of any such month-to-month tenancy shall be an amount equal
to two hundred percent (200%) of the monthly installment of rent payable for the month
immediately preceding the termination of occupancy rights.
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Tenant acknowledges that the unit leases shall be cross-defaulted against each other for 
nonpayment of rent and a material breach for nonpayment of rent under any unit leases shall be 
deemed a material breach under all unit leases. Notwithstanding anything to the contrary in any 
unit leases, in the event of a material breach, Landlord may terminate each unit lease covered under 
this Agreement and/or any services provided to Tenant under a unit lease, by giving notice of such 
termination to Tenant, whereupon the Tenant shall have a forty-five (45) day period to cure. If 
Landlord elects to terminate the unit leases, everything contained in the unit leases on the part of 
Landlord to be done and performed shall cease, without prejudice, however, to the right of 
Landlord to recover from Tenant all rent accrued up to the time of termination or recovery of 
possession by Landlord, whichever is later, and any and all other monetary damages and/or loss of 
and/or deficiency in rent sustained by Landlord. 

25. No Partnership/Joint Venture. By entering into this Agreement, the parties do not intend
to create a partnership or joint venture.

26. Construction. No portion of this Agreement shall be construed more or less favorably
against the drafting party. The parties agree that this Bulk Lease Agreement shall be considered a
joint product and construed as such.

If there is a conflict between this Bulk Lease Agreement and the exhibits and addenda attached or 
incorporated by reference into the Agreement, the provisions of this Bulk Lease Agreement shall 
control. 

27. Indemnification. Tenant, including its trustees, directors, officers, employees,
representatives and agents, shall not be required at law or equity to indemnify Landlord or any
other person or entity related to, affiliated with or under the control of Landlord from or against
any and all claims arising from or connected with Tenant's leasing of units as described in this
Agreement.

28. Governing Law. This Agreement shall be governed by and construed in accordance with
the laws of the District of Columbia (without giving effect to its choice of law principles thereof)
and the laws of the United States applicable thereto.

29. No Waiver. Tenant does not waive any rights to which it is entitled, including, but not
limited to: (a) rights to notice prior to eviction proceedings; (b) rights to exemptions or defenses
provided by law; (c) rights to bring suit for damages or other relief as permitted by law, and (d)
rights to jury trial.

[INTENTIONALLY LEFT BLANK]
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30. Counterparts.  This Agreement may be executed in one or more counterparts, each of which
shall be deemed an original of this Agreement binding on the parties hereto. A signed copy of this
Agreement transmitted by facsimile, email or other means of electronic transmission shall be
deemed to have the same legal effect as delivery of an original executed copy of this Agreement.

AVALONBAY COMMUNITIES, INC. UNIVERSITY OF THE DISTRICT 
(as management agent for AVA Van Ness) OF COLUMBIA 

By: ______________________________ By: _____________________________ 

Name:____________________________ Name: Maurice Edington 

Title: _____________________________ Title: President 

Date:_____________________________ Date:____________________________ 

Approved as to form and legal sufficiency 

_________________________________ 
Avis Marie Russell 
General Counsel 
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EXHIBIT A 

Annual Escalation 3.5%

Effective Date 5/1/2025 10/1/2025 10/1/2026 10/1/2027 10/1/2028 10/1/2029
End Date 9/30/2025 9/30/2026 9/30/2027 9/30/2028 9/30/2029 9/30/2030

Classic Unit Base Rent

Initial Rate Year 1 Year 2 Year 3 Year 4 Year 5
One Bed $2,270 $2,349 $2,432 $2,517 $2,605 $2,696
Two Bed $3,555 $3,679 $3,808 $3,941 $4,079 $4,222

Tier I Renovated Base Rent

Initial Rate Year 1 Year 2 Year 3 Year 4 Year 5 Reno Prem
One Bed $2,385 $2,468 $2,555 $2,644 $2,737 $2,833 $115
Two Bed $3,680 $3,809 $3,942 $4,080 $4,223 $4,371 $125

Tier II Renovated Base Rent

Initial Rate Year 1 Year 2 Year 3 Year 4 Year 5 Reno Prem
One Bed $2,500 $2,588 $2,678 $2,772 $2,869 $2,969 $230
Two Bed $3,825 $3,959 $4,097 $4,241 $4,389 $4,543 $270

OpEx Fee Schedule

Annual Escalation 2.5%

Initial Rate Year 1 Year 2 Year 3 Year 4 Year 5
One Bed $25.00 $25.63 $26.27 $26.92 $27.60 $28.29
Two Bed $35.00 $35.88 $36.77 $37.69 $38.63 $39.60

Internet Fee Schedule

Annual Escalation TBD Based on pass-through rates from provider + AVB premium

Initial Rate Year 1 Year 2 Year 3 Year 4 Year 5
One Bed $52.00 TBD TBD TBD TBD TBD
Two Bed $52.00 TBD TBD TBD TBD TBD

Annual Amenity Fee Schedule

Annual Escalation n.a.

Pre-Year 1 Year 1 Year 2 Year 3 Year 4 Year 5
One Bed $500 $500 $500 $500 $500 $500
Two Bed $500 $500 $500 $500 $500 $500
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EXHIBIT  B 

 
(Specimen:  Unit Lease Contract Cover Pages) 
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EXHIBIT  C 
 

(Standard Apartment Lease Terms, Conditions and Disclosures) 
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P̀abZgpd̂� � RZĝ� � qd̀bgXSZr̂ �
� � � � �

X
stsuvSwsxXyvzz{SQTQOP|XQSy}|XzsSs~ONXsPXs~OSTX�vNXv�SON�

�

����
�������������

� 621*/���A��=���

X P̀abZgpd̂� � RZĝ�
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����������	
��
���
���
��
�

�����������������������������������

 

�
�
�!�"#$%&'() �*+,-�*.�+��/�01�	���.���2.3-.��44.�4�5�,-�3��344.�4�5�����+.�2.3-.��06..5.���7.�8..��93�30.6:�3-�30.���;�6�<8�.6�
=<8�.6�3�4�93�30.6�3/-����//.��,>./1�6.;.66.4����+.6.,��3-�?8.?��6�?�-?@:�3�4�A.-,4.���=3/-��6.;.66.4����+.6.,��3-�?1��?@:�3�4�-�3�.-�344,�,��3/�
�.65-����8+,�+�8.�36.�6.��,�0�3��3B36�5.������1���,���+.�	�55��,�1�3���+.��B36�5.����446.--�-B.�,;,.4�,���+.�C�55361!�
�
�
D!�#EE'FEGH "#$% IJ K'#(')��*+,-��44.�4�5�-+3//�7.�4..5.4����7.�3�B36���;��+.�2.3-.��06..5.���7.�8..��93�30.6:�3-�30.���;�6�
<8�.6:�3�4�A.-,4.��!��L�/.--���+.68,-.�-�3�.4�+.6.,�:�3//��3B,�3/,M.4��.65-�-+3//�7.�0,>.���+.�-35.�5.3�,�0�3-��+3��B6.-�6,7.4�,���+.�2.3-.!�
�
�
N! ('$O&P'() �*+,-�*.�+��/�01�	���.���2.3-.��44.�4�5�6./3�.-����Q��.6�.�:�>,4.�:��./.B+��.:�3�4���+.6��.�+��/�01�-.6>,�.-�=��//.��,>./1:��+.�
?C.6>,�.-?@�8+,�+�531�7.�B6�>,4.4����1��!��R�����4.6-�3�4��+3��<8�.6�531�.�030.�B6�>,4.6-��;��+.�C.6>,�.-����B6�>,4.�1��6�3B36�5.���8,�+�
-��+�C.6>,�.-�=3-�3BB/,�37/.@�4�6,�0��+.��.65��;�1��6�2.3-.!��*+.��.65-�3�4����4,�,��-��;��+.�C.6>,�.-�36.�-.��;�6�+�,���+,-�*.�+��/�01�	���.���
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,-.�./012345/0�4654�71�6581�1/95910�:-;<534�=>?%@()A$%>B�4-�C2-8D01�E-.2�5C524;1/4�7D46�7D21F133�5/0�7D210�6D96G3C110�D/412/14�5<<133�
3128D<13�=>!"#$%"$#&'$%()*$H>BI�J61�K/412/14�L128D<13�521�21M12210�4-�6121D/�53�>N.FO�'$%()*$HI>�J61�N.FO�L128D<13�521�3.PQ1<4�4-�461�412;3�5/0�
<-/0D4D-/3�<-/45D/10�6121D/I�
�
J61�R2-8D012�7DFF�5<4D8541�D43�N.FO�L128D<13�=76D<6�D3�508124D310�53�C2-8D0D/9�.C�4-�STT�UPC3�0-7/F-50VWT�UPC3�.CF-50�3C1103B�53�-M�461�
1MM1<4D81�0541I�,-.2�<-34�D3�314�PE�.3�D/�-.2�0D3<214D-/�5/0�D/�461�181/4�-.2�<-343�-M�-P45D/D/9�461�N.FO�L128D<13�M2-;�R2-8D012�=D/<F.0D/9�<-343�
0D21<4FE�C5D0�4-�461�R2-8D012�-2�5/E�D/0D21<4�<-343�533-<D5410�7D46�50;D/D3412D/9�461�N.FO�L128D<13B�D/<21531X�71�6581�461�2D964�4-�D/<21531�3.<6�
;-/46FE�<65291�PE�461�5;-./4�-M�3.<6�D/<215310�<-343�=/-4�4-�1Y<110�Z[\ITT�C12�;-/46B�PE�C2-8D0D/9�E-.�7D46�54�F1534�]T�05E3̂�C2D-2�72D441/�/-4D<1�
/-4�;-21�465/�-/<1�C12�E152I�_1�;5E�5F3-�<65/91�461�3C110�-M�K/412/14�L128D<13�585DF5PF1�4-�461�:-;;./D4E�M2-;�4D;1�4-�4D;1�.C-/�C2D-2�72D441/�
/-4D<1I�N.FO�L128D<13�521�C2-8D010�M-2�5FF�5C524;1/43�54�461�:-;;./D4E�5/0�21C2131/4�5�C-24D-/�-M�E-.2�4-45F�̀1/4X�181/�DM�E-.�<6--31�/-4�4-�.4DFDa1�
461�N.FO�L128D<1I�
�
b31�-M�461�N.FO�L128D<13�PE�̀13D01/4�D3�3.PQ1<4�4-�461�M-FF-7D/9�412;3�5/0�<-/0D4D-/3c��
�
[I�,-.�5<O/-7F1091�4654�E-.�521�21<1D8D/9�461�N.FO�L128D<13�0D21<4FE�M2-;�R2-8D012X�d7/12�D3�/-4�5�C2-8D012X�5/0�d7/12�653�/-�FD5PDFD4E�4-�E-.�
M-2�1e.DC;1/4�M5DF.21X�e.5FD4EX�e.5/4D4EX�585DF5PDFD4EX�-2�-.45913�-M�461�N.FO�L128D<13I�
�
WI�,-.�59211�4654�E-.�;.34�3.CCFE�5�85FD0�1;5DF�5002133�4-�21<1D81�F-9�-/�<2101/4D5F3�21e.D210�M-2�<-//1<4D/9�4-�461�7D21F133�3128D<13�-MM1210�PE�
R2-8D012I�KM�E-.�0-�/-4�3.CCFE�5�85FD0�1;5DF�5002133X�E-.�7DFF�/-4�P1�5PF1�4-�.31�461�7D21F133�3128D<13�-MM1210�PE�R2-8D012I�
�
fI�,-.�59211�4654�71�521�/-4�213C-/3DPF1�M-2�812DMED/9�5/E�1;5DF�500213313�E-.�3.CCFE�4-�461�R2-8D012I�R2-8D012�7DFF�31/0�F-9�-/�<2101/4D5F3�M-2�
<-//1<4D/9�4-�461�7D21F133�3128D<13�461E�-MM12�4-�5/E�1;5DF�5002133=13B�C2-8D010I�
�
gI�,-.�59211�4-�<-/45<4�R2-8D012�0D21<4FE�M-2�5FF�D/412/14G21F5410�41<6/D<5F�<-/<12/3�D/8-F8D/9�461�21<1C4D-/X�21C5D2�-M�461�N.FO�L128D<13�-2�
533D345/<1�7D46�3128D<1�5<<133�7D46D/�461�:-;;./D4EI�
�
\I�,-.�59211�5/0�./012345/0�4654�461�013<2DP10�<65/91�D/�N.FO�L128D<13�D3�1YC1<410�4-�<-;1�D/4-�1MM1<4�-/�-2�5P-.4�461�1MM1<4D81�0541I�d7/12�365FF�
/-4�P1�213C-/3DPF1�M-2�5/E�01F5E3�-2�C2-PF1;3�7D46�461�D;CF1;1/454D-/�-M�461�N.FO�L128D<13�D/<F.0D/9X�P.4�/-4�FD;D410�4-X�01F5E3�<5.310�PE�
R2-8D012I�
�
]I�d_hì �UjkiL�hd�̀iR̀iLihJjJKdhL�d̀ �_j̀ j̀hJKiL�_KJl�̀iLRi:J�Jd�Jli�Nbmk�Lì nK:iLI�d_hì �oKL:mjKULX�
jhoX�Jd�Jli�ipJihJ�Rì UKJJio�N,�jRRmK:jNmi�mj_X�̀iLKoihJ�_jKniLX�jmm�_j̀ j̀hJKiLX�ipR̀iLL�d̀ �KURmKioX�
Kh:mboKhq�_KJldbJ�mKUKJjJKdh�Jli�KURmKio�_j̀ j̀hJKiL�dr�Uì :ljhJjNKmKJ,�jho�rKJhiLL�rd̀ �j�Rj̀ JK:bmj̀ �
Rb̀ RdLiX�_KJl�̀iLRi:J�Jd�Jli�Nbmk�Lì nK:iLI�d_hì �UjkiL�hd�̀iR̀iLihJjJKdhL�d̀ �_j̀ j̀hJKiL�JljJ�Jli�
Nbmk�Lì nK:iL�_Kmm�Ni�jnjKmjNmiX�bhKhJì b̀RJioX�d̀ �ì d̀̀ Gr̀iiX�d̀ �JljJ�Jli�Nbmk�Lì nK:iL�_Kmm�Ni�r̀ii�
r̀dU�nK̀bLiL�d̀ �dJlì �lj̀ Urbm�:dURdhihJLI�,db�lì iN,�K̀ ìnd:jNm,�jho�bh:dhoKJKdhjmm,�_jKni�jh,�
:mjKU�JljJ�,db�UKqlJ�ljni�d̀ �Ujki�jqjKhLJ�d_hì �jL�j�̀iLbmJ�dr�,db̀ �bLi�dr�Jli�Nbmk�Lì nK:iL�jhoX�Jd�
Jli�ipJihJ�Rì UKJJio�N,�jRRmK:jNmi�mj_X�,db�_jKni�jh,�mKjNKmKJ,�JljJ�d_hì �UKqlJ�ljni�=_liJlì �Lb:l�
mKjNKmKJ,�KL�rd̀ �oK̀i:JX�KhoK̀i:JX�LRi:KjmX�Kh:KoihJjmX�:dhLisbihJKjmX�d̀ �dJlì �ojUjqiLB�rd̀ �jh,�Lb:l�
:mjKUI�LdUi�LJjJiL�od�hdJ�jmmd_�Jli�mKUKJjJKdh�dr�KURmKio�_j̀ j̀hJKiL�Ld�LdUi�dr�JliLi�mKUKJjJKdhL�Uj,�
hdJ�jRRm,�Jd�,dbI�d_hì �Lljmm�hdJ�Ni�̀iLRdhLKNmi�Kh�Jli�inihJ�JljJ�Jli�Nbmk�Lì nK:iL�rjKmL�Jd�Rì rd̀ U�jL�
jonì JKLioI�
�
�
tI�Jd�Jli�ipJihJ�Rì UKJJio�N,�jRRmK:jNmi�mj_X�d_hì �KL�hdJ�mKjNmi�rd̀ �KhJì b̀RJKdhLX�KhjNKmKJ,�Jd�
:dhhi:JX�d̀ �rjKmb̀ i�dr�R̀dnKoì �Jd�R̀dnKoi�Jli�Nbmk�Lì nK:iLX�hd̀ �rd̀ �jh,�mdLLiLX�ojUjqiLX�d̀ �ipRihLiLX�
oK̀i:Jm,�d̀ �KhoK̀i:Jm,X�̀imjJio�Jd�Jli�Nbmk�Lì nK:iLI�hd�:ljhqiX�rjKmb̀ iX�KhJì rì ih:iX�oKL̀bRJKdhX�
oiri:JX�bhjnjKmjNKmKJ,X�d̀ �bhLbKJjNKmKJ,�Kh�Jli�Nbmk�Lì nK:iL�:dhLJKJbJiL�d̀ �Uj,�Ni�oiiUio�Jd�
:dhLJKJbJi�jh�j:Jbjm�d̀ �:dhLJ̀ b:JKni�inK:JKdhX�Kh�_ldmi�d̀ �Kh�Rj̀ JX�d̀ �Kh�jh,�_j,�ihJKJmi�,db�Jd�jh,�
jNjJiUihJ�d̀ �oKUKhbJKdh�dr�̀ihJ�d̀ �Kh�jh,�_j,�̀imKini�,db�r̀dU�jh,�dNmKqjJKdh�bhoì �Jli�mijLiI�Jd�Jli�
ipJihJ�Rì UKJJio�N,�jRRmK:jNmi�mj_X�d_hì �KL�jmLd�hdJ�mKjNmi�rd̀ X�jho�,db�jq̀ ii�Jd�Jjki�Ldmi�
ìLRdhLKNKmKJ,�rd̀ X�jho�Jd�KhoiUhKr,X�oirihoX�jho�ldmo�d_hì X�jnjmdhNj,�:dUUbhKJKiLX�Kh:IX�jho�JliK̀�
iURmd,iiL�jho�jqihJL�lj̀ UmiLL�r̀dUX�jh,�ojUjqiL�d̀ �:mjKUL�,db�d̀ �jh,�dJlì �Rì Ldh�Uj,�Lbrrì �d̀ �
ljni�jL�j�̀iLbmJ�dr�,db̀ �bLi�drX�d̀ �KhjNKmKJ,�Jd�bLiX�Jli�Nbmk�Lì nK:iLX�Kh:mboKhqX�NbJ�hdJ�mKUKJio�JdX�
:dURbJì �nK̀bLiLX�mdLL�dr�ojJjX�KhnjLKdh�dr�R̀Knj:,X�oirjUjJKdhX�r̀jboX�jho�:dR,̀ KqlJ�jho�J̀ joiUj̀ k�
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*���+,-.�/0122�013-�40-�.5604�47�801,6-�/-.358-�9.735:-.;�7.�47�4-.<5,14-�/7<-�7.�122�7=�40-�#>2?� -.358-/�14�1,@�45<-�+5407>4�81>/-�1,:�+5407>4�
,7458-��%7>�>,:-./41,:�1,:�16.--�4014�#>2?� -.358-/�1.-�7==-.-:�1/�1�87,3-,5-,8-�7,2@�1,:�4-.<5,1457,�7=�/>80�188-//�=7.�1,@�.-1/7,�/0122�,74�
87,/454>4-�1�:-=1>24�7,�A-012=�7=�40-��+,-.�7.�653-�.5/-�47�1,@�8215<�A@�@7>�=7.�4-.<5,1457,�7=�40-�$-1/-�7.�=7.�:1<16-/��
�
B��%7>�16.--�,74�47�>/-�40-�#>2?� -.358-/�9.735:-:�A@��+,-.�=7.�1,@�>,21+=>2�9>.97/-�7.�5,�1,@�<1,,-.�4014�81>/-/�5,4-.=-.-,8-�47�40-�#>2?�
 -.358-/;�7.�:1<16-�47�40-��+,-.C/�9.79-.4@;�9.79-.4@�7=�740-.�.-/5:-,4/;�7.�1,@�740-.�9-./7,�7.�-,454@���D1<92-/�7=�>,21+=>2�9>.97/-/;�5,82>:-�A>4�
1.-�,74�25<54-:�47;�1,@�1845354@�4014�357214-/;�7.�87,/454>4-/�1,�144-<94�47�357214-;�1,@�27812;�/414-;�=-:-.12�7.�5,4-.,1457,12�21+;�7.:-.�7.�.-6>21457,;�
18457,/�4014�357214-/;�7.�<1@�357214-;�1�405.:�91.4@C/�914-,4;�879@.5604;�4.1:-<1.?;�7.�740-.�5,4-22-84>12�9.79-.4@�.5604;�/91<<5,6�1,:�>,/725854-:�A>2?�
-E<152��%7>�1.-�/72-2@�.-/97,/5A2-�=7.�1,@�5,=7.<1457,�4014�5/�188-//-:�40.7>60�>/-�7=�40-�#>2?� -.358-/�1,:��+,-.�A-1./�,7�.-/97,/5A5254@�=7.�
/>80�87,4-,4���=�@7>�1227+�740-.�FG�,:�!/-./GH�47�>/-�40-�#>2?� -.358-/;�@7>�1.-�.-/97,/5A2-�=7.�-,/>.5,6�4014��,:�!/-./�87<92@�+540�405/�
�::-,:><���+,-.�<1@�:5/87,,-84�#>2?� -.358-/�5=�1,��,:�!/-.�>/5,6�@7>.�#>2?� -.358-/�357214-/�405/��::-,:><��
�
IJ���=�54�5/�:-4-.<5,-:�4014�@7>�013-�A.-180-:�40-�4-.</�7=�405/��::-,:><;��+,-.�<1@;�14�54/�/72-�:5/8.-457,;�.-/4.584;�/>/9-,:;�7.�4-.<5,14-�@7>.�
#>2?� -.358-/�1,:K7.�9>./>-�740-.�85352�.-<-:5-/���+,-.�1,:�54/�31.57>/�1==52514-/;�3-,:7./;�1,:�91.4,-./�.-/-.3-�40-�.5604�47�<7,547.�A1,:+5:40;�
>/16-;�1,:�87,4-,4�47�1/8-.415,�35721457,/�7=�405/��::-,:><�1/�+-22�1/�9.74-84�40-�,-4+7.?;��+,-.;�1,:�740-.�.-/5:-,4/���/�:-4-.<5,-:�/72-2@�A@�
40-��+,-.;��+,-.�<1@�,745=@�199.79.514-�91.45-/�7=�@7>.�>/16-�1,:�87,4-,4�7=�40-�#>2?� -.358-/�1/�+-22�1/�41?5,6�54/�7+,�,-8-//1.@�18457,�1/�54�
:--</�199.79.514-���152>.-�7=��+,-.�7.�54/�:5/4.5A>457,�1==52514-/�47�-,=7.8-�405/��::-,:><;�/0122�,74�A-�87,/4.>-:�1/�1�+153-.�7=�1,@�.5604�47�:7�/7�
14�1,@�45<-��
�
II���,@�87<9>4-./;�4-2-35/57,/;�1,:�740-.�01.:+1.-�7.�/7=4+1.-�4014�1.-�,-8-//1.@�47�>4525L-�40-�#>2?� -.358-/�<>/4�A-�/>9925-:�A@�@7>�14�@7>.�
-D9-,/-��%7>�<>/4�87<92@�+540�1,@�4-.</�7=�>/-�7.�188-941A2-�>/-�972585-/�9>A25/0-:�A@�".735:-.��)5721457,�7=�40-�4-.</�7=�>/-�7.�188-941A2-�>/-�
972585-/�<1@�.-/>24�5,�4-.<5,1457,�7=�@7>.�.5604�47�188-//�40-�#>2?� -.358-/��
�
IM���7�9.735:-�40-�#>2?� -.358-/;�8-.415,�-N>59<-,4;�5,82>:5,6�1�+5.-2-//�.7>4-.;�<1@�,--:�47�A-�5,/4122-:�5,�@7>.�191.4<-,4��%7>�+522�1227+�
".735:-.C/�/-.358-�9-./7,,-2�.-1/7,1A2-�188-//�47�@7>.�191.4<-,4�=7.�9>.97/-/�7=�5,/41225,6;�<15,415,5,6;�.-92185,6;�7.�.-<735,6�405/�-N>59<-,4��
�
IO��%7>�16.--�,74�47�:1<16-�7.�.-<73-�40-�-N>59<-,4�:-/8.5A-:�5,� -8457,�IM�1A73-;�1,:�16.--�47�5,:-<,5=@;�:-=-,:;�1,:�072:��+,-.�01.<2-//�
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EXHIBIT  D 
 

(List of all Tenant Units as of Bulk Lease Commencement Date) 
 

NOTE:  This table of Tenant’s leased units should be updated  
within thirty (30) days of the commencement of each Bulk Lease Year (or by November 1st) 

 
  



4200 Connecticut Avenue NW | Washington, DC 20008 

 

 

 

Fiscal Impact Statement 
 

 

TO:  

 

FROM:  

 

DATE:  

 

SUBJECT: 

The Board of Trustees 

 

Managing Director of Finance  
 

April 22, 2025 

 

UDC Residential Housing FY26 Bulk Lease – AVA Van Ness Property 

 
 

Conclusion 

 

It is concluded that the University of the District of Columbia will be required to subsidize 

residential housing for student athletes and DC UP students at AVA Van Ness. The AVA 

Van Ness bulk lease has a five-year lease term, covering a period beginning in FY2026 and 

running through FY2030. 

 

Background 

 

The proposed resolution is to approve apartment leases between UDC as “Tenant” and 

AvalonBay (AVA Van Ness) as “Landlord” for residential housing at 2950 Van Ness St., 

NW, Washington, DC. These leases will provide housing units for UDC students. 

 

Fiscal Impact 

 

The University already leases apartments at AVA Van Ness. The bulk lease establishes a 

five-year lease agreement. The full amount to paid to the landlord, AvalonBay, over the lease 

term is $10,014,598.30. 

 

In fiscal year 2026 (Year 1), the University is expected to generate revenue of 

$1,117,800.00 from student housing fees and housing deposits and to have $2,211,856.00 

in lease and operating expenses. The University intends to subsidize the residential housing 

for student athletes and DC UP students at $1,094,056.00. The remaining portion will be 

paid through housing fees collected from the general resident student population. 

 

The University continuously seeks to house student athletes, DC UP students, and general 

students in a location close to campus. Renewal of the leases with AVA Van Ness will assist 

with this student housing requirement. The University will rent 54 units at AVA Van Ness. 

The base housing rate per student is $6,000.00 per semester, or $12,000.00 for the academic 

year (fall and spring). 

 



4200 Connecticut Avenue NW | Washington, DC 20008  

Projected Revenue and Expenditures 

 

Table 1 shows a schedule of the annual revenue from fees collected by the general 

residential student population, and the cost for the University Housing program at AVA Van 

Ness as estimated for Fiscal Year 2026 (Year 1).
 

Table 1 – Projected FY26 (Year 1) Revenue and Expenses 

Annual Projected Revenue Rate Counts Period Amount 

Student Housing Fee per Semester 6,000 92 2 $1,104,000.00 

Housing Deposits 150 92 1 $13,800.00 

Total      $1,117,800.00 

Annual Projected Expense Rate Counts Period Amount 

Student Units at AVA Van Ness  
(One Bedroom)  

$2,529 28 12 $849,744.00 

Student Units at AVA Van Ness 

(Two Bedroom) 

$3,304 18 12 $713,664.00 

Staff Units @ AVA Van Ness  

(One Bedroom 

$2,385 6 12 $171,720.00 

Staff Units @ AVA Van Ness  
(Two Bedroom) 

$3,642 2 12 $87,408.00 

Furniture Repairs/ 

Replacements 

$400 46 1 $18,400.00 

Apartment Turnovers $450 46 1 $20,700.00 

Utilities (Pepco Conservice) $400 54 12 $259,200.00 

Insurance $130 54 1 $7,020.00 

RA Staffing   $16,800 5 Annual $84,000.00 

Total Annual Projected Cost       $2,211,856.00 

 

• The bulk lease is a five-year term lease, starting in FY2026 and ending in FY2030. The 

rate of increase will be 3.5% at the time of annual renewal for each unit (see Appendix 

A). Anticipated revenue and expenditure across the five years are shown in Table 2 and 

Table 3 respectively. 

• It is anticipated that the cost of Utilities could increase at a rate of 3% over the life of the 

lease for an estimated total of $1,116,957.60. 

 

Table 2 – Projected Revenue, by Year (FY26-FY30) 

Projected Revenue by Year 

Year Individual 

Housing Cost 

Deposit 

Payments 

Total Revenue  

(92 Students-non-

athletic/DCUP) 

FY26 $12,000.00 $13,800.00 $1,117,800.00 

FY27 $12,420.00 $150.00 $1,156,440.00 

FY28 $12,854.70 $150.00 $1,196,432.40 

FY29 $13,304.61 $150.00 $1,237,824.53 
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FY30 $13,770.28 $150.00 $1,280,665.39 

 

 

Table 3 – Projected Expenditures, by Year (FY26-FY30) 

Projected Expenditures By Year 

Category FY26 FY27 FY28 FY29 FY30 

Student Units 

(1BR) 

$849,744.00 $879,485.04 $910,267.02 $942,126.36 $975,100.78 

Student Units 

(2BR) 

$713,664.00 $738,642.24 $764,494.72 $791,252.03 $818,945.85 

Staff Units 

(1BR) 

$171,720.00 $177,730.20 $183,950.76 $190,389.03 $197,052.65 

Staff Units 

(2BR) 

$87,408.00 $90,467.28 $93,633.63 $96,910.81 $100,302.69 

Furniture 

Repairs 

$18,400.00 $19,044.00 $19,710.54 $20,400.41 $21,114.42 

Turnovers $20,700.00 $21,424.50 $22,174.36 $22,950.46 $23,753.73 

Utilities $259,200.00 $268,272.00 $277,661.52 $287,379.67 $297,437.96 

Insurance $7,020.00 $7,265.70 $7,520.00 $7,783.20 $8,055.61 

RA Staffing $84,000.00 $86,940.00 $89,982.90 $93,132.30 $96,391.93 

 

Institutional Subsidy 

Based upon the information provided and the assessment conducted, it is concluded that, 

with revenue of $1,117,800.00 and expenditures of $2,211,856,00.00 the University will 

directly subsidize the difference of $1,094,056.00 in Year 1 for student athletes and DC UP 

students at AVA Van Ness.  

 

A comprehensive set of estimates for the anticipated amount of institutional subsidy 

required over the terms of the agreement is shown in Table 4. 

 

 Table 4 – Projected Institutional Subsidy Estimates (FY26-FY30) 

Projected Subsidy Values by Year 

Year Revenue Expenditures Total Subsidy 

FY26 $1,117,800.00 $2,211,856.00 $1,094,056.00 

FY27 $1,156,440.00 $2,289,270.96 $1,132,830.96 

FY28 $1,196,432.40 $2,369,395.44 $1,172,963.04 

FY29 $1,237,824.53 $2,452,324.28 $1,214,499.75 

FY30 $1,280,665.39 $2,538,155.63 $1,257,490.24 

 

  



Van Ness FY26 Bulk Student Housing Lease - 

AVA 

Fiscal Impact Statement 4  

Risks and Assumptions 

 

Risk & Assumptions Impacts 

Demand is lower than projected A student survey was completed which identifies 

the number of students interested in apartments is 

greater than the number of apartments that UDC 

will sublease. That is, there is excess demand for 

available student apartments. Excess demand may 

not persist after the semester begins, since students 

may make alternative housing arrangements and 

may no longer require housing—and leaving the 

University to fill units that become vacant during 

the semester. 

 

 

 
 

Students are unable/unwilling to pay rent 

1. Students will be screened by the Office of 

Financial Aid to ensure whether they can afford the 

cost. 

2. For students who are paying using financial aid, 

room costs will be deducted directly from the 

student’s award. 

 3. Students who do not pay their bill in full in one 

semester will not be eligible for housing in 

subsequent semesters. 

 
Cost of vacant property 

1. Identify new housing options at AVA Van Ness. 

2. Removal of partitioned walls. 

3. Storage/Disposal of furniture, fixtures, and 

equipment at AVA Van Ness. 
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Appendix A 

 

AVA Van Ness Bulk Lease Rate Escalation Charts 

 

 

Annual Escalation 3.5%

Effective Date 5/1/2025 10/1/2025 10/1/2026 10/1/2027 10/1/2028 10/1/2029
End Date 9/30/2025 9/30/2026 9/30/2027 9/30/2028 9/30/2029 9/30/2030

Classic Unit Base Rent

Initial Rate Year 1 Year 2 Year 3 Year 4 Year 5
One Bed $2,270 $2,349 $2,432 $2,517 $2,605 $2,696
Two Bed $3,555 $3,679 $3,808 $3,941 $4,079 $4,222

Tier I Renovated Base Rent

Initial Rate Year 1 Year 2 Year 3 Year 4 Year 5 Reno Prem
One Bed $2,385 $2,468 $2,555 $2,644 $2,737 $2,833 $115
Two Bed $3,680 $3,809 $3,942 $4,080 $4,223 $4,371 $125

Tier II Renovated Base Rent

Initial Rate Year 1 Year 2 Year 3 Year 4 Year 5 Reno Prem
One Bed $2,500 $2,588 $2,678 $2,772 $2,869 $2,969 $230
Two Bed $3,825 $3,959 $4,097 $4,241 $4,389 $4,543 $270

OpEx Fee Schedule

Annual Escalation 2.5%

Initial Rate Year 1 Year 2 Year 3 Year 4 Year 5
One Bed $25.00 $25.63 $26.27 $26.92 $27.60 $28.29
Two Bed $35.00 $35.88 $36.77 $37.69 $38.63 $39.60

Internet Fee Schedule

Annual Escalation TBD Based on pass-through rates from provider + AVB premium

Initial Rate Year 1 Year 2 Year 3 Year 4 Year 5
One Bed $52.00 TBD TBD TBD TBD TBD
Two Bed $52.00 TBD TBD TBD TBD TBD

Annual Amenity Fee Schedule

Annual Escalation n.a.

Pre-Year 1 Year 1 Year 2 Year 3 Year 4 Year 5
One Bed $500 $500 $500 $500 $500 $500
Two Bed $500 $500 $500 $500 $500 $500
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