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Carrfour Supportive Housing
     Stephanie Berman

Non-Profit Corporation
65-0387766

(305) 371-8300 (305) 371-1376

Listing key staff and officers since Carrfour is a not-for-profit
Stephanie Berman     President
1398 SW 1st Street, Miami, FL 33135
(305) 371-8300 (305) 371-1376
Paola Roman
1398 SW 1st Street, Miami, FL 33135
(305) 371-8300 (305) 371-1376
Charles Torres Board Chair
1398 SW 1st Street, Miami, FL 33135
(305) 371-8300 (305) 371-1376

Columbia Residential  Co-developer
Noel Khalil     CEO
1718 Peachtree Street, Suite #684, Atlanta, GA 30309
(404) 419-1432

Bank of America CDC  Co-developer
Eileen Pope     
100 N. Tryon Street, Charlotte, NC 28255-0001
(404) 419-1432
The Catalyst Group, LLC
Rene Glover
533 Auburn Avenue NE, Atlanta, GA 30312
(404) 281-6035

1398 SW 1st Street, Miami, FL 33135

Vice President

Senior Vice President

Consultant



Totalbank
Luis Castro  Sr. Vice President
800 Brickell Avenue, Miami, FL 33131
(305) 982-3232

Bank of Americ Merill Lynch
Valerie Williams
901 Main Street, Dallas, TX 75202-3714
(214) 209-3219

Same: Valerie Williams (above)

Mechanicsville
Public Housing
Transformation

500 McDaniel Street, Atlanta, GA 813
Developer

Housing Authority of the City of Atlanta
Joy Fitzgerald    Interim Executive Director
230 John Wesley Dobbs Avenue, Atlanta, GA 30303
(404) 817-7201

Columbia Parc at Bayou District
Master Plan Public
Housing Redevelopment

1400 Milton Street, New Orleans, LA 70122 683 flats
Developer

Housing Authority of New Orleans
Greg Fortner Executive Director
4800 Touro Street, New Orleans, LA 70122
(504) 673-3269

The Encore
1201 Ray Charles Blvd, Tampa, FL 33602

Redevelopment of
Public Housing

662
Co-developer with  Tampa Housing Authority

Tampa Housing Authority
Leroy Moore  COO
5301 W. Cypress Street, Tampa, FL 33607
(813) 341-9101 x3690
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section 3.5 
proposer’s qualifications

3.5 A  |  QUALIFICATIONS, EXPERIENCE, CAPACITY AND PAST PERFORMANCE

1)  Carrfour Supportive Housing, Inc., (“Carrfour”) is a Section 3 certified not-for-profit organization founded in 1993 by 
the Greater Miami Chamber of Commerce with the mission of developing, operating and managing innovative housing 
communities for individuals and families in need through a unique approach combining quality affordable housing with 
comprehensive, on-site supportive services. As the leading not-for-profit developer of affordable housing in Florida, Carrfour 
has supplied homes for more than 10,000 men, women, and children since its founding. Carrfour is both a housing developer 
and a service provider- bringing a unique mission driven perspective to the development of affordable housing. 
 
Carrfour has developed 17 housing communities throughout Miami-Dade County providing 1,318 units of housing, including 
763 units of permanent supportive housing for households with special needs. Carrfour’s innovative communities are mixed 
income- combining 33%, 50%, 60% and 80% area median income units within its developments. Some of Carrfour’s 
developments also include a set aside of supportive housing units for the formerly homeless, elderly, Veterans and other 
vulnerable populations. Carrfour’s affordable housing developments also include innovative mixed uses such as a Miami-
Dade County public library, a farmer’s market, and a 22-acre organic farm.  
 
With a full-time staff of 74 employees located in Carrfour’s offices throughout Miami-Dade County and an operating budget 
of $11.5 million, Carrfour has the in-house sophistication, competence, and capacity to develop and operate quality, client-
centered, affordable housing communities. Over its history, Carrfour’s experience has included development of several very 
challenging affordable housing communities, including successfully overcoming development challenges such as rezoning, 
platting, variances, complex lease/sublease structures, tenant relocations, and environmental remediation.  
 
Carrfour has a successful track record of cobbling together multiple layers of capital sources in order to make a development 
feasible- both traditional affordable housing sources such as LIHTC, SAIL, Federal Home Loan Bank’s AHP, HUD ESG, HUD 
HOME, SURTAX, and untraditional unique capital sources such as Department of Veteran Affairs Grant and Per Diem, 
HUD Housing Opportunities for People with AIDS (HOPWA). Also, as a not-for-profit developer, Carrfour can access capital 
funding from private foundations such as the Citibank Foundation, Enterprise, LISC and the Home Depot Foundation.  
 
In addition, in order to create truly affordable, extremely low-income units, Carrfour has successfully obtained operating 
subsidies such as HUD Shelter Plus Care, HUD Project Based Section 8, Project Based VASH, and Tenant Based Rental 
Assistance. As a sophisticated not-for-profit community development corporation, Carrfour has successfully gone through 
the underwriting process to secure these varied funding sources and has an experienced compliance team to monitor 
continued compliance. Furthermore, Carrfour has the capacity to sign meaningful guarantees without a co-guarantor. 
 
Carrfour has a highly experienced development team led by Stephanie Berman, Carrfour’s President/CEO, who has 18 years 
of experience working in community development and social services, and earned her Master’s Degree in Administration, 
Planning and Social Policy from Harvard University. Paola Roman, Carrfour’s Vice President of Development, has more than a 
decade of experience in community and affordable housing development. Tony Rey, Carrfour’s Director of Construction, is a 
certified general contractor with over 20 years of experience in all phases of construction.  
 
Each of Carrfour’s developments is unique in size, structure and funding sources. The descriptions below are intended to 
illustrate Carrfour’s capacity and diverse experience with different types of developments and varied funding sources:
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   Rivermont (Little Havana), which opened in 1998, contains 76 units of supportive housing for special needs individuals, 
including a set-aside of 36 units for the elderly. Development amenities include a gym, community meeting room, 
game rooms, library, community garden, and full array of on-site supportive services provided by Carrfour. Rivermont 
was a total rehabilitation with five capital sources, including LIHTC, U.S. HUD Supportive Housing Program (“SHP”), 
CDBG, Federal Home Loan Bank of Atlanta AHP, and a private mortgage. Rivermont also has U.S. HUD Project Based 
Section 8 and SHP operating subsidy and supportive services funding. This development was a recipient of the Metlife 
Award for Excellence in Affordable Housing. 
 
Del Prado (Miami Gardens) is a new construction 32-unit townhome community. Townhomes are three and four-
bedrooms and the development includes a playground, computer lab, on-site supportive services provided by Carrfour, 
and a children’s afterschool program. Del Prado had five capital sources including LIHTC, U.S. HUD SHP, SURTAX, SAIL 
and a private mortgage. Del Prado receives U.S. HUD HOME rental assistance as operating subsidy and U.S. HUD SHP 
supportive services funding. 
 
Little Haiti Gateway (Little Haiti) is an 80-unit affordable housing community with 70 units reserved as supportive 
housing for formerly homeless individuals with special needs and 10 affordable units at 60% AMI. This development 
has an exercise room, community room, library, barbeque pavilion, and offers a full array of on-site supportive services 
provided by Carrfour. Little Haiti Gateway was a total rehabilitation with five capital sources, including SAIL, ESG, 
SURTAX, Federal Home Loan Bank of Atlanta AHP and a private mortgage. It also has U.S. Project Based Section 8 as 
an operating subsidy and U.S. HUD SHP supportive services funding. 
 
Little River Bend (Miami) is a 66-unit supportive housing community for individuals impacted by disabilities. This 
development, which was a total rehabilitation, had six capital sources, including a FHFC Demonstration Loan, U.S. 
HUD HOME, Federal Home Loan Bank AHP, U.S. HUD SHP and a State Homeless Housing Assistance Grant. Little River 
Bend has three operating subsidies: U.S. HUD SHP, Section 8, and Shelter Plus Care and U.S. HUD SHP supportive 
services funding. 
 
Harding Village (Miami Beach) contains 74 units of supportive housing for formerly homeless individuals and 18 units 
of affordable housing for households earning less than 60% of the area median income. Harding Village was a total 
rehabilitation with the following capital sources: Veteran Affairs Grant and Per Diem capital funding, LIHTC, SAIL, 
U.S. HUD SHP, SURTAX, Federal Home Loan Bank AHP, and HOPWA. In addition, Harding Village has the following 
operating subsidies: VA Grant and Per Diem, U.S. HUD SHP, U.S. HUD HOPWA, and U.S. HUD Project Based Section 8. 
 
Royalton (Downtown Miami) is a 100 unit historic rehabilitation in downtown Miami. Royalton had five capital 
sources: LIHTC (including historic tax credits), SAIL, SURTAX, HOME, and State HHAG. Royalton also receives U.S. 
HUD Shelter Plus Care operating subsidy. As a historic rehabilitation on a very tight footprint on a busy downtown 
street, the rehabilitation of the Royalton presented unique challenges which Carrfour was able to overcome in order to 
receive the historic tax credits. 
 
Villa Aurora (Little Havana) is a new construction mixed income, mixed use high rise development that contains 
a public library on the ground floor, 39 units of supportive housing for formerly homeless families impacted by 
disabilities and 37 units of affordable housing for families earning less than 60% of the area median income. Villa 
Aurora was developed by Carrfour on land leased by Miami Dade County through a complicated lease/sublease 
structure. Villa Aurora’s capital sources included LIHTC, FEMA, SAIL, U.S. HOME, U.S. HUD SHP, and an Enterprise 
Foundation grant. Villa Aurora also receives U.S. Shelter Plus Care and SHP operating subsidies. 
 
Dr. Barbara Carey Shuler Manor (Liberty City) is a new construction high rise development containing 50 units of 
supportive housing for formerly homeless households, 50 units of affordable housing for families earning less than 
60% of the area median income, a state-of-the-art gym, tot lot, computer lab, and a community services space that is 
leased to three community not-for-profit organizations. Capital sources included TCEP, FHFC Supplemental Loan, SAIL 
and SURTAX. The development currently receives Project Based VASH subsidy. 
 
Verde Gardens (Homestead) is an award winning, innovative community that contains 145 units of affordable 
housing, a 22-acre organic farm and a Farmer’s Market. Developed as new construction by Carrfour on land leased 
by Miami-Dade County, Verde Gardens is a partnership between Carrfour and Miami-Dade County’s Homeless Trust. 
Verde Gardens is LEED certified. Verde Garden’s capital sources included funding from Miami-Dade County General 
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Obligation Bonds, the Miami-Dade County Homeless Trust, State HHAG, U.S. HUD HOME and Citibank Foundation. 
Verde Gardens also receives U.S. SHP and SHIP operating subsidy. 
 
Parkview Gardens (Liberty City) is a 60 unit new construction, garden style affordable housing development, which 
includes a playground, computer room and exercise room. Capital funding sources included LIHTC, SURTAX and 
HOME. 
 
Tequesta Knoll (Miami) contains 100 units of affordable housing, a computer room and a community room. Tequesta 
Knoll was rehabilitated by Carrfour with NSP2 funding. 
 
Harvard House (North Miami) contains 56 units of affordable housing, a computer room, a community room and a 
playground. Carrfour rehabilitated Harvard House with NSP1 and NSP2 funding. This rehabilitation included a phased 
relocation. 
 
Amistad (Little Havana) is a new construction high rise development containing 45 units of supportive housing, 44 
units of affordable housing for families earning less than 60% of the area median income, a state-of-the-art gym, a 
computer lab, and a playground. Amistad’s capital sources included LIHTC and HOME. 
 
Carrfour has two new affordable housing developments in predevelopment in Liberty City.Coalition Lift, located at 
1255 Northwest 58th Street, is a partnership with Camillus House, Citrus Health Network and the Miami-Dade County 
Homeless Trust. It will contain 34 units of affordable supportive housing. Carrfour is currently in underwriting and 
expects to break ground within 90 days.  
 
Liberty Village, located at 5329 Northwest 17th Avenue, will contain 60 units of affordable housing. Liberty Village, 
which received a tax credit allocation, HOME and a capital grant from the Home Depot Foundation, is currently in 
underwriting. Both of these developments, which will be in construction within the next six months, are within two 
miles of Liberty Square.

The developments above illustrate Carrfour’s ability to complete developments of varying sizes and structure–from new 
construction high rises, to townhomes, to garden style gut rehabilitations. The examples above also illustrate Carrfour’s 
experience with HUD funding and the ability to layer multiple capital sources and multiple operating subsidies. For 
example, Little River Bend mentioned above had six capital sources and three different U.S. HUD operating subsidies in 
one development. Futhermore, Carrfour has completed developments on Miami-Dade County land through long term lease 
structures, such as Verde Gardens and Villa Aurora also mentioned above.

Carrfour is different from other developers for several reasons. Carrfour is a mission-driven, client-centered, not-for-profit; 
revenues generated are reinvested into the development of new housing in the community. In addition, Carrfour is involved in 
all aspects of creating a healthy affordable housing community–from development to operations, and to delivery of supportive 
services. From the very beginning of predevelopment through the duration of useful life, Carrfour stays committed. This is 
unique and also very important as Carrfour always has the end user and operations in mind when designing and constructing 
an affordable housing community. 

2) Founded by the Greater Miami Chamber of Commerce in 1993, Carrfour has been in existence for 22 years.

3)  Carrfour has 74 full-time employees located in Carrfour’s offices throughout Miami-Dade County. While Carrfour’s 
main office is located in Miami’s Little Havana, Carrfour has offices where full-time employees are located in all 17 of its 
developments throughout Miami-Dade County- from as far north as Miami Gardens to as far south as Homestead. Carrfour 
also has two offices in Liberty City (1437 Northwest 61st Street and 1400 Northwest 54th Street) housing 9 full-time 
employees. 

4 )Carrfour primarily develops affordable housing and provides comprehensive supportive services in Miami-Dade County  
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PARKVIEW GARDENS
1 Developer name Carrfour Supportive Housing, Inc. & Tacolcy Economic Development, Inc. 

Owner name Parkview Gardens, Ltd.  Consisting of 2 General Partners, incl. Parkview Gardens GP, LLC (a 
single member limited liability company solely owned by Carrfour Supportive Housing, Inc.)

Owner contact information 1398 SW 1st Street, 12th Floor, Miami FL 33135 
3 Project name and address Parkview Gardens - 1475 NW 61st Street, Miami, FL 33142

4 Project manager & pertinent personnel Paola Roman, Senior Developer; Tony Rey, Construction Director; 
James Petrone, Housing Developer

5 Project description Six 2 story Garden Style buildings, parking garage and Community Center for families which 
includes gym, library & computer lab

6 Site acreage and density Net Area 69,456 SF, 1.59 Ac;  Density 37.74 units/Ac
7 Total rental units and affordability 60: 6 units at 33%, 3 units at 50% & 51 units at 60% AMI
8 Unit type and number 36 ground-level units; 24 2-story walk-ups
9 Bedroom mix and number 12 1BR / 1.5BA; 36 2BR / 2BA; 12 3BR / 2BA

10 Commercial/special purpose space 1,875 sq. ft. Community Center with Amenities 

11 Income groups served Families at or below 60% Area Medium Income 
12 Total and per unit develpopment cost Total $12,541,764 = $209,029/unit
13 Total and per unit non-construction cost Total $4,831,817 = $80,530/unit
14 Total, per unit, per SF construction cost Total $7,645,592 = $127,426/unit and $102.99/SF
15 Total developer fee and % of dev cost $1,660,880 = 13%

16 Owner participation 50% developer fee plus 25% overhead to Carrfour (a subsidiary of the part owner, Parkview 
Garens, Ltd.)  25% of fee to Tacolcy

17 Dates covering term of contract Parkview Gardens, Ltd has owership from  2011 to 2026 and has given Carrfour Supportive 
Housing the right of first refusal to purchase property at end of the compliance period. 

18 Notice to proceed date 7/26/11
19 Pre-construction activities duration 14 months 
20 HUD approvals (attached) Environmental Clearance
21 Financial closing date 7/1/11
22 Subtantial construction completion date 6/20/12
23 Current project phase 100% complete, 100% occupied 
24 Certificate of Completion dates 6/15/2012 & 6/20/2012  (See Tab 3.5, item .B-20 for proof)
25 Construction duration 11 months 
26 Lease-up activities duration 3 months
27 Completed on time & within budget? Yes

Permanent funding sources and amounts First Housing  $1,300,000; County Surtax  $1,600,000; City HOME  $343,000

Contact information Ed Busansky (813) 283-1043;  Clarence Brown (786) 469-2100;  
Alfredo Duran (305) 416-1999

29 Funding sources gaps RESOLVED: County Surtax  $1,600,000; City HOME  $343,000

30 Award letters Attachments

31 Community and supportive services
(attachments)

Job training, resident referral services, literacy classes, life & safety training, tenant 
activities, financial counseling, homeownership incentive, first time home buyer education, 
health and well-being programs, full service building amenities, including computer lab and 
tot lot.    

32 Job training programs Hiring efforts yielded (30) Section 3 new hires. This included 13 new hires from Liberty City 
and 27 Section 3 New hires from Liberty City Subcontractors which is 18% of the work force

33 Property manager and relationship Crossroads Property Managent, LLC, a subsidiary of Carrfour 
34 Architect Siskind Carlson and Partners, Inc.
35 General Contractor Link Construction Group, Inc.
36 Project photos Attachments

28

2

3.5 B  |  MOST RECENT AND MOST COMPARABLE PROJECTS
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VILLA AURORA
1 Developer name Carrfour Supportive Housing , Inc. 

Owner name Villa Aurora, LLC 

Owner contact information 1399 SW 1st Street, 12th Floor, Miami FL 33135 
3 Project name and address Villa Aurora - 1398 SW 1st Street Miami, FL 33135

4 Project manager & pertinent personnel Doug Mayer, Senior Developer; John Harrison, Construction Director; 
Almartha Forbes, Housing Developer

5 Project description 12 Story, Mix use with Miami-Dade County's Public Library, Offices, Parking Garage, 
Residential with Amenities 

6 Site acreage and density Net Lot 28,000 SF,  0.643 Ac;  Density 150 units/Ac
7 Total rental units and affordability 76: 17 units at 30% and 59 units 60% AMI
8 Unit type and number 76 single-story units
9 Bedroom mix and number 4 studios; 36 2BR / 1BA; 21 2BR / 2 BA; 10 3BR / 2BA; 5 4BR / 2BA 

10 Commercial/special purpose space Miami-Dade Library 12,000 sq. ft.  Apartments 70,887 sq. ft. ,  Office/Common Area 10,200

11 Income groups served Families at or below 60% AMI & formerly homeless individuals and families
12 Total and per unit develpopment cost $28,944,868 TDC (including non residential)  $290,020 * 
13 Total and per unit non-construction cost Total $10,916,519 = $143,638/unit 
14 Total, per unit, per SF construction cost Total $19,028,349 = $190,660/unit and $204/SF 
15 Total developer fee and % of dev cost $3,787,816  =  7.9%

16 Owner participation Miami-Dade County as land owner, received an up-front $1,100,000 lease payment

17 Dates covering term of contract 65-year ground lease between Miami-Dade County & Villa Aurora, LLP,  @ 2005

18 Notice to proceed date 12/5/07
19 Pre-construction activities duration 19 months 
20 HUD approvals (attached) Environmental Clearance
21 Financial closing date 12/4/07
22 Subtantial construction completion date 8/26/09
23 Current project phase 100 % complete, 100% leased 
24 Certificate of Completion dates 12/22/09 - library; 11/06/09 - 12th floor offices; 07/17/09 - 76 units 
25 Construction duration 24 months including residential, garage and commercial space
26 Lease-up activities duration 3 months 
27 Completed on time & within budget? Yes

Permanent funding sources and amounts County HOME  $899,489; City HOME  $646,000;  Supportive Housing Program  $375,000

Contact information Clarence Brown (786) 469-2100;  Alfredo Duran (305) 416-1999;
Victoria Mallette (305) 375-1490

29 Funding sources gaps RESOLVED:  County HOME  $899,489; City HOME  $646,000;  Supportive Housing Program  
$375,000; FEMA $164,356;  ESIC  $50,000

30 Award letters Attachments

31 Community and supportive services
(attachments)

On-site services include case coordination, individual and family counseling, employment 
and training services, crisis intervention, life skills training, and financial literacy. The goal of 
all services is to promote residential stability, income maximization, independence and self 
sufficiency.

32 Job training programs Carrfour met all Section 3 Requirements. 

33 Property manager and relationship Crossroads Property Managent, LLC, a subsidiary of Carrfour 
34 Architect Eddy Frances, AIA & P.A.
35 General Contractor Siltek Group, Inc. 
36 Project photos Attachments

* Homeless set aside: Total dev. budget includes operating deficit reserves and unit furnishings

28

2
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VERDE GARDENS
1 Developer name Carrfour Supportive Housing 

Owner name Miami- Dade County (Homeless Trust)

Owner contact information 111 NW 1st Street, 27th Floor,  Miami, FL 33128
3 Project name and address Verde Gardens - 12550 Community Partnership Drive  Homestead, FL 33032

4 Project manager & pertinent personnel Doug Mayer, Senior Devleoper; Tony Rey, Construction Director;  Paola Roman, Housing 
Developer

5 Project description 
mixed used including 22 acre organic farm, farmers' market, Art in Public Places garden, 
Kaboom playground, Community Center, basket ball court/soccer field & 27 garden style 
apartment buildings with front and back porches -LEED certified

6 Site acreage and density Net Area: 1,258,731 SF, 28.9 Ac;  Density 83 units/Ac
7 Total rental units and affordability 145: 100% at or below 33% AMI
8 Unit type and number 145 ground-level units
9 Bedroom mix and number 60 2BR / 2BA; 50 3BR / 2BA; 35 4BR / 2BA  

10 Commercial/special purpose space 5,000 sq. ft. space Farmer's Market with 10,000 sq. ft of covered display space;  22-acre 
organic farm

11 Income groups served Formely homeless families, some where HOH has a disabling condition
12 Total and per unit develpopment cost $19,663,000 TDC, $135,607/unit *
13 Total and per unit non-construction cost Total $4,213,957 = $29,062/unit
14 Total, per unit, per SF construction cost Total $15,449,043 = $106,545/unit and $81.52/SF
15 Total developer fee and % of dev cost $1,188,000  = 6%

16 Owner participation Miami- Dade County (Homeless Trust) is the owner of the land & has an Agreement with 
Carrfour to operate

17 Dates covering term of contract ground lease between Miami- Dade County & Carrfour Supportive Housing, Inc. for 30 yrs. 
commencing 2009 to 2039.

18 Notice to proceed date 5/24/2010
19 Pre-construction activities duration 12 months
20 HUD approvals (attached) Environmental Clearance
21 Financial closing date 3/12/09
22 Subtantial construction completion date 5/31/11
23 Current project phase 100% complete, 100% leased
24 Certificate of Completion dates 5/26/11
25 Construction duration 12 months
26 Lease-up activities duration  4 months
27 Completed on time & within budget? Yes

Permanent funding sources and amounts County HOME  $3,000,000

Contact information Clarence Brown (786) 469-2100

29 Funding sources gaps RESOLVED: County HOME $3,000,000; Citi Foundation Grant $170,000; Homeless Housing 
Assistance Grant $750,000

30 Award letters Attachments

31 Community and supportive services
(attachments)

On-site services including case coordination, medical/nursing case management, individual 
and family counseling, employment and training services, GED classes, ESOL classes, crisis 
intervention, life skills training, parenting advocacy, community health workshops, and 
financial literacy. The goal of all services is to promote residential stability, income 
maximization, independence and self sufficiency. With an on-site 22 acre organic farm and 
market, residents also receive specialized employment and training opportunities.

32 Job training programs Carrfour met all Section 3 requirements.

33 Property manager and relationship Crossroads Property Managent, LLC, a subsidiary of Carrfour 
34 Architect Behar Font & Partners, P.A.
35 General Contractor Jaxi Builders, Inc.
36 Project photos Attachments

* Homeless set aside: Total dev. budget includes operating deficit reserves, unit furnishings, market/farm start up

28

2

TAB 2, SECTION 3.5   |  6



HAMPTON VILLAGE
1 Developer name Carrfour Supportive Housing, Inc. & Landmark  Companies

Owner name Hampton Village Apartments, LLC consisting of 2 General Partners, Hampton Village 
Apartments Landmark, LLC & C4 Hampton, LLC

Owner contact information 3050 Biscayne Blvd. Suite 300 Miami, FL 33137
3 Project name and address Hampton Village Apartments - 2800 NW 43rd Terrace Miami, FL 33142

4 Project manager & pertinent personnel Paola Roman, Senior Developer; Tony Rey, Construction Director; James Petrone, Housing 
Developer

5 Project description 
Forclosure purchase, demolition and new construction of 4 Story 100 Unit Building with 
common laundry facility & washer & dryer hook-up(s) in units, Clubroom, Fitness Center, 
Computer Lab, picnic area & playground

6 Site acreage and density Net Area: 127,148 sq. ft.,  2.92 Acres    Density:  34.25 units/Acre
7 Total rental units and affordability 100: 30 units at 50% AMI; 70 units at 60% AMI
8 Unit type and number 100 single-story units
9 Bedroom mix and number 15 1BR / 1BA; 70 2BR / 2BA; 15 3BR / 2BA 

10 Commercial/special purpose space 1,705 sq. ft. tot lot; 250 sq. ft. computer lab; 520 sq. ft. gym; 1,300 sq. ft. club room

11 Income groups served Families @ or below 60% Area Medium Income 
12 Total and per unit develpopment cost $20,604,321 =  $206,043
13 Total and per unit non-construction cost Total $9,259,975 = $92,600/unit
14 Total, per unit, per SF construction cost Total $11,344,346 = $113,443/unit and $134.05/SF
15 Total developer fee and % of dev cost $2,730,730 - 13%

16 Owner participation Carrfour earned 30% of Developer fee

17 Dates covering term of contract Partnership agreement effective 2012 - 2027.  Carrfour has right of first of refusal

18 Notice to proceed date 12/27/12
19 Pre-construction activities duration 12 Mos.
20 HUD approvals (attached) Environmental Clearance
21 Financial closing date 12/1/12
22 Subtantial construction completion date 12/13/13
23 Current project phase 100% completed; 97% occupied 
24 Certificate of Completion dates 12/19/13
25 Construction duration 12 months
26 Lease-up activities duration 4 months
27 Completed on time & within budget? Yes

Permanent funding sources and amounts Citi Community Capital $3,650,000; NSP3 $2,593,000; NSP1 $1,050,000; 
Carrfour NSP2 $5.980,000; Mckinney $5,000,000

Contact information Barry Krinsky (305) 470-6090; Clarence Brown (786) 469-2100; 
Stephanie Berman (305) 775-4132; Mary Aguiar (305) 594-2518

29 Funding sources gaps RESOLVED: NSP1 $1,050,000; FHLB of Atlanta $500,000

30 Award letters Attachments

31 Community and supportive services
(attachments)

Financial counseling, tenant recreational activities, family resiliency services, and full 
service building amenities including computer lab and playground.  

32 Job training programs Carrfour met all Section 3 requirements with 26 new Section 3 hires.

33 Property manager and relationship Crossroads Property Managent, LLC, a subsidiary of Carrfour 
34 Architect Humpreys & Partners Architects, LP
35 General Contractor Landmark Construction
36 Project photos Attachments

28
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3.5 C  |   SEE ATTACHMENT FOR PROPOSER’S LIST OF CONTRACTS PERFORMED FOR 
MIAMI-DADE COUNTY

3.5 D  |   SEE ATTACHMENT FOR PROPOSER’S DEVELOPMENTS COMPLETED WITHIN 
THE LAST TEN YEARS

3.5 E, ITEM 1  |  SEE ATTACHMENT FOR PROPOSER’S FINANCIAL STATEMENTS

3.5 E, ITEM 2  |  SEE ATTACHMENT FOR PROPOSER’S LITIGATION STATUS

3.5 F  |   EXPERIENCE WITH SMALL AND MINORITY FIRMS AND  
WOMEN-OWNED ENTERPRISES

As a Section 3 certified, woman-led, CHDO, Carrfour Supportive Housing, Inc. (“Carrfour”) has a unique appreciation for the 
importance of ensuring residents of Liberty Square and local small minority enterprises have the opportunity to share in the 
economic benefits generated by the Liberty Square Rising redevelopment. Carrfour is led by a management team composed 
solely of diverse women. Of the seven women who compose the management team, six are minorities.

Carrfour earned its Section 3 certification by actively recruiting Section 3 residents as employees. Of Carrfour’s 74 employees, 
23 are Section 3 residents. Similarly, Crossroads, Carrfour’s not-for-profit property management subsidiary, is also Section 3 
certified, and 23 of its 66 are Section 3 residents. In addition, as a CHDO, one third of Carrfour’s Board of Directors are low 
income residents from the community. This ensures Carrfour’s governing body is both responsive to and ultimately controlled 
by the community it serves.

As detailed in Section 3.12, Carrfour has a solid track record of partnering and contracting with small and minority firms and/or 
women-owned enterprises. In Carrfour’s Parkview Gardens development in Liberty City, the general contractor awarded 27% 
of the subcontracts to Section 3 firms. Similarly, the architect for Parkview Gardens and Carrfour’s two new developments in 
Liberty City (Coalition Lift and Liberty Village) is a small local firm. Also, the general contractor for Coalition Lift, is a Section 3 
certified, minority owned firm who was also the general contractor for Carrfour’s Tequesta Knoll. For Hampton Village, Carrfour 
partnered with six small, minority owned subcontractors and minority firms. For Liberty Square Rising, Carrfour will have a goal 
of contracting at least 25% of subcontracts to small, minority or women owned enterprises.

TAB 2, SECTION 3.5   |  8



3.5 ATTACHMENT B
most recent and most comparable 

projects



PARKVIEW GARDENS
1 Developer name Carrfour Supportive Housing, Inc. & Tacolcy Economic Development, Inc. 

Owner name Parkview Gardens, Ltd.  Consisting of 2 General Partners, incl. Parkview Gardens GP, LLC (a 
single member limited liability company solely owned by Carrfour Supportive Housing, Inc.)

Owner contact information 1398 SW 1st Street, 12th Floor, Miami FL 33135 
3 Project name and address Parkview Gardens - 1475 NW 61st Street, Miami, FL 33142

4 Project manager & pertinent personnel Paola Roman, Senior Developer; Tony Rey, Construction Director; 
James Petrone, Housing Developer

5 Project description Six 2 story Garden Style buildings, parking garage and Community Center for families which 
includes gym, library & computer lab

6 Site acreage and density Net Area 69,456 SF, 1.59 Ac;  Density 37.74 units/Ac
7 Total rental units and affordability 60: 6 units at 33%, 3 units at 50% & 51 units at 60% AMI
8 Unit type and number 36 ground-level units; 24 2-story walk-ups
9 Bedroom mix and number 12 1BR / 1.5BA; 36 2BR / 2BA; 12 3BR / 2BA

10 Commercial/special purpose space 1,875 sq. ft. Community Center with Amenities 

11 Income groups served Families at or below 60% Area Medium Income 
12 Total and per unit develpopment cost Total $12,541,764 = $209,029/unit
13 Total and per unit non-construction cost Total $4,831,817 = $80,530/unit
14 Total, per unit, per SF construction cost Total $7,645,592 = $127,426/unit and $102.99/SF
15 Total developer fee and % of dev cost $1,660,880 = 13%

16 Owner participation 50% developer fee plus 25% overhead to Carrfour (a subsidiary of the part owner, Parkview 
Garens, Ltd.)  25% of fee to Tacolcy

17 Dates covering term of contract Parkview Gardens, Ltd has owership from  2011 to 2026 and has given Carrfour Supportive 
Housing the right of first refusal to purchase property at end of the compliance period. 

18 Notice to proceed date 7/26/11
19 Pre-construction activities duration 14 months 
20 HUD approvals (attached) Environmental Clearance
21 Financial closing date 7/1/11
22 Subtantial construction completion date 6/20/12
23 Current project phase 100% complete, 100% occupied 
24 Certificate of Completion dates 6/15/2012 & 6/20/2012  (See Tab 3.5, item .B-20 for proof)
25 Construction duration 11 months 
26 Lease-up activities duration 3 months
27 Completed on time & within budget? Yes

Permanent funding sources and amounts First Housing  $1,300,000; County Surtax  $1,600,000; City HOME  $343,000

Contact information Ed Busansky (813) 283-1043;  Clarence Brown (786) 469-2100;  
Alfredo Duran (305) 416-1999

29 Funding sources gaps RESOLVED: County Surtax  $1,600,000; City HOME  $343,000

30 Award letters Attachments

31 Community and supportive services
(attachments)

Job training, resident referral services, literacy classes, life & safety training, tenant 
activities, financial counseling, homeownership incentive, first time home buyer education, 
health and well-being programs, full service building amenities, including computer lab and 
tot lot.    

32 Job training programs Hiring efforts yielded (30) Section 3 new hires. This included 13 new hires from Liberty City 
and 27 Section 3 New hires from Liberty City Subcontractors which is 18% of the work force

33 Property manager and relationship Crossroads Property Managent, LLC, a subsidiary of Carrfour 
34 Architect Siskind Carlson and Partners, Inc.
35 General Contractor Link Construction Group, Inc.
36 Project photos Attachments

28
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VILLA AURORA
1 Developer name Carrfour Supportive Housing , Inc. 

Owner name Villa Aurora, LLC 

Owner contact information 1399 SW 1st Street, 12th Floor, Miami FL 33135 
3 Project name and address Villa Aurora - 1398 SW 1st Street Miami, FL 33135

4 Project manager & pertinent personnel Doug Mayer, Senior Developer; John Harrison, Construction Director; 
Almartha Forbes, Housing Developer

5 Project description 12 Story, Mix use with Miami-Dade County's Public Library, Offices, Parking Garage, 
Residential with Amenities 

6 Site acreage and density Net Lot 28,000 SF,  0.643 Ac;  Density 150 units/Ac
7 Total rental units and affordability 76: 17 units at 30% and 59 units 60% AMI
8 Unit type and number 76 single-story units
9 Bedroom mix and number 4 studios; 36 2BR / 1BA; 21 2BR / 2 BA; 10 3BR / 2BA; 5 4BR / 2BA 

10 Commercial/special purpose space Miami-Dade Library 12,000 sq. ft.  Apartments 70,887 sq. ft. ,  Office/Common Area 10,200

11 Income groups served Families at or below 60% AMI & formerly homeless individuals and families
12 Total and per unit develpopment cost $28,944,868 TDC (including non residential)  $290,020 * 
13 Total and per unit non-construction cost Total $10,916,519 = $143,638/unit 
14 Total, per unit, per SF construction cost Total $19,028,349 = $190,660/unit and $204/SF 
15 Total developer fee and % of dev cost $3,787,816  =  7.9%

16 Owner participation Miami-Dade County as land owner, received an up-front $1,100,000 lease payment

17 Dates covering term of contract 65-year ground lease between Miami-Dade County & Villa Aurora, LLP,  @ 2005

18 Notice to proceed date 12/5/07
19 Pre-construction activities duration 19 months 
20 HUD approvals (attached) Environmental Clearance
21 Financial closing date 12/4/07
22 Subtantial construction completion date 8/26/09
23 Current project phase 100 % complete, 100% leased 
24 Certificate of Completion dates 12/22/09 - library; 11/06/09 - 12th floor offices; 07/17/09 - 76 units 
25 Construction duration 24 months including residential, garage and commercial space
26 Lease-up activities duration 3 months 
27 Completed on time & within budget? Yes

Permanent funding sources and amounts County HOME  $899,489; City HOME  $646,000;  Supportive Housing Program  $375,000

Contact information Clarence Brown (786) 469-2100;  Alfredo Duran (305) 416-1999;
Victoria Mallette (305) 375-1490

29 Funding sources gaps RESOLVED:  County HOME  $899,489; City HOME  $646,000;  Supportive Housing Program  
$375,000; FEMA $164,356;  ESIC  $50,000

30 Award letters Attachments

31 Community and supportive services
(attachments)

On-site services include case coordination, individual and family counseling, employment 
and training services, crisis intervention, life skills training, and financial literacy. The goal of 
all services is to promote residential stability, income maximization, independence and self 
sufficiency.

32 Job training programs Carrfour met all Section 3 Requirements. 

33 Property manager and relationship Crossroads Property Managent, LLC, a subsidiary of Carrfour 
34 Architect Eddy Frances, AIA & P.A.
35 General Contractor Siltek Group, Inc. 
36 Project photos Attachments

* Homeless set aside: Total dev. budget includes operating deficit reserves and unit furnishings

28
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VERDE GARDENS
1 Developer name Carrfour Supportive Housing 

Owner name Miami- Dade County (Homeless Trust)

Owner contact information 111 NW 1st Street, 27th Floor,  Miami, FL 33128
3 Project name and address Verde Gardens - 12550 Community Partnership Drive  Homestead, FL 33032

4 Project manager & pertinent personnel Doug Mayer, Senior Devleoper; Tony Rey, Construction Director;  Paola Roman, Housing 
Developer

5 Project description 
mixed used including 22 acre organic farm, farmers' market, Art in Public Places garden, 
Kaboom playground, Community Center, basket ball court/soccer field & 27 garden style 
apartment buildings with front and back porches -LEED certified

6 Site acreage and density Net Area: 1,258,731 SF, 28.9 Ac;  Density 83 units/Ac
7 Total rental units and affordability 145: 100% at or below 33% AMI
8 Unit type and number 145 ground-level units
9 Bedroom mix and number 60 2BR / 2BA; 50 3BR / 2BA; 35 4BR / 2BA  

10 Commercial/special purpose space 5,000 sq. ft. space Farmer's Market with 10,000 sq. ft of covered display space;  22-acre 
organic farm

11 Income groups served Formely homeless families, some where HOH has a disabling condition
12 Total and per unit develpopment cost $19,663,000 TDC, $135,607/unit *
13 Total and per unit non-construction cost Total $4,213,957 = $29,062/unit
14 Total, per unit, per SF construction cost Total $15,449,043 = $106,545/unit and $81.52/SF
15 Total developer fee and % of dev cost $1,188,000  = 6%

16 Owner participation Miami- Dade County (Homeless Trust) is the owner of the land & has an Agreement with 
Carrfour to operate

17 Dates covering term of contract ground lease between Miami- Dade County & Carrfour Supportive Housing, Inc. for 30 yrs. 
commencing 2009 to 2039.

18 Notice to proceed date 5/24/2010
19 Pre-construction activities duration 12 months
20 HUD approvals (attached) Environmental Clearance
21 Financial closing date 3/12/09
22 Subtantial construction completion date 5/31/11
23 Current project phase 100% complete, 100% leased
24 Certificate of Completion dates 5/26/11
25 Construction duration 12 months
26 Lease-up activities duration  4 months
27 Completed on time & within budget? Yes

Permanent funding sources and amounts County HOME  $3,000,000

Contact information Clarence Brown (786) 469-2100

29 Funding sources gaps RESOLVED: County HOME $3,000,000; Citi Foundation Grant $170,000; Homeless Housing 
Assistance Grant $750,000

30 Award letters Attachments

31 Community and supportive services
(attachments)

On-site services including case coordination, medical/nursing case management, individual 
and family counseling, employment and training services, GED classes, ESOL classes, crisis 
intervention, life skills training, parenting advocacy, community health workshops, and 
financial literacy. The goal of all services is to promote residential stability, income 
maximization, independence and self sufficiency. With an on-site 22 acre organic farm and 
market, residents also receive specialized employment and training opportunities.

32 Job training programs Carrfour met all Section 3 requirements.

33 Property manager and relationship Crossroads Property Managent, LLC, a subsidiary of Carrfour 
34 Architect Behar Font & Partners, P.A.
35 General Contractor Jaxi Builders, Inc.
36 Project photos Attachments

* Homeless set aside: Total dev. budget includes operating deficit reserves, unit furnishings, market/farm start up

28
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HAMPTON VILLAGE
1 Developer name Carrfour Supportive Housing, Inc. & Landmark  Companies

Owner name Hampton Village Apartments, LLC consisting of 2 General Partners, Hampton Village 
Apartments Landmark, LLC & C4 Hampton, LLC

Owner contact information 3050 Biscayne Blvd. Suite 300 Miami, FL 33137
3 Project name and address Hampton Village Apartments - 2800 NW 43rd Terrace Miami, FL 33142

4 Project manager & pertinent personnel Paola Roman, Senior Developer; Tony Rey, Construction Director; James Petrone, Housing 
Developer

5 Project description 
Forclosure purchase, demolition and new construction of 4 Story 100 Unit Building with 
common laundry facility & washer & dryer hook-up(s) in units, Clubroom, Fitness Center, 
Computer Lab, picnic area & playground

6 Site acreage and density Net Area: 127,148 sq. ft.,  2.92 Acres    Density:  34.25 units/Acre
7 Total rental units and affordability 100: 30 units at 50% AMI; 70 units at 60% AMI
8 Unit type and number 100 single-story units
9 Bedroom mix and number 15 1BR / 1BA; 70 2BR / 2BA; 15 3BR / 2BA 

10 Commercial/special purpose space 1,705 sq. ft. tot lot; 250 sq. ft. computer lab; 520 sq. ft. gym; 1,300 sq. ft. club room

11 Income groups served Families @ or below 60% Area Medium Income 
12 Total and per unit develpopment cost $20,604,321 =  $206,043
13 Total and per unit non-construction cost Total $9,259,975 = $92,600/unit
14 Total, per unit, per SF construction cost Total $11,344,346 = $113,443/unit and $134.05/SF
15 Total developer fee and % of dev cost $2,730,730 - 13%

16 Owner participation Carrfour earned 30% of Developer fee

17 Dates covering term of contract Partnership agreement effective 2012 - 2027.  Carrfour has right of first of refusal

18 Notice to proceed date 12/27/12
19 Pre-construction activities duration 12 Mos.
20 HUD approvals (attached) Environmental Clearance
21 Financial closing date 12/1/12
22 Subtantial construction completion date 12/13/13
23 Current project phase 100% completed; 97% occupied 
24 Certificate of Completion dates 12/19/13
25 Construction duration 12 months
26 Lease-up activities duration 4 months
27 Completed on time & within budget? Yes

Permanent funding sources and amounts Citi Community Capital $3,650,000; NSP3 $2,593,000; NSP1 $1,050,000; 
Carrfour NSP2 $5.980,000; Mckinney $5,000,000

Contact information Barry Krinsky (305) 470-6090; Clarence Brown (786) 469-2100; 
Stephanie Berman (305) 775-4132; Mary Aguiar (305) 594-2518

29 Funding sources gaps RESOLVED: NSP1 $1,050,000; FHLB of Atlanta $500,000

30 Award letters Attachments

31 Community and supportive services
(attachments)

Financial counseling, tenant recreational activities, family resiliency services, and full 
service building amenities including computer lab and playground.  

32 Job training programs Carrfour met all Section 3 requirements with 26 new Section 3 hires.

33 Property manager and relationship Crossroads Property Managent, LLC, a subsidiary of Carrfour 
34 Architect Humpreys & Partners Architects, LP
35 General Contractor Landmark Construction
36 Project photos Attachments

28
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3.5 ATTACHMENT B20
HUD approvals

































3.5 ATTACHMENT B24
certificates of occupancy
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3.5 ATTACHMENT B30
funding & finance































































































































































































































































































































































































































































 
Arthur L. Fleming 
Senior Vice President and Director 
Community Investment Services 

12A04025 

 
November 1, 2012 
 
VIA EMAIL AND US MAIL 
 
Mr. James Wells 
President and Chief Executive Officer 
SunTrust Bank 
P. O. Box 4418, GA-ATL-0635 
Atlanta, GA  30302-4418 
 
Re: Hampton Village Apartments 
 
 
Dear Mr. Wells: 
 
Congratulations! 
 
It is with great pleasure that I inform you that the Hampton Village Apartments project has been approved for an 
Affordable Housing Program (AHP) award of $500,000 from FHLBank Atlanta in our 2012 AHP offering.  Hampton 
Village Apartments, located in Miami, FL, will provide 100 units of rental housing. 

 
AHP is an essential component of the products and services FHLBank Atlanta provides to facilitate our shareholders’ 
community investment and business development objectives. Your participation is vital to the success of the AHP.  
Thank you for partnering with FHLBank Atlanta to leverage AHP capital which creates affordable housing and job 
opportunities in the communities you serve.   

 
AHP funding is a direct outcome of FHLBank Atlanta’s consistent financial performance and prudent risk management. 
Since 1990, FHLBank Atlanta has funded more than 80,000 units, totaling over $6 billion of affordable housing for low- 
and moderate- income families in communities throughout the southeast.   
  
The terms and conditions of the award are contained in an AHP Agreement and commitment letter that will be 
forwarded to Mr. Peter Ponne of your staff. Should you wish to discuss your AHP award, please do not hesitate to call 
our Community Investment Services department at (800) 536-9650, option 3, option 1. 
 
Congratulations once again and I wish you great success with this project. 
 
Sincerely, 
 

 
Arthur L. Fleming 
 
c:  Mr. Peter Ponne 
    Ms. Paola Roman 
    Mr. W. Wesley McMullan, President and Chief Executive Officer 
    Mr. Robert Dozier, Executive Vice President, Chief Business Officer
 



3.5 ATTACHMENT B32
job training



Parkview Gardens 
Local Employment Plan and  

Community Small Business Enterprise  
- First Draft - 

 
Because it is Carrfour Supportive Housing’s desire to try to create employment 
opportunities for local people living in the community near the Parkview Gardens 
site (located at 1421 NW 61st Street, Miami, Florida).  We propose the following 
action steps to achieve that goal: 
 

Ø Insist that the general contractor selected do more than follow the 
minimum Section 3 commitment to hire local workers.   

 
Ø List the construction documents with the Contractor’s Resource Center in 

an effort to obtain multiple bids from minority owned sub-contractors. 
 

Ø Convey the names and sub-contractors provided by the Contractor’s 
Resource Center and other sources to all general contractor bidders. 

 
Ø Work with the Liberty City Trust to identify both skilled and unskilled 

construction workers for Parkview Gardens. 
 

Ø Work with the Liberty Square Council to identify both skilled and 
unskilled construction workers for Parkview Gardens. 

 
Ø Work with other community leaders or organizations to identify both 

skilled and unskilled construction workers for Parkview Gardens. 
 
Ø Have a target goal of seeking 20% of the unskilled construction workers 

coming from the Liberty City/Overtown communities. 
 

Ø Have a target goal of seeking 15% of the skilled construction workers 
coming from the Liberty City/Overtown communities. 

 
Ø Establish an apprentice program with certain subcontractors to provide 

training opportunities for unskilled workers from the nearby community. 





















 
LANDMARK CONSTRUCTION SERVICE, LLC. 

1533 Sunset Drive Suite 150 Miami, FL 33143  305-665-1146  Fax 305-663-9676  
 

  
 

Project Name: Hampton Village Apartments 
Project Number: 
Project Location: 2740 NW 43rd Terrace, Miami, Florida 

33147 (Miami-Dade County) 

2255 

 
 

1) Section 3 Outreach 
 

a. PHCD Section 3 Report with the total of Section 3 New Hires for Hampton Village 
b. The Miami Times – Ad (Attached) 
c. The Miami Herald – Ad (Attached) 

 
 

2) Provide Training for Subcontractors 
 

a. LCS, LLC subcontracted Margaret Hall, President of A.M. Dawn as the Section 3 
liaison for the Hampton Village and the community residents. She provided 
updates on her outreach and feedback from the community (see attached). 

b. Section 3 – Vicinity Hiring Training led by Margaret Hall from A.M. Dawn and Yari 
Gonzalez from Landmark Construction Service, LLC 

c. Log of employees that attended trainings (see attached). 
d. Landmark Construction Service, LLC training hand out (see attached). 
e. Pictures of Section 3 Training (see attached). 
f. Vicinity Hiring Referral Intake Form given to all residents who inquired about job 

placement (see attached). 
g. Skilled and General Labor Flyer for Hampton Village placed on jobsite (see 

attached). 
h. List of all Section 3 New hires through Workplace Solutions and Subcontractor. 

 
 

3) Subcontractors 
a. Section 3 Subcontract list for Hampton Village (see attached). 
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By Jay Scott Smith

DETROIT – Days after his 
internationally-known lemon-
ade stand closed, 9-year-old 
Joshua Smith’s idea to help 
cash-strapped Detroit netted 
close to $4,000 in sales and 
donations. After being hailed 
as a “hero” by the Detroit City 
Council and commended by 
Mayor Dave Bing, Smith and 
his family are grateful for the 
generosity of others in helping 
to more than triple his goal.

“It’s close $3,600,” Flynn 
Smith, Joshua’s father, said. 
After the sale ended last week, 
people continued to send cards 
and money through a PayPal 
account set up by the family.

“People had us another $70 
at church on Sunday,” Smith 
said. “Cards still came in the 
mail with money in them. I 
think yesterday was the first 
time that at the end of the day, 
there was no money coming in 

on PayPal, so that’s tapering 
off. But that’s cool, because I’m 
starting to wonder, when does 
it end.”

If the last week was any 
indication, the end may not 
come for a few more days, as 
the story of Joshua’s lemonade 
stand continues to draw inter-
est from around the world. Re-
cently, Smith appeared before 
the Detroit City Council and 
was presented with a “Spirit of 
Detroit” award.

“I’m a believer (in Detroit) 
and here’s a young man at 9 
years old who also believes,” 
said Detroit Mayor Dave Bing. 
“I think that bodes very well 
for the future of the city be-
cause when you can get your 
children to get engaged; to 
understand the depth of the 
problem you have and say that 
‘I’m not just going to sit on the 
sidelines’ either.”

“I think it will permeate 
throughout our city,” Bing 
said of the spirit of Joshua’s 
fundraiser. “I hope that does 
happen. We don’t want a lot 
of kids doing what he’s done 
necessarily, but we want them 
to feel engaged.”

Last Friday, the Rosa Parks 
Scholarship Foundation an-
nounced that it would award 
Joshua a $2,000 scholarship 
when he graduates high school 
– as long as he graduates with 
at least a 2.5 grade point aver-
age. The foundation normally 
awards scholarships only to 
high school graduates.

“Special consideration for 
a scholarship was given to 
Joshua because at such a 
young age, he is an enterpris-
ing, civic-minded young man 
who shares Mrs. Parks’ spirit 
of service and commitment to 
building a brighter future in 

his community,” Delora Tyler, 
the foundation president, told 
the Detroit Free Press. “We 
look forward to fostering our 
relationship with him as he 
completes his education and 
becomes our leader of tomor-
row.”

Joshua’s mother, Rhonda 
Smith, played a big role in 
getting the initial word out 

about her son’s lemonade 
stand, using her blog as well 
as her Facebook page and 
Twitter feed to promote it. She 
had no idea it would go viral.

“I couldn’t imagine it at all,” 
Mrs. Smith said. “I told some-
one that the greatest lesson 
that I see, even though there 
are several lessons on so 
many levels for all of us, is the 
power of prayer. I think a lot 
of times we discount that be-
cause of social media and we 
spread the word. But God has 
to inspire people to (donate).”

“I could never have imag-
ined this,” she added. “But 

here’s one young man who de-
cided that he wanted to pray 
about the conditions in our 
city and he had this spark of 
an idea. I really believe that 
it’s the Lord that gave him the 
idea.”

There were risks involved in 
Joshua’s venture, including 
that someone would attempt 
to rob him or his family. 

Rhonda Smith said every 
precaution was taken to make 
sure that the money was 
not out in the open and that 
Joshua was never alone.

“People are shady, flat out,” 
Rhonda Smith said, add-
ing that business have ap-
proached them about their 
son endorsing products. “Peo-
ple were saying that he might 
get stuck up during the sale. 
It’s Detroit. Any urban area 
where its people are strug-
gling, you have to be cautious 
about what you’re doing. We 
recognized that people have 
tried to exploit him.”

“We’ve had several offers 
that we’ve had to turn down 
from people trying to give 
Josh things and it just didn’t 
feel right,” Mrs. Smith added. 
“He wanted to do this for his 
city. He didn’t want to do it for 
fame or fortune.”

Joshua’s father said that he 
never left too much money out 
in the open and intentionally 
kept the stand away from the 
sidewalk. He also made daily 
deposits to keep large quanti-
ties of money out of the house.

“My wife and I had a gentle-

man who wanted us to come 
set up the popcorn stand on 
the lot of his business,” Mr. 
Smith said. “We didn’t even 
negotiate that one. If you want 
to hire Josh, you’re welcome 
to hire me too. We just didn’t 
want anything to detract from 
the purity of it.”

The rest of the money the 
Smiths have received will be 
donated to the city later in the 
week. The family hopes that 
they have helped inspire oth-
ers, regardless of their age, to 
follow their heart in terms of 
giving back.

“One man can make a dif-
ference,” Flynn Smith said. “If 
you’ve learned nothing from 
Biblical history, God used 12 
guys to turn the world over. 
For Joshua, what my hope 
is for him is that he’ll never 
forget that God used one little 
boy to make a difference.”

“We’ve gotten phone calls 
from people who said ‘I don’t 
have no hope and I saw your 
son do this, and now I have 
hope,’” said Mr. Smith. “That’s 
priceless. How much would 
you pay for the restoration of 
hope in someone’s life?”

Lemonade stand raises nearly $4K for Detroit
Nine-year-old 
handles life’s 
lemons

Lemonade SaLe for detroit: In response to the finan-
cial crisis in Detroit, Joshua Smith, 9 and his friend Dwayne Du-
rant, 10 of Detroit are having a lemonade sale to benefit the city.

By Jill Berman 

Two employees of a 
Manhattan Mercedes-
Benz dealership claim 
they were subject to 
racial discrimination 
at work and then fired 
after bringing this is-
sue up with their su-
periors.

Burnell Guyton and 
Andre Grammer say 
they found grafitti in 
the showroom’s bath-
room featuring swasti-
kas, an image of a stick 
figure hanging from 
a noose, and phras-
es like "Burnell is a 
dumb as [sic] n*****," 
according to a lawsuit 
filed earlier this week. 
The two claim they 
were ultimately fired 
for complaining about 
the discrimination, 
despite their success-
ful work performance.

"It really hurts to 
find out that you’re 
judged by the color of 
your skin and not by 
the quality of work 
that you bring to the 
table," Guyton told 
The Huffington Post, 
referring to when he 
first saw the bathroom 
graffiti.

A statement from 
Mercedes Benz Man-
hattan states that the 
company can't com-
ment on the claims in 
detail due to ongoing 
litigation, but that "the 
allegations are com-
pletely baseless."

"We pride ourselves 
in providing an inclu-
sive and supportive 
environment at Mer-
cedes-Benz Manhat-
tan," the statement 
said. "This lawsuit 
was originated by an 
employee who was 
terminated for cause 
and another one who 
voluntarily resigned 
without cause or prov-
ocation. That litigation 
ensued is not a sur-
prise. When the matter 
goes before the court, 
and the facts are pre-
sented, it will be very 
clear that these al-
legations are without 
merit."

Before suing Mer-
cedes, both men filed 
complaints with the 
Equal Employment 
Opportunity Commis-
sion and both received 
“right to sue” letters 
from the agency, ac-
cording to the suit.

Guyton, who had 
a 30-year career in 
the auto industry, in-
cluding owning three 
dealerships before his 

time at Mercedes, said 
people were initially 
"resistent" when he 
was first hired as the 
only Black manager 
in the showroom. He 
added that had heard 
racial discrimination 

being expressed ver-
bally before the graffiti 
appeared.

Once I saw it with 
my own eyes, it put re-
ality in my face," Guy-
ton told HuffPost.

After Guyton and 
Grammer complained, 
the graffiti was paint-
ed over and the deal-
ership's director of 
human resources 
asked the employees 
near the bathroom to 
refrain from putting 
racist remarks on the 
stalls, according to 
the lawsuit. But the 
suit claims she didn’t 
make an effort to in-

vestigate the source 
of the graffiti, make 
any indication that 
the behavior wasn’t 
permitted by a anti-
harassment or anti-
discrimination policy, 
or say that the behav-
ior was unacceptable.

"It's just horrible," 
Guyton said. "You 
would think that we 

were past those times 
by now, but it was 
shocking to me."

In addition, the law-
suit claims the two felt 
ostracized after re-
porting the graffiti.

Guyton, who says 
he oversaw 150 em-
ployees, was asked by 
his manager to give 
higher performance 
scores to his non-
minority employees, 
but not Grammer’s 
score, according to 
the suit. The suit also 
claims claims Guyton 
complained about be-
ing asked to raise the 
scores of only his non-

minority employees, 
but his manager told 
him he had to do it 
anyway.

Guyton complained 
in writing about be-
ing required to change 
the evaluations of his 
non-minority employ-
ees and about the 
racist graffiti. After-
wards, the lawsuit al-

leges, he received a 
negative performance 
evaluation in retali-
ation. Soon, another 
set of racist remarks 
appeared in the bath-
room stalls and they 
weren’t removed this 
time.

About one month 
later, Grammer offered 
his resignation to 
Guyton, who attempt-
ed to convince him to 
stay and said he would 
take care of the dis-
crimination, accord-
ing to the suit. But 
Guyton was fired later 
that same day, despite 
his unit having experi-

enced two of its most 
profitable years while 
under his leadership, 
the lawsuit claims.

"The fact that I spoke 
up, and it was an envi-
ronment where those 
types of activities were 
tolerated by all, I think 
had a great deal to do 
with me being termi-
nated from the com-
pany," Guyton said.

Guyton, who has a 
wife and two children, 
said it was initially 
very difficult for him 
to find a job because 
he had admit on ap-
plications that he was 
asked to leave a com-
pany, which is a "red 
flag." He ultimately 
found another job in 
the auto industry, but 
it pays "nowhere near 
what I’m accustomed 
to making," he said.

Grammer was fired 
minutes after Guyton 
lost his job, the law-
suit claims. Shortly 
after the two were ter-
minated, another rac-
ist remark appeared 
on the bathroom stall, 
and another employee 
of the dealership sent 
a photo of the graffiti 
to Grammer, accord-
ing to the lawsuit. This 
time, it read, “so long 
coon.”

Are Blacks welcome at Mercedes-Benz? 
Fired employees site racism 
as cause for lawsuit 

"It's just horrible." 
"You would think that we were past those 

times by now, but it was shocking to me."
—BURNELL GUYTON

By Melinda F. Emerson 

When starting a business, new 
entrepreneurs often spend time 
naming the business and develop-
ing a logo and printing business 
cards and perfecting the look and 
feel of their packaging before they 
know whether they have a viable 
product or service. There’s now a 
better way — social media has be-
come the ultimate tool for market 
research. Stephanie Clifford wrote 
an article for The Times this week 
about how big corporations are 
replacing focus groups with social 
media, but it works for small 
businesses, too.

Thanks to social media — espe-
cially Twitter — small businesses 
now have the ability to determine 
what their customers want and 
what they are willing to pay. I put 
out a quick social media call for 
small businesses on Facebook, 
Twitter and Google+ who have 
used social media for market re-
search and within minutes found 

companies willing to share their 
experiences.

Phillip McCrae of GladRuth 
Services, in Newtown, Pa., sells 
direct video advertising tools for 
sales, marketing and education 
organizations. He used Twit-
ter to pull together a dozen or 
so QR Code users to test out his 
ideas for adding video to QR Code 
campaigns. “The data was reveal-
ing as to the user variations and 
pricing structures small-business 
owners would be willing to pay 
for video capabilities in a QR 
Code,” Mr. McCrae said. He used 
a conference call line from Free 
Conference Call to convene the 
Twitter users. And each partici-
pant received a small gift.

Michael Sinsheimer of Flash 
Purchase in Charlotte, N.C., is 
about to introduce a business 
that offers deals on consumer 
products such as electronics, 
clothing and jewelry. He has used 
surveys — created on Survey-
Monkey — on Twitter, Facebook 
and LinkedIn to get feedback from 
consumers on which product cat-
egories they would be interested 
Please turn to NETWORKING 10D

The rising power of 
online networking

More businesses 
see the advantages
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ST A TE OF FLORIDA 
COUNTY OF MIAMI-DADE 

Before the undersigned authority personally 
appeared: 

JEANNETTE MARTINEZ 

Who on oath says that he/she is 

CUSTODIAN OF RECORDS 

of The Miami Herald, a daily newspaper published at 
Miami in Miami-Dade County, Florida; that the 
attached copy of advertisement was published in said 
newspaper in the issues of: 

August 3, August 4, August 5, August 6, August 7, 
August 8 and August 9, 2012 

Affiant further says that the said The Miami Herald 
is a newspaper published at Miami, in the said 
Miami-Dade County, Florida and that the said 
ewspaper has heretofore been continuously published 
in said Miami-Dade County, Florida each day and has 
been entered as second class mail matter at the post 
office in Miami, in said Miami-Dade County, Florida, 
for a period of one year next preceding the first 
publication of the attached copy of advertisement; 
and affiant further says that he has neither paid nor 
promised any person, finn or corporation any discount, 
rebate, commission or refund for the purpose of 

ing this advertisement for publication in the said 
sp pers(s). 

m to and subscribed before me th 
9th day of August 2012 

My Commission 

LANDMARK CONSTRUCTION 
SERVICE, LLC_ 

HAMPTON VILLAGE 

APARTMENTS 


Hampton Village Apartments 
("Hampton"), a new . 

construction 100 unit multl

!~Z'~~ f~~~"eC;-~ft5's.,I~~~aed on 
Terrace and NW 29th A venue If' 
Miami-Dade County, fL 33142 IS 
.eeking licensed quali fied 
Siubcontractors to provide 
quotations for construction 
services including but not 
limited to General Labor, 

~~,t!!'~roR~o~~,ii~~, ~:':~orkf 
Concrete & Masonry She ll 
Work Concrete Pavers, Met als, 
Cabinetry, Wood Truss 
Fabrication, Insulation, Roofing. 
Guners & Downs~outs, 
Waterproofing, M illwork, 

~i~;'~,WS&~r"w"!'fi,T~~~cco, 
Paint, ~nal C7ee ning, Signage, 
Elevators, Mech a nical. 
Electrical, Plumbing, Fire 
Sprinklers and lanascape & . 
Irrigation. All interested parties 
are to be aware that 
Hampton is governed by the 
regulations set forth in Section 
3 of Housing and Urban 
Development Act of 1968 and 
those businesses that q Lla lify as 
a Section 3 Business Con cern (as
defined in 24 CFR Part 135.5) 
w ill be given preference.
Among other factors to be 
considered include relevant 

~:fe~~~~~;" ~~~~~~g~~ga~~:y~e
insurance requirements & 

B~~~!~i~~:la~acf~~~Yi'fications 
m ust be submltted alon~with 

~~~~~~f3C:'e~elt:~:n'f5i: bid 
qualificatl on~ dnd company 
experience information. To 
obta in bid informationr please 
e-mail your company biD, 
experience and boncting info to 
hamptonvillagebidlist@ 
firstflorida.com by August 10th 
at Spm. More informalion is 
a lso available Py calling
30 5-665-1 146. 

ORFINDA E ARRIETA 
MY COMMISSION # OD941057 

EXr"IRES April 20 201:3 

http:firstflorida.com
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STATE OF FLORIDA 
COUNTY OF MIAMI-DADE 

Before the undersigned authority personally 
appeared: 

JEANNETTE MARTINEZ 

Who on oath says that he/she is 

CUSTODIAN OF RECORDS 

of The Miami Herald, a daily newspaper published at 
Miami in Miami-Dade County, Florida; that the 
attached copy ofadvertisement was published in said 
newspaper in the issues of: 

August 3, August 4, August 5, August 6, August 7, 
August 8 and August 9, 2012 

Affiant further says that the said The Miami Herald 
is a newspaper published at Miami, in the said 
Miami-Dade County, Florida and that the said 
ewspaper has heretofore been continuously published 
in said Miami-Dade County, Florida each day and has 
been entered as second class mail matter at the post 
office in Miami, in said Miami-Dade County, Florida, 
for a period ofone year next preceding the first 
publication of the attached copy of advertisement; 
and affiant further says that he has neither paid nor 
promised any person, firm or corporation any discount, 
rebate, commission or refund for the purpose of 
sec g this advertisement for publication . 
ne s pers(s). 

to and subscribed before me this 
9th day of August 2012 
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...Sectl,," 3 Suslness Cooce,rn (as·
et..flned,in ;M,GFR P-.,-135.S) 
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From: Margaret A. Hall
To: Wesley Geys; Yaremis Riguero
Subject: Hampton Village
Date: Thursday, October 25, 2012 9:25:12 AM

 
This serves to transmit Section 3 (S-3) accomplishments by A.M. Dawn, Inc. for the
Hampton Village. This report covers the period from covering July 2012 through October
30, 2012.

 
We reviewed S-3 language placed in contracts and signage to be placed on property for
the development. 
 
We met with and began working very closely with Bannerman Construction on the
Demolition portion for resident hiring. The names and applications for eleven applicants
were forwarded to Bannerman for hiring.  Bannerman Construction had 18 new hires of
which 100% were S-3.  The breakdown below provides detailed numbers:

 
SECTION 3 COMPLIANCE
 

New Hires 18
Males 14
Females 4
Community Residents Hired (33142 and 33147) 11
Neighborhood Residents hired 7
Section 3 Residents Hired 18
Section 3 Subcontractor Awarded 1
Site Visits 6
Section 3 Complaints Resolved 0

 
Additionally, we met with the principal of Bethune Head Start program to discuss our
strategy to get residents employed on the project and to request an area we could use to
accept employment applications and answer questions.  They were extremely helpful in
allowing us to use a designated area in the parking lot each Wednesday morning until
further notice.
 

We met with residents to promote the project and hiring.
We have accepted approximately 250 employment applications that will be placed
on database for future usage.
We were contacted by and we reached out to Labor groups, South Florida
Workforce, Job Corp, Historic Hampton House and Commission Audrey Edmondson
for Brownsville resident referrals and community activist.
We attended the groundbreaking ceremony on October 12th.

 
Moving forward we will meet with Brownsville Homeowner’s Association and other
community groups and churches within the Brownsville area. We have reached out to
First Florida’s staffing subcontractor, Workplace Solutions, to discuss applicants and
strategy for hiring. We will meet with their staff within the coming month.

 

Margaret A. Hall, President

mailto:president@amdawn.com
mailto:wes@landmarkco.net
mailto:yriguero@firstflorida.com


From: Margaret A. Hall
To: Wesley Geys; Yaremis Riguero
Subject: Section 3 for Hampton Village and Circle Creek January 16, 2013 - February 16, 2013
Date: Tuesday, February 26, 2013 10:47:31 PM

 
This serves to transmit Section 3 (S-3) accomplishments by A.M. Dawn, Inc. for the
Hampton Village. This report covers the period from covering January 16, 2013
through February 16, 2013.

We did not receife documents regarding new hires. A meeting scheduled for March 6,
2013 with subcontractors may provide insight into new hire activities.

Rev. Baxter at the Joseph Caleb Center agreed to allow us to utilize space on
Wednesdays to accept employment applications for Hampton Village and Circle
Creek. We are also working with the Homestead Job Corp accepting applications. 
We made contact with Vice Chair Linda Bell to place flyers in her office. We are
awaiting approval from Commissioner Dennis Moss.

A.M. Dawn staff person Harriet Carr is strategically located near Circle Creek to
accept applications. We anticipate having permission to provide information to
Naranja residents.

 

Margaret A. Hall, President

Preparing YOU for the FUTURE!
P.O. Box 174168 Hialeah, FL   33017
C-786.473.0232       F-305.628.3497

mailto:president@amdawn.com
mailto:wes@landmarkco.net
mailto:yriguero@firstflorida.com


A.M. Dawn 
Hampton Village Monthly Report 

March 2013 
 
This serves to transmit Section 3 (S-3) report for A.M. Dawn, Inc. for the Hampton 
Village. This report covers the period from covering February 17, 2013 through March 
30, 2013. 
 

 We continue receiving telephone calls, conducting outreach and working with 
Rev. Baxter staff, accepting applications each Wednesday at Joseph Caleb 
Center.  

 We have obtained permission to hold a job fair at Caleb Center.  We need at 
least 30 days advance notice to schedule. 

 We continue attending Hampton House monthly meetings at Joseph Caleb 
Center. 

 We continue maintaining database of area Section 3 residents. 
 Forwarded flyers to Miami Dade Section 3 staff to post at housing developments. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



umllRl mNSTRUmON SIlVIa, 11t. 
Date: March 6, 2013 

Construction Meeting: Section 3 - Vicinity Hiring Training 

Hampton Village Apartments - 2740 NW 43rd Terrace 



LANDMARK CONSTRUCTION SERVICE, LLC. 
AN EQUAL OPPORTUNITY EMPLOYER 

Landmark Construction Service, LLC. 
1533 SUNSET DRIVE SUITE 150 • Miami, Florida  33143 
PHONE:  305-665-1146 • FAX:  305-663-9676 
  

 

 
  
TO: Subcontractors 

FROM: 
 

Yari Gonzalez 
Landmark Construction Svc. 

  

  

 
 

Transmitted via:   Hand Delivery 

                               Pages: 3 

Project: Hampton Village 

Meeting Date:  

  

SUBJECT:   Hampton Village – Section 3 Vicinity Hiring Subcontractor Meeting 

  
1 Landmark Construction Service, LLC (LCS), reported that the project team will be Bob Miller as 

senior project manager of the project, Andrew Lenahan as project manager of the project and 
Jerry Savoie as project superintendent of the project. The project phone number is 813-728-
3505 and the project fax number is 305-663-9676 (via main office).  

 
1.1 This meeting is being held to notify the subcontractors on the Hampton Village Apartments 

Project about the Section 3 requirements and how we as the prime contractor and they as our 
subcontractors must show compliance. This meeting will also serve as a workshop and/ training, 
a way to educate the subcontractor and answer any questions they might have regarding 
Section 3 requirements, vicinity hiring, efforts…etc… 
 

1.2 The first point we will cover is the most frequently asked question…What is Section 3? 
 

• The goal and the purpose of Section 3 is that we find and help provide employment 
opportunities for low- and very low- income residents and small business concerns.  

• To qualify as a Section 3 business: 
o 51% or more of the business needs to be owned by folks who we are Section 3 

certified 
o Or, 30% of the employed staff are Section 3 Residents (which means 1 out of 3 

employees would qualify) 
o Or, the business is agreeing to subcontract 25% or more of their contracts to 

Section 3 qualified business  
 

• IMPORTANT: It is common practice for some contractors to use the same crews all the 
time for their work. They have 3 or 4 people who work for them, and they are the same 
people. They don’t have new hires. There is a distinction. New Hires under Section 3 is 
any employee who’s added to the payroll for full time to work on a contract. 
Technically, for NSP 3 funded jobs out of the four people working for that small 
business, 1 or 2 should be Section 3. 
 

1.3 What is a Section 3 Resident? 
• A Section 3 Resident is defined as a public housing resident or a resident of a metro area or a 

non-metro county in which NSP funds are being spent. The person must qualify as a low-and 
very low-income person.  



 

 

o So how do you know that the person qualifies as low-income?  
  This is where a portion of the efforts and procedures start for the 
company looking to hire…the confirmation or certification that these residents are 
low-income. Included in our Section 3 Booklet that gets mailed with every contract to 
every subcontractor, there are two documents that are noted as DOC 401 & DOC 
402 (income limits shown are specifically for Miami Dade County – all county low 
income limits are different.) 

 
• DOC 401 is the Section 3 Resident Preference Claim in which the 

resident’s self-certify who they are and where they live. 
 

• DOC 402 is the Section 3 Resident Household Income 
Certification which needs to be filled out to follow DOC 401. Any individual 
who is seeking to be certified as a Section 3 resident, and who is not a public 
housing resident, or not in a federally assisted housing program, or not a 
recipient public assistance program shall attest to their total current gross 
annual household income, and provide the name and date of birth of each 
household member. All additional household income earned by household 
members, excluding children under 18, and/or provided through public or 
private assistance, child support, bank or investment earnings must be included, 
where indicated. 
 

• Subcontractors please go the extra mile and get proof of 
address in the form of a driver’s license, piece of mail or some certification that they 
lived in a public housing project. 

 
 IMPORTANT: these residents MUST BE QUALIFIED to do the work. This is 

specifically written into the regulations that they have to be qualified for 
positions filled. If the business is a “Drug-Free” work zone, drug testing 
for each individual will be required. 

 
1.4 EFFORTS 

 
• Different efforts can be made by the subcontractor to show compliance and good faith 

that they advertised to hire. Listed below are ways to submit or provide evidence of 
notices that were placed to notify residents. This is done so that even though the 
company was not able to meet the numerical goals, it doesn’t mean that they weren’t, to 
the greatest extent feasible, making that good faith effort to comply. This is a way to 
have a strong case to show that there were efforts to comply when any audit is 
conducted. 

o Flyers on the jobsite 
o Craigslist posting 
o Newspaper ads 
o Logs of applicants and reasons for hire and/or denial 
o Training Certificates/Opportunities 
o Reach out to local HUD YOUTHBUILD programs, non-profit organizations etc… 

 
 
 

Note: You want to get 
enough information to 

definitely cover all bases 
for your business. At the 

same time, you don’t 
want to get too much 

information where you 
are crossing the private 

act. 



 

 

 
1.5 LANDMARK CONSTRUCTION SVC. LLC – EFFORTS 

 
• Introduction of Margaret Hall, who is our Section 3 Liaison for The Hampton Village 

Project and Stanley Moldenhauer from Workplace Solutions, LLC, who represents the 
temporary staffing agency for The Hampton Village Project. 

 
• Margaret Hall, has done an extraordinary job by reaching out to residents of this 

community, within 5 miles radius of the project site. She has met with residents twice a 
week for about two months and has distributed flyers and applications which LCS, LLC 
created (see attached) in order to have a more in depth look at who was applying for 
these jobs. She then separated them in to skilled or non-skilled to have them better 
organized for anyone who would approach her for “New Hires”. She has had over 15 
years of experience with Section 3 and can also help with any questions or concerns. 

 

• Workplace Solutions, LLC, (WPS) is an agency whom we have worked with in the past 
and who has provided most of the Section 3 Laborer New Hires on our projects. We 
have partnered up with them in order to make the hiring process for our subcontractors 
much easier. WPS will E-verify and Drug-Screen every single applicant that Margaret 
sends to them and have them ready for the job. Let’s say, for example, “ABC Co.” 
needed 2 General: Laborers for a couple of weeks to help them clean up and sweep. 
We would send that subcontractor to Margaret Hall and WPS and everything is set up 
for “ABC Co.” to acquire a New Hire. We have done this to help facilitate the process 
for our subcontractors to be able to hire from within the community and vicinity of the 
project. 

 
IMPORTANT: Landmark Construction Service, LLC (LCS) is a drug-free workplace employer. Employees are 
prohibited from engaging in the sale, use, possession, or transfer of illegal drugs or controlled substances (as 
defined in the Company’s Drug and Alcohol Policy), to offer to buy or sell such substances while on the job, or to 
report for duty while under the influence of such substances. The appropriate use of prescription drugs is not 
prohibited; however, reporting for duty while impaired from the effects of a prescribed or over-the-counter drug is 
prohibited. An employee who tests positive for the presence of an illicit drug or controlled substance, the use of 
which can cause impairment, is presumed to be “impaired.” 
The use or possession of alcoholic beverages while on duty is prohibited. The prohibition of the above-described 
substances includes all company property, company vehicles, private vehicles while conducting company business, 
and all job sites. Applicants for employment will be required to provide a post-offer drug screen, as directed by 
the LCS, to provide evidence of a lack of impairing substances. 
 
The above documentation is a faithful representation of the agreements, assignments, and responsibilities 
covered in this meeting. If any party wishes to add or correct any of the above items, please contact us 
within 5 days of receipt. Otherwise, the above information will be considered accurate and accepted as 
stated. 

Respectfully submitted, 
 
Yari Gonzalez 
Landmark Construction Service, LLC 
 
Cc: Bob Miller, Andrew Lenahan, Wesley Geys, Fabiana Cabeza, Margaret Hall, Stanley 
Moldenhauer, Maria Porto-Rodriguez, Penelope Bivins, Rori Scales, Subcontractors  



LANDMARK CONSTRUCTION SERVICE, LLC. 

AN EQUAL OPPORTUNITY EMPLOYER 
   

Landmark Construction Service, LLC.   
 

Hampton Village Apartments – SE Corner of NW 43rd Terrace & NW 29th Avenue 

VICINITY HIRING REFERRAL INTAKE FORM  

This information will be used to refer Section 3 residents to vendors awarded Section 3 covered contracts upon 
request, for potential employment when “new “hires are required for completion of project. Section 3 residents 
are: 1) Public Housing residents, or 2) individuals who reside in the area in which Section 3 covered assistance is 
expended and who are low or very-low income persons. 

Date _____/_____/_____ 

Name:  ______________________________ 

Address: _____________________________ City: ______________ State: _______ Zip: ______ 

Phone: ______________________ Alt. Phone _________________ E-mail: _________________ 

Date of Birth: _____/_____/_____         Date of Availability to start work: _____/______/_____ 

Current Public Housing Resident  YES   NO If “YES” Site Name: ______________________ 

Former Scott/Carver Resident         YES   NO    

Participant in other federally assisted housing program (i.e. Section 8 programs):         YES       NO 

Receiving Government Subsidies   YES        NO          Sex:        Male         Female (optional) 

Returning Veteran          YES        NO       Race: ________________ (optional) 

Youthbuild Participant           YES         NO      Ethnicity: _____________ (optional) 

PLEASE CIRCLE ALL TRADES IN WHICH YOU HAVE TRAINING AND/OR EXPERIENCE 

Electrical Mechanical Plumbing             Building         Roofing     Land Clearing    A/C 

Water Heaters Drywall      Lawn Maintenance       General Labor  Hauling     Fencing      Janitorial 

Fire Alarm Flooring      Concrete Pouring          Window Install     Welding     Security Service  

Carpentry Forklift       Alternative Energy       Bricklaying       Painting            

Have you completed training and/or a certificate program?  ________________________________ 

Other: ________________ 

Type of Certificate or training program: _________________ Completion date: ____/____/____ 

Please return this form to Margaret Hall, Section 3 Coordinator Liaison for Landmark Construction Service, LLC. 
For additional information please call 786-473-0232.



 

Drug Free Work Place 

LANDMARK CONSTRUCTION 
SERVICE, LLC. 

 
Has 

Job Site Location: 
Hampton Village Apartments 

SE corner of NW 43rd Terrace and NW 
29th Avenue 

 
HOURLY RATE:   $VARIOUS$ 

 
Applications are being accepted: 

Wednesday from 8:00 a.m. until 10:00a.m. You 
must bring identification. Contact 786-473-0232 
for additional information. 
 
    
 
 

 
 
 
 
 
 

THIS IS A SECTION 3 COVERED ACTIVITY - Section 3 requires that job training, 
employment and contracting opportunities be directed toward low and very low-income 

persons and to businesses that provide economic opportunities to those persons. 



Subcontractor Trade Contract Amount Notes:

A.M. Dawn Inc. Cosultant 7,200$                      

The Bannerman Group Inc. Demo 312,000$                  

Gillette Shell 2,071,477$              

EC Cabinets Carpentry 120,245$                  

Armstrong HVAC 440,366$                  

JMJ Paint 156,899$                  

Total 3,108,187$              

Construction Budget 11,102,000$           

Section 3 Certified Sub 

Contractors Awards
3,108,187$             

Percentage of Section 3 Sub 

Contractor Awards
28.00%

Section 3 Goal 10.00%

Goals

Approved Section 3 Certified Subcontractors

Hampton Village Apartments - Section 3 Subcontractor List

yriguero
Typewritten Text
Concrete Plus

yriguero
Typewritten Text

yriguero
Typewritten Text



3.5 ATTACHMENT B36
site plan & character images



































3.5 ATTACHMENT C
contracts in miami-dade county
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3.5 ATTACHMENT D
developments completed by 
proposer within last 10 years
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The report accompanying these financial statements was issued by  
BDO USA, LLP, a Delaware limited liability partnership and the U.S. member of 
BDO International Limited, a UK company limited by guarantee.  
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1111 Brickell Avenue, Suite 2801 
Sabadell Financial Center 
Miami, FL 33131 
 

Tel:  305-381-8000 
Fax:  305-374-1135 
www.bdo.com 

BDO USA, LLP, a Delaware liability partnership, is the U.S. member of BDO International 
Limited, a UK company limited by guarantee, and forms part of the international BDO 
network of independent member firms. 
 
BDO is the brand name for the BDO network and for each of the BDO Member Firms. 

 
Independent Auditor’s Report 
 
To the Board of Directors  
Carrfour Supportive Housing, Inc. 
Miami, Florida 
 
Report on the Financial Statements 
 
We have audited the accompanying consolidated financial statements of Carrfour Supportive Housing, 
Inc.  (“Carrfour”), which comprise the consolidated statement of financial position as of December 31, 
2012, and the related consolidated statements of activities and changes in net assets, functional 
expenses and cash flows for the year then ended, and the related notes to the  financial statements.  
 
Management’s Responsibility for the Financial Statements 
 
Management is responsible for the preparation and fair presentation of these consolidated financial 
statements in accordance with accounting principles generally accepted in the United States of 
America; this includes the design, implementation, and maintenance of internal control relevant to the 
preparation and fair presentation of financial statements that are free from material misstatement, 
whether due to fraud or error. 
 
Auditor’s Responsibility 
 
Our responsibility is to express an opinion on these financial statements based on our audit. We 
conducted our audit in accordance with auditing standards generally accepted in the United States of 
America and the standards applicable to financial audits contained in Government Auditing Standards, 
issued by the Comptroller General of the United States. Those standards require that we plan and 
perform the audit to obtain reasonable assurance about whether the financial statements are free from 
material misstatement.  
 
An audit involves performing procedures to obtain audit evidence about the amounts and disclosures in 
the financial statements. The procedures selected depend on the auditor’s judgment, including the 
assessment of the risks of material misstatement of the financial statements, whether due to fraud or 
error. In making those risk assessments, the auditor considers internal control relevant to the entity’s 
preparation and fair presentation of the  financial statements in order to design audit procedures that 
are appropriate in the circumstances, but not for the purpose of expressing an opinion on the 
effectiveness of the entity’s internal control. Accordingly, we express no such opinion. An audit also 
includes evaluating the appropriateness of accounting policies used and the reasonableness of 
significant accounting estimates made by management, as well as evaluating the overall presentation 
of the financial statements. 
 
We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis 
for our audit opinion. 
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BDO USA, LLP, a Delaware liability partnership, is the U.S. member of BDO International 
Limited, a UK company limited by guarantee, and forms part of the international BDO 
network of independent member firms. 
 
BDO is the brand name for the BDO network and for each of the BDO Member Firms. 

Opinion 
 
In our opinion, the consolidated financial statements referred to above present fairly, in all material 
respects, the financial position of Carrfour Supportive Housing, Inc.  (“Carrfour”) as of December 31, 
2012, and the change in its net assets (restated as of January 1, 2012) and its cash flows for the year 
then ended in accordance with accounting principles generally accepted in the United States of 
America. 
 
Other Matters 
 
Restatement of January 1, 2012 Unrestricted Net Asset Balance 
 
As described in Note 3, Carrfour corrected an accounting error related to deferred grant revenue as of 
December 31, 2011 and restated its January 1, 2012 unrestricted net asset balance reflecting this 
correction of the error. 
 
Other Information 
 
Our audit of the consolidated financial statements included in this report was conducted for the 
purpose of forming an opinion on those statements as a whole. The supplementary schedules, including 
the consolidating statement of financial position as of December 31, 2012, the consolidating statement 
of activities for the year then ended, the parent only statement of financial position as of December 
31, 2012 and the parent only statement of activities for the year then ended, presented in the 
supplemental information section of this report is presented for purposes of additional analysis and is 
not a required part of the consolidated financial statements. Such information is the responsibility of 
management and was derived from and relates directly to the underlying accounting and other records 
used to prepare the consolidated financial statements. The information has been subjected to the 
auditing procedures applied in the audits of the consolidated financial statements and certain 
additional procedures, including comparing and reconciling such information directly to the underlying 
accounting and other records used to prepare the consolidated financial statements or to the 
consolidated financial statements themselves, and other additional procedures in accordance with 
auditing standards generally accepted in the United States of America. In our opinion, the information 
is fairly stated in all material respects in relation to the consolidated financial statements as a whole. 
 
Other Reporting Required by Government Auditing Standards 
 
In accordance with Government Auditing Standards, we have also issued our report dated September 
27, 2013 on our consideration of Carrfour Supportive Housing, Inc.’s internal control over financial 
reporting and on our tests of its compliance with certain provisions of laws, regulations, contracts, and 
grant agreements and other matters. The purpose of that report is to describe the scope of our testing 
of internal control over financial reporting and compliance and the results of that testing, and not to 
provide an opinion on internal control over financial reporting or on compliance. That report is an 
integral part of an audit performed in accordance with Government Auditing Standards in considering 
Carrfour Supportive Housing, Inc.’s internal control over financial reporting and compliance. 
 
 
 
Miami, Florida 
September 27, 2013                    Certified Public Accountants 
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As of December 31,     2012  
Assets      

Investment in rental property      
Cost   $ 86,148,786  
Less accumulated depreciation    (9,441,527) 

     
Net investment in rental property    76,707,259  
     

Other Assets     
Cash    4,148,730  
Restricted cash     

Escrows and reserves    5,142,309  
Tenant security deposits    150,104  

     
Total restricted cash    5,292,413  

     
Tenant accounts receivable    76,081  
Grants receivable    1,684,590  
Accounts receivable - other    113,965  
Due from related parties    505,926  
Properties held for sale    1,985,572  
Prepaid expenses    197,532  
Deferred financing fees, net    558,896  
Deferred tax credit monitoring fees, net    666,545  
Other assets    1,883,224  
Investment in unconsolidated subsidiaries    93,381  

Total other assets 17,206,855
 

 
Total assets 

 
$ 93,914,114

 

 
           The accompanying notes are an integral part of these consolidated financial statements. 



   CARRFOUR SUPPORTIVE HOUSING, INC. AND ITS SUBSIDIARIES 
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As of December 31,                 2012 

Liabilities   
Accounts payable  $ 507,013 
Construction costs payable  1,999,335 
Mortgage and promissory notes payable   56,119,325 
Developer fee payable  415,220 
Due to affiliates and others  36,838 
Accrued compensated absences  53,983 
Accrued interest  877,469 
Tenant security deposit liability  162,988 
Refundable advances  78,273 
Other accrued expenses  183,518 
Deferred grant revenue  6,246,912 
Interest rate swap liability  157,875 

   
Total liabilities  66,838,749 

Non-controlling interest in subsidiaries 
   

19,207,903 
 

Net assets - unrestricted 
  

7,867,462 

Total liabilities and net assets 
 

$ 93,914,114 
 

 The accompanying notes are an integral part of these consolidated financial statements. 
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Year Ended December 31,              2012  

Unrestricted net assets     
Support and revenues     

Grants   $ 10,320,370  
Contributions  67,870
Rental income, net  3,275,578
Interest income  298,486
Developer fees  460,969
Management fees  178,686
Other income  340,650

  
Total unrestricted support and revenues    14,942,609  

     
Expenses     

Program services      

Supportive housing services    13,950,034  
Construction development    55,984  

     
Total program services    14,006,018  

     
Management and general     

Fundraising 30,377
Communication and administration                                          1,190,857

 
Total management and general 1,221,234

 
Total expenses 15,227,252
 

Other changes 
Change in fair value of interest rate swap 80,808
Change in value of investments in unconsolidated subsidiaries 93,381

 
Change in net assets before non-controlling interest  (110,454) 
Non-controlling interest in earnings (losses) of subsidiaries (1,793,178) 

 
Change in unrestricted net assets 1,682,724 

 
Unrestricted net assets at January 1, 2012, as restated 6,184,738

 
Unrestricted net assets at December 31, 2012 $ 7,867,462

 
The accompanying notes are an integral part of these consolidated financial statements. 
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Year Ended December 31,          2012 

 
Cash flows from operating activities 

Change in unrestricted net assets $ 1,682,724
Adjustments to reconcile change in unrestricted net 
assets to net cash provided by operating activities 

Depreciation 2,293,980
Amortization 57,389 
Change in fair value of interest rate swap (80,808) 
Deferred grant revenue 391,258 
Non-controlling interest in earnings (losses) of 
subsidiaries (1,793,178) 

Changes in operating assets and liabilities:  
Grants receivable (337,697) 
Tenant accounts receivable 24,853 
Accounts receivable – other 2,455,111 
Due from related parties (176,838) 
Tenant security deposits, net 57,972
Prepaid expenses and other assets (770,936) 
Accounts payable 16,057
Construction cost payable (646,114) 
Due to affiliates (269,333) 
Accrued interest 249,101
Refundable advances 37,163 
Other accrued expenses 41,477 
Developer fee payable 415,220 

 
Net cash provided by operating activities 3,647,401 

  
Cash flows from investing activities  

Investments in rental property (10,007,710) 
Properties held for sale (175,372) 
Deposits to restricted escrows and reserves, net (1,240,962) 
Payment of tax credit monitoring fees (474,669) 
Investment in subsidiaries (93,381) 
  

Net cash used in investing activities $ (11,992,094) 

 
The accompanying notes are an integral part of these consolidated financial statements. 
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Year Ended December 31,    2012  
      
Cash flows from financing activities      

Proceeds from mortgage and promissory notes                         $ 10,927,536  
Principal payments on mortgage and promissory notes     (616,090 ) 
Debt issuance costs    (488,232 ) 

      
Net cash provided by financing activities                                      9,823,214  
      
Net increase in cash    1,478,521  
      
Cash, beginning  of year                                                               2,670,209  
      
Cash, end of year    4,148,730  
      
Supplemental disclosure of cash flow information      

Cash paid during the year for interest    $ 222,192  
      

The accompanying notes are an integral part of these consolidated financial statements. 
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1. DESCRIPTION OF BUSINESS  

Organization and Nature of Business  

Carrfour Supportive Housing, Inc. (“Carrfour”) is a Florida nonprofit corporation organized to 
develop permanent supportive housing and maximize the self-sufficiency of the formerly 
homeless and those at risk of homelessness in Miami-Dade County, Florida.  Established in 
1993 by the Homeless Committee of the Greater Miami Chamber of Commerce, Carrfour is 
unique from other nonprofit organizations addressing the homelessness issue in that Carrfour is 
both a housing developer and a service provider.  Carrfour measures success in terms of 
residents’ successes and not just the number of supportive housing units provided.  Carrfour's 
goal is to end homelessness in Miami-Dade County. 
 
Carrfour  works  closely  with  key  elements  of  the  Miami-Dade  County  community  in 
addressing the needs of the homeless.   Since beginning operations in 1994, Carrfour has 
assembled over $100 million in funding commitments primarily from Federal sources – but 
also  private  equity  financing  –  to  support  the  development  and  operation  of  over  400 
supportive housing units.   Carrfour succeeded in obtaining tax credit equity for two of its 
projects in a highly competitive statewide process with for-profit and non-profit housing 
developers. 
 
Carrfour provides secure, attractive, affordable housing where residents typically pay up to 
30 percent of their income for rent and services.  Carrfour provides an overlay of services to 
develop each resident’s potential through service coordinators who formulate and implement 
individual plans with each resident. 
 
Properties  operating  and  under  development  will  provide  over  984  units  of  affordable 
housing for approximately 1,800 men, women and children.  Ultimately, Carrfour plans to 
own at least 2,000 units of supportive housing in Miami-Dade County. 
 
Consolidation 
The accompanying consolidated financial statements include the accounts of Carrfour and Its 
subsidiaries (collectively, the Corporation).   All significant intercompany transactions and 
balances have been eliminated in this consolidation. 
 
Investment in Subsidiaries 
 
Beginning January 1, 2006, the Corporation adopted Financial Accounting Stands Board (“FASB”) 
Accounting Standards Codification (“ASC”) 810-20 Control of Partnerships and Similar Entities. 
The  pronouncement  provides  guidance  as  to  when  a  general  partner  controls  a  limited 
partnership  and  is  required  to  include  the  assets,  liabilities  and  activities  of  a  limited 
partnership in its financial statements.   The Corporation is the owner of corporations or a 
member of limited liability companies that have general partner interests in partnerships. 

 
Under the pronouncement, the general partners in a limited partnership are presumed to 
control the limited partnership regardless of the extent of the general partners’ ownership 
interest in the limited partnership.   If the limited partners have either (a) the substantive 
ability to liquidate the limited partnership or otherwise remove the general partner without 
cause or (b) substantive participating rights, the general partners do not control the limited 
partnership. 
 
Management  believes  that  the  Corporation  effectively  has  control  of  certain  limited 
partnerships and these partnerships have been consolidated. 
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Crossroads Management, LLC 
 
Crossroads Management, LLC (“Crossroads”) is a Florida nonprofit corporation formed in May 
2007 to provide property management and supportive services to the low-income housing 
projects of Carrfour in order to minimize property management fees and to synergize resident 
services with proper administration bearing in mind the needs of the clients they serve. 
Crossroads is a controlled corporation of Carrfour. 
 
Little Haiti Gateway, Inc. 
 
Little Haiti Gateway, Inc. (“Little Haiti”) is a Florida nonprofit corporation formed on July 27, 
1998 for the purpose of acquiring, developing, rehabilitating and operating a low-income 
housing project.  The project consists of 83 units located in Miami, Florida.  Little Haiti is a 
controlled corporation of Carrfour. 
 
City View Apartments, Inc. 
 
City View Apartments, Inc.  (“City View”) is a Florida nonprofit corporation formed on March 24, 
2000 for the purpose of acquiring, developing, rehabilitating and operating a low- income 
housing project.   The project consists of 66 units located in Miami, Florida.   City View is a 
controlled corporation of Carrfour. 
 
Liberty Gateway, Ltd. 
 
Liberty Gateway, Ltd. (“Liberty Gateway”) is a Florida partnership formed on September 27, 
2005 for the purpose of developing and operating an affordable housing project.  The project 
consists of 100 units located in Miami, Florida. Liberty Gateway is a controlled Partnership of 
Carrfour. 
 
Shepherd House, LLC 
 
Carrfour is the managing member in Shepherd House, LLC (“Shepherd House”) and has 100 
percent ownership interest.  Shepherd House is a low-income housing project consisting of six 
units located in Homestead, Florida.   Shepherd House is a controlled Corporation of 
Carrfour. 
 
Parkview Gardens, Ltd. 
 
Carrfour is the co-managing general partner and the limited partner in Parkview Gardens, 
Ltd. (“Parkview”) and has a 0.0049 percent and 99.99 percent ownership interest, respectively. 
Parkview Gardens is a low-income housing project consisting of 60 units located in Miami, 
Florida. Carrfour accounts for its investment in Parkview in accordance with the pronouncements 
discussed in the Investment in Subsidiaries note. 
 
Harvard House, LLC 
 
Carrfour  is  the  co-member  as  well  as  the  managing  member  in  Harvard  House,  LLC 
(“Harvard House”) and has 51 percent ownership interest.   Harvard House is a low-income 
housing project consisting of 56 units located in North Miami Beach, Florida.   Carrfour 
accounts  for  its  investment  in  Harvard  House  in  accordance  with  the  pronouncements 
discussed in the Investment in Subsidiaries note. 
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Rivermont House, Ltd. 
 
Carrfour is the managing general partner in Rivermont House, Ltd. (“Rivermont”) and has a one 
percent ownership interest.  Rivermont is a low-income tax credit housing project consisting of 
76 units located in Miami, Florida.  Carrfour accounts for its investment in Rivermont in 
accordance with the pronouncements discussed in the Investment in Subsidiaries note. 
 
Del Prado Gardens, Ltd. 
 
Carrfour is the managing general partner in Del Prado Gardens, Ltd. (“Del Prado”) and has a 
0.01 percent ownership interest.   Del Prado is a low-income tax credit housing project 
consisting of 32 units located in Miami, Florida.  Carrfour accounts for its investment in Del 
Prado in accordance with the pronouncements discussed in the Investment in Subsidiaries 
note. 
 
Harding Village, Inc. 
 
Harding Village, Inc., wholly owned subsidiary of Carrfour, is a 0.01 percent general partner of 
Harding Village, Ltd. (“Harding”).   Harding is a low-income tax credit housing project 
consisting of 92 units located in Miami, Florida.   Carrfour accounts for its investment in 
Harding in accordance with the pronouncements discussed in the Investment in Subsidiaries 
note. 
 
Villa Aurora, Inc. 
 
Villa Aurora, Inc., wholly owned subsidiary of Carrfour, is a 0.01 percent general partner of Villa 
Aurora, LLLP (“Villa Aurora”).  Villa Aurora is a low-income tax credit housing project and 
contains a Miami-Dade County Hispanic Public Library, 39 units of supportive housing for 
formerly homeless families and 37 units of affordable housing for low-income families. Carrfour 
accounts for its investment in Villa Aurora in accordance with the pronouncements discussed in 
the Investment in Subsidiaries note. 
 
Bonita Cove, LLC 
 
Carrfour is the non-managing general partner of Bonita Cove, LLC (“Bonita”) and has a 0.0051 
percent ownership interest.  Bonita is the owner of a low-income tax credit housing project 
that is currently under construction in Miami-Dade County, Florida.  T h e  project consists of 
60 units, 30 units of housing for formerly homeless families, and 30 units of affordable 
housing for low-income families. Upon completion of construction, as defined, Carrfour was 
to become the managing general partner, however this has not occurred at December 31, 2012. 
Due to the current insignificant ownership interest, the activity and accounts of Bonita are not 
included in the consolidated financial statements of Carrfour and its Subsidiaries as of and for the 
year ended December 31, 2012. 
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Casa Matias 
 
Carrfour is the sole member of C4 Matias, LLC, which is the non-managing general partner of 
MCR Apts I, LLC, also known as Casa Matias (“Casa”) and has a 0.0051 percent ownership 
interest.   Casa is the owner of a low-income tax credit exchange housing project that is 
currently under construction in Miami-Dade County, Florida.  T he project consists of 80 units, 
40 units of housing for formerly homeless families, and 40 units of affordable housing for low 
income families.  Upon completion of construction, as defined, Carrfour was to become the 
managing general partner, however this has not occurred at December 31, 2012. Due to the 
current insignificant ownership interest, the activity and accounts of the activity and accounts of 
Casa are not included in the consolidated financial statements of Carrfour and its Subsidiaries 
as of and for the year ended December 31, 2012. 
 
Investment in Unconsolidated Subsidiaries 
 
Carrfour is the non-managing co-member of Tequesta Knoll, LLC (“Tequesta Knoll”) and has a 49 
percent ownership interest.  Tequesta Knoll is a low-income housing project consisting of 100 
units located in Miami, Florida.   Carrfour accounts  for  its  investment  in  Tequesta Knoll  in  
accordance  with  the  pronouncements discussed in the Investment in Subsidiaries note. The 
activity and accounts of Tequesta Knoll are accounted for under the equity method, as 
investment in unconsolidated subsidiaires in the statement of financial position and change in 
investment in unconsolidated subsidiaires in the statement of activities and changes in net 
assets, as of and for the year ended December 31, 2012. 
 

2.  SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES 

Basis of Accounting 
 
The accompanying consolidated financial statements have been prepared on the accrual basis of  
accounting  and,  accordingly,  reflect  all  significant  receivables,  payables  and  other 
liabilities. 
 
Basis of Presentation 
 
Financial statement presentation follows ASC 958 -205  Not-for-Profit Entities- Presentation of 
Financial Statements.  As such the Corporation is required to report information regarding  its  
financial  position  and  activities  according  to  three  classes  of  net  assets: unrestricted net 
assets, temporarily restricted net assets and permanently restricted net assets. Currently, the 
Corporation has no temporarily restricted or permanently restricted net assets. 
 
Business Operating Cycle 
 
The Corporation’s business cycle extends beyond one year.   The process of identifying a 
potential property for development, determining feasibility, investigating construction and 
development costs as well as other related activities all occur before a project enters the 
development stage.  These predevelopment activities can take anywhere from a few weeks to 
several months to complete.  Once development commences, completion can take anywhere 
from several months to a year and a half.  The Corporation reports its operations on an annual 
basis. 
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Accounts Receivable and Bad Debts 
 
Accounts receivables are reported net of an allowance for doubtful accounts.  Management’s 
estimate of the allowance is based on historical collection experience and a review of the 
current status of accounts receivable.  It is reasonably possible that management’s estimate of 
the allowance will change. 
 
Grants Receivable 
 
Balances reflected as grants receivable represent the difference between the grant awards 
(federal, state and county) and contractual revenue (state and county) that have been earned 
and cash received related to these awards and revenue.  Grant revenue is recognized to the 
extent that these funds are expended or obligated. 
 
Project Development Advances 
 
Costs and deposits incurred during the predevelopment period in connection with potential 
future developments are deferred as project development advances.  Once a property enters 
the  development  phase,  the  development  advances  are  reimbursed  as  soon  as  outside 
financing is obtained by the separate ownership entity.   Costs associated with projects no 
longer considered viable are written off when development efforts are abandoned. The 
Corporation considers all project development advances to be recoverable costs incurred in the 
predevelopment stage based on its experience. 
 
Investment in Rental Property 
 
Investments in rental property are recorded at cost.  Expenditures for maintenance and repairs 
are charged to expenses as incurred while major renewals and betterments are capitalized. 
Construction in progress includes all pre-development and development costs and capitalized 
interest incurred on the construction of the various projects.  Upon disposal of depreciable 
property, the appropriate property accounts are reduced by the related cost and accumulated 
depreciation.  The resulting gains and losses are reflected in the consolidated statement of 
activities and changes in net assets.  Depreciation is provided using the straight-line method 
over the estimated useful lives of the assets as follows: 
 
    

Buildings and improvements  30-40 years  
Land improvements  15 years  
Furniture fixtures and equipment  3-10 years  
    

 
Impairment of Long-Lived Assets 
 
In accordance with accounting guidance for the impairment or disposal of long-lived assets, the 
Corporation reviews its rental property for impairment whenever events or changes in 
circumstances indicate that the carrying value of an asset may not be recoverable based on 
undiscounted cash flows.  If the fair value, based on discounted cash flows, is less than the 
carrying amount of the asset, an impairment loss is recognized for the difference.  No 
impairment loss was recognized during the year ended December 31, 2012. 
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Escrow and Reserve Accounts 
 
Pursuant to partnership agreements and debt agreements, the affordable housing projects are 
required to maintain escrow and reserve accounts to provide for debt service, operating 
reserves, replacement of capital assets, and real estate tax and insurance payments.   These 
escrow  and  reserve  accounts  are  reflected  as  restricted  cash  in  the  accompanying 
consolidated statement of financial position. 
 
Deferred Fees and Amortization 
 
Loan fees are amortized over the term of the related loan using the straight-line method. 
Accounting principles generally accepted in the United States of America require that the 
effective yield method be used to amortize financing costs; however, the effect of using the 
straight-line  method  is  not  materially  different  from  the  results  that  would  have  been 
obtained under the effective yield method.  Tax credit monitoring fees are amortized over the 
15-year compliance period using the straight-line method.  Estimated amortization expense for 
each of the ensuing years through December 31, 2016 is $43,090. 
 
Revenue Recognition and Deferred Revenue Rental Income 
 
Rental Income 
 
Rental income is recognized as rentals become due.  Rental payments received in advance are 
deferred until earned.  All leases between the Corporation and its tenants are operating leases. 
 
Development Fees 
 
The  Corporation  recognizes  development  fee  income  as  development  of  the  related 
projects  are  completed  under a percentage  of  completion method  or  based  on  the 
attainment of certain objectives as defined in the developer agreement.  A portion of the fee 
is recognized at closing and a portion of the fee is deferred until the project reaches 
stabilization in the situations where the Company is required, as the developer, to support the   
project’s operations without reimbursement until stabilization is achieved. Development fees 
expected to be paid from development proceeds, primarily property debt and investor capital, 
are recorded as development fees receivable.  Development fees expected to be paid out of 
cash flows from operations of the property are recorded as deferred development fees. 
 
Grants 
 
Grant  revenue  is  recognized  based  on  the  amount  of  grant  expenditures  incurred in 
accordance with the grant contract.  Grants awarded for specific purposes other than the 
general operations of the Corporation are deemed to be earned when the expenses have been 
incurred in compliance with the specific restrictions. 
 
Certain of the Corporation’s capital grants are reflected as deferred revenue as of the date 
of the grant agreement and are recognized as revenue ratably over compliance periods 
that normally range from 15 to 30 years.  Failure to fulfill the conditions set forth in the grant 
agreements  could  result  in  the  return  of  funds  to  the  grantor  agency.  As of 
December 31, 2012, management believes the possibility of this contingency is remote. As of 
December 31, 2012, deferred grant revenue was $6,246,912. 
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Contributions 
 
Gifts of cash and other assets received are reported as unrestricted revenue and net assets, 
unless subject to time restrictions.   Contributions that are restricted by the donor are 
reported as increases in unrestricted net assets if the restrictions expire in the fiscal year in 
which the contributions are recognized.  When a donor stipulated time restriction ends, 
restricted  net  assets  are  reclassified  to  unrestricted  net  assets  and  reported  in  the 
consolidated  statement  of  activities  as  net  assets  released  from  restrictions.  As of 
December 31,  2012,  there  were  no  contributions  held  which  were  subject  to  donor 
restrictions. 
 
Compensated Absences 
 
Paid time off (PTO) is earned at varied rates depending upon employee classification and 
length of service.  The Corporation’s policy is to accrue the costs of compensated absences in the 
period that the employee becomes entitled to the compensated absences. However, 
according to the personnel policy, as approved by the Board of Directors, employees can 
carryover, with limitations, PTO into the next contract period. 
 
Refundable Advances 
 
The Corporation’s policy is to record restricted or unearned grant awards as refundable 
advances until expended or earned for the purpose of the grant, at which time it becomes 
unconditional and is recognized as revenue. 
 
Interest Costs 
 
In accordance with interest capitalization pronouncements, interest incurred during the project 
development period is capitalized as part of the cost of construction in progress. For the year 
ended December 31, 2012, interest cost incurred was $814,637 of which $67,277 was capitalized 
as part of construction in progress. 
 
Functional Allocation of Expenses 
 
The costs of providing the various programs and activities have been summarized on a 
functional  basis  in  the  consolidated  statement  of  activities  and  changes  in  net  assets. 
Accordingly, certain costs have been allocated among the programs and supporting services 
benefited. 
 
Advertising Costs 
 
The Corporation’s policy is to expense advertising costs when incurred. 
 
Income Taxes 
 
The Corporation is a nonprofit organization that is exempt from income taxes under Section 
501(c)(3) of the Internal Revenue Code.  None of its present or anticipated future activities 
are subject to taxation as unrelated business income.  Accordingly, no provision for income 
taxes has been made in the accompanying consolidated financial statements. 
 
 



   CARRFOUR SUPPORTIVE HOUSING, INC. AND ITS SUBSIDIARIES 
Notes to Consolidated Financial Statements 

 

17 
 

The Corporation complies with the provisions of FASB ASC 740, Accounting for Uncertainty in 
Income Taxes.  Under FASB ASC 740, an organization must recognize the tax benefit associated 
with tax positions taken for tax return purposes when it is more-likely-than-not that the position 
will be sustained.  The Corporation does not believe that it has any material uncertain tax 
positions and accordingly has not recognized any liability for unrecognized tax benefits.  The 
Corporation has filed for and received income tax exemptions in the jurisdictions where it is 
required to do so. Additionally, the Corporation has filed Internal Revenue Service Form 990 tax 
returns as required and all other applicable returns in those jurisdictions where it is required. 
The Corporation believes that it is no longer subject to U.S. federal, state and local, or non-U.S. 
income tax examinations by tax authorities for years before 2009. However, the Corporation is 
still open to examination by taxing authorities from fiscal year 2009 forward.  No interest or 
penalties was recorded in the accompanying financial statements as a result of the adoption of 
FASB ASC 740. 
 
Risk Management 
 
The  Corporation  is  exposed  to  risks  of  loss  related  to  torts;  theft  of,  damage  to,  and 
destruction of assets; errors and omissions; injuries to employees; material disasters; and 
product liability.  The Corporation carries commercial insurance for risks of loss. 
 
Use of Estimates 
 
The preparation of financial statements in conformity with accounting principles generally 
accepted  in  the  United  States  of  America  requires  management  to  make  estimates  and 
assumptions  that  affect  the  reported  amounts  of  assets  and  liabilities  and  disclosure  of 
contingent  assets and  liabilities at the date of the  financial statements  and the reported 
amounts of revenue and expenses during the reporting period.   Accordingly, actual results 
could differ from those estimates. 
 
Derivative Instruments and Hedging Activities 
 
During the  year  ended  December 31,  2012,  the  Corporation  had  two  interest  rate swap 
agreements outstanding that were used to mitigate the economic impact of changes in interest 
rates.  The swaps are being used to offset the risk of changes in cash flows associated with 
benchmark interest payments on its variable rate mortgage loan.   Management reassesses 
each hedge on an annual basis to determine if it continues to be effective.  As of December 31, 
2012, there was no hedge ineffectiveness.  As of December 31, 2012, the fair value of the 
interest rate swaps of $157,875 was reported as a liability on the accompanying consolidated 
statement of financial position. 
 
3. RESTATEMENT OF UNRESTRICTED NET ASSETS AT JANUARY 1, 2012 
 
During 2011, the Corporation incurred approximately $1,396,000 in fixed asset expenditures 
related to its Harvard House property, which were reimbursable from federal grant proceeds. 
These proceeds were received by the Corporation in 2011. Revenue should have been recognized 
when the underlying grant funds were expended during 2011, but the Corporation erroneously 
deferred these grant funds as deferred grant revenue at December 31, 2011.  
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The identified error related to the prior year had not been properly reflected in previously issued 
financial statements. Accordingly, an adjustment was recorded to unrestricted net assets as of 
January 1, 2012 to properly account for this entry. The effect of this entry is as follows: 

 
4. PROPERTY MANAGEMENT FEES 
 
Homestead Plaza Apartments 
 
On December 1, 2009, Crossroads entered into a management agreement with Homestead 
Plaza Apartments, Ltd, an unrelated third party, for the leasing, operation and management of 
Homestead Plaza Apartments, consisting of 28 units.  Under the terms of the management 
agreement, Crossroads receives a management fee of 6 percent of the gross rental receipts of 
the development.  During the year ended December 31, 2012, Crossroads received $7,731 in  
management  fees  and  is  included  as  a  component  of  management  fees  on  the 
accompanying statement of activities and changes in net assets. 
 
Town Park Village Apartments 
 
On September 8, 2009, Crossroads extended an existing management agreement with Town 
Park Village No. 1, Inc., an unrelated third party, for the leasing, operation and management of 
Town Park Village Apartments, consisting of 147 units.    Under the terms of the management 
agreement, Crossroads receives a management fee of 6 percent of the gross rental receipts 
of the development. During  the  year  ended  December  31,  2012,  the Crossroads received  
$58,332  in  management  fees  and  is  included  as  component  of management fees on the 
accompanying statement of activities and changes in net assets. 
 
Royalton Apartments  
 
On November 21, 2007, Crossroads entered into a management agreement with Royalton 
Apartments Ltd, an unrelated third party, for the leasing, operation and management of 
Royalton Apartments, Ltd.   Under the terms of the management agreement, Crossroads 
receives a management fee of 5 percent of the gross rental receipts of the development. 
During the year ended December 31, 2012, Crossroads received $26,700 in management fees and 
is included as a component of management fees on the accompanying statement of 
activities and changes in net assets. 
 
 
 
 
 
 
 
 
 
 
 

 
Unrestricted net assets as of December 31, 2011/ 
  January 1, 2012, as previously reported $ 4,789,194 

  To adjust for deferred grant revenue 
 

1,395,544 
 
Unrestricted net assets, January 1, 2012, as restated $ 6,184,738 
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5. INVESTMENT IN RENTAL PROPERTY 
 
As of December 31, 2012, the investment in rental property consisted of the following: 
 
Land   $  5,645,800  
Buildings and improvements  76,742,852  
Furniture fixtures and equipment  2,122,350  
Construction in progress  1,637,784  
Subtotal  $ 86,148,786  
Accumulated depreciation  (9,441,527 ) 
    
Net  $ 76,707,259  

 
For the year ended December 31, 2012, depreciation expense was $2,293,980. 
 
6. RELATED PARTY TRANSACTIONS 
 
Carrfour has balances due from affiliates under various note and loan agreements. All of these 
balances have been eliminated in the accompanying consolidated financial statements. The 
Corporation has advances due to the limited partners of the affordable housing projects. 
These advances are non-interest bearing and are due upon demand. 
 
7. MORTGAGE AND PROMISSORY NOTES PAYABLE 
 
As of December 31, 2012, mortgages and promissory notes payable under Carrfour were as 
follows: 
 
Miami-Dade County Promissory Notes 
 
On January 14, 1998, the Corporation entered into a $190,000 note agreement with 
Miami-Dade County to provide funding for the development of the Rivermont project. In 
accordance  with  the  terms  of  the  note  agreement,  Carrfour  re-loaned  the  funds  to 
Rivermont under a $190,000 loan agreement executed simultaneously with the Miami- Dade 
County note.  The note bears interest at one percent and matures September 14, 2015. No 
payment of interest or outstanding principal are due if the project is in compliance with the 
terms of the deferment period as stated in the promissory note, as defined. At December 31, 
2012, the outstanding principal balance was $190,000. 
 
On February 17, 2005, the Corporation entered into a $1,400,000 note agreement with Miami-
Dade County to provide funding for the construction and rehabilitation of the Harding 
project.  In accordance with the terms of the note agreement, Carrfour re-loaned the funds to 
Harding under a $1,400,000 loan agreement executed simultaneously with the Miami-Dade 
County note.  The note bears interest at a rate of one percent per annum and matures February 
17, 2025.    Beginning in 2021, the principal balance and any accrued interest will be forgiven on 
a prorated basis over a five-year term unless Harding is in default. As of December 31, 2012, the 
principal balance was $1,400,000. 
 
On December 4, 2007, the Corporation entered into an $899,489 note with Miami-Dade County.  
The note bears interest at the greater of 4.89 percent or the long-term applicable federal rate 
and matures December 4, 2037. Annual payments of interest are required to the extent of 
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available cash flows, as defined. As of December 31, 2012, the outstanding principal balance 
was $896,869. 
 
On February 17, 2010, the Corporation entered into a $1,427,633 note with Miami-Dade County 
to provide funding for the development of the Harding project.   In accordance with the 
terms of the note agreement, Carrfour re-loaned the funds to Harding under a $1,427,633 
loan agreement executed simultaneously with the Miami-Dade County note. The note bears 
interest at a rate of 1 percent and matures on February 17, 2025.  At December 31, 2012, 
the outstanding principal balance was $1,427,633. 
 
The Miami-Dade County promissory notes are secured by an assignment of Carrfour’s 
subordinated security interest in the respective project’s underlying value of the real 
estate collateral, improvements, easements of other interest, assignment of rents and 
leases and personal property. 
 
City of Miami Home Funds Note 
 
On September 23, 2010, the Corporation entered into a $646,000 note agreement with the City 
of Miami Home Funds (HOME).  In accordance with the terms of the note agreement, Carrfour 
re-loaned the funds to Villa Aurora under a $646,000 loan agreement executed simultaneously 
with the Miami-Dade County note.  The note bears interest at zero percent and from years 
2008 through 2022.   For the years 2023 through 2027, the loan shall bear interest at one 
percent.  Annual payments of interest are required to the extent of available cash flows, as 
defined.    As of December 31, 2012, the outstanding principal balance was $646,000. 
 
City of Miami Barcelona Note 
 
On  September  26,  2011,  the  Corporation  entered  into  a  $2,000,000  mortgage  note 
payable with the City of Miami. The note bears interest at a rate not greater than the 
highest rate allowable by applicable law. As of December 31, 2012, the outstanding 
principal balance was $1,972,648. 
 
The promissory note is secured by the real property. 
 
The loans between Carrfour and its subsidiaries have been eliminated in the accompanying 
consolidated financial statements. 
 
As of December 31, 2012, mortgages and promissory notes payable under Little Haiti were as 
follows: 
 
Wachovia Mortgage Note 
 
On May 1, 2002, the Corporation entered into a $1,615,000 mortgage note payable with 
Wachovia Bank, N.A. (Wachovia) maturing May 10, 2013. The note bears interest at a rate of the 
1-month LIBOR plus 2.00 percent.  As of December 31, 2012, the rate was 2.21 percent.  The 
note is payable in monthly installments of principal and interest, with the balance of  any  unpaid  
principal and accrued interest due at maturity. As of December 31, 2012, the principal balance 
was $1,355,160. 
 
The note is secured by a senior security interest in the underlying value of the real estate 
collateral, improvements, easements of other interest, assignment of rents and leases and 
personal property. 
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In 2013, the Corporation obtained a 3 month extension of the maturity of this note, providing a 
new maturity date of August 10, 2013. In July 2013, the Corporation obtained approval to 
refinance the mortgage note with the State Apartment Incentive Loan Program. The Corporation is 
in the process of refinancing this note to secure better terms and to extend the maturity of this 
amount. If the Corporation is not successful in completing this financing, Carrfour Supportive 
Housing, parent company of Little Haiti Gateway, Inc., has committed that it will provide support 
in payment of any amounts due on this note.  
 
To minimize the effect of changes in interest rates, the Corporation entered into an interest rate 
swap agreement under which it paid interest at a fixed rate of 8.4 percent and received interest 
at a variable rate. The variable rate under the swap is based on the same notional amount as the 
underlying mortgage. The result is that the Corporation pays interest at a fixed effective rate. 
Valued separately, the interest rate swap agreement represents a liability as of December 31, 
2012 of $35,243. This value represents the fair value of the current difference in interest paid and 
received under the swap agreement over the remaining term of the agreement. Changes in the 
swap agreement’s fair value are reflected as interest expense or an offset to interest expense 
within the statement of activities and changes in net assets. Payments are recognized in current 
operating results as settlements occur under the agreement as a component of interest expense. 
 
State Apartment Incentive Loan Program (SAIL) 
 
On May 10, 2002, the Corporation received a $495,000 SAIL loan from the Florida Housing 
Finance Corporation (FHFC).   The SAIL loan bears interest at a rate of 9.0 percent per 
annum (consisting of a 3.0 base rate plus 6.0 percent additional interest) that is payable from 
the development cash flow in accordance with Rule Chapter 67-48 of the Florida Administrative 
Code.   Any unpaid principal and deferred interest are due at maturity on May 1, 2018.  As 
of December 31, 2012, the principal balance and accrued interest were $495,000 and $419,587, 
respectively. 
 
The  SAIL  loan  is  secured  by  a  second  mortgage  lien  in  all  collateral  pledged  in 
connection with the Wachovia mortgage note and the guaranty of Carrfour.  
 
Miami-Dade County Promissory Notes 
 
On June 6, 2001, the Corporation entered into a $410,000 note agreement with Miami-Dade 
County. The note bears interest at a rate of one percent per annum and matures April 1, 2020. 
Beginning in 2016, the principal balance and any accrued interest will be forgiven on a prorated 
basis over a five-year term unless the Corporation is in default. As of December 31, 2012, the 
principal balance was $410,000. 
 
On December 6, 2002, the Corporation entered into note agreements with Miami-Dade County 
totaling $590,000. The notes bear interest at a rate of one percent per annum and mature on 
December 6, 2022. Beginning in 2018, the principal balance and any accrued interest will be 
forgiven on a prorated basis over a five-year term unless the Corporation is in default. As of 
December 31, 2012, the principal balance was $590,000. 
 
On June 23, 2003, the Corporation entered into a $200,000 note agreement with Miami-Dade 
County. The note bears interest at a rate of one percent per annum and matures on June 30, 
2023. Beginning in 2019, the principal balance and any accrued interest will be forgiven on a 
prorated basis over a five-year term unless the Corporation is in default. As of December 31, 2012, 
the principal balance was $200,000. 
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The Miami-Dade County notes are secured by a subordinated security interest in the real property 
of the Project and assignment of rents. 
 
Florida Department of Community Affairs 
 
On November 12, 1999, the Corporation entered into a $250,000 non-interest bearing note 
with the Florida Department of Community Affairs (DCA).  Any unpaid principal is due at maturity 
on November 1, 2014. As of December 31, 2012, the principal balance was $250,000. 
 
As of December 31, 2012, mortgages and promissory notes payable under City View were as 
follows: 

 
Wachovia Mortgage Note 
 
On February 6, 2004, the Corporation entered into a $960,000 mortgage note payable with 
Wachovia maturing February 3, 2015.   The note bears interest at a rate of the 1- month 
LIBOR plus 2.00 percent.  As of December 31, 2012, the rate was 2.21 percent. The note is 
payable in monthly installments of principal and interest, with the balance of any unpaid 
principal and accrued interest due at maturity.  As of December 31, 2012, the principal balance 
was $828,889. 

 
The note is secured by a senior security interest in the underlying value of the real estate 
collateral, improvements, easements of other interest, assignment of rents and leases and 
personal property and the guaranty of Carrfour. 
 
To minimize the effect of changes in interest rates, the Corporation entered into an 
interest rate swap agreement under which it paid interest at a fixed rate of 7.4 percent and 
received interest at a variable rate.  The variable rate under the swap is based on the same 
notional amount as the underlying mortgage.  The result is that Corporation pays interest at a 
fixed effective rate.  Valued separately, the interest rate swap agreement represents a liability 
as of December 31, 2012 of $122,632.  This value represents the fair value of the current  
difference  in  interest  paid  and  received  under  the  swap  agreement  over  the remaining  
term  of the  agreement.    Changes  in  the swap  agreement’s  fair  value  are included  in  the  
statement of activities and changes  in  net  assets.    Payments are recognized in current 
operating results as settlements occur under the agreement as a component of interest 
expense. 
 
Miami-Dade County Promissory Note 
 
On May 6, 2002, the Corporation entered into a $1,000,000 note agreement with Miami- Dade 
County.   The note bears interest at a rate of one percent per annum and matures May 1, 
2022.  Beginning in 2017, the principal balance and any accrued interest will be forgiven on a 
prorated basis over a five-year term unless City View is in default.  As of December 31, 2012, 
the principal balance was $1,000,000. 
 
The note is secured by a subordinated security interest in the underlying value of the real estate 
collateral, improvements, easements of other interest, assignment of rents and leases and 
personal property. 
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Florida Housing Finance Corporation Demonstration Loan 
 
On July 22, 2004, the Corporation entered into a $1,500,000 non-interest bearing loan with 
FHFC.  Any  unpaid  principal  is  due  at  maturity  on  July  22,  2019.  As of December 31, 
2012, the principal balance was $1,500,000. 
 
The loan is secured by a subordinated security interest in the underlying value of the real estate 
collateral, improvements, easements of other interest, assignment of rents and leases and 
personal property and the guaranty of Carrfour. 
 
As of December 31, 2012, mortgages and promissory notes payable under Liberty Gateway were 
as follows: 
 
Construction Loan 
 
On April 23, 2010 the Corporation entered into a construction loan with Florida Housing Finance 
Corporation, which comprised of three separate mortgage loans, collectively called the 
Construction Loan, as described below: 
 
First Mortgage 
 
The Corporation entered into a $3,300,274 mortgage loan through the State of Florida 
Apartment Incentive Loan Program and the Supplemental Loan Program in  conjunction with 
Florida Housing Finance Corporation.   The mortgage loan consists of a SAIL Loan in the 
amount of $2,535,274 and a Supplemental Loan in the amount of $765,000, collectively called 
the Loan.   The SAIL loan bears interest at 0 percent per annum based on the pro rata share 
of units set aside for the homeless residents and one percent per annum on the remaining 
units. The Supplemental loan bears interest at zero percent over the life of the loan.  The 
Loan matures on April 23, 2025.  The Loan is secured by a first mortgage lien on the 
development.  As of December 31, 2012, the principal balance was $2,750,901. 
 
Second Mortgage 
 
The Corporation entered into a $3,000,000 surtax loan with Miami-Dade County to finance a 
portion of the development costs of the project. The County appropriated the Surtax 2007 and 
the Surtax 2008 mid-year RFA consisting of $1,000,000 and $2,000,000,   respectively.   Subject   
to   available   funds,   the maximum amount payable under this contract shall not exceed 
$3,000,000. Reimbursements shall be made upon successful submission of a Request for Draw.    
As  of  December  31,  2012,  the  outstanding  principal  balance  on  the mortgage was 
$3,000,000. 
 
Third Mortgage 
 
The Corporation entered into a $21,768,500 mortgage loan through the Tax Credit Exchange 
Program secured by a Recapture Mortgage and Security Agreement. 
 
The construction loan bears interest at z e r o   percent per annum. Principal will be forgiven 
at a rate of 6.67 percent per year, on the anniversary date of when it was placed in service, 
provided the units will be awarded to low income tenants for at least 15 years. As the 
property was placed in service in January 2012, the first loan forgiveness will not take place until 
January 2013. The construction loan is secured by all contract rights, sewer tap rights, utility 
commitments, licenses, agreements pertaining directly or indirectly to the land, the 
development and assignment of rents, leases, and profits derived from the development. 
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As of December 31, 2012, the balance of the Construction loan is $21,768,500. 
 
As of December 31, 2012, mortgages and promissory notes payable under Parkview were as 
follows: 
 
First Mortgage 
 
Parkview Gardens entered into a $5,000,000 mortgage with the JP Morgan Chase. The mortgage 
bears interest at a floating rate plus 1.5% and matures July 28, 2013. At December 31, 2012, the 
outstanding principal on the mortgage was $4,748,937. Subsequent to year ended December 31, 
2012, this note was paid off in full by the limited partner as a capital contribution. 
 
The note is secured by a senior security interest in the underlying value of the real estate 
collateral, improvements, easements of other interest, assignment of rents and leases and 
personal property and the guaranty of Carrfour. 
 
Other Mortgages 
  
Florida Housing Development Corporation Construction Loan  
 
On July 28, 2011, Parkview Gardens received a mortgage in the original amount of $3,000,000 
from the Florida Housing Development Cooperation. Principal on the loan bears a fixed rate of 
interest of 7.75% per annum. Any unpaid principal and interest is due at maturity on January 28, 
2028. The loan is secured by the Parkview Gardens’ real and personal property. At December 31, 
2012, the outstanding principal balance was $1,260,618. 
 

Surtax Loan (Third Mortgage) 
 
On August 4, 2011 Parkview Gardens entered into a third mortgage, for $1,600,000, with Miami-
Dade County. The note bears interest at a rate of 1.5% per annum and matures on July 31, 2021, 
however first payment of interest is due April 11, 2014. At December 31, 2012, the outstanding 
principal balance was $1,428,361. 
 
City of Miami HOME Loan (Fourth Mortgage) 
 
On July 28, 2011, the Parkview Gardens entered into a fourth mortgage, with the City of Miami, 
for $343,090. The note bears no interest for the first fifteen (15) years, then bears interest of 1% 
per annum from year 16 to maturity. Principal and interest is due annually from years 16 to 
maturity, to the extent of available cash flows. All remaining principal and interest is due in full 
at maturity. The note matures on August 5, 2031. At December 31, 2012, the outstanding principal 
balance was $295,751. 
 
As of December 31, 2012, mortgages and promissory notes payable under Harvard House were 
as follows: 
 
First Mortgage  
 
On June 1, 2011, Harvard House entered into a $242,000 promissory note with Bank Atlantic. The 
note was funded with proceeds made available through the Affordable Housing Program (AHP). 
The note bears interest at 1 percent and matures December 31, 2013. Any unpaid principal, 
together with all accrued and unpaid interest will be forgiven at maturity over a fifteen year term 
unless Harvard House is in default. As of December 31, 2012, the outstanding principal balance 
and accrued interest was $242,000 and $3,832, respectively.  
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Second Mortgage  
 
On March 31, 2011, Harvard House entered into a $3,349,794 note with Carrfour Supportive 
Housing, Inc. The note was funded with proceeds made available through the National 
Stabilization Program 2 (“NSP2”). The note is non-interest bearing and set to mature 40 years 
after the completion date of the project’s rehabilitation. As of December 31, 2012, the 
outstanding principal balance was $3,813,104.  
 
Third Mortgage 
  
On April 11, 2011, Harvard House entered into a $2,239,082 promissory note with Miami-Dade 
County. The note is funded with proceeds made available through the National Stabilization 
Program (“NSP1”). The note is non-interest bearing and set to mature on May 31, 2041. The note 
is secured by the real property, leases, rents and contact rights of the Project. As of December 
31, 2012, the outstanding principal balance was $2,075,961. 
 
Promissory Note 
 
On August 3, 2012, Harvard House entered into a $1,100,000 note with Carrfour Supportive 
Housing, Inc. The note was funded with proceeds made available through NSP2. The note is non-
interest bearing and set to mature 40 years after the completion date of the project’s 
rehabilitation. Harvard House did not receive any proceeds during 2012. 
 
As of December 31, 2012, mortgages and promissory notes payable under Rivermont House were 
as follows: 
 
First Mortgage  
 
Rivermont House entered into a $460,000 mortgage note with Greater Miami Neighborhoods, Inc. 
(GMNI). The note bears interest at 6.5 percent and was scheduled to mature on May 16, 2008. 
Prior to the maturity of the note, GMNI declared bankruptcy. Subsequent to the legal filings, no 
successor has been identified as of the date of the report. At December 31, 2012, the outstanding 
principal and accrued interest on the mortgage was $83,514 and $8,976, respectively. 
 
The note is secured by a senior security interest in the underlying value of the real estate 
collateral, improvements, easements of other interest, assignment of rents and leases and 
personal property and the guaranty of Carrfour. 
 
As of December 31, 2012, mortgages and promissory notes payable under Del Prado Gardens were 
as follows: 
 
First Mortgage  
 
Del Prado Gardens entered into a $100,000 mortgage with Carrfour. Carrfour funded the mortgage 
with proceeds made available through the Supportive Housing Program (SHP1). The mortgage 
bears interest at 5.10 percent and matures November 25, 2014. Monthly payments of principal and 
interest are required to the extent of available cash flows. At December 31, 2012, the outstanding 
principal and accrued interest on the mortgage was $4,195 and $28, respectively.  
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Other Mortgages 
  
SAIL Loan  
 
On November 24, 1998, Del Prado Gardens received a second mortgage in the original amount of 
$332,592 from the Florida Housing Finance Authority under its State Apartment Incentive Loan 
(SAIL) program. Interest on the SAIL loan consists of two fixed components: a base rate component 
of 3.0 percent and an additional interest component of 6.0 percent. Base rate interest is payable 
yearly out of operating cash flow, as defined. The additional interest is payable out of operating 
cash flow, as defined, only if available and only after payment of a cumulative annual return on 
capital, as defined. At December 31, 2012, accrued interest was $49,888. Any unpaid principal 
and interest is due at maturity on November 24, 2013. The loan is secured by Del Prado Gardens’ 
real and personal property. At December 31, 2012, the outstanding principal balance was 
$332,592. 
 

As of December 31, 2012, mortgages and promissory notes payable under Villa Aurora were as 
follows: 
 
SAIL Loan  
 
On December 4, 2007, Villa Aurora received a loan in the original amount of $3,000,000 from the 
Florida Housing Finance Authority under its State Apartment Incentive Loan (SAIL) program. The 
SAIL loan bears interest at 3 percent per annum to 1 percent simple interest per annum on the 
outstanding principal balance if an 80 percent occupancy rate of residents qualifying as 
Farmworkers, Commercial Fishing Workers or Homeless is maintained. Any unpaid principal and 
interest is due at maturity on December 4, 2037. The loan is secured by Villa Aurora’s real and 
personal property. As of December 31, 2012, the outstanding principal balance was $3,000,000, 
and accrued interest was $249,287.  
 
As of December 31, 2012, mortgages and promissory notes payable under Harding Village were as 
follows: 
 
SAIL Loan  
 
On May 18, 2005, Harding Village received a loan in the original amount of $2,000,000 from the 
Florida Housing Finance Authority under its State Apartment Incentive Loan (SAIL) program. The 
SAIL loan bears interest at one percent per annum on the outstanding principal balance. At 
December 31, 2012, accrued interest was $15,000. Any unpaid principal and interest is due at 
maturity on May 18, 2022. The loan is secured by Harding Village’s real and personal property. At 
December 31, 2012, $2,000,000 had been borrowed on this loan and remained outstanding. 
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As of December 31, 2012, aggregate annual maturities of the promissory and mortgage notes 
payable over the next five years and thereafter were estimated as follows: 
 
Year Ended December  31, Amount

2013 $6,782,203
2014 220,000
2015 1,028,889
2016 92,000
2017 92,000
Thereafter 47,904,233

 
Total $56,119,325

 
8. LINE OF CREDIT  
 
Total Bank Line of Credit 
 
On May 6, 2009, the Corporation entered into a revolving line of credit agreement with Total Bank, 
originally expiring on May 4, 2012. On May 10, 2012, this line was renewed, with a new expiration 
date of May 10, 2015. Interest is payable monthly at the prime rate, as defined, plus 1 
percent, with minimum interest rate of 5.25 percent.    Borrowing under the  agreement  is  
limited  to  80  percent  of  the  eligible  accounts,  as  defined,  with  a maximum or $530,000.  
As of December 31, 2012, the rate was 5.5 percent.   As of December 31, 2012, the balance 
was $0. 
 
The line of credit is secured by a first priority interest in a cash collateral account, all 
accounts and grants receivable and the assignment of certain future development fees. 
 
9. FAIR VALUE  
 

On January 1, 2008, the Corporation adopted certain provisions of guidance related to “Fair 
Value Measurements.”  The guidance clarifies the principle that fair value should be based on 
the assumptions that market participants would use when pricing the asset or liability, and 
establishes the following fair value hierarchy: 

 
• Level 1 inputs utilize quoted prices (unadjusted) in active markets for identical assets 

or liabilities that the Partnership has the ability to access; 

• Level 2 inputs may include quoted prices for similar assets and liabilities in active 
markets, as well as interest rates and yield curves that are observable at commonly 
quoted intervals; and 

• Level 3 inputs are unobservable inputs for the asset or liability that are typically 
based on an entity’s own assumptions as there is little, if any, related market activity. 

The Corporation’s interest rate swap liability of $157,875 at December 31, 2012 is classified as a 
Level 2 fair value. 
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On a recurring basis, the Corporation measures its interest rate swaps at its estimated fair 
value.  In determining the fair value of its interest rate swap derivatives, the Corporation used 
the present value of expected cash flows based on market observable interest rate yield curve 
commensurate with the term of the instrument. The Corporation incorporates credit valuation 
adjustments to appropriately reflect both its own nonperformance risk and that of the 
respective counterparty in the fair value measurement.  The credit valuation adjustments 
utilize Level 2 inputs, such as estimates of current credit spreads, to evaluate the likelihood of 
default by either the respective counterparty or us.  However, the Corporation determined 
that, as of December 31, 2012, the impact of the credit valuation adjustments were not 
significant to the overall valuation of the swaps.  See Derivative Instruments and Hedging 
Activity in Note 2 for additional information regarding the interest rate swaps. 
 
In accordance with ASC 835, the stated value of notes from governmental agencies or bodies are 
assumed to approximate fair value. All other notes described in Note 7 bear interest at a rate 
which is tied to market rates and as such, the stated value of these notes approximate fair value. 
 
10.  PROPERTIES HELD FOR SALE 
 
On September 26, 2011, Carrfour Supportive Housing, Inc.  purchased 18  units  of  the Barcelona 
Condominium Project from Barcelona Condominium, LLC, which are being held for sale.  
Properties held for sale consist of the following: 
 
Properties held for sale as of the beginning of the period      $ 1,810,200  
    
Additions                                                                            175,372  
Disposals                                                                               
    
Properties  held for sale at December 31, 2012 $ 1,985,572  
    

 
11.  NON-CONTROLLING INTEREST IN SUBSIDIARIES 
 
Non-controlling interests represent amounts of outside ownership interest in the Corporation’s 
subsidiaries.  As of December 31, 2012, non-controlling interests consisted of 
the following: 
 

 
 

Subsidiary 

 Statement of 
Financial 
Position 

 Consolidated 
Statement of 

Activities 

 

      
Rivermont $ 73,372 $ 50,037  
Delprado            (41,397)  124,314  
Parkview          (302,738)  302,738  
Harding  2,158,377  285,790  
Villa Aurora  17,320,289  1,030,299  
      
 $ 19,207,903 $ 1,793,178  
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12.  PENSION PLAN 
 
The Corporation has a Safe Harbor 401(k) profit sharing plan (the Plan) for the exclusive 
benefit of its employees.  The Plan covers all full time employees who have attained the age of 
21.  The Plan provides for matching contributions and discretionary contributions. The 
matching contribution equals the lesser of 100 percent of the participant’s elective deferral or 5 
percent of the participant’s compensation. The Corporation has the right to make discretionary 
contributions.  The Corporation’s contributions for the year ended December 31, 2012 were 
$129,400. 
 
13.  CONCENTRATION OF CREDIT RISK 
 
The Corporation maintains its cash balances in multiple financial institutions.  The balances are  
insured  by  the  Federal  Deposit  Insurance  Corporation  (FDIC)  at  each  financial 
institution.  The Corporation’s cash balances may exceed the federal insurance limits at any 
given time; however, the Corporation has not experienced any losses associated with these 
deposits.   Management believes that no significant concentration of credit risk exists with 
respect to these balances as of December 31, 2012. 
 
14.  CONCENTRATION OF CREDIT RISK 
 
Lease Commitments 
 
The Corporation leases facilities for its administrative offices and a supporting services 
program under non-cancelable operating leases expiring in 2014.  During August 2011, the 
Corporation was awarded a $1,000,000 grant from the U.S. Department of Veteran Affairs, 
which is being utilized by the Corporation to lease another office to house the staff dedicated to 
this grant.  The  lease  for  the  additional  office  began  on  February  28,  2012.  The 
Corporation leases office equipment under non-cancelable operating leases expiring at various 
dates.   For the year ended December 31, 2012, rent expense under the operating leases 
was $89,400 for facilities and $39,618 for office equipment. 
 
As  of  December 31,  2012,  the  future  remaining  minimum  lease  payments  under  non- 
cancelable operating leases were estimated as follows: 
 
Year Ended December 31,  Facilities  Equipment  Total  

        
2013 $ 101,725 $ 43,381 $  145,106  
2014  57,054  28,528  85,582  
2015  -  16,270  16,270  
2016  -  5,605  5,605  
2017  -  1,919  1,919  
        
Total $ 158,779 $ 95,703 $ 254,482  
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Operating Deficit Guaranty 
 
Pursuant to the partnership agreement of Harding, the Corporation is obligated to provide any 
funds needed by Harding after all funds in the operating reserve account have been used and the 
permitted withdrawals have been made from the revenue deficit reserve account to fund 
operating deficits.  The operating deficit guaranty period is defined as the later of the period 
through the third anniversary of the date of achievement of qualified occupancy or the date 
upon which the project had maintained operations with losses no greater that shown in the 
projections for three consecutive years.   As of December 31, 2012, no funds have been 
advanced under this guaranty. 
 
Operating Deficit Contribution 
 
Pursuant to the partnership agreement of Villa Aurora, the Corporation will be obligated to 
contribute  funds  as  a  capital  contribution  in  an  amount  equal  to  the  operating  deficit 
(Operating Deficit Contributions).  The Corporation’s obligation is unlimited through the 
stabilization date, as defined, and terminates on the date that the project achieves break-even 
for three consecutive calendar years and the balance in the operating reserve equals or 
exceeds the operating reserve amount, as defined.  The Operating Deficit Contribution is 
limited to a maximum contribution of $238,000.  As of December 31, 2012, no contributions 
were required. 
 
Operating Reserve 
 
Pursuant to the partnership agreement of Villa Aurora, the Corporation is to cause Villa 
Aurora to establish an operating reserve account of $1,500,000 (Operating Reserve Amount). The 
initial reserve is to be funded by the proceeds of the fourth and fifth capital contributions by the 
limited partner.  The general partner will be obligated to fund the operating reserve from 
available cash flow, as defined, in order to maintain the operating reserve in an amount equal 
to the Operating Reserve Amount.  After stabilization, the general partner may use the 
operating reserve for the payment of project expenses prior to making any Operating Deficit 
Contributions.  During the year ended December 31, 2010, the General Partner funded the 
operating reserve in the amount of $1,500,000.  At December 31, 2012, the operating reserve 
balance was $1,507,281 and is included as a component of escrows and reserves on the 
accompanying consolidated statement of financial position. 
 
Revenue Deficit Reserve 
 
Pursuant to the partnership agreement of Harding, the Corporation is obligated to establish a 
revenue  deficit  reserve  to  fund  revenue  deficits  during  the  15-year  compliance  period. 
During the year ended December 31, 2010 the General Partner funded the revenue deficit 
reserve in the amount of $1,025,037.   At December 31, 2012, the revenue deficit reserve 
balance was $1,378,417 and is included as a component of escrows and reserves on the 
accompanying consolidated statement of financial position. 
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Construction Contracts 
 
The Corporation entered into a construction contract with the Siltek Group, an unrelated 
party, to perform general contractor services in conjunction with the construction of Liberty 
Gateway.  The original contact was $17,003,840 with change orders of ($320,583), reducing 
the contract amount to $16,683,257.   As of December 31, 2012, the full contract amount had 
been incurred, which included retainage of $834,163.  As of December 31, 2012, there was no 
related accounts receivable balance outstanding is to fund escrows. 
 
The Corporation entered into a construction contract with LINK Construction Group, an 
unrelated party, to perform general contractor service in conjunction with the construction of 
Parkview Gardens.   The original contract was $7,115,570 with change orders of $384,750, 
increasing the contract amount to $7,500,320.   As of December 31, 2012, the full contract 
amount had been incurred, which included retainage of $421,851. 
 
The Corporation entered into a construction contract with the Jaxi Builders, Inc, an 
unrelated party, to perform general contractor services in conjunction with the construction of 
Harvard House.  The original contact was $3,293,230 with change orders of $1,058,464, 
increasing the contract amount to $4,451,700.   As of December 31, 2012, the full contract 
amount had been incurred, which included retainage of $393,679. On June 27, 2013, the 
Community Development Department of the City of North Miami issued the certificate of 
completion in connection to the interior and exterior renovations and site improvements for the 
Project’s rehabilitation initiated in January 2012.   
 
Low-income Housing Tax Credits and Guarantees 
 
The low-income housing tax credits of the affordable housing projects are contingent on their 
ability to maintain compliance with applicable sections of Section 42 of the Internal Revenue 
Code.   Failure to maintain compliance with tenant income eligibility and rent limits or to 
correct instances of noncompliance within a reasonable time period could result in recapture of 
previously claimed tax credits plus interest.   In addition, any such noncompliance, if it were 
to occur, likely would result in an adjustment to the contributed capital of the limited 
partners. 
 
The  general  partners  of  the  various  tax  credit  limited  partnerships  controlled  by  the 
Corporation have incurred obligations for the delivery of annual tax credits over the 10-year 
credit period to the respective investor limited partner.  These obligations continue through 
the 15-year compliance period. 
 
15.  DEVELOPER CONTRACT 
 
Royalton Development 
 
The Corporation entered into a developer contract with Royalton Development, LLC, an 
unrelated third party, as co-developer with Carlisle Development Group, LLC (“Carlisle”), an 
unrelated third party, to provide development services for Royalton Apartments.  Per the 
agreement the developer fee will be earned evenly between the Corporation and Carlisle. 
The  agreement  provides  for  the  payment  of  a  total  development  fee  estimated  to  be 
$2,334,855. Development fees are earned based on the attainment of certain objectives, as 
defined.  The Royalton Apartments was completed during 2009. 
 



   CARRFOUR SUPPORTIVE HOUSING, INC. AND ITS SUBSIDIARIES 
Notes to Consolidated Financial Statements 

 

32 
 

As of December 31, 2012, $1,167,429 was earned by the Corporation under the developer 
contract.  At December 31, 2012, $90,206 remained receivable. 
 
Verde Gardens Development 
 
The Corporation entered into a developer contract with Miami-Dade County, an unrelated 
third party, to provide development services for Verde Gardens Apartments. The agreement 
provides  for  the  payment  of  a  total  development  fee  estimated  to  be  $1,188,000. 
Development fees are earned based on the attainment of certain objectives, as defined.  
 
As of December 31, 2012, $1,188,000 was earned by the Corporation under the developer 
agreement. 
 
16.  SUBSEQUENT EVENT 
 
Events that occur after the date of the statement of financial position but before the financial 
statements were available to be issued must be evaluated for recognition or disclosure. The 
effects of subsequent events that provide evidence about conditions that existed at the date of 
the statement of financial position are recognized in the accompanying financial statements. 
Subsequent events which provide evidence about conditions that existed after the date of the 
statement of financial position, require disclosure in the accompanying notes. Management 
evaluated the activity of the Corporation through September 27, 2013 (the date the 
financial statements were available to be issued) and concluded that, except for those matters 
noted within the preceding notes, no subsequent events have occurred that would require 
recognition in the Financial Statements or disclosure in the Notes to the Financial Statements. 
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Parent-only financial statements are not presented in accordance with 
accounting principles generally accepted in the United States of America. 

For management’s informational purposes only. 
 
 
 
 
 
 
 

ASSETS    
    
Investment in fixed assets    
Furniture and fixtures $ 239,540  

Cost    
Less accumulated depreciation  (237,206)  
Net investment in fixed assets  2,334  
    
Other assets    
Cash  3,178,094  
Restricted cash  250,442  
Grants receivable  1,684,590  
Development fee receivable  1,658,576  
Accounts receivable-other  79,088  
Due from subsidiaries and others  996,110  
Notes receivable-subsidiaries  12,864,428  
Properties held for sale  1,985,572  
Investments in subsidiaries  5,805,795  
Prepaid expenses and other assets  20,858  

    
Total other assets  28,523,553  
    
Total assets $ 28,525,887  

    
LIABILITIES    
Accounts payable $                   301,107  
Construction cost payable  5,025  
Mortgage and promissory notes payable  6,533,152  
Due to affiliates and others  245,912  
Accrued compensated absences  53,983  
Accrued interest  73,447  
Refundable advances  78,273  
Other accrued expenses  73,504  
Deferred grant revenue  5,411,579  

    
Total liabilities   12,775,982  
    
Net assets-unrestricted  15,749,905  
    
Total liabilities and net assets $ 28,525,887  
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Parent-only financial statements are not presented in accordance with 
accounting principles generally accepted in the United States of America. 

For management’s informational purposes only. 
 

 
 

    
Unrestricted net assets    
Support and revenues    
  Grants $ 10,089,451  
  Contributions  67,870  
Interest income  279,090  

  Developer fees  3,812,979  
  Other income  178,172  
    
Total support and revenues  14,427,562  
    
Expenses    
Program services    
Supportive housing services  7,424,172  
Construction development  55,984  
    
Total program services  7,480,156  
    
Management and general    
Fundraising  30,377  
Communication and administration  1,190,857  

    
Total management and general  1,221,234  
    
Total expenses  8,701,390  
    
Other changes  93,381  
    
Change in net assets $                 5,819,553  
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1111 Brickell Avenue, Suite 2801 
Sabadell Financial Center 
Miami, FL 33131 
 

Tel:  305-381-8000 
Fax:  305-374-1135 
www.bdo.com 

Independent Auditor’s Report on Internal Control Over Financial Reporting and on Compliance and 
Other Matters Based on an Audit of Financial Statements Performed in Accordance With 

Government Auditing Standards 
 

To the Board of Directors 
Carrfour Supportive Housing, Inc. 
Miami, Florida 

 
We have audited, in accordance with the auditing standards generally accepted in the United States of 
America and the standards applicable to financial audits contained in Government Auditing Standards, 
issued by the Comptroller General of the United States, the consolidated financial statements of 
Carrfour Supportive Housing, Inc. and its subsidiaries (“Carrfour”), which comprise the consolidated 
statement of financial position as of December 31, 2012, and the related consolidated statements of 
activities and changes in net assets (restated as of January 1, 2012), functional expenses and cash 
flows for the year then ended, and the related notes to the consolidated financial statements, and 
have issued our report thereon dated September 27, 2013.  

 
Internal Control Over Financial Reporting 
 
In planning and performing our audit of the consolidated financial statements, we considered Carrfour's 
internal control over financial reporting (internal control) to determine the audit procedures that are 
appropriate in the circumstances for the purpose of expressing our opinion on the consolidated 
financial statements, but not for the purpose of expressing an opinion on the effectiveness of 
Carrfour’s internal control. Accordingly, we do not express an opinion on the effectiveness of 
Carrfour’s internal control. 
 
Our consideration of internal control was for the limited purpose described in the precedeing 
paragraph and was not designed to identify all deficiencies in internal control that might be material 
weaknesses or significant deficiencies and therefore, material weaknesses or significant deficiencies 
may exist that were not identified. However, as described in the accompanying schedule of findings 
and questioned costs, we identified a deficiency in internal control that we consider to be a material 
weakness.  
 
A deficiency in internal control exists when the design or operation of a control does not allow 
management or employees, in the normal course of performing their assigned functions, to prevent, or 
detect and correct, misstatements on a timely basis. A material weakness is a deficiency, or a 
combination of deficiencies, in internal control such that there is a reasonable possibility that a 
material misstatement of the entity’s consolidated financial statements will not be prevented, or 
detected and corrected on a timely basis. We consider the deficiency described in the accompanying 
schedule of findings and questioned costs to be a material weakness (finding 2012-1). 
 
A significant deficiency is a deficiency, or a combination of deficiencies, in internal control that is less 
severe than a material weakness, yet important enough to merit attention by those charged with 
governance.
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Compliance and Other Matters  
 
As part of obtaining reasonable assurance about whether Carrfour’s consolidated financial statements 
are free of material misstatement, we performed tests of its compliance with certain provisions of 
laws, regulations, contracts, and grant agreements, noncompliance with which could have a direct and 
material effect on the determination of consolidated financial statement amounts. However, providing 
an opinion on compliance with those provisions was not an objective of our audit, and accordingly, we 
do not express such an opinion. The results of our tests disclosed no instances of noncompliance or 
other matters that are required to be reported under Government Auditing Standards. 
 
Carffour’s Response to Findings 
 
Carrfour’s response to the finding identified in our audit is described in the accompanying schedule of 
findings and questioned costs. Carrfour’s response was not subjected to the auditing procedures 
applied in the audit of the consolidated financial statements and, accordingly, we express no opinion 
on it. 
 
Purpose of this Report 
 
The purpose of this report is solely to describe the scope of our testing of internal control and 
compliance and the result of that testing, and not to provide an opinion on the effectiveness of the 
entity’s internal control or on compliance. This report is an integral part of an audit performed in 
accordance with Government Auditing Standards in considering the entity’s internal control and 
compliance. Accordingly, this communication is not suitable for any other purpose 
 
 
 
Miami, FL 
September 27, 2013                                                                                  Certified Public Accountants 
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1111 Brickell Avenue, Suite 2801 
Sabadell Financial Center 
Miami, FL 33131 
 

Tel:  305-381-8000 
Fax:  305-374-1135 
www.bdo.com 

Independent Auditor’s Report on Compliance For Each Major Federal Program; Report on Internal 
Control Over Compliance; Report on Internal Control Over Compliance; and Report on Schedule of 
Expenditures of Federal Awards Required by OMB Circular A133 
 
To the Board of Directors 
Carrfour Supportive Housing, Inc. 
Miami, Florida 
 
Report on Compliance for Each Major Federal Program 
 
We have audited Carrfour Supportive Housing, Inc.’s (“Carrfour”) compliance with the types of 
compliance requirements described in the OMB Circular A-133 Compliance Supplement that could have 
a direct and material effect on each of Carrfour’s major federal programs for the year ended December 
31, 2012. Carrfour’s major federal programs are identified in the summary of auditor’s results section 
of the accompanying schedule of findings and questioned costs.  
 
Management’s Responsibility 
 
Management is responsible for compliance with the requirements of laws, regulations, contracts, and 
grants applicable to its federal programs. 
 
Auditor’s Responsibility 
 
Our responsibility is to express an opinion on compliance for each of Carrfour’s major federal programs 
based on our audit of the types of compliance requirements referred to above. We conducted our audit 
of compliance in accordance with auditing standards generally accepted in the United States of 
America; the standards applicable to financial audits contained in Government Auditing Standards, 
issued by the Comptroller General of the United States; and OMB Circular A-133, Audits of States, Local 
Governments, and Non-Profit Organizations. Those standards and OMB Circular A-133 require that we 
plan and perform the audit to obtain reasonable assurance about whether noncompliance with the 
types of compliance requirements referred to above that could have a direct and material effect on a 
major federal program occurred. An audit includes examining, on a test basis, evidence about 
Carrfour’s compliance with those requirements and performing such other procedures as we considered 
necessary in the circumstances. 
 
We believe that our audit provides a reasonable basis for our opinion on compliance for each major 
federal program. However, our audit does not provide a legal determination of Carrfour’s compliance. 
 
Basis for Qualified Opinion on Major Federal Programs 
 
As described in the accompanying schedule of findings and questioned costs, Carrfour did not comply 
with requirements regarding proper filing of the fiscal year 2011 data collection form by September 30, 
2012. Compliance with such requirements is necessary, in our opinion, for Carrfour to comply with the 
requirements applicable to major programs. 
 
Qualified Opinion on Major Federal Programs 
 
In our opinion, except for the noncompliance described in the Basis for Qualified Opinion paragraph, 
Carrfour complied, in all material respects, with the types of compliance requirements referred to 
above that could have a direct and material effect on major federal programs for the year ended 
December 31, 2012. 
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Organization’s Response to Findings 
 
Carrfour’s response to the noncompliance finding identified in our audit is described in the 
accompanying schedule of findings and questioned costs. Carrfour’s response was not subjected to the 
auditing procedures applied in the audit of compliance and, accordingly, we express no opinion on the 
response. 
 
Report on Internal Control Over Compliance 
 
Management of Carrfour is responsible for establishing and maintaining effective internal control over 
compliance with the types of compliance requirements referred to above. In planning and performing 
our audit of compliance, we considered Carrfour’s internal control over compliance with the types of 
requirements that could have a direct and material effect on each major federal program to determine 
the auditing procedures that are appropriate in the circumstances for the purpose of expressing an 
opinion on compliance for each major federal program and to test and report on internal control over 
compliance in accordance with OMB Circular A-133, but not for the purpose of expressing an opinion on 
the effectiveness of internal control over compliance. Accordingly, we do not express an opinion on the 
effectiveness of Carrfour’s internal control over compliance. 
 
Our consideration of internal control over compliance was for the limited purpose described in the 
preceding paragraph and was not designed to identify all deficiencies in internal control over 
compliance that might be material weaknesses or significant deficiencies  and therefore, material 
weaknesses or significant deficiencies may exist that were not identified. However, as discussed below, 
we identified a certain deficiency in internal control over compliance that we consider to be a material 
weakness. 
 
A deficiency in internal control over compliance exists when the design or operation of a control over 
compliance does not allow management or employees, in the normal course of performing their 
assigned functions, to prevent, or detect and correct, noncompliance with a type of compliance 
requirement of a federal program on a timely basis. A material weakness in internal control over 
compliance is a deficiency, or combination of deficiencies, in internal control over compliance, such 
that there is reasonable possibility that material noncompliance with a type of compliance requirement 
of a federal program will not be prevented, or detected and corrected, on a timely basis. We consider 
the deficiency in internal control over compliance described in the accompanying schedule of findings 
and questioned costs (finding 2012-2) to be a material weakness. 
 
A significant deficiency in internal control over compliance is a deficiency, or a combination of 
deficiencies, in internal control over compliance with a type of compliance requirement of a federal 
program that is less severe than a material weakness in internal control over compliance, yet 
important enough to merit attention by those charged with governance.  
 
Carrfour’s response to the internal control over compliance finding identified in our audit is described 
in the accompanying schedule of findings and questioned costs. Carrfour’s response was not subjected 
to the auditing procedures applied in the audit of compliance and, accordingly, we express no opinion 
on the response. 
 
The purpose of this report on internal control over compliance is solely to describe the scope of our 
testing of internal control over compliance and the results of that testing based on the requirements of 
OMB Circular A-133. Accordingly, this report is not suitable for any other purpose. 
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Report on Schedule of Expenditures of Federal Awards Required by OMB Circular A133   
 
We have audited the consolidated financial statements of Carrfour Supportive Housing, Inc. and its 
subsidiaries as of and for the year ended December 31, 2012, and have issued our report thereon dated 
September 27, 2013, which contained an unmodified opinion on those consolidated financial 
statements. Our audit was conducted for the purpose of forming an opinion on the consolidated 
financial statements as a whole. The accompanying schedule of expenditures of federal awards is 
presented for purposes of additional analysis as required by OMB Circular A-133 and is not a required 
part of the consolidated financial statements. Such information is the responsibility of management 
and was derived from and relates directly to the underlying accounting and other records used to 
prepare the consolidated financial statements. The information has been subjected to the auditing 
procedures applied in the audit of the consolidated financial statements and certain additional 
procedures, including comparing and reconciling such information directly to the underlying accounting 
and other records used to prepare the consolidated financial statements or to the consolidated 
financial statements themselves, and other additional procedures in accordance with auditing 
standards generally accepted in the United States of America. In our opinion, the schedule of 
expenditures of federal awards is fairly stated in all material respects in relation to the consolidated 
financial statements as a whole. 
 
 
 
Miami, FL 
September 27, 2013                                                                                  Certified Public Accountants 
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Federal State Grantor/Program  Federal CFDA/State 

CFSA Number 
 Federal/State  

Expenditures 
 

Federal Programs      
U.S. Department of Housing and Urban Development      

Direct programs      

Section 8 Voucher Program - Mainstream  14.181  $                   626,208  

      

Housing Opportunities for Persons with AIDS  14.241  24,426  

      

Total direct programs    650,634  

      
Pass through programs      

Miami-Dade County, Florida Community 
and Economic Development 

     

     

Home Investment Partnership Program  14.218  165,093  

      
Miami-Dade County, Florida Homeless Trust      

Supportive Housing Program  14.235  4,789,244  

      

Enterprise Community Partners      

Capacity Building for Affordable Housing 

and Community Development Grants 

     

 14.252  48,190 
 

      
Neighborhood Housing of South Florida      

ARRA - Neighborhood Stabilization Program  14.256  13,772,689  

      
Total pass through programs    18,775,216  

      

Total U.S. Department of Housing and Urban Development Awards    19,425,850  

      
U.S. Department of Veterans Affairs      

Direct programs      

VA Homeless Providers Grant and Per Diem Program  64.024  221,975  

      

VA Supportive Services for Veteran Families Program  64.033  1,092,108  

      

Total U.S. Department of Veterans Affairs Awards    1,314,083  

      
Department of Health and Human Services      

Direct Program      

Community Services Block Grant - Discretionary Awards  93.570  51,254  

      
Total federal expenditures    $             20,791,187  

      
State Programs      
Florida Dept. of Children and Families    9,600  

      
Total state expenditures    $                      9,600  

 

Total federal and state expenditures 

   

$             20,800,787 



   CARRFOUR SUPPORTIVE HOUSING, INC. AND ITS SUBSIDIARIES 
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Note A – BASIS OF PRESENTATION 
 
The accompanying schedule of expenditures of federal awards and state financial assistance 
includes the federal and state grant activity of Carrfour Supportive Housing, Inc. and is presented 
on the accrual basis of accounting.  The information in this schedule is prepared in accordance 
with the requirements of OMB Circular A-133, Audits of States, Local Governments and Non-
Profit Organizations.  Therefore, some amounts presented in this schedule may differ from 
amounts presented in, or used in the preparation of, the general-purpose financial statements. 
 
Note B – SUB-RECIPIENTS 
 
Carrfour Supportive Housing provided Federal awards totaling approximately $10,712,308 to 
Tequesta Knoll, LLC and Hampton Village, LLC as sub-recipients during the year ended December 
31, 2012. 
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SECTION I - SUMMARY OF AUDITOR’S RESULTS 
Financial Statements: 
Type of auditor’s report issued Unqualified  
Internal control over financial reporting:   

 Material weaknesses identified? X     yes         no 
 Significant deficiencies identified not considered to be  

  material weaknesses? ____yes  X     none reported 
 Non-compliance material to financial statements noted? ____yes  X     no 

   
Federal Programs:   
   
Internal control over major program:   

 Material weaknesses identified? X     yes         no 
 Significant deficiencies identified not considered to be 

material weaknesses?        yes 
 
X      none reported 

   
Type of auditor’s report issued on compliance of major program? Qualified 
   
Any audit findings disclosed that are required to be reported in 
accordance with the requirements of OMB Circular A-133? X     yes 

 
        no 

   
Identification of major program:   
CFDA Numbers Name of Federal Program  
 
14.256  
 
 
64.033 

 
ARRA - Neighborhood Stabilization 
Program 
 
VA Supportive Services for Veteran 
Families Program 

 
Dollar threshold used to distinguish between Type A and Type B 
programs: $300,000 
   
Auditee qualified as low-risk auditee?       yes  X     no 
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SECTION II – FINANCIAL STATEMENT FINDINGS 
 
Current Year: 
 
Material Weakness: 2012-01 

Criteria: The establishment and maintenance of proper closing procedures 
over the financial statements are necessary to help assure that 
Carrfour’s financial statements are not misstated.  

Condition:  During the current fiscal year ended December 31, 2012, we 
identified a material accounting error in the financial records 
related to deferred grant revenue as of December 31, 2011. With 
respect to deferred grant revenue, it was determined that 
approximately $1.4 million of deferred grant revenues as of 
December 31, 2011 should have been recorded as revenue, due to 
the fact that the Corporation had incurred fixed asset 
expenditures at Harvard House during 2011 to support the release 
of grant revenues. The financial statement impact on unrestricted 
net assets is approximately $1.4 million as of January 1, 2012, as 
restated.  

Cause: The cause is that management incorrectly accounted for these 
grant proceeds as of December 31, 2011. 

Effect: The effect was that the financial statements as of and for the 
year ended December 31, 2011 were materially misstated. 

Recommendation: We recommend that the Corporation review its controls over the 
financial statement closing process to ensure that the accounting 
error identified above is appropriately accounted for in the 
future. These controls would include ensuring that management 
appropriately understands the transactions and the related 
accounting effects. 

Management’s 
Response:  

The accounting treatment of this capital grant was discussed at 
length with prior auditors and we were advised to treat it as 
deferred revenue for further determination of proper treatment 
in the coming year. We also considered it prudent to treat it 
provisionally as deferred revenue, as we were at the beginning of 
the grant draws (10%) and needed further certainty about 
revenue recognition, legal compliance, and contingent 
restrictions with the $14,850,000 ARRA grant that we were 
awarded since this was a new type of funding for Carrfour. For 
federal reporting purposes (A-133 audit), the amount received 
was reported as grant expenditures in the Schedule of 
Expenditures of Federal Awards. 
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SECTION III – FEDERAL AWARD FINDINGS AND QUESTIONED COSTS 
 
The following findings (as defined in section .510(a) of the Circular) were noted in the current 
year: 
 
Material Weakness: 2012-02 

Criteria: Data collection forms must be filed with the Federal 
Clearinghouse by mandated deadlines.  

Condition:  The data collection form for fiscal year ended December 31, 2011 
was not filed with the Federal Clearinghouse by the deadline 
(September 30, 2012). 

Cause: Carrfour did not complete their consolidated financial statement 
audit as of and for the year ended December 31, 2011 until 
October 2012. 

Effect: The effect was that the Organization did not qualify as a low risk 
auditee for the fiscal year December 31, 2012 OMB Circular A-133 
single audit.  

Recommendation: We recommend that the Organization’s management ensure that 
the internal controls over the financial statements closing process 
and grant reporting process be maintained and that a deadline 
calendar be developed for the various reporting deadlines. 

Management’s 
Response:  

Last year's audit was not completed until October 2012 due to 
changes in our prior auditors' organization - merging with another 
auditing firm and their staff turnover. The managing auditor was 
changed at the last minute and Carrfour failed to complete 
submission at the earliest possible time. Carrfour is taking the 
necessary measures and planning to ensure that the certified 
financial statements and all external mandated reports are 
completed within due dates. 
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STATUS OF 2011 FINDINGS 
 
There were no prior Federal award findings or questioned costs required to be reported in 
accordance with OMB Circular A-133. 



3.5 ATTACHMENT E2
prior or pending litigation





TA
B

 33
TABDEVELOPMENT TEAM 

QUALIFICATIONS 
AND PROPOSALS 

FOR PROJECT SITE



3.6 A  |  DEVELOPMENT TEAM QUALIFICATIONS, EXPERIENCE, AND KEY PERSONNEL

The development team is comprised of Carrfour, Banc of America Community Development Corporation (BACDC), Columbia 
Residential (Columbia), and The Catalyst Group. The development team via Carrfour, the proposer, has extensive experience 
in Miami-Dade County working with PHCD through their numerous affordable housing developments. Currently, Carrfour 
oversees an inventory of more than 1,500 units of supportive housing serving more than 3,000 Miami-Dade County residents 
in 16 communities. Our team’s experience with mixed-income, mixed-finance, multi-phase public housing transformations is 
extensive. Each entity has a unique responsibility and development insight. Carrfour has vast local experience; BACDC provides 
financial strength and backing to the transaction as well as essential Florida development experience; Columbia Residential 
has unique mixed-income and mixed-finance development and property management history; and the Catalyst Group offers 
unique housing authority, public housing transformation, and public/private partnership experience. If this team is the 
successful respondent to this RFA, the team will form one development entity to contract with PHCD.

CARRFOUR
Refer to section 3.5 for qualifications, experience and other information pertaining to Carrfour, the proposer.

BANC OF AMERICA COMMUNITY DEVELOPMENT CORPORATION
Bank of America is a leader in the community development industry with the expertise and scope to deliver innovative and 
full-service development solutions. One of the strengths and distinguishing characteristics of Bank of America’s community 
development commitment is its wholly owned subsidiary, Banc of America Community Development Corporation (BACDC). 
BACDC’s Real Estate Development practice is the nation’s first, largest and most productive bank-owned community real 
estate development entity among U.S. financial institutions. Dedicated to the revitalization of urban communities, during its 35-
year history, BACDC has successfully developed or rehabilitated more than 30,000 affordable housing and mixed-income rental 
units in 15 major cities within the Bank of America franchise. These cities include Miami and various cities throughout Florida. 
This has included a variety of housing types and projects in a range of scale from $5MM to $170MM, from 40 to 700 units, and 
a mix of rental, for-sale, and mixed-use projects. 

BACDC focuses on projects which act as catalysts for revitalization to both increase affordable and mixed-income housing and 
to attract additional investment to urban communities. BACDC is an innovative source of equity, concept, design, marketing 
and project management for residential and mixed-use developments in American cities. With over 35 years of experience in 
community redevelopment projects, and the financial backing of Bank of America, BACDC is a proven, capable developer of 
small and large financially complex, challenging projects ranging from acquisition rehabilitation to new construction. The recent 
mixed income projects with a mix of public housing, project based section 8, LIHTC and market rate units located within the 
same developments and completed by BACDC in partnership with the Tampa Housing Authority were all completed with total 
development costs per unit under $225M.

BACDC has a long history of accomplishing development through partnerships, and frequently partners with community-based 
development corporations (CDCs), public redevelopment and housing agencies, and for-profit developers. BACDC is particularly 
experienced with public-private partnerships. Further, BACDC has an outstanding track record securing public financing, 
subsidy, entitlements, and other development tools required for affordable housing and redevelopment. BACDC has obtained 
tax credit and bond financing in nine states and the District of Columbia.

Many BACDC developments have received awards of excellence and national recognition from various national and regional 
entities including the U.S. Department of Housing and Urban Development, the Urban Land Institute, the National Association 
of Local Housing Finance Agencies, Fannie Mae Maxwell Award, NAHB Pillars of the Industry Award, and numerous other 
state and local entities.

section 3.6 
key personnel and professional 

consultants for proposed project
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COLUMBIA RESIDENTIAL
Columbia Residential was founded in 1991, in Atlanta. Columbia Residential now owns and manages over 7,300 units in 51 
properties employing over 270 individuals across Georgia, Louisiana, and Texas. Columbia specializes in high quality affordable 
mixed-income housing, with particular expertise in transformational mixed-income developments and senior housing. Columbia 
Residential is led by principals Noel F. Khalil, Chairman and Chief Executive Officer; James S. Grauley, President and Chief 
Operating Officer and Barry Weaver, President of Property Management. Mr. Khalil, Mr. Grauley and Mr. Weaver are actively 
involved in the day-to-day operations of the company, including its ownership, development and management responsibilities.

Columbia’s development group consists of 10 individuals. This group is responsible for a project from the time that the project 
enters the company through the conversion to permanent loan and the final equity payment to the partnership from the tax 
credit investor. The project then becomes the responsibility of the Asset Management Group and the Property Management 
Company.

Columbia Residential’s multi-disciplinary team of highly experienced professionals (supported by highly acclaimed real estate 
and investment consultants) provides the following services on a partnership or consultant basis: Land Acquisition, Property 
Development, Project Management, Construction Management, Property Management, Tax Credit Application Preparation, 
Tax Credit Compliance Documentation, Market Study Analysis, State, Federal and local program requirements and compliance, 
Asset Management. Columbia Residential has a broad range of experience developing across various projects, types, and 
scales ranging from infill multifamily, LIHTC scattered-site rental to home-ownership opportunities, to historic rehabilitation, 
high-rise redevelopment, and master planning multi-phased public housing transformations. In the last ten years, Columbia has 
partnered with five housing authorities in the development of six master-planned, mixed-income, multi-phased, public housing 
transformations. 

Columbia Residential has extensive experience in partnering with public housing authorities (PHAs) in a variety of transactions 
and property types. Columbia is experienced in multi-layered financing of complex LIHTC transactions, and has worked with 
funding and subsidy sources including HOPE VI, CDBG, NSP, TCAP funds, HOME, LIHTC equity, conventional debt, historic tax 
credits, new market tax credits, RAD, ACC, Section 8, PBRA, 4% tax exempt bonds, Federal Home Loan Bank loans, and in the 
case of the master planned community in New Orleans, Columbia Parc at the Bayou District, FEMA funds. In addition Columbia 
has experience with the Choice Neighborhood Program through the development of the Spartanburg, South Carolina Housing 
Transformation Plan. This range of experience and success gives Columbia a unique perspective and adds value to the working 
relationship with our joint venture partners. 

Columbia has worked with the Atlanta Housing Authority, the Housing Authority of Dekalb County, Columbus Housing 
Authority, Marietta Housing Authority, Athens Housing Authority all in Georgia as well as the Spartanburg Housing Authority in 
South Carolina and the Housing Authority of New Orleans, Louisiana on projects where the public subsidized units encompass 
Public Housing Assisted (PHA) units, Rental Assistance Demonstration (RAD), Project Based Rental Assistance (PBRA) units 
and Section 8 vouchers. 

THE CATALYST GROUP, LLC 
Renee Lewis Glover, leveraging her expertise and experience as a Wall Street corporate finance attorney and as the 19-year 
Chief Executive Officer of the Atlanta Housing Authority, is the Founder and Managing Member of The Catalyst Group, LLC, 
a consulting firm founded in 2014 focused on comprehensive mixed-use, mixed-income community building; organizational 
turnaround and business transformation; governance; public/private partnerships; strategic privatization of services; and 
comprehensive regulatory reform. 
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3.6 B  |  ORGANIZATION CHART

3.6 C  |  DEVELOPMENT TEAM KEY PERSONNEL

Eileen M. Pope, Senior Vice President
Bank of America | 100 N. Tryon Street, 11th floor | Charlotte, NC 28255
Eileen Pope has been with Bank of America for over thirteen years during which time she has held various roles within Banc 
of America Community Development Corporation. In her current role she functions as the Senior Development Manager 
responsible for the development and rehabilitation of affordable and mixed-income multi-family housing communities in the 
Southeast and also provides support as needed to developments within the BACDC platform. For the past four years she 
has led the re-development of a 28-acre site in Tampa, Florida owned by the Tampa Housing Authority (THA). In partnership 
with the THA and with Neighborhood Stabilization Program grant financing through the Department of Housing and Urban 
Development (HUD), the infrastructure was completed in 2012 and currently three buildings are complete and the fourth mixed 
income building is expected to be completed 3Q 2016. Financing of the four buildings comprised of 662 mixed income units for 
both seniors and families and totaling over $156MM including infrastructure development is complex. One of the four buildings 
is a 9% tax credit deal with several other sources of financing and three buildings are 4% bond deals with up to 13 sources of 
financing on the individual deals including Choice Neighborhood funding through HUD. Prior to BACDC, Ms. Pope was both the 
Hope IV Program Manager and Regional Asset Manager, for four years, for the Charlotte Housing Authority (CHA). Prior to this, 
Ms. Pope spent six years with the City of New York, as both the Director of the NYC Housing Preservation and Development 
Emergency Repair Program and, Director of Systems Development with the NYC Human Resources Administration Office of 
Financial Management. 
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Eileen will act as the lead developer for BACDC in the redevelopment of Liberty Square, Miami and she will spend as much time 
as needed in Miami. Although Eileen’s home office is in Charlotte, NC it is anticipated that in the early stages of the planning 
process Eileen will be in Miami weekly to attend all development planning meetings, provide input and assist in all phases of the 
development process and ensure the success of the developments. As the developments progress, it is expected that Eileen will 
be in Miami at least every other week to monitor the progress of each development and to actively participate as a member of 
the development team ensuring the success of the development and that all parties interests and expectations are met. This is 
typical of how BACDC ensures it is actively involved on the ground in all the developments BACDC participates in.

Nancy Crown, Senior Vice President
Bank of America |100 N. Tryon Street, 11th floor | Charlotte, NC 28255
Nancy Crown has been with Bank of America for over sixteen years, all of it spent working in various roles within Banc of 
America Community Development Corporation, developing affordable and mixed-income housing communities. In her current 
role she functions as the Quality Control/Strategy Executive for the development business, reviewing all new multi-family 
development opportunities for both front-end commitments and back-end exit strategies as well as overseeing all development 
activities in the Eastern and Midwest Regions of the US. Prior to joining Bank of America Nancy Crown was Deputy 
Commissioner for the City of Chicago’s Department of Housing and prior to that was a commercial real estate lender for First 
Chicago National Bank. 

Nancy is the BACDC real estate executive who will be actively involved in the redevelopment of Liberty Square providing 
development support throughout the project. Nancy is based in Charlotte, NC and will travel to Miami as often as needed to 
monitor BACDC’s investment in this redevelopment, to ensure the success of the project and to provide development support..

Noel Khalil, Chairman and CEO
Columbia Residential |1718 Peachtree Street, NW, Suite 684 | Atlanta, GA 30309
As Founder and Principal of Columbia Residential, LLC, Noel Khalil directs the company in its mission to provide quality 
affordable housing in major metropolitan communities. He formed the company in 1991 as the Affordable Housing Partnership, 
Inc. and concentrated on real estate development consulting. By 1995, he expanded the scope of the organization to include 
full-service real estate development and management, changing its name to Columbia Residential. Today, Noel is responsible 
for the company’s strategic planning and development operations, as well as the formation of alliances with local communities, 
non-profit CDCs, financial institutions, governmental entities, and public housing authorities. Noel is based in Atlanta, Georgia, 
but will travel frequently to Miami in the early stages of development and as needed through the construction process and 
lease-up of the various phases of development.

Jim Grauley, President and COO
Columbia Residential |1718 Peachtree Street, NW, Suite 684 | Atlanta, GA 30309
Jim Grauley is the President and Chief Operating Officer for Columbia Residential, LLC, managing development, finance, 
asset management and corporate operations. Jim brings more than 20 years of experience in successful urban development 
of 15,000+ housing units throughout the U.S. Since joining the company in 2008, Jim has led the development of more than 
2,000 affordable and mixed-income multifamily units in Georgia and Louisiana. His commitment to purpose-built, sustainable 
revitalization has resulted in numerous LEED and EarthCraft distinctions and the industry’s most coveted awards, including 
the ULI Award of Excellence, NAHB Pillars of the Industry, and the Edson Award of Excellence. Jim is a board member of the 
Georgia Affordable Housing Coalition and the UPenn Center for Urban Redevelopment Excellence, Director of the National 
Housing Conference, and a member of the Urban Land Institute and the Mayor’s Institute of City Design. Jim is based out 
of Atlanta, Georgia, but will travel to Miami frequently in the early stages of development and throughout the development 
process to monitor progress and ensure that we are meeting development benchmarks and remain within budget parameters. 

Renee Lewis Glover, Founder, Managing Member
The Catalyst Group | 553 Auburn Avenue NE | Atlanta, GA 30312
Renee joined the Atlanta Housing Authority (AHA) as CEO in 1994 and transformed Atlanta’s chronically troubled housing 
authority nearing receivership in 1994 to a high-performing and financially sound diversified real estate organization with a 
nationally recognized mission, purpose and operating model. Through the revitalization of Techwood/Clark Howell Homes 
and creation of Centennial Place, in partnership with private sector real estate developers, she pioneered the first mixed-
use, mixed-income residential development in the United States, which improved housing, public schools, transit access and 
economic opportunity. The Centennial Place financial, development and legal model created in 1996 has been adopted and 
used by the U. S. Department of Housing and Urban Development as its redevelopment blueprint, resulting in the development 
of hundreds of mixed-income communities throughout the United States. Under her leadership, AHA, in partnership with 
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private sector real estate developers and other investors, leveraged over $300 million in federal funds into over $3 billion 
of mostly private investment to create 16 mixed-use, mixed-income neighborhoods previously written-off as derelict and 
dehumanizing. As of December 2010, AHA was the first housing authority in the nation to successfully end the practice of 
concentrating poverty. By that date, AHA had relocated thousands of families, empowered those families with at least three 
years of family-based coaching and counseling and demolished all of its large family housing projects, with positive impacts 
and outcomes for the families, real estate, surrounding neighborhoods and the City of Atlanta. Through a comprehensive 
de-regulation agreement, AHA has continued to serve more families today than in 2003, when it successfully negotiated and 
entered into that agreement. Renee retired from AHA in the fall of 2013. Renee will be based out of Atlanta for the duration of 
this development. 

Efrem Levy, Member
Reno & Cavanaugh | 455 Massachusetts Avenue, NW, Suite 400 | Washington, DC 20001
From its inception, R&C has been at the forefront of housing and community development law and policy at a national level. 
R&C has worked on nearly every major affordable housing legislative reform since 1977, and we recently worked with HUD, 
Congress and other stakeholders to develop and enact the legislation authorizing the RAD program. We also helped pioneer 
the first mixed-finance transactions in the country over 20 years ago. Our firm has broad experience in public housing policy and 
administration and applies that know-how to its representation of PHAs, which will permit the conversion of public housing 
subsidies to Section 8 assistance. We are the general counsel to the Council of Large Public Housing Authorities (CLPHA) and 
the Housing Authority Insurance Group (HAI Group). In addition, the firm is known for its ability to close complex affordable 
housing transactions, giving us a depth of understanding of public housing policy and transactions that is unparalleled.

Terry M. Lovell, Esq., Shareholder
Stearns Weaver Miller Weissler Alhadeff & Sitterson, PA | 150 West Flagler Street, Suite 2200 | Miami, FL 33130
Stearns Weaver Miller Weissler Alhadeff & Sitterson, P.A.’s Affordable Housing and Tax Credit Practice Group, led by Brian J. 
McDonough, Esq., represents developers who use low income housing tax credits, tax exempt bond financing, and other public 
and private funds for the construction of affordable housing for low and moderate income households. Because affordable 
housing developers compete for tax credits, a successful outcome requires painstaking attention to detail as well as familiarity 
with all of the governmental programs and agencies that are potential funding sources. Our affordable housing lawyers 
counsel clients on every aspect of the transaction, including the structure of the project partnership (including the admission 
of the equity investor as a limited partner), the application for tax credits, the securing of supplemental financing from public 
and private sources, the review and negotiation of loan documents for every aspect of the transaction, and title, survey and 
site planning issues. In addition to handling all real estate, corporate and tax matters involved in an individual transaction, we 
assist clients with post-closing matters such as construction issues, compliance monitoring, and continuing disclosure duties. 
Representative experience includes:
      •  Assisting developers with matters involving multifamily housing, low-income housing tax credits and loan programs 

implemented by the U.S. Department of Housing and Urban Development
 •  Issuing, as an agent for various title companies, title insurance policies on behalf of owners and lenders in excess of 

$1 billion
 • Representation of developers in connection with hundreds of local loans with Miami-Dade County and the City of Miami
 •  Representations of developers in connections with many bond deals closed with the Housing Finance Authority of  

Miami-Dade County
 •  Representation of BACDC in connection with the redevelopment with the Tampa Housing Authority of the 28-acre 

Encore Public Housing Site in Tampa, Florida, including, closing of four new tax credit and/or bond deals

3.6 D |  RESIDENT INTERACTION AND DESIGN CHARRETTES

All redevelopments that BACDC has participated in have included the process of community engagement via several design 
charrettes led by the architect and overall development team. We have always incorporated the community input into 
our designs where possible. We maintain files of all correspondence related to these charrettes including sign-in sheets, 
photographs, agendas, and we invite the media to participate. We believe this type of resident and community participation 
is a key component of designing a successful development. Columbia Residential regularly engages in multi-day charrettes for 
projects of this scope and nature. We welcome the process as it results in a stronger end product, community support for the 
development, and better coordination of the resources to move the agenda forward. The charrette is typically led by Columbia 
Residential, the Housing Authority, JHP¬our team of award-winning architects, and other community stakeholders. This proven 
process includes significant participation from the primary stakeholders, members of the surrounding community including 
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PHCD residents and others impacted by the plan. We will work with the Liberty Square community residents including PHCD 
residents and neighbors to make certain that their voices are heard throughout the process and as each individual development 
evolves. Through significant communication and by working together throughout the planning process, the neighborhood 
becomes an integral part of the land planning, design process and ultimately significantly impacts the results. The side benefit 
to the developer is that the community already supports the final plan during the municipal planning and zoning processes prior 
to and integral to the issuance of building permits.

3.6 E |  COMMUNITY AND MEDIA INTERACTION

Another key component BACDC includes as part of the design and development process is engaging the media and broader 
community to keep interested parties apprised about the exciting redevelopments taking place in their cities. In some instances 
we have procured the services of a public relations firm to assist in coordinating media events and to assist with development 
branding in an effort to help the community focus on the future of the development. We have been very successful in this 
approach as evidenced with the success of The Encore in Tampa, FL. Columbia Residential has an in-house public relations 
consultant on retainer to assist in media relations around redevelopment opportunities. We believe that continued community 
engagement throughout the development process is key to successful redevelopments. Columbia Residential works closely 
with a public relations team to develop a two-way communication with the community and media. Through strategic planning 
and research, we uncover the appropriate channels in which to reach each audience and distribute messages to them in each 
step of the process, in order to achieve transparency and build trust. Columbia Residential employs several methods to tell its 
communities’ stories, including media relations, video, content marketing and more.

3.6 F & G |   EXPERIENCE RELATIVE TO PHASED COMPLETION OF COMPLEX PROJECTS 
WITH TDC LESS THAN $225,000/UNIT - BACDC

The Encore District, Tampa, FL
BACDC and the Tampa Housing Authority (THA) are co-developers for the Encore, the redevelopment of the 28-acre Central 
Park Village site owned by the THA and located in Tampa, Florida. After all of the public housing residents living at Central Park 
Village were relocated, the vertical buildings, consisting of 493 public housing units, were demolished. Funded by a $32MM 
Neighborhood Stabilization Program 2 grant, the horizontal construction of the 28-acre site began at the end of 2010 and was 
completed in 2012. The elements of the redevelopment plan include a mix of income and housing types, some of which are 
being developed by partnerships between BACDC and THA and some of which will be developed by other private developers. 
Currently four residential buildings are in various stages of development.

The Ella at Encore is a new construction 160-unit, 100% affordable mid-rise rental community serving seniors 62+ years of 
age. This building was developed by a partnership between BACDC and THA. This $26MM+ development was financed with 
a combination of tax-exempt bond financing, 4% LIHTCs, private equity, and various city and federal funding sources. Ella was 
completed in December 2012, with a per unit development cost of $158,796. Ella was fully leased by July 2013 and remains 
100% occupied. 

The Trio at Encore is a new construction, 141-unit, 70% affordable mid-rise rental community for families. The building was 
developed by a partnership between BACDC and the THA. This $29MM+ development was financed with a combination of 
tax-exempt bond financing, 4% LIHTCs, private equity and various city and federal funding sources. Trio was completed in July 
2014 with a per unit development cost of $204,310. It reached stabilization within four months and remains fully occupied.

The Reed at Encore is a new construction 158-unit, 100% affordable mid-rise rental community serving families at 62+ years 
of age. The building is being developed by a partnership between BACDC and the THA. This $31MM+ development is being 
financed with a combination of debt, 9% LIHTC equity, private equity and various city and federal funding sources. Reed broke 
ground in September 2013 and leasing commenced in June 2015. The per unit development cost is $196,285.

The Tempo at Encore is a new construction 203-unit, 70% affordable mid-rise community for families. The building is being 
developed by a partnership between BACDC and the THA. This $44MM+ development is financed with a combination of 
tax-exempt bond financing, 4% LIHTCsk, private equity and various city and federal funding sources. Construction began in 
September 2014 and completion is scheduled for March 2016. The per unit development cost is $217,898. 
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3.6 F & G |   EXPERIENCE RELATIVE TO PHASED COMPLETION OF COMPLEX PROJECTS 
WITH TDC LESS THAN $225,000/UNIT - COLUMBIA RESIDENTIAL

Columbia Mechanicsville (McDaniel Glen Redevelopment), Atlanta, GA
From 2007 to 2011, Columbia Residential worked with the Atlanta Housing Authority in the public housing transformation of 
the McDaniel Glen public housing facilities. Columbia worked with the Atlanta Housing Authority in the master planning and 
development of the Mechanicsville community. This development included the revitalization of Rosa Burney Park and Dunbar 
Neighborhood Center as well. The revitalization of the Mechanicsville community has enabled Columbia to partner with the 
Atlanta Housing Authority and the City of Atlanta again in an effort to further revitalization by developing 75 affordable, 
rent-to-own, single family and townhome style units in a scattered site, mixed finance LIHTC transaction. Mechanicsville was 
completed in five phases and has a total 813 units. 

Mechanicsville Apartments is a 174-unit development of urban, industrial style flats completed in 2007. Mechanicsville 
Apartments is a mixed income community serving PHA, market and low-income residents. Mechanicsville Apartments was 
completed using a combination of sources and subsidy including Hope VI, LIHTC equity, conventional debt, PHA funds and 
PBRA. Mechanicsville Apartments houses, PHA, PBRA, low-income and market rate residents. The $18MM development has a 
per unit total development cost of $107,000.

Mechanicsville Senior is a 155-unit senior development of urban, industrial style flats, completed in 2008. Mechanicsville 
Senior is a mixed income community serving residents 62 and older including PBRA, low income, and market rate. This $17MM 
development was completed using PBRA, LIHTC equity, conventional debt, HOPE VI, PHA funds, and HOME funds at a per unit 
total development cost of $112,100.

Mechanicsville Station is a 164-unit development of urban, industrial style flats completed in 2008. This mixed income 
community serves PHA, PBRA, low income and market rate residents. This $19MM development was completed using subsidy 
and sources including, PBRA, LIHTC equity, conventional debt, PHA funds and HOPE VI funds at a per unit total development 
cost of $118,900.

Mechanicsville Crossing is a 164-unit development of urban, industrial style flats completed in 2009. This mixed income 
community serves PHA, PBRA, low income and market rate residents. This $19MM development was completed using subsidy 
and sources including PBRA, LIHTC equity, conventional debt, PHA funds and HOPE VI funds at a per unit total development 
cost of $119,400.

Mechanicsville Parkside is a 156-unit development of townhomes on top of bottom level flats. The community was completed 
in 2011. This mixed income community serves PHA, PBRA, low income, and market rate residents. This $18MM development 
was completed using subsidy and sources including PBRA, LIHTC equity, conventional debt, PHA funds, and HOPE VI funds at a 
per unit total development cost of $119,500.

3.7 A |  DEVELOPER’S OPERATIONS OVERSIGHT

Columbia Residential Property Management, Inc. (CRPM) was formed in 1996 to offer multifamily residential property 
management services for apartment communities developed and owned by Columbia Residential and its partners. With over 
267 employees, the management team of Columbia Residential currently oversees over 7,300 apartments in Georgia, Texas, 
and Louisiana. The portfolio consists of 34 family communities and 17 communities reserved for seniors sixty-two (62) years 
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management experience
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of age and older. The resident profile include individuals and families that qualify for the LIHTC program, Project Based Rental 
Assistance (PBRA), Section 8, Public Housing Assistance (PHA), HOME, Bond and market rate leases. There are a total of 
1,325 Market units and 5,992 Affordable units of which 1,914 are PHA units and 2,027 are PBRA units. Our overall multi-family 
portfolio occupancy rate averages above 95% for communities that have exceeded the initial lease-up stage and achieved 
stabilized occupancy. 
The performance and the quality of each community are controlled by the following:
 • Initial and annual certifications reviewed and approved by the Compliance Specialist. 
 •    The Community Manager and Service Manager walk the community daily, looking for deficiencies on the grounds, 

exterior of buildings, hallways, etc. to maintain appearance and asset functionality.
 • Weekly team meeting on customer service, supportive services, safety, and risk management. 
 •   Quarterly unit inspections are performed on each unit by the Community Manager for housekeeping, maintenance, 

REAC, and compliance issues. 
 •  The Senior Service Manager and Service Manager perform preventative maintenance monthly, quarterly and semi- 

annually for building components and systems.
 • A bi-monthly Operations Audit is conducted by the Portfolio Manager on resident management and business systems. 
 • A monthly Compliance Audit is conducted by the Compliance Specialist. 
 • Monthly financial and variance reports are reviewed by the Management, Finance, and Asset Management Teams. 
 • A Physical Conditions & Risk Management Audit is conducted quarterly by the Senior Service Manager. 
 • Columbia Residential has established Key Performance Indicators Systems to achieve excellence.

Complementing Columbia Residential Property Management will be Crossroads Management, LLC (“Crossroads”), a Section 3 
certified not-for-profit subsidiary of Carrfour Supportive Housing that has been in operation since 2007. Crossroads, which has 
grown into a strong full-service property company with 66 employees, is a niche property management company specializing in 
the management of special needs communities based out of Miami. Crossroads currently manages 19 properties, which include 
a total of 1,479 affordable housing units. Crossroads will assist Columbia Residential Property Management in managing 
Liberty Square and Lincoln Gardens. As a local Section 3 organization, Crossroads will assist Columbia in hiring and training 
property management staff, marketing/outreach and other property management functions.

3.7 B |   SEE ATTACHMENT FOR VACANCY, TAX CREDIT FINDINGS AND DEBT 
PAYMENTS IN DEVELOPER’S PORTFOLIO

3.7 C |   SEE ATTACHMENT FOR COMPARABLE DEVELOPMENT FINANCIAL STATEMENT

JHP Architecture / Urban Design is an award-winning architecture, planning and urban design firm practicing nationally from 
its base in Dallas, Texas. Founded in 1979 the firm’s primary practice areas include such specialty markets as: Affordable 
Housing, High Density Infill Communities, Master Planning, Mixed-Use Developments, Multifamily Housing, Senior Housing, 
Student Housing, Transit Oriented Development (TOD). JHP is dedicated to providing high quality design solutions through 
analysis, thoughtful design and professional representation. We are steadfast in our belief that environmentally intelligent 
design, planning and building is essential to our world’s future. Our obligation is to those who live with—and within—our 
decisions. The firm embraces the tenets of Whole Community Design™, which seeks to create memorable environments for 
people that are rich in diversity, unique to the place, and sustainable over time. Our approach to design is predicated on a 
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strong master planning and urban design foundation, influenced by observations and concepts that are often described as 
Traditional Neighborhood Development (TND), or New Urbanism. Labels aside, the underlying philosophy is one of respect for 
the public realm, the environment, for context and connectivity, and solutions that are restorative.  

3.8 A |   COMPARABLE COMPLETED DEVELOPMNETS AS LEAD ARCHITECT

COLUMBIA PARC AT BAYOU DISTRICT MASTER PLAN  - The St. Bernard Housing Development (1,436 units) was 
significantly impacted due to hurricane force winds and flood water caused by Hurricane Katrina and its aftermath. Already in 
deterioration, the devastation accelerated existing plans to demolish and rebuild a mixed income community. The revitalized 
development includes transforming the 52 acre site into 17 new city blocks. Columbia Parc at the Bayou District includes a mix 
of housing. The first two phases of development included 563 units of two and three story residential town homes, including a 
mix of public housing units, tax-credit units that can be rented using rental assistance vouchers, and market rate rental units. 
These phases share amenities including a pool, splash park, 3 playgrounds, community room, fitness center, theater, and a 
business center. The senior phase of development brought 120 units including 111 units in a three-story building and 9, one-
story senior cottages. Amenities for the senior phase included a theater, fitness center community room, nurse station, dining/
dance hall, business center and community garden. Columbia Parc at the Bayou District was completed in May of 2013.

MECHANICSVILLE MASTER PLAN - Mechanicsville is one of the oldest neighborhoods in Atlanta. Prior to the 
redevelopment, this area was a public housing project associated with drugs and crime. Design and planning objectives were 
to blend in the neighborhood theme “mechanics-ville”. Industrial, warehouse, rustic metal with modernized details and urban 
touches are the architectural characteristics throughout this master plan. A major component of the redevelopment is the 
connection to the neighborhood park. The historic street grid was reestablished with pedestrian friendly walkable streets 
creating a high quality urban lifestyle in a historic neighborhood with great proximity to downtown. Mechanicsville is a 
mixed-income, master planned development built over five phases for a total of 813 units. The development includes 4-story 
urban infill housing, 155 units of urban infill senior housing, and two-story townhomes over flats. Senior amenities included a 
multipurpose community room, business center, fitness center, dining/dance room, hospitality suite, library, movie theater, and 
a great room with a fireplace. The multifamily components have combinations of fitness centers, computer centers, a library 
and children’s activity centers, and pavilions. Mechanicsville was completed in December of 2011.

MUSEUM PLACE MASTER PLAN - Museum Place is an 11-acre mixed-use redevelopment located within the Fort Worth 
Cultural District and directly adjacent to the Kimbell Art Museum and the Modern Art Museum. This $200-million multi-phased 
mixed-use project anchors the west end of Fort Worth’s vibrant 7th Street Corridor, a retail corridor connecting downtown 
to the cultural district. The development comprises retail, hospitality, office, entertainment, civic/public space, and medium-
density housing. The master plan is designed as a pedestrian-friendly, moderately intense mixed-use development, featuring 
public plazas, open spaces, wide tree-lined sidewalks, abundant on and off-street parking, and is a stop on the streetcar line 
under development by the city. The master planned site has 500 multifamily units, 74,455 square feet of retail, and 152,000 
square feet of office space. Museum Place was completed in August of 2013.

3.8 B |   COMPARABLE COMPLETED DEVELOPMENTS

COLUMBIA PARC AT THE BAYOU 
DISTRICT MASTER PLAN

MECHANICSVILLE MASTER PLAN MUSEUM PLACE MASTER PLAN

1400 Milton Street 
New Orleans, LA 70122

505 Fulton Street
Atlanta, GA 30312

3300 West 7th Street
Fort Worth, TX 76107

683 total units | 25.29 acres 813 total units | 22.4 total acres 500 total units, 11 (projected) acres

563 units phase I-II 174 units phase I 5 units block A, 4,500 sf. retail

120 units phase III seniors 155 units phase III-IV 0 units block B, 38,900 sf. retail

156 units phase VI 217 units block C, 37,555 sf. retail

38 units block D, 113,100 sf. retail

construction cost $117,145,207 construction cost $64,004,339 construction cost $63,884,400

completed 5/13 completed 12/11 completed 8/13
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section 3.9 
legal counsel experience

3.8 C |   SUSTAINABLE DESIGN EXPERIENCE 

At JHP, we believe that “Sustainability” is a vital consideration for all of our design decisions. We strive to create communities 
that enrich the lives of those that reside within them. We look for meaningful ways to reduce the impact of our projects on 
the environment. We are diligent about monitoring and addressing ongoing developments related to sustainability within the 
design and construction industry. As a testimonial to JHP’s commitment to sustainable design nearly thirty-three percent (33%) 
of the firm’s architectural staff have achieved LEED Accredited Professional status. Additionally, JHP has achieved certification 
of its buildings from numerous third-party green rating systems on both the national and local levels. These certifications 
include but are not limited to, LEED, Energy Star, Austin Green Building Program, and Florida Green Community. JHP has 
worked on 1 LEED Platinum, 4 LEED Silver, 3 Austin Energy Green Building, 2 Dallas Green Build, 1 Sustainable Project Rating 
Tool (SPiRiT) and 1 Florida Green Building Coalition project. 
Projects are designed in compliance with UFAS, and we support the third party UFAS inspector hired by owner on plan review 
during construction document and on-site inspection during construction. JHP has worked on a total of 10-12 UFAS projects 
over the years.

3.8 D |   SEE ATTACHMENTS FOR PROJECT SITE PLANS AND PHOTOS 

Reno & Cavanaugh is a woman-owned national law firm whose work has led to the development of over 95,000 housing units 
and the closing of over 500 transactions nationwide. R&C has represented over 135 PHAs, as well as dozens of developers, 
lenders, and investors in affordable housing and community development transactions across the country. The result of 
R&C’s targeted-yet-diversified practice is that R&C attorneys blend knowledge of the private marketplace with an in-depth 
understanding of the regulatory environment within which PHAs operate. This allows R&C to assist its PHA clients to craft 
creative solutions to develop and preserve affordable housing in their communities.

Reno & Cavanaugh will partner with Stearns Weaver Miller Alhadeff & Sitterson, PA (SW) for the overall financing of the 
Liberty Square Rising redevelopment. Refer to the end of Section 3.6, Item C for more information at SW’s experience. 

3.9 A |   HUD DOCUMENTATION PREPARATION EXPERIENCE RELATIVE TO MIXED 
FINANCE AGREEMENTS

With R&C’s extensive experience handling mixed-finance transactions, we are able to counsel clients on the best ways 
to navigate the HUD approval process. R&C attorneys are very knowledgeable of the strategies for obtaining expedited 
approvals. Given our national practice, HUD is familiar with the form of our documents. Our firm obtained the first streamlined 
approval from HUD for a mixed-finance rental transaction and has worked on many similar transactions since then. Below are 
summaries of our experience with each of the documents listed in the RFA.

Ground Leases: R&C regularly negotiates ground leases to transfer public housing properties to private owner entities in order 
to obtain tax credits and private financing. In the majority of HOPE VI and mixed-finance transactions, our clients opt to ground 
lease the land, rather than convey it in fee simple to the owner entity. We have often drafted ground leases early—before 
HUD mixed-finance approval has been obtained—to enable our developer clients to pass the “ten percent” test for tax credit 
purposes or to show site control for tax credit applications. We have also drafted ground leases that are acceptable with tax-
exempt bond financing and for loans backed by the FHA. 
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Regulatory and Operating Agreements: The Regulatory and Operating Agreement (R&O) is the key mixed-finance document 
that the parties negotiate for rental transactions. It details regulatory requirements of public housing and describes basic 
operational procedures of the property, including: the owner’s obligation to comply with public housing requirements, 
requirements for use of approved leases and grievance procedures; guidelines on use of waiting lists; removal of the 
Management Agent; and, requirements for review and approval of annual budgets. More importantly, it describes a formula 
by which the public entity will provide operating subsidy to the project, typically a percentage of what the entity receives 
from HUD on behalf of the units, a fixed dollar amount adjusted for inflation, or whatever the project needs to break even. 
Additionally, the R&O details how the development is to be managed, including what type of oversight and reporting the 
housing authority will require. It also establishes reserve accounts to be drawn on if the amount of subsidy provided does not 
cover the costs of the public housing units, and the level at which the reserve is depleted and, therefore, the parties need to 
transform the units by lifting some or all of the public housing restrictions.

One of the most difficult issues we negotiate is when our developer clients can begin instituting measures to transform the 
public housing units to non-public housing if the public entity fails to make sufficient operating subsidy payments. Resident 
groups often raise concerns in the context of the regulatory and operating agreement negotiations. We have been able to 
successfully negotiate language that ensures our developer clients are able to protect their financial interests in cases of 
inadequate funding, while also ensuring that as many units as possible remain affordable. 

Master Development Agreements: We are typically asked to draft a master development agreement at the very early stages 
of a multi-phase redevelopment, and we have extensive experience drafting and negotiating this document as well as more 
simplified agreements such as memoranda of understanding. 

When a developer is procured by a PHA, we look to establish essential deal terms regarding the scope of the overall 
development and the envisioned phase breakdown, developer responsibilities, guarantees to be provided, and termination 
rights for the Authority. When a PHA affiliate or instrumentality is serving as developer or co-developer, the master 
development agreement can be simplified quite a bit, but still should provide details regarding the scope of the development 
and to create an arm’s length relationship between the PHA and its affiliate that is serving as the co-developer, if applicable. 

Rental Term Sheets: R&C negotiates, drafts, and reviews all necessary documents for development deals, and also negotiates 
with HUD for approval and minimal changes to the documents approved by the parties. R&C can identify basic business 
structures and business deals prior to extensive legal drafting and negotiation (i.e. a term sheet for the overall transaction). 
R&C attorneys assist in identifying basic business issues that need to be addressed, including financing, fees, levels of risk 
(including environmental, business and other), and general termination provisions in the development agreement. 

3.9 B |    HUD AGENCY EXPERIENCE RELATIVE TO DEMOLITION/DISPOSITION 
APPLICATIONS

R&C attorneys have guided many clients through the HUD SAC disposition process and have worked closely in various 
situations to negotiate unique land transfer arrangements where public housing property is traded for other land, or another 
public agency assists in the acquisition of property and title clearance process. We think creatively about how these processes 
work, make sure that the transaction meets HUD requirements, ensure that the property is unencumbered so that it can 
be used for another purpose, and work hard to clarify the division of responsibility between the agencies to ensure smooth 
administration of the process. We represent housing authorities across the country on HUD SAC dispositions and regularly 
interface with Special Applications Center (SAC) staff in the submission, review and approval of disposition application. 
We are intimately familiar with the latest HUD guidance on disposition, such as HUD PIH Notice 2012-7, which imposes 
significant restrictions on potential justifications for dispositions. For example, insufficient public housing funding is no longer 
an acceptable justification for disposition and demolition so a PHA needs to identify other justifications, which may include 
demonstration of obsolescence or pursuing mixed-finance redevelopment. In December of 2014, R&C drafted the comments to 
the proposed revisions to the demolition and disposition regulations for CLPHA, NAHRO and PHADA.

Further, fair housing requirements are an integral part of any development with federal funds, which R&C deals with every 
day. We are aptly situated to advise on the Civil Rights and Fair Housing Requirements such as the Civil Rights Act of 1964, 
the Rehabilitation Act of 1973 and the Americans with Disabilities Act (ADA), as well as on compliance with Section 504 
accessibility requirements and tenant relocation issues. &C long history of representing housing authorities and other 
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entities on federal funding and regulatory issues, and has helped develop expertise in areas derived directly from the federal 
constitution, including but not limited to federal preemption, analyses of the right to bear arms, and theory and implementation 
of fair housing issues.

3.9 C |    HUD OFFICE/PERSONNEL EXPERIENCE RELATIVE TO MIXED FINANCE DEALS

R&C attorneys have strong relationships with both the program side of HUD, the staff of the Office of Public Housing 
Investments, and the HUD Office of General Counsel. This is important because many of the decisions relating to mixed-
finance transactions are made by those Washington-based offices even when reviews have been delegated to one field office. 
Because we have completed many transactions and are experienced in the public housing field, we have established strong 
working relationships with many of the HUD staff that may be assigned to work with Miami-Dade. 

R&C attorneys also closed the groundbreaking Tavenner Lane (Alexandria, VA) transaction, which pioneered the mixed-finance 
concept. Tavenner Lane was the subject of the Diaz opinion from the HUD Office of General Counsel that agreed with the 
housing authority that public housing and non-public housing could be combined in one development. 

We have been involved with public housing and community development for the past 35 years, and in the creation of both the 
HOPE VI and mixed finance programs on a policy level and we have closed hundreds of deals. Because of this vast expertise, 
R&C attorneys can provide expert guidance on mixed finance transactions, should RRHA consider this in the future. Unlike 
other firms who may have regional experience, our span reaches across the country and includes non-HOPE VI affordable 
housing development, which means that we have a deeper base of knowledge to draw from. In addition, R&C has an extensive 
and successful track record working with clients to resolve and respond to OIG audits. Our practice requires us to be extremely 
familiar with our client’s regulatory environments. R&C’s deep knowledge of the federal housing programs—public housing, 
Section 8, HOME, CDBG, the Neighborhood Stabilization Programs, and the low-income housing tax credit program—means 
that we can efficiently and effectively evaluate and respond to the findings of the OIG. Firm attorneys are recognized leaders in 
the field and frequently speak at national conferences about the OIG audit process.

3.9 D |    HUD DOCUMENTATION PREPARATION EXPERIENCE RELATIVE TO HOUSING 
SUBSIDIES AND SIMILAR ISSUES

The Mixed-Finance ACC Amendment with Riders and Exhibits is the document that defines the relationship between HUD 
and the PHA with respect to each mixed-finance development. The body of the Mixed-Finance ACC Amendment is primarily 
boilerplate language that cannot be modified from deal to deal. R&C attorneys often work with funders who are not familiar 
with HUD’s policies to get them comfortable with the body of the document. R&C is also familiar with HUD’s policies with 
respect to the transfer provisions often contained in the Rider to the Mixed-Finance ACC Amendment. These provisions are 
often key to getting equity investors comfortable with the transaction and to provide them with the flexibility they need to 
maximize their equity contributions. The policies at HUD have been changing with respect to the allowed transfer provisions, 
and R&C attorneys have been working with both HUD and investors to find satisfactory compromises so that HUD will approve 
the deal and the investor will make the equity investment. 

We have recently closed transactions under the new form of the Mixed-Finance ACC Amendment, which was updated in 
connection with the new Capital Fund rule. The new form of Mixed-Finance ACC Amendment limits the number of documents 
that must be submitted to HUD as part of the evidentiary review. Because of our extensive experience with the mixed-finance 
rules, it is easy for us to help our clients adapt to new requirements. 

3.9 E |   SEE ATTACHMENT FOR 10 MOST RECENT MIXED FINANCE / HUD SUBSIDIZED 
PROJECTS 
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3.7 ATTACHMENT B 
vacancy, tax credit findings &  

debt payments
In its portfolio of 51 properties comprising 7,300+ units in the states of Georgia, Louisiana and Texas, Columbia Residential 
Property Management does not have any properties with:
  • a vacancy rate of more than 5 percent
  • any adverse tax credit findings
  • any missed payments of debt
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Independent Auditor's Report 

To the Members 
St. Bernard I, LLC 

Report on the Financial Statements 

We have audited the accompanying financial statements of St. Bernard I, LLC,  which 
comprise the balance sheets as of December 31, 2014 and 2013, and the related statements 
of operations, members' equity (deficit) and cash flows for the years then ended, and the 
related notes to the financial statements. 

Management's Responsibility for the Financial Statements 

Management is responsible for the preparation and fair presentation of these financial 
statements in accordance with accounting principles generally accepted in the United States of 
America; this includes the design, implementation, and maintenance of internal control relevant 
to the preparation and fair presentation of financial statements that are free from material 
misstatement, whether due to fraud or error. 

Auditor's Responsibility 

Our responsibility is to express an opinion on these financial statements based on our audits.  
We conducted our audits in accordance with auditing standards generally accepted in the 
United States of America. Those standards require that we plan and perform the audits to 
obtain reasonable assurance about whether the financial statements are free from material 
misstatement. 

An audit involves performing procedures to obtain audit evidence about the amounts and 
disclosures in the financial statements. The procedures selected depend on the auditor's 
judgment, including the assessment of the risks of material misstatement of the financial 
statements, whether due to fraud or error. In making those risk assessments, the auditor 
considers internal control relevant to the entity's preparation and fair presentation of the 
financial statements in order to design audit procedures that are appropriate in the 
circumstances, but not for the purpose of expressing an opinion on the effectiveness of the 
entity's internal control. Accordingly, we express no such opinion. An audit also includes 
evaluating the appropriateness of accounting policies used and the reasonableness of 
significant accounting estimates made by management, as well as evaluating the overall 
presentation of the financial statements. 

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a 
basis for our audit opinion. 
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Opinion 

In our opinion, the financial statements referred to above present fairly, in all material respects, 
the financial position of St. Bernard I, LLC as of December 31, 2014 and 2013, and the results 
of its operations and its cash flows for the years then ended in accordance with accounting 
principles generally accepted in the United States of America. 

Report on Supplementary Information 

Our audits were conducted for the purpose of forming an opinion on the financial statements 
as a whole. The accompanying 2014 and 2013 supplementary information on pages 20 
through 22 is presented for purposes of additional analysis and is not a required part of the 
financial statements. Such information is the responsibility of management and was derived 
from and relates directly to underlying accounting and other records used to prepare the 
financial statements. The information has been subjected to the auditing procedures applied in 
the audits of the financial statements and certain additional procedures, including comparing 
and reconciling such information directly to the underlying accounting and other records used 
to prepare the financial statements or to the financial statements themselves, and other 
additional procedures in accordance with auditing standards generally accepted in the United 
States of America. In our opinion, the information is fairly stated in all material respects in 
relation to the financial statements as a whole.   

 
 
 
Atlanta, Georgia 
April 7, 2015 
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Assets

2014 2013
Current assets

Cash 356,642$          879,512$          
Tenant accounts receivable, net 36                     -                    
Accounts receivable - other 1,026                -                    
Prepaid expenses 158,327            141,793            
Due from related parties -                    1,182                

Total current assets 516,031            1,022,487         

Restricted deposits and funded reserves
Tenant security deposits 164,998            158,835            
Replacement reserve 749,789            594,866            
Real estate tax and insurance escrow 2,587,879         2,603,626         
Operating deficit reserve 2,299,220         2,299,220         
Other reserves 1,196,130         1,275,200         

Total restricted deposits and funded reserves 6,998,016         6,931,747         

Rental property
Buildings and improvements 89,682,222       89,682,222       
Land improvements 3,515,487         3,515,487         
Furniture and equipment 6,435,519         6,430,729         

99,633,228       99,628,438       
Accumulated depreciation (19,895,866)      (15,114,183)      

Total rental property 79,737,362       84,514,255       

Other assets
Mortgage costs, net 204,181            208,383            
Tax credit monitoring fees, net 278,231            303,914            
Other intangibles, net 11,248,241       11,369,924       

Total other assets 11,730,653       11,882,221       

Total assets 98,982,062$     104,350,710$   
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December 31, 2014 and 2013 
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Liabilities and Members' Equity (Deficit) X

2014 2013
Current liabilities

Accounts payable 3,657$              19,687$            
Accrued expenses 13,556              4,749                
Accrued interest payable - first mortgage 24,913              24,913              
Annual fee to affiliate 21,219              12,715              
Due to related parties 10,361              -                    
Property management fee payable -                    8,688                
Current maturities of long-term debt - first mortgage 21,787              23,321              

Total current liabilities 95,493              94,073              

Deposits and prepaid liability
Tenant security deposits 164,998            163,908            
Prepaid rent 5,506                5,603                

Total deposits and prepaid liability 170,504            169,511            

Long-term liabilities
Mortgages payable - first mortgage, net of current 3,703,363         3,725,150         
Mortgages payable - other mortgages 52,455,372       52,784,104       
Accrued interest payable - other mortgages 2,032,697         1,791,859         
Deferred developer fee payable 19,809              19,809              

Total long-term liabilities 58,211,241       58,320,922       

Commitments and contingencies -                    -                    

Members' equity (deficit) 40,504,824       45,766,204       

Total liabilities and members' equity (deficit) 98,982,062$     104,350,710$   
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Statements of Operations 
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2014 2013

Revenue
Rental income 4,082,900$       3,833,933$       
Vacancies and concessions (217,141)           (290,557)           
Other operating income 119,671            113,510            

Total revenue 3,985,430         3,656,886         

Operating expenses
Salaries and employee benefits 671,468            659,506            
Repairs and maintenance 1,106,923         1,126,070         
Utilities 175,989            171,570            
Property management fee 225,700            211,729            
Real estate taxes -                    132,622            
Property insurance 640,949            554,815            
Miscellaneous operating expenses 348,283            438,059            

Total operating expenses 3,169,312         3,294,371         

Net operating income (loss) 816,118            362,515            

Other income (expense)
Interest income -                    26,894              
Interest expense - other loans (622,133)           (596,190)           
Other financial income (expense) (22,200)             (10,137)             
Interest expense - first mortgage (287,994)           (292,681)           
Miscellaneous other income (expense) (138,253)           231,670            
Annual fee to affiliate (21,218)             (21,855)             
Company management fees (52,449)             (50,921)             
Depreciation (4,781,683)        (4,777,814)        
Amortization (151,568)           (151,360)           

Total other income (expense) (6,077,498)        (5,642,394)        

Net loss (5,261,380)$      (5,279,879)$      
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Administrative 
Manageing 

Member 

Co-
Managing 
Member Investor Member Special Member 

Total Members' 
Equity (Deficit)

Balance, January 1, 2013 (811)$             (811)$         51,047,705$       -$                   51,046,083$      

Net loss (264)               (264)           (5,279,351)         -                     (5,279,879)         

Balance, December 31, 2013 (1,075)            (1,075)        45,768,354         -                     45,766,204        

Net loss (264)               (263)           (5,260,853)         -                     (5,261,380)         

Balance, December 31, 2014 (1,339)$          (1,338)$      40,507,501$       -$                   40,504,824$      

Members' percentage of company losses 0.005% 0.005% 99.990% 0.000% 100.000%

 

3.7 ATTACHMENT, ITEM C   |  8



St. Bernard I, LLC 
 

Statements of Cash Flows 
Years Ended December 31, 2014 and 2013 

 
 

See Notes to Financial Statements. 
8 

2014 2013
Cash flows from operating activities

Net loss (5,261,380)$        (5,279,879)$        
Adjustments to reconcile net loss to net cash used in 
operating activities

Depreciation 4,781,683           4,777,814           
Amortization 151,568              151,360              
Changes in:

Tenant accounts receivable (36)                      2,265                  
Accounts receivable - other (1,026)                 -                      
Prepaid expenses (16,534)               (38,159)               
Due from affiliates 1,182                  -                      
Accounts payable (16,030)               (10,807)               
Accrued expenses 8,807                  4,749                  
Accrued interest payable - other mortgages 240,838              264,810              
Tenant security deposits (5,073)                 5,001                  
Prepaid rent (97)                      67                       
Due to related parties 10,361                -                      
Annual fee to affiliate 8,504                  -                      
Property management fee payable (8,688)                 3,099                  

Net cash used in operating activities (105,921)             (119,680)             

Cash flows from investing activities
Expenditures on rental property (4,790)                 (31,368)               
Change in real estate tax and insurance escrows 15,747                41,296                
Change in reserve for replacements (154,923)             (150,411)             
Change in other reserves 79,070                410,952              

Net cash (used in) provided by investing activities (64,896)               270,469              

Cash flows from financing activities
Payments on first mortgage (23,321)               (18,634)               
Payments on other mortgages (328,732)             (258,419)             

Net cash used in financing activities (352,053)             (277,053)             

Net decrease in cash (522,870)             (126,264)             

Cash, beginning 879,512              1,005,776           

Cash, end 356,642$            879,512$            

Supplemental disclosure of cash flow information
669,289$            624,061$            Cash paid for interest
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Note 1 - Organization and nature of operations 
St. Bernard I, LLC (the Company) was formed as a limited liability company under the laws 
of the State of Louisiana on December 8, 2008, for the purpose of owning, constructing, 
holding, improving, maintaining, operating, developing, selling, mortgaging, exchanging, 
financing, and leasing the project.  The project consists of 466 rental units located in New 
Orleans, Louisiana and operates under the name of Columbia Parc at The Bayou District 
(the Project). 

As incentive for investment equity, the Company received an allocation of federal low-
income housing tax credits pursuant to Internal Revenue Code Section 42 (Section 42) 
which regulates the use of the Project as to occupant eligibility and unit gross rent, among 
other requirements.  Each building of the Project must meet the provisions of these 
regulations during each of 15 consecutive years in order to remain qualified to receive the 
tax credits.  In addition, the Company has executed restrictive covenants for low-income 
housing tax credits, which requires the utilization of the Project pursuant to Section 42 for a 
minimum of 30 years, even if the Company disposes of the Project. 

The members of St. Bernard I, LLC are St. Bernard Redevelopment, LLC, the 
Administrative Managing Member, St. Bernard Rental I, LLC, the Co-Managing Member, 
AEGON USA Realty Advisors, Inc. (AEGON), the Investor Member, and Transamerica 
Affordable Housing, Inc. (TAH), the Special Member.  On March 18, 2009, AEGON entered 
into a purchase agreement with Transamerica Life Insurance Company (TLIC) and 
Monumental Life Insurance Company (MLIC) (TLIC and MLIC are collectively referred to as 
the Purchaser) in which AEGON transferred its entire 99.99% ownership interest of the 
Company to the Purchaser.  In accordance with the terms of the purchase agreement, TLIC 
and MLIC acquired 79.492% and 20.498% of AEGON's ownership interest, respectively. 
On November 12, 2013 TLIC and MLIC transferred their entire interest in the Company to 
Garnet LIHTC Fund XXXVII, LLC. After the transfer of interest, Garnet LIHTC Fund XXXVII, 
LLC is the Investor Member. 

Profits and losses and federal tax credits are allocated to the members as follows: 

Administrative Managing Member 0.005%
Co-Managing Member 0.005%
Garnet LIHTC Investor Member 99.990%
Special Member 0.000%

100.00%
 

Note 2 - Significant accounting policies 
Basis of accounting 
The financial statements of the Company are prepared on the accrual basis of accounting 
and in accordance with the accounting principles generally accepted in the United States of 
America. 
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Accounts receivable and bad debts 
Tenant receivables are reported net of allowance for doubtful accounts. Management's 
estimate of the allowance is based on historical collection experience and a review of the 
current status of tenant accounts receivable. It is reasonably possible that management's 
estimate of the allowance will change. 

Reclassifications 
Reclassifications have been made to the prior year balances to conform to the current year 
presentation. 

Investment in real estate 
Rental property is recorded at cost.  Depreciation is provided for in amounts sufficient to 
relate the costs of depreciable assets of operation over their estimated service life using the 
straight-line method for financial reporting purposes as follows: 

Buildings and improvements 40 years
Land improvements 15 years
Furniture and equipment 5 years  

Impairment of long-lived assets 
The Company reviews its rental property for impairment whenever events or changes in 
circumstances indicate that the carrying value of an asset may not be recoverable. When 
recovery is reviewed, if the undiscounted cash flows estimated to be generated by the 
property are less than its carrying amount, management compares the carrying amount of 
the property to its fair value in order to determine whether an impairment loss has occurred.  
The amount of the impairment loss is equal to the excess of the asset's carrying value over 
its estimated fair value.  No impairment loss has been recognized during the years ended 
December 31, 2014 and 2013. 

Amortization 
Mortgage costs of $218,040, consists of legal and other fees for services rendered in 
connection with the acquisition of loans payable. These costs are amortized over the term 
of the mortgage loans using a method which approximates the effective yield method as 
required by generally accepted accounting principles.  Amortization expense for the years 
ended December 31, 2014 and 2013 was $4,202 and $3,994, respectively.  Estimated 
amortization expense for each of the five ensuing years is $4,416, $4,636, $4,862, $5,093 
and $5,328, respectively. 

Tax credit monitoring fees of $385,244 are amortized on the straight-line method over the 
tax credit compliance period.  Amortization expense for the years ended December 31, 
2014 and 2013 was $25,683 and $25,683, respectively.  Estimated amortization expense 
for each of the five ensuing years is $25,683, annually. 

Other intangibles, totaling $11,765,000, consists of a ground lease with the Housing 
Authority of New Orleans in the amount of $11,500,000 and non-amortizing mortgage costs 
of $265,000.  The lease has been paid in full and is amortized over the 99 year life of the 
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lease, and mortgage costs are amortized over the life of the loan.  Amortization expense for 
the years ended December 31, 2014 and 2013 was $121,683 and $121,683, respectively. 
Estimated amortization expense for each of the five ensuing years is $121,683, annually. 

Rental income 
Rental income is recognized as rentals become due.  Rental payments received in advance 
are deferred until earned.  All leases between the Company and the tenants of the property 
are operating leases. 

Income taxes 
The Company is a pass-through entity for income tax purposes and, as such, is not subject 
to income taxes.  Rather, all items of taxable income, deductions and tax credits are 
passed through to and are reported by its owners on their respective income tax returns.  
The Company's federal tax status as a pass-through entity is based on its legal status and 
as a limited liability company.  Accordingly, the Company is not required to take any tax 
positions in order to quality as a pass-through entity.  The Company is required to file and 
does file tax returns with the Internal Revenue Service and other taxing authorities.  The 
Partnership is no longer subject to U.S. federal, state or local income tax examinations by 
tax authorities for years before 2011. Accordingly, these financial statements do not reflect 
a provision for income taxes and the Company has no other tax positions which must be 
considered for disclosure. 

Use of estimates 
The preparation of financial statements in conformity with accounting principles generally 
accepted in the United States of America requires management to make estimates and 
assumptions that affect the reported amounts of assets and liabilities and disclosure of 
contingent assets and liabilities at the date of the financial statements and the reported 
amounts of revenue and expenses during the reporting period.  Actual results could differ 
from those estimates. 

Note 3 - Related party transactions 
Development fee 
On December 8, 2008, the Company entered into a development agreement with the 
Administrative Managing Member.  The Agreement provides for a development fee of 
$12,288,678 for services performed in connection with the development of the Project.  As 
of December 31, 2014 and 2013, $12,288,768 and $12,288,768, respectively, has been 
incurred of which $19,809 and $19,809, respectively, remains payable. 

A portion of the developer fee in the amount of $991,300 has been deferred and is payable 
on the thirteenth year following the year the Project is substantially complete, as defined.  
The deferred portion of the fee is evidenced by a promissory note that requires payments to 
the extent the Company has available cash flow, as defined.  The deferred developer fee 
does not accrue interest. 
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Asset management fee 
The operating agreement provides for the payment of an asset management fee to the 
Investor Members for its services in reviewing the operations of the Company and the 
Project.  The fee is a cumulative fee of $20,000 annually commencing upon completion of 
the Project.  The asset management fee is paid from cash flows as defined by the 
operating agreement.   

Any unpaid portion of the fee shall accrue interest at a rate of 3 percent compounded 
annually.  During the years ended December 31, 2014 and 2013, $21,218 and $21,855, 
respectively, was incurred, of which $21,219 and $12,715 remains payable as of December 
31, 2014 and 2013, respectively. 

Company management fee 
The operating agreement provides for the payment of a company management fee to the 
Administrative Managing Member for its services in managing the Project.  The fee is a 
non-cumulative fee of $46,600 annually commencing with the first fiscal year in which 
housing tax credits are allocated to the members and increasing at a rate of 3% per year.  
During the years ended December 31, 2014 and 2013, $52,449 and $50,921, respectively 
has been incurred and paid. 

Property management fee 
On December 8, 2008, the Company entered into a property management agreement with 
Columbia Residential Property Management, Inc., an affiliate of the Administrative 
Managing Member.  For consideration for services rendered, the property manager 
receives 6.00 percent of gross operating revenues.  During lease-up and until stabilization, 
the property manager receives a minimum fee of $4,000 per month.  During the years 
ended December 31, 2014 and 2013, $225,700 and $211,729, respectively, of property 
management fees have been incurred and $0 and $8,688, respectively, remain payable. 

Compliance review fee 
Columbia Residential Property Management, Inc., an affiliate of the Company, allocates the 
Company a compliance review fee, which is associated with the management company's 
employees that are involved with tax compliance matters for the properties.  During the 
years ended December 31, 2014 and 2013, fees of $27,960 and $29,510 were allocated to 
the Company, and are included in miscellaneous operating expenses on the accompanying 
statements of operations, respectively.  This fee is allowed by the amended management 
agreement. 

Due to related parties and due from related parties 
As of December 31, 2014 and 2013, the Company has amounts due from related parties of 
$- and $1,182, respectively, and has amounts due to related parties of $10,361 and $-. The 
amounts are non-interest bearing and due upon demand. 
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Note 4 - Mortgages payable  
First mortgage 
The Company entered into a permanent loan agreement with Oak Grove Capital on May 
18, 2012 in the original amount of $3,775,500.  The mortgage bears interest at 7.68 
percent.  Monthly payments totaling $25,943 of principal and interest are due on the loan 
until maturity.  The loan matures on July 1, 2047.  As of December 31, 2014 and 2013, the 
balance on the mortgage is $3,725,150 and $3,748,471, respectively. During the years 
ended December 31, 2014 and 2013 interest of $287,994 and $292,681, respectively, has 
been incurred. Accrued interest payable as of December 31, 2014 and 2013 is $24,913 and 
$24,913, respectively.  

The loan is collateralized with a first mortgage on the property and an assignment of rents. 

CDBG loan 
On December 8, 2008, the Company entered into a loan agreement with The State of 
Louisiana, Division of Administration Office of Community Development in an amount not to 
exceed $27,000,000.  The mortgage is a non-interest bearing note and is due at maturity 
on December 8, 2043.  As of December 31, 2014 and 2013, the balance of the loan is 
$25,476,897 and $25,805,629, respectively. 

The loan is collateralized with a second mortgage on the property and an assignment of 
rents. 

HANO development loan 
The Company entered into a loan agreement with the Housing Authority of New Orleans on 
December 8, 2008 in the original amount of $15,478,475.  The mortgage bears interest at 
3.5 percent and requires payments based on available cash flow, as defined.  The loan 
matures on January 1, 2056.  As of December 31, 2014 and 2013, the balance of the loan 
is $15,478,475 and $15,478,475, respectively.  Interest incurred during 2014 and 2013 was 
$604,462 and $595,193, respectively.  Accrued interest as of December 31, 2014 and 2013 
is $2,032,697 and $1,791,859, respectively. 

The loan is collateralized with a third mortgage on the property and an assignment of rents 
and is further guaranteed by the Administrative Managing Member. 

HANO acquisition loan 
The Company entered into a loan agreement with the Housing Authority of New Orleans on 
December 8, 2008 in the original amount of $11,500,000.  The mortgage is non-interest 
bearing and requires payments based on available cash flow, as defined.  The loan 
matures on January 1, 2056.  As of December 31, 2014 and 2013, the balance of the loan 
is $11,500,000 and $11,500,000, respectively. 

The loan is secured by rental property as defined in the security agreement. 
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Aggregate annual maturities of the mortgages payable over each of the next five years and 
thereafter will be as follows: 

Oak Grove 
Capital CDBG

HANO 
Development

HANO 
Acquisition Total

2015 21,787$         -$              -$              -$              21,787$         
2016 22,707           -                -                -                22,707           
2017 25,378           -                -                -                25,378           
2018 27,426           -                -                -                27,426           
2019 29,639           -                -                -                29,639           
Thereafter 3,598,213      25,476,897    15,478,475    11,500,000    56,053,585    

Total 3,725,150$    25,476,897$  15,478,475$  11,500,000$  56,180,522    
Less current maturities (21,787)         

Net long-term portion 56,158,735$  
 

Note 5 - Restricted cash  
Lease-up reserve 
The Company is required to establish and maintain a lease-up reserve in the amount of 
$1,750,000.  The lease-up reserve is used to fund deficits occurring prior to rent-up date.  
Any amounts remaining in the lease-up reserve on the rent-up date shall be used to repay 
development cost.  As of December 31, 2014 and 2013, the balance of the lease up 
reserve was $17,526 and $15,391, respectively, and is included in real estate tax and 
insurance escrow on the accompanying balance sheets.    

Operating reserve 
The Company is required to establish and maintain an operating reserve in the initial 
amount of $2,299,220 to pay the operating cost and expense of the Company in the event 
that the Company's collected gross receipts are insufficient to pay off all expenses.  As of 
December 31, 2014 and 2013, the balance of the operating reserve was $2,299,220 and 
$2,299,220, respectively.   

Capital replacement reserve  
The Company is required establish a capital replacement reserve to be used for capital 
expenditures.  Prior to the rent-up date, the reserve shall be funded at an amount equal to 
$25 per unit per month, on a pro rata basis as each unit is leased.  Beginning in the year 
following the first year funding commences, the reserve is to be funded in an amount equal 
to $300 per unit per year, increasing annually at a rate of 3%.  As of December 31, 2014 
and 2013, the balance of the capital replacement reserve was $749,789 and $594,866, 
respectively. 

Community and supportive services reserve 
Upon the making of the fourth federal payment, the Company is required to fund a 
community and supportive services reserve (CCS reserve) in the amount of $1,500,000 to 
be used for funding community and supportive services for the benefit of the public housing 
units.  As of December 31, 2014 and 2013, the balance of the CSS reserve was $353,982 
and $433,052, respectively, and is included in other reserves on the accompanying balance 
sheets. 
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ACC reserve 
The Company shall establish and fund an ACC reserve in the amount of $842,148, but in 
no event less than an amount equal to eighteen months of operating subsidy anticipated for 
the public housing units.  The ACC Reserve is used to fund operating expenses and debt 
service, as defined, in the event the operating subsidy for the public housing unit is 
terminated.  As of December 31, 2014 and 2013, the balance of the ACC reserve was 
$842,148 and $842,148, respectively, and is included in other reserves on the 
accompanying balance sheets. 

Insurance reserve 
Upon the closing of the permanent loan, the Company is required to fund an insurance 
reserve in the amount of $1,950,000. The insurance reserve shall be used for expenses 
incurred in connection with the fluctuations in the annual insurance premiums and/or 
insurance deductibles resulting from a loss or claim.  As of December 31, 2014 and 2013, 
the balance of the insurance reserve was $1,950,000 and $1,950,000, respectively, and is 
included in real estate tax and insurance escrow on the accompanying balance sheets. 

Escrows 
The Company has established a tax and insurance escrow account. The escrow is used to 
fund expenses related to real estate taxes and legal fees related to the ongoing tax appeals 
with the City of New Orleans (see Note 8). As of December 31, 2014 and 2013, the balance 
is $620,353 and $638,235, respectively, and is included in real estate tax and insurance 
escrow on the accompanying balance sheets. 

Lease-Up 
Reserve

Operating 
Reserve

Capital 
Replacement 

Reserve

Community 
and 

Supportive 
Services 
Reserve

ACC 
Reserve

Insurance 
Reserve Escrows

Balance, January 1, 2013 13,255$      2,299,220$ 444,455$      844,004$    842,148$    1,950,000$ 681,667$    
Deposits 2,136          -              150,411        -              -              -              23,414        
Withdrawals -              -              -               (410,952)     -              -              (66,846)       
Other -              -              -               -              -              -              -              
Balance, January 1, 2014 15,391        2,299,220   594,866        433,052      842,148      1,950,000   638,235      
Deposits 2,135          -              177,453        -              -              -              660,482      
Withdrawals -              -              (22,530)        (79,070)       -              -              (678,364)     
Other -              -              -               -              -              -              -              
Balance, December 31, 2014 17,526$      2,299,220$ 749,789$      353,982$    842,148$    1,950,000$ 620,353$    

 
Note 6 - Members' capital contributions  

The operating agreement originally required the Investor Members to make six capital 
contributions which total $64,965,502, subject to any low-income housing tax credit 
adjustments as outlined in the operating agreement. During 2012 the Company received an 
upward adjuster of $2,286,539. As of December 31, 2014 and 2013, the Investor Members 
have made $67,252,041 and $67,252,041, respectively, of capital contributions. 

The operating agreement requires the Administrative Managing Member to make a capital 
contribution in the amount of $100 on or before the date of investor entry. The 
Administrative Managing Member shall also be required to make additional capital 
contributions as needed subject to any low-income housing tax credit adjustments as 
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outlined in the operating agreement.  If the deferred developer fee is not paid in full thirteen 
years after its execution, the Administrative Managing Member is required to make a capital 
contribution in an amount sufficient to pay the balance of the note in full. 

Note 7 - Distributions 
Cash flow, as defined in the operating agreement, subject to certain restrictions outlined in 
the operating agreement, is to be distributed as follows: 

a. Gross Cash Receipts from Operations shall be applied as follows: 

i. First to the payment of required debt service due and payable on the Loans 
(including any Non-Managing Member Loans but excluding any Operating 
Deficit Loans and any Loans payable out of Operating Cash Flow as stated 
herein below) and other Company Expenses listed below and the 
Subordinated Company Expense; 

ii. Second, to fund the Capital Replacement Reserves as required pursuant to 
Section 8.7(a); and 

iii. Third, to payment of any unpaid Excess Federal Adjuster, Bonus Depreciation 
Decrease, and/or any Capital Adjuster Distribution due to the Investor 
Member; 

iv. Fourth, to payment of the current and any accrued and unpaid annual Asset 
Management Fee; 

v. Fifth, payment to the Investor Member on an After-Tax Basis of any taxes 
payable by the Investor Member due to an income allocation from the 
Company; 

vi. Sixth, payment of any subordinated Property Management Fees (including 
accrued, but unpaid, Property Management Fees); 

vii. Seventh, repayment of any Operating Deficit Loans; and 

viii. Eighth, up to $20,000, which amount shall increase by 3% annually, to the 
Managing Member as partial payment of any current Company Management 
Fee; 

b. Subject to the provisions of Sections 5.3 and 5.4 hereof, Operating Cash Flow, if 
any, remaining after the application of Section 5.1(a) shall be distributed in the 
following order of priority: 

i. First, if funds have been drawn from the Insurance Reserve, to the 
replenishment of the Insurance Reserve in an amount up to one-third of the 
amounts drawn, but only to the extent such distributions do not cause the 
total value of the Insurance Reserve to exceed three times the highest 
premium for property insurance incurred by the Project in the three years prior 
to such distribution; 
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ii. Second, (a) one-third of the first $466,000 thereafter (1/3 x $466,000 = no 
more than $155,333.33) and, (b) after the amount of Surplus Cash, as 
defined in the CDBG loan documents, in the aggregate, exceeds the amount 
of any Deferred Development Fee, two-thirds of any balance remaining after 
such $466,000 to repay the CDBG Loan; 

iii. Third, payment on any amounts due with respect to the Development Fee 
Note, provided however, that to the extent any amounts remain outstanding 
on any Development Fee Note ten years after execution of this Agreement, a 
priority  distribution shall be made after the terms of Section 5.l(a)(v) above 
are satisfied until all such outstanding amounts are satisfied in full; 

iv. Fourth, payment to the Managing Member of any current Company 
Management Fee, to the extent unpaid in Section 5.l(a)(viii) above; 

v. Fifth to the repayment of the HANO Development Loan;  

vi. Sixth, any remaining balance to repay the HANO Acquisition Loan until fully 
repaid; 

vii. Seventh, 75% of any remaining balance to repay the IDB 'clawback' pursuant 
to that certain Loan Agreement between the IDB and the Company; 

viii. Eighth, 0.005% to the Co-Managing Member, 20% to the Investor Member 
and 79.995% to the Managing Member, provided however, that the Co-
Managing member, which is a Tax-Exempt Member, shall receive only 
qualified allocations. 

Note 8 - Commitments and contingencies 
Operating deficit guaranty 
The Administrative Managing Member is obligated to fund all operating deficits beginning 
with the achievement of rent up, as defined in the operating agreement.  The Administrative 
Managing Member is obligated up to a maximum of $825,000.  As of December 31, 2014 
and 2013, the Administrative Managing Member has not advanced funds for operating 
expenses.  Advances under the operating deficit guaranty shall not bear interest and are 
reimbursable solely from net cash flow and from the proceeds of a capital transaction, as 
defined in the operating agreement. 

Tax credits 
The Project's low-income housing tax credits are contingent on its ability to maintain 
compliance with applicable sections of Section 42.  Failure to maintain compliance with 
occupant eligibility, and/or unit gross rent, or to correct noncompliance within a specified 
time period could result in recapture of previously taken tax credits plus interest.  In 
addition, such potential noncompliance may require an adjustment to the contributed 
capital by the Investor Members. 

The Company has guaranteed that the Investor Members will be allocated federal low-
income housing tax credits as specified in the operating agreement. 
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Litigation 
During 2011, the Company filed suit against the City of New Orleans challenging the 
assessment of ad valorem taxes on the property.  In 2010, an issue arose under Louisiana 
state law with respect to the treatment of property owned by the Industrial Development 
Board of New Orleans, Louisiana and leased to St. Bernard I, LLC and the Louisiana state 
ad valorem tax implications of the ownership structure which present distinct considerations 
from those arising under federal tax law.  The Company alleges that the property is exempt 
from ad valorem taxation under the Louisiana Constitution since it is public property used 
for public purposes.  As of December 31, 2013, the City of New Orleans has refunded the 
Company $644,750. 

Note 9 - Cash concentration risk 
The Company maintains its cash balances in several accounts in one bank. At times, these 
balances may exceed the federal insurance limits; however, the Company has not 
experienced any losses with respect to its bank balances in excess of government provided 
insurance. Management believes that no significant concentration of credit risk exists with 
respect to these cash balances at December 31, 2014 and 2013. 

Note 10 - Land lease 
On December 8, 2008, the Company entered into a ground lease with the Housing 
Authority of New Orleans for a term of 99 years.  Total lease payments under the terms of 
the lease are $11,500,000 and were made at closing on December 8, 2008 and are being 
amortized over the life of the lease. 

Note 11 - Supportive services contract 
On May 15, 2009, the Company entered into a contract with Kingsley House, Inc. to 
provide support services, which include but are not limited to job training, computer literacy 
and household management, to the residents of the Project.  The terms of the contract are 
re-negotiated and renewed annually.  The contract ends on June 30, 2015.  Kingsley 
House, Inc. was compensated based on an annual budget and was paid quarterly.  
Additional costs related to supportive services are expensed as incurred. The supportive 
service expense incurred in 2014 and 2013 was $139,859 and $413,080, respectively, of 
which no amounts remain payable as of December 31, 2014 and 2013.  

Note 12 - Subsequent events 
Events that occur after the balance sheet date but before the financial statements were 
available to be issued must be evaluated for recognition or disclosure. The effects of 
subsequent events that provide evidence about conditions that existed at the balance sheet 
date are recognized in the accompanying financial statements. Subsequent events which 
provide evidence about conditions that existed after the balance sheet date, require 
disclosure in the accompanying notes. Management evaluated the activity of St. Bernard I, 
LLC through April 7, 2015 (the date the financial statements were available to be issued) 
and concluded that subsequent events have occurred that would require recognition in the 
financial statements or disclosure in the notes to the financial statements. 
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St. Bernard I, LLC 
 

Schedules of Certain Revenues and Expenses 
Years Ended December 31, 2014 and 2013 

 
 

20 

2014 2013
Rental income

Rent revenue - gross potential 3,639,237$         3,638,797$         
Flexible subsidy revenue 443,663              195,136              

Total rental income 4,082,900$         3,833,933$         

Vacancies and concessions
Apartments vacancies 120,081$            159,541$            
Rental concessions 97,060                131,016              

Total vacancies and concessions 217,141$            290,557$            

Other operating income
Tenant charges 70,409$              55,085$              
Miscellaneous other income 49,262                58,425                

Total other operating income 119,671$            113,510$            

Salaries and employee benefits
Salaries - administrative 289,596$            269,527$            
Salaries - maintenance 234,332              245,684              
Payroll taxes 61,742                59,922                
Health insurance and other benefits 70,889                70,155                
Workmen's compensation insurance 14,909                14,218                

Total salaries and employee benefits 671,468$            659,506$            

Repairs and maintenance
Exterminating 29,231$              30,320$              
Grounds 157,560              261,562              
Fire protection 70,400                27,534                
Security services/contract 383,102              402,494              
Supplies 27,585                18,489                
HVAC expense 22,429                15,163                
Painting, decorating and cleaning 34,762                56,785                
Pool 1,843                  1,484                  
Repairs and maintenance - other than contracts 222,433              209,662              
Repairs and maintenance - contracts 113,137              62,174                
Carpeting 35,275                29,167                
Miscellaneous maintenance expenses 9,166                  11,236                

Total repairs and maintenance 1,106,923$         1,126,070$         
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St. Bernard I, LLC 
 

Schedules of Certain Revenues and Expenses 
Years Ended December 31, 2014 and 2013 

 
 

21 

2014 2013
Utilities

Electricity 66,416$              70,658$              
Water 65,956                58,707                
Trash removal 42,133                42,205                
Cable 1,484                  -                      

Total utilities 175,989$            171,570$            

Miscellaneous operating expenses
Office supplies and expense 6,685$                8,606$                
Training and travel 20,638                43,335                
Telephone and answering service 64,430                66,877                
Credit collection and eviction 18,803                14,101                
Computer supplies and expense 39,522                35,999                
Bad debt expense 29,539                28,063                
Other rent expense 11,144                13,149                
Lease expense 3,006                  4,871                  
Compliance audit 27,960                29,510                
Miscellaneous administrative 22,667                21,851                
Rent free unit 36,789                44,189                
Advertising and newspaper 31,203                33,658                
Legal 9,662                  68,113                
Accounting 15,875                15,500                
Other professional fees 9,182                  8,518                  
Other taxes, licenses and insurance 1,178                  1,719                  

Total miscellaneous operating expenses 348,283$            438,059$            

Interest expense - other loans
Interest expense - construction loan 17,671$              997$                   
Interest expense - HANO development loan 604,462              595,193              

Total interest expense - other loans 622,133$            596,190$            

Other financial income (expense)
Miscellaneous financial expenses (22,200)$             (10,137)$             

Total other financial income (expense) (22,200)$             (10,137)$             
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Columbia Parc at the Bayou District Master Plan
Affordable Housing • Multifamily • Senior Housing
New Orleans, Louisiana

Residential over retail1 YMCA & School2 Existing Buildings3 Community Building4
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Please inquire to learn more.8340  Meadow Road
Suite 150
Dallas, Texas 75231-3766

Architecture / Urban Design
jhparch.com
214 363.5687

The St. Bernard Housing Development (1,436 units) was significantly impacted due to hurricane force 
winds and flood water caused by Hurricane Katrina and its aftermath. Already in deterioration, the 
devastation accelerated existing plans to demolish and rebuild a mixed income community.  The revitalized 
development includes transforming the 52 acre site into 17 new city blocks. Columbia Parc at the Bayou 
District will include a mix of housing.  The first two phases of development will bring 563 units of two and 
three story residential town homes, including a mix of public housing units, tax-credit units that can be 
rented using rental assistance vouchers, and market rate rental units. The senior phase of development 
will bring 120 units including 111 units in a three-story building and 9, one-story senior cottages.

Columbia Residential
683 Total Units
25.29 Acres
27 units/acre
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Columbia Parc at the Bayou District Ph. I-II
Affordable Housing
New Orleans, Louisiana

Please inquire to learn more.8340  Meadow Road
Suite 150
Dallas, Texas 75231-3766

Architecture / Urban Design
jhparch.com
214 363.5687

The first phase of development will bring 563 units of two and three story residential town homes. The 
buildings, a mix of townhomes and corner units each provide every home with either a stoop, porch, or a 
balcony, with many units having both front and rear porches.

Columbia Residential
563 units
22.94 acres
24.5 units/acre
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Columbia Parc at the Bayou District Ph. I-II
Affordable Housing
New Orleans, Louisiana

Please inquire to learn more.8340  Meadow Road
Suite 150
Dallas, Texas 75231-3766

Architecture / Urban Design
jhparch.com
214 363.5687

The first phase of development will bring 563 units of two and three story residential town homes. The 
buildings, a mix of townhomes and corner units each provide every home with either a stoop, porch, or a 
balcony, with many units having both front and rear porches.

Columbia Residential
563 units
22.94 acres
24.5 units/acre
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Columbia Parc Ph. III Seniors
Affordable Housing • Senior Housing
New Orleans, Louisiana

Please inquire to learn more.8340  Meadow Road
Suite 150
Dallas, Texas 75231-3766

Architecture / Urban Design
jhparch.com
214 363.5687

The 4th phase of the master community lies on 1 block, 2.35 acres with 120 Senior Housing units. A two 
and three-story main building houses 111 units while on the smaller remaining parcel we placed nine, one-
story Senior Cottages. This enabled us to maximize the use of the site and provide multiple product types 
to Senior residents. 

Columbia Residential
120 units
2.35 acres
51.06 units/acre
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Columbia Parc Ph. III Seniors
Affordable Housing • Senior Housing
New Orleans, Louisiana

Please inquire to learn more.8340  Meadow Road
Suite 150
Dallas, Texas 75231-3766

Architecture / Urban Design
jhparch.com
214 363.5687

The 4th phase of the master community lies on 1 block, 2.35 acres with 120 Senior Housing units. A two 
and three-story main building houses 111 units while on the smaller remaining parcel we placed nine, one-
story Senior Cottages. This enabled us to maximize the use of the site and provide multiple product types 
to Senior residents. 

Columbia Residential
120 units
2.35 acres
51.06 units/acre
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Mechanicsville Master Plan
Master Planning • Affordable Housing
Atlanta, Georgia
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Please inquire to learn more.8340  Meadow Road
Suite 150
Dallas, Texas 75231-3766

Architecture / Urban Design
jhparch.com
214 363.5687

Columbia Residential
813 units
22.4 acres
36.29 units/acre

Mechanicsville, named for the “mechanics” that worked on the railway line in the late 1800’s, is one of 
the oldest neighborhoods in Atlanta, Georgia. Prior to the Hope VI redevelopment this area was a public 
housing project associated with drugs and crime. Design and planning objectives were to blend in the 
neighborhood theme “mechanics-ville”. Industrial, warehouse, rustic metal with modernized details and 
urban touches are the architectural characteristics throughout this master plan. A major component of 
the redevelopment is the connection to the neighborhood park. The historic street grid was reestablished 
with pedestrian friendly walkable streets creating a high quality urban lifestyle in a historic neighborhood 
with great proximity to downtown.
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Mechanicsville Phase I
Affordable Housing
Atlanta, Georgia

Please inquire to learn more.8340  Meadow Road
Suite 150
Dallas, Texas 75231-3766

Architecture / Urban Design
jhparch.com
214 363.5687

Columbia Residential
174 Units
3.45 Acres
50.4 units/acre

The corner of Fulton and McDaniel Street in Atlanta’s Mechanicsville Neighborhood has changed due to 
HOPE VI funding and a sophisticated development team. On three of the corners a passerby will notice 
the new Columbia Mechanicsville development. This mixed-income 4-story urban infill housing project, 
designed by JHP, emphasizes the intersection of the streets and creates a gateway to the McDaniel 
Neighborhood to the south. In addition, the architect designing access to ground floor units fronting onto 
the primary streets via steps and stoops thus reinforcing the streetscape and activating the street. 
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Mechanicsville Phase I
Affordable Housing
Atlanta, Georgia

Please inquire to learn more.8340  Meadow Road
Suite 150
Dallas, Texas 75231-3766

Architecture / Urban Design
jhparch.com
214 363.5687

Columbia Residential
174 Units
3.45 Acres
50.4 units/acre

The corner of Fulton and McDaniel Street in Atlanta’s Mechanicsville Neighborhood has changed due to 
HOPE VI funding and a sophisticated development team. On three of the corners a passerby will notice 
the new Columbia Mechanicsville development. This mixed-income 4-story urban infill housing project, 
designed by JHP, emphasizes the intersection of the streets and creates a gateway to the McDaniel 
Neighborhood to the south. In addition, the architect designing access to ground floor units fronting onto 
the primary streets via steps and stoops thus reinforcing the streetscape and activating the street. 
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Mechanicsville Senior Residences- Phase II
Affordable Housing • Senior Housing
Atlanta, Georgia

Please inquire to learn more.8340  Meadow Road
Suite 150
Dallas, Texas 75231-3766

Architecture / Urban Design
jhparch.com
214 363.5687

Columbia Residential
155 Units
2.96 Acres
52.3 units/acre

The corner of Fulton and McDaniel Street in Atlanta’s Mechanicsville neighborhood has changed due to 
HOPE VI funding and a sophisticated development team. On three of the corners a passerby will notice 
new 4-story urban infill housing (Columbia Mechanicsville). On the forth corner is Senior Residences at 
Mechanicsville, home to resident’s age 62 and over. JHP designed all four of the structures and several 
other projects in the immediate neighborhood. Mechanicsville Seniors is a mixed-income community 
(80%aff/20%market) consisting of 122 1-bedroom/1-bath units sized at 770SF. The four-story facility is 
amenity rich including Multipurpose Community Room, Business Center, Fitness Center, Dining/Dance 
Room, Hospitality Suite, Library, Movie Theater, and Great Room with fireplace.
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Mechanicsville Senior Residences- Phase II
Affordable Housing • Senior Housing
Atlanta, Georgia

Please inquire to learn more.8340  Meadow Road
Suite 150
Dallas, Texas 75231-3766

Architecture / Urban Design
jhparch.com
214 363.5687

Columbia Residential
155 Units
2.96 Acres
52.3 units/acre

The corner of Fulton and McDaniel Street in Atlanta’s Mechanicsville neighborhood has changed due to 
HOPE VI funding and a sophisticated development team. On three of the corners a passerby will notice 
new 4-story urban infill housing (Columbia Mechanicsville). On the forth corner is Senior Residences at 
Mechanicsville, home to resident’s age 62 and over. JHP designed all four of the structures and several 
other projects in the immediate neighborhood. Mechanicsville Seniors is a mixed-income community 
(80%aff/20%market) consisting of 122 1-bedroom/1-bath units sized at 770SF. The four-story facility is 
amenity rich including Multipurpose Community Room, Business Center, Fitness Center, Dining/Dance 
Room, Hospitality Suite, Library, Movie Theater, and Great Room with fireplace.
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Columbia Mechanicsville Phase III & IV
Affordable Housing
Atlanta, Georgia

Please inquire to learn more.8340  Meadow Road
Suite 150
Dallas, Texas 75231-3766

Architecture / Urban Design
jhparch.com
214 363.5687

Phase III and IV were built simultaneously and compose the western side of the master plan development 
along Fulton Street and Hampshire Street. These phases continue the historic street pattern and connect 
to the surrounding community. Large existing trees were maintained throughout the site. Phase III and IV 
consists of 4 buildings with 328 family units with two fitness centers, two computer centers, a library and 
two children’s activity centers. A future phase V is under construction and more phases with townhomes 
and single family home ownership opportunities are planned for the future.

Columbia Residential
328 Units
10.15 Acres
32.32 units/acre
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Columbia Mechanicsville Phase III & IV
Affordable Housing
Atlanta, Georgia

Please inquire to learn more.8340  Meadow Road
Suite 150
Dallas, Texas 75231-3766

Architecture / Urban Design
jhparch.com
214 363.5687

Phase III and IV were built simultaneously and compose the western side of the master plan development 
along Fulton Street and Hampshire Street. These phases continue the historic street pattern and connect 
to the surrounding community. Large existing trees were maintained throughout the site. Phase III and IV 
consists of 4 buildings with 328 family units with two fitness centers, two computer centers, a library and 
two children’s activity centers. A future phase V is under construction and more phases with townhomes 
and single family home ownership opportunities are planned for the future.

Columbia Residential
328 Units
10.15 Acres
32.32 units/acre
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Mechanicsville Phase VI
Affordable Housing
Atlanta, Georgia

Please inquire to learn more.8340  Meadow Road
Suite 150
Dallas, Texas 75231-3766

Architecture / Urban Design
jhparch.com
214 363.5687

Columbia Residential
156 Units
5.84 Acres
26.71 units/acre

This phase ends the Mechanicsville neighborhood corridor, transitioning into the McDaniel single-family 
neighborhood. Smaller buildings with mixed unit types i.e. 2-story townhomes over flats, separated by 
semi-private courtyards with unit entry doors fronting onto. Providing a pleasant buffer to the single family 
neighborhood from the 4-story high density building. 
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Mechanicsville Phase VI
Affordable Housing
Atlanta, Georgia

Please inquire to learn more.8340  Meadow Road
Suite 150
Dallas, Texas 75231-3766

Architecture / Urban Design
jhparch.com
214 363.5687

Columbia Residential
156 Units
5.84 Acres
26.71 units/acre

This phase ends the Mechanicsville neighborhood corridor, transitioning into the McDaniel single-family 
neighborhood. Smaller buildings with mixed unit types i.e. 2-story townhomes over flats, separated by 
semi-private courtyards with unit entry doors fronting onto. Providing a pleasant buffer to the single family 
neighborhood from the 4-story high density building. 
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Museum Place Master Plan
Master Planning • Mixed-Use
Fort Worth, Texas
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Please inquire to learn more.8340  Meadow Road
Suite 150
Dallas, Texas 75231-3766

Architecture / Urban Design
jhparch.com
214 363.5687

Museum Place is an 11-acre mixed-use redevelopment located within the Fort Worth Cultural District 
and directly adjacent to the Kimbell Art Museum and the Modern Art Museum. This $200-million multi-
phased mixed-use project anchors the west end of Fort Worth’s vibrant 7th Street Corridor, a retail 
corridor connecting downtown to the cultural district. The development comprises retail, hospitality, 
office, entertainment, civic/public space, and medium-density housing. The master plan is designed as a 
pedestrian-friendly, moderately intense mixed-use development, featuring public plazas, open spaces, 
wide tree-lined sidewalks, abundant on and off-street parking, and is a stop on the streetcar line under 
development by the city. 

Museum Place Development Group
500 units/ 40 Condominiums
11 Acres
49.09 units/acre
130,000 sf Office
173,000 sf Retail
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Museum Place Corner Store
Mixed-Use
Fort Worth, Texas

Please inquire to learn more.8340  Meadow Road
Suite 150
Dallas, Texas 75231-3766

Architecture / Urban Design
jhparch.com
214 363.5687

The design of the Museum Place Corner Store is a homage to buildings of a different era. As part of the 
11 acre Museum Place development it recreates the small mixed use buildings that once populated this 
area of Fort Worth and ties the development to the surrounding neighborhood of pre-war arts & crafts 
bungalows through the use of design, materials and scale. At 3 stories this mixed use building houses 
an urban 7-11 concept store and a local antique shop in 4,500 s.f. of ground floor retail with five luxury 
condominiums above, each with a private garage.

Museum Place Development 
Group, 
JaGee Real Properties, LP
5 Units
0.24 Acres
20 units/acre
4,500 sf Retail
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3131 W. 7th Street
Commercial Office • Mixed-Use
Fort Worth, Texas

Please inquire to learn more.8340  Meadow Road
Suite 150
Dallas, Texas 75231-3766

Architecture / Urban Design
jhparch.com
214 363.5687

Located on a small triangular site at the corner of University and West 7th Street in Fort Worth this ‘flatiron’ 
building is the jewel of the 11 acre Museum Place development. The ground floor houses 7,000 s.f. retail / 
restaurant space with 30,000 s.f. of Class A office on the 3 floors above. Together with its 8 story neighbor 
One Museum Place, 3131 W. 7th creates a distinctive gateway for Museum Place as a whole. The canted 
curtainwall captures spectacular views of downtown and the Cultural District from the inside while from 
the outside the subtle reflective surface reveals the changing seasons in the landscape at the adjacent 
Modern Art Museum of Fort Worth.

Museum Place Development 
Group, 
JaGee Real Properties, LP
38,900 sf Office
6,800 sf Restaurant
0.28 Acres
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Vue de Musée 
Mixed-Use
Fort Worth, Texas

Please inquire to learn more.8340  Meadow Road
Suite 150
Dallas, Texas 75231-3766

Architecture / Urban Design
jhparch.com
214 363.5687

Vue de Musee (Block C) is the fourth building of the 11-acre Museum Place located between Block A and 
Block D  in Fort Worth’s Cultural District. This 5-story mixed use building offers 36,555 sf of retail facing 
West 7th Street.  The pedestrian-friendly master plan features public plazas, open spaces and wide tree 
lined sidewalks connecting each block to one another. A noteable design feature are the private terraces 
shared by residents facing south capturing spectacular views of downtown, the 7th Street corridor and the 
world class museums of the Cultural District.

Museum Place Development 
Group, JaGee Real Properties, LP
217 Units
3.23 Acres
69 units/acre
37,555 sf Retail & Restaurant
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One Museum Place
Commercial Office • Mixed-Use
Fort Worth, Texas

Please inquire to learn more.8340  Meadow Road
Suite 150
Dallas, Texas 75231-3766

Architecture / Urban Design
jhparch.com
214 363.5687

One Museum Place is the signature building of the 11 acre Museum Place located at University and West 
7th Street in Fort Worth’s Cultural District. This 8 story building is truly a ‘vertical’ mixed use design with 
25,600 s.f. of retail at grade and 113,100 s.f. of Class A office on 4 floors above and capped with 38 luxury 
condominium units on the top 3 floors. The bold design with its curved glass façade creates a distinct 
gateway for all of Museum Place while capturing spectacular views of downtown, the 7th Street corridor 
and the world class museums of the Cultural District.

Museum Place Development 
Group, JaGee Real Properties, LP
38 Units
1.54 Acres
24.67 units/acre
113,100 sf Office
25,600 sf Retail & Restaurant 
463 Structured Parking
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3.10 A  |  LIBERTY SQUARE RISING PROPOSED CONCEPT

Unit and affordability mix:
 1) 1,283 total newly constructed units in three development phases 
 2) 640 (49.9%) as public housing units 
3) 643 (50.1%) as new non-public housing units 
4) 640 (49.9%) public housing units; 387 (30.1%) affordable tax credit units; 256 (20.0%) market rate units 
5) Range of dwelling types:
  a)   This site plan contemplates primarily 2 and 3-story, walk-up flats for the traditional multifamily communities in 

the redeveloped Liberty Square Rising. Additionally, the third phase of development will offer 3-story, elevator-
accessed flats, and a 1-story bungalow-style component for seniors.

  b)   Over the course of four development phases we propose to develop a total of 160 1-bedroom, 618 2-bedroom, 336 
3-bedroom, 118 4-bedroom, and 51 5-bedroom units. 

  c)   Multifamily units will be located in all phases of the development as illustrated in the attached conceptual phasing 
site plan. 

  d)   The elderly component of this development will be located in the third phase as illustrated in the attached 
conceptual phasing site plan. 

  e)   Each phase of Liberty Square Rising will have unique amenities specific to the individual communities. In the 
multifamily component, these amenities may include a fitness center, business centers with computers and 
Internet access, playgrounds, and covered pavilions. The senior communities in Liberty Square Rising will also have 
business centers, fitness centers, a theatre room, covered pavilions and a community room.

  f)   Each community will host its own management and leasing office and additionally storage and workspace for 
maintenance staff where necessary. In the fourth phase of the Liberty Square Rising redevelopment, we envision a 
communal space that hosts a small museum that memorializes the history of Liberty Square and the achievements 
of some of its remarkable residents, a multipurpose field, pool, garden, splash park, community plaza, an orchard, 
and art gallery. Plans also call for a childcare facility in the first phase of development (see attached conceptual 
phasing site plan).

  g)  Given the nature and scope of this redevelopment, we think that Liberty Square Rising offers a unique opportunity 
to capitalize on and enhance the catalytic nature of this project by including a mixed use, retail component in the 
fourth phase of the development. For this portion we envision a first floor anchor retail/market below multifamily 
units, and a smaller retail/clinic space in a separate building to the south of the anchor retail that also hosts 
multifamily units in upper stories. The art gallery is located to the east of the anchor retail/market as shown in 
the conceptual phasing plan. We believe the first priority of the fourth phase will be providing the aforementioned 
communal amenities. 

6)  For the redevelopment of Liberty Square Rising we propose a change in the existing RU-2 zoning at the off-site Lincoln 
Gardens to accommodate the proposed 272 units and 408 parking spaces. We propose to re-zone the site to RU-4 and 
request a variance for parking at 1.5 spaces per unit. However, in the broader development of the Liberty Square site, we 
meet the existing T4-R zoning.

7)  From Partner Selection in September of 2015 to the completion and lease-up of the third phase by the end of August 2020, 
the redevelopment timeline on the following page accounts for the replacement of 640 public housing units for Liberty 
Square Rising within the desired 60-month schedule. 

section 3.10 
development concept for

designated project
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8)  The schedule provided to describe the projected development schedule offers the timetable for completing development 
milestones that will enable both the completion of the off-site first phase of development Lincoln Gardens as well as the 
relocation of tenants currently living in 5-005 within the allotted 24-month time frame. The redevelopment of Lincoln 
Gardens will create 272 units and will allow for the relocation of 160 public housing units currently in 5-005. Once the 
relocation of 5-005 is complete, we will demolish that phase and construct another 519 units on site 5-005. We will phase 
the placed in service dates of the buildings to allow for the relocation/lease-up to occur concurrently with construction 
completion. This second phase of development will allow for the relocation of 227 public housing units currently in 5-002, 
and will similarly be placed in service in a manner that allows for the relocation/lease-up to occur concurrently with 
construction completion. Once the relocation of 5-002 is complete, we will demolish that phase and construct another 492 
units on 5-002. This third phase will allow for the relocation of 253 public housing units currently at 5-003 to the new units 
at 5-002. This phase will similarly be constructed in a way that allows for relocation/lease-up to occur concurrently with 
construction completion. Phasing the construction in this manner allows us to meet the 60-month time frame for Liberty 
Square Rising. For additional detail of this strategy please reference the redevelopment timeline included as a part of this 
section and the conceptual phasing site plan provided as an attachment. Because of the nature of the phased relocation for 
Liberty Square Rising, we don’t anticipate that we will need to implement a temporary relocation plan. However, our team 
has extensive experience in developing and implementing relocation strategies that are consistent HUD’s Uniform Relocation 
Act and performing relocations within strict budgetary guidelines. Ultimately, the development concept we’ve presented 
is most beneficial to Liberty Square Rising in that it will allow the development to be completed within the 60-month time 
frame and allow for the most expeditious redevelopment of the existing housing and removal of the current conditions at the 
site that call for such an urgent time line in the first place.  

9)  Community participation in the development planning and implementation process for each property is critical to the long-
term success of any development. Typically, in Tax Credit, bond financing and other funding applications, community support 
is a threshold item. We believe in a place-based approach to development so that our properties fit into the area in which 
they reside. Place-based strategies work best with proper planning and significant community input. 
 
Our team has experience in regularly engaging in multi-day charrettes for projects of this scope and nature. We welcome 
the process as it results in a stronger end product, community support for the development, and better coordination of the 
resources to move the agenda forward. The charrette is typically led by the developer partners, the Housing Authority, 
our architects, and other community stakeholders. This proven process includes significant participation from the primary 
stakeholders, members of the surrounding community including PHCD residents and others impacted by the plan. We will 
work with the Liberty Square community residents including PHCD residents and neighbors to make certain that their voices 
are heard throughout the process and as each individual development evolves.  This allows residents to provide us input 
around site features, amenities and building systems, and the overall design concept.  Through significant communication 
and by working together throughout the planning process the neighborhood becomes an integral part of the land planning, 
design process and ultimately significantly impacts the results. The side benefit to the developer is that the community 
already supports the final plan during the municipal planning and zoning processes prior to and integral to the issuance of 
building permits. 
 
The master planning effort is only the beginning; once completed, the implementation process begins. We often find 
ourselves making presentations to community groups, city councils, municipalities, planning departments and others in order 
to move our projects through the various processes to ultimately obtain tax credits, financing and finally building permits. 
Communication with all involved and impacted by the master plan must remain in place as the plan unfolds over time as 
each development gets underway.  
 
We believe that communication is the key to successful development partnerships; thus, we typically host frequent meetings 
with our partners to keep them up to date with all activities related to the development process and to get their input. We 
recognize that although we are the primary developer that our partners, stakeholders, and community members have ideas 
that help to improve the final product. 
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Our plan for existing and new site amenities is as follows:
a)  The redevelopment of Liberty Square Rising calls for the demolition of the existing community center, baseball field, 

basketball court and tot lot. 
b)  The initial multifamily phases will have community rooms in lieu of the existing community center and playgrounds.
c)  Additionally, the master plan of Liberty Square rising calls for newly constructed amenities  

including a childcare facility, multipurpose field, pool, garden, splash park, orchard, plaza,  
museum, and art gallery. 

 Residents of Liberty Square Rising will have a space where they can live, work, play, and thrive in a beautifully 
redeveloped community.

10) See attachment for schematic design site plan and conceptual rendering of the proposed concept.

11) See attachment for conceptual phasing site plan.

3.10 B  |  SMART GROWTH DEVELOPMENT APPROACH

After decades of neglect, high crime and other deteriorating conditions, Liberty City Rising will be reborn as a healthy 
community. There will be three primary strategies for enhancing health in the built environment of the redevelopment. They are 
physical activity and active lifestyles, healthy environment and social well-being. Together these three conditions will drive the 
smart growth that will provide the residents of the new Liberty City Rising with a sense of place, pride and opportunity.

It is imperative that the redevelopment is one that promotes physical activity and active lifestyles. Well connected-street 
networks at the human scale as well as sidewalks and enticing pedestrian-oriented streetscapes will encourage a physical 
lifestyle. The provision of bike supporting infrastructure and strong pedestrian pathways that connect within the site will 
encourage residents to circulate throughout the site by other means of transportation. The new Liberty City Rising will also 
provide high-quality spaces for active, multigenerational play and recreation such as a splash park, community plaza and green, 
multipurpose field, pool and community building. The presence of a neighborhood market and public space in the community 
plaza to host a farmers market will further promote a healthy lifestyle. An orchard in the plaza and vegetable garden at the 
community center will not only provide residents with a recreational source of natural and organic food, but will also aid in the 
establishment of a healthy environment. 

A healthy and sustainable environment is the second strategy for smart growth at Liberty Square Rising. The strong, well 
connected and tree-lined pedestrian pathways that transect the site will also serve as green linkages. Not only do these 
pedestrian “green boulevards” create a walkable community, they also increase access to nature, help reduce noise pollution, 
discourage car use and facilitate social engagement. Such engagement will aid in the establishment of social well-being in the 
community. 

Social well-being is the third strategy for the creation of a healthy community at Liberty Square Rising. The creation of a 
block for senior living, as well as childcare facilities, will ensure that the redevelopment is supportive of a multigenerational 
community. The green linkages and other public spaces, such as the plaza, will bring people throughout the neighborhood 
together. The bringing of people together and their interaction will help with the establishment of community and therefore 
an identity and sense of place. The preservation of the existing structures that will serve as a museum and tribute to the old 
Liberty City will further enhance the sense of place and continuity of identity for the community. 

While it is important for there to be a strong identity and sense of place, it is also important that the neighborhood does not 
become isolated from the city as a whole. One strategy to maintain this connection is the preservation of the existing street 
grid. While creating a strong sense of place, the neighborhood streets will still connect to those of the overall area. Another 
strategy will be to connect the redevelopment to the nearby Wynwood Arts District. An iconic sculptural piece in the town 
center plaza as well as art galleries, where residents can display and sell their work, will strengthen the connection between 
Liberty City and the nearby arts district. 

By implementing such strategies that promote physical activity and active lifestyles, healthy environments and social well-
being, Liberty Square Rising will be reborn as community that its residents will be proud to call home. 

TAB 3, SECTION 3.10   |  4
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3.11 A  |  APPROACH TO FINANCING

The Carrfour Team approach to financing the project in its entirety and delivering a minimum of 640 ACC Units on the Liberty 
Square/Lincoln Square Garden site is structured based on the stated 60-month timeframe as outlined in the RFA. To meet this 
aggressive timetable and to orchestrate the relocation and demolition required on the Liberty Square site, we propose three 
(3) large development phases: Phase 1 totals 272 units; Phase 2 totals 519 units and Phase 3 totals 492 units. One of Carrfour’s 
Development Partners, Columbia Residential, has had two major mixed-income mixed-finance deals that had very tight 
timelines. Columbia Mechanicsville was comprised of 813 units in five (5) phases completed in 72 months and Columbia Parc at 
the Bayou District, 683 units in four (4) phases, was completed in 60 months. 

Given the time frames and smaller phasing required for the Florida Housing Finance 9% competitive rounds, we are 
recommending that to meet the schedule we structure the three phases as independent 4% bond transactions (see attached 
financial models). The potential funding sources would be 4% low income housing tax credits, Florida SAIL Loans, an AHP 
grant from the Federal Home Loan Bank, local funds from Miami-Dade County, and most significantly in scale, funds from the 
Public Housing and Community Development (PHCD) Department. The financing terms for the bond—or alternate permanent 
financing mortgage if bonds are used only for construction—is estimated at a 5.25% rate, amortized over 35 years with a 
35-year term. The Florida SAIL loan is anticipated to be at a 1% rate with interest only payments and a 40-year term. The 
Miami-Dade PHCD debt and Miami-Dade surtax funding source is estimated to be at a 1% rate with 40 years amortization and 
40-year terms. Additionally we assume a portion of developer’s fees, up to 25%, be deferred. All loan terms will be finalized at 
the time each phase is being implemented. We assume maximum feasible sizing of allocations from SAIL and local surtax, but 
that the most significant portion of gap funding is to be provided by Miami-Dade PHCD. 

We believe that the bond/4% and large gap funding subsidy approach is the only way to achieve the timeframe objective with 
relatively predictable funding sources. Other approaches, including seeking 9% credits could reduce the funding gaps, but 
would require smaller phasing and less certainty around timing. Our recommendations also include the assumption of a RAD 
conversion of existing Liberty Square public housing (ACC) units to RAD project-based rental subsidy. We believe that this will 
be beneficial to the project in several ways, including facilitating demolition/disposition approvals, providing rental subsidy 
during the relocation periods, providing strong protections for right to return to existing public housing residents, and improving 
the revenue allowing for greater NOI and financing private and public debt than would existing ACC public housing units and 
annual payment (PUM) subsidy.  

Our financial pro-formas assume RAD rental rates (HUD-published for Liberty Square – Site 170) for rental rates on public 
housing units. If PHCD chooses not to apply for RAD, then alternatively PHCD will need to convert its Section 8 vouchers to 
PBS8 in order for the projects to be financially sustainable developments. See attached pro-formas included in this section. 

3.11 B  |  LOCAL FUNDING

We will seek to obtain local funding through the PHCD’s division of Community Development to fill all or a portion of the 
financial gap reflected in each phase project pro forma.

3.11 C  |  COUNTY PARTICIPATION IN REVENUE AND INCOME STREAMS

1)  The Carrfour Team is prepared to dedicate 30% of the available developer fee, net of guarantee fees and developer 
overhead, to be paid to the PHCD. This participation is based on developer fees as they are available and operating cash flow 
as it is available.

section 3.11 
financial strategies and county 

participation in financial proceeds
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2)  We anticipate that underlying land would be structured as a long-term  Ground Lease   structured with a reversion clause 
that the property will eventually, after the base lease terms (assumes a minimum 55 year lease term for financing), revert 
back to the PHCD. In order to facilitate development, reduce PHCD gap funding, and since PHCD will be participating in 
developer fees and operating net cash flow, the annual payment on the ground lease would be a nominal amount of $100 
annually. Such terms are typical of mixed-finance public housing transformations.

3) As described in Item C-1 above, the PHCD will be entitled to 30% of the operating net cash flow.

4)  We have assumed that relocation and demolition and abatement costs are included in the project development budgets 
for each phase, thereby adding to overall project costs. These funds are assumed to be included in the PHCD gap funding. 
As detailed in the attached pro-formas, there is a combined estimated $156M financial gap to complete all phases. We 
anticipate utilizing $5M SAIL funds for each phase as well as $2M Surtax funding which leaves unidentified source needs of 
$135M. We will work with PHCD to identify these funds, and it is anticipated PHCD will need to fund a significant portion of 
the $135M gap.  

Please note that the Carrfour Team is prepared to absorb 50% of the pre-development expenses.

3.11 D  |  CAPITAL FUND FINANCING PROGRAM EXPERIENCE

The Carrfour Team, which includes Columbia Residential, has had experience using Capital Fund Financing Programs. Columbia 
was sought out as a development partner and guarantor to purchase raw land on behalf of the Fulton County Housing Authority 
(FCHA). To facilitate repayment of the loan that Columbia Residential obtained on behalf of the FHCA, they structured an 
arrangement with HUD based on FCHA committing a portion of its future year annual capital funds to make annual debt service 
payments to the bank to retire the conventional debt.

Columbia Residential also used CFFP plans in the partnership with the Athens Housing Authority on the 3-phase mixed-income 
redevelopment of the Jack R Wells public housing in Athens, GA. Through use of CFFP, Athens Housing Authority was able to 
provide substantial subordinate mortgages to facilitate funding of the PHA units in the mixed-income development, and to fund 
costs of demolition and abatement of the existing structures on the site.

Columbia Residential has extensive experience in six (6) prior successful public housing partnerships through a variety of HUD 
and PHA programs, including HOPE VI, GoZone, Replacement Housing Factor, FEMA and NSP funds.

TAB 3, SECTION 3.11    |  2



3.11 ATTACHMENT A  
financing commitment and  

underwriting analysis
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July 2, 2015 
 
 
Carrfour/BACDC/Columbia Residential 
Joint Venture 
ATTEN: Eileen Pope 
Bank of America Community Development Corporation 
100 N. Tryon Street 
Charlotte, North Carolina  28255 
 

Re: Liberty Square Rising Financing  - Conditional Commitment   
 
Dear Ms. Pope: 
 
This letter will serve as an outline of the terms under which Bank of America (the “Bank”) would 
offer construction tax-exempt bond financing. This commitment is contingent upon credit 
approval and completion of the underwriting and due diligence process, including without 
limitation receipt of appraisals, environmental reports, Bank’s engineer's reports and all final 
budgets and operating pro forma, all satisfactory to Bank in its sole and absolute discretion. 
Either party may terminate negotiations regarding this commitment at any time for any reason 
and Bank may revoke this commitment and shall have no obligations hereunder if any of the 
conditions set forth therein are not satisfied as Bank requires in its sole and absolute discretion. 
All funding agreements for the Project shall be in form and substance acceptable to Bank in its 
sole discretion. We reserve the right to modify and/or add to any terms described in this letter 
following receipt and review of due diligence materials. The following is intended to summarize 
the structure and basic terms and conditions (subject to modification upon completion of due 
diligence by Bank) upon which Bank will provide the financing described herein and is not an 
inclusive statement of all provisions, documents or requirements of a closing. This commitment 
shall be null and void and of no further effect if not executed and returned on or before July 16, 
2015.   
 
The proposed terms and conditions are as follows: 

 
Borrower:  SPE—form and substance of Borrower must be acceptable to the Bank. 

 
Guarantors: 100% guarantee of completion, performance and repayment to be 

provided by Banc of America Community Development Corporation and 
Columbia Residential. For borrowers that are single-asset entities, 
principal(s) with general liability or guarantor(s) acceptable to the Bank 
must be jointly and severally liable for completion of the project and 
repayment of the financing, including interest and costs. Guarantors to 
have financial covenants that include minimum net worth and liquidity—
TBD. 

 



Carrfour/BACDC/Columbia Residential, J.V. 

Liberty Square Rising Financing 

July 2, 2015 

Page 2 

 
Purpose:  To enable Borrower to construct a total of 1,283 apartment units  (Phase 

I-272 units; Phase II-519 units; Phase III-492 units) known as Liberty 
Square Rising.(“Project”)  

 

Program: Construction financing through Bank’s Special Bond Offering product 
(“SBO”), a proprietary private placement tax-exempt bond product.  
Bank will purchase no more than $83,352,200 in three (3) phases (Phase 
I-$17,500,000; Phase II-$33,302,000; Phase III-$32,550,200) in floating 
rate tax-exempt bonds (“Bonds”) issued through the Miami –Dade 
Housing Authority or other approved issuer (“Issuer”).  The debt service 
on the Bonds will be interest-only at a floating rate until the date that is 
24 months after the closing date (the “Conversion Date”), in order to 
allow for construction and lease-up. 

 
 The SBO can be used in a full-sale or draw-down bond scenario provided 

this latter structure is acceptable to the Issuer.   Repayment must occur 
not later than the Conversion Date, provided that such deadline may be 
extended for 6 additional months upon satisfaction of the following 
conditions:  (a) No less than 30 but no more than 90 day written notice of 
intention to exercise the option; (b) No event of default having occurred 
or potential default occurring; (c) Performance hurdles have been met, 
including but not limited to, lien-free construction completion and lease 
up hurdles; (d) The loan is in balance, including sufficient interest 
reserve; (e)  Project must demonstrate the ability to be able to 
convert/payoff Bank’s loan within the 6-month extension period; (f) All 
co-construction loans mature or are extended concurrent or past the 
Bank’s extension date; (g) All takeout commitments expire or are 
extended concurrent or past the Bank’s extension date; (h)  All 
investor commitments include terms or are modified to be consistent 
with the extension of the Bank’s loan; (i) No material adverse change in 
the financial condition of the Project, Borrower, and Guarantor; (j) 
payment of an extension fee of 50 bps of the total commitment amount; 
and (k) rate adjustment or fee payment, as appropriate, to cover the cost 
of revising the forward rate lock, if any. 

 
Floating Rate: A rate of LIBOR Daily Floating Rate + 2.25% prior to the Conversion 

Date. 
 

Issuer/Trustee Fees: Borrower will pay all costs of issuance, including, without limitation, 
any upfront and/or ongoing issuer fees, all bond counsel fees, Issuer’s 
counsel fees, if any, and all fees to the Trustee to close the issuance of 
the Bonds and administer the Bonds.  These fees are not included in the 
above stated rates. 

 
Financing Fees: 75 bps origination fee payable on each initial Bond at each phase closing.   
 

LIHTC  Bank of America will need to approve the tax credit investor and pay-in 
schedule.  The LIHTC limited partnership agreement must obligate the 
tax credit investor to make equity payments into the Project with no less 
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Carrfour/BACDC/Columbia Residential, J.V. 

Liberty Square Rising Financing 

July 2, 2015 

Page 3 

 
than 20% of total LIHTC equity being invested at Bond closing, and with 
additional payments during construction satisfactory to Bank of America. 

  
Take Out Financing: Take out commitment conditions must be acceptable to the Bank, and 

may include a requirement for interest rate protection.  Borrower and any 
person or entity that at any time provides a guaranty of Borrower’s 
obligations in respect of such interest rate protection (including but not 
limited to any general partner of any thereof) will be required to be an 
“eligible contract participant” as such term is defined in the Commodity 
Exchange Act (7 U.S.C. § 1 et seq.), as amended from time to time, and 
any successor statute. 

 
Loan to Value: An  independent appraisal must support all bank underwriting 

conclusions, including but not limited to a loan-to-value ratio no higher 
than 80% based upon the completed and stabilized restricted value of the 
subject real estate plus any value ascribed to Low Income Housing Tax 
Credits. 

   
Security: A first priority (i) mortgage and security interest in the Project; (ii) 

security interest in all personal property used in conjunction with the 
construction, operation and maintenance of the Project; (iii) assignment 
of all leases and rents; (iv) assignment of all construction, architect, and 
engineering contracts; (v) assignment of all permits, licenses and 
agreements; (vi) assignment of interests in the Borrower; (vii) pledge of 
reserve accounts;  

 

Other Conditions 1)  HOME and any additional source of funds to close simultaneously 
with the subject loan closing, demonstrate funds readily available and not 
subject to future appropriations or approvals and be subordinate to bank 
financing as documented in an agreement acceptable to the bank. 

 2)    Intercreditor agreement, acceptable to the bank, to be executed by all 
parties providing funds for the construction and completion of the subject 
property.  

 

 
Environmental: Environmental indemnity to be obtained in form and substance approved 

by the Bank. 
  
General Contractor: General contractor to be acceptable to the bank and provide payment and 

performance bond or letter of credit equal to 10% of the contract amount, 
which letter of credit issuer and format must be acceptable to the bank. 

 

 

Fees and 
Expenses:  Borrower will pay all reasonable costs incurred by the Bank in 

connection with the financing including, but not limited to, legal, 
environmental, front end costs and document review/inspections, 
physical needs assessment (for existing projects only) and appraisal.  
Borrower acknowledges that Bank may receive a benefit, including, 

3.11 ATTACHMENT, ITEM A    |  3



Carrfour/BACDC/Columbia Residential, J.V. 

Liberty Square Rising Financing 

July 2, 2015 

Page 4 

 
without limitation, a discount, credit or other accommodation, from 
outside counsel based on the fees such counsel may receive on account 
of their relationship with Bank including, without limitation, fees paid 
pursuant hereto. 

 

Reporting 
Requirements:  Annually:  Borrower and Guarantors’ financial statements and covenant 

compliance. 
 
   Semi-Annually:  Guarantors’ financial statements and covenant 

compliance. 
 
   Monthly:  Property operating statements and rental summary report. 
 

Know Your 
Customer:  Within five (5) business days of opening an account with Bank, 

Borrower shall have delivered to Bank all due diligence materials 
necessary and relevant to verifying Borrower’s identity and background 
information, as deemed necessary by Bank in its sole and absolute 
discretion. 

 

Principal Depository: Borrower shall maintain Bank of America, N.A. as its principal 
depository bank, including for the maintenance of business, cash 
management, operating and administrative deposit accounts. 

 

 

Other 
Requirements:  All of the following to be acceptable to the Bank: documentation and 

submissions that are standard for loans of this type including, but not 
limited to, appraisal, ESA, legal documentation, insurance, title/survey, 
proposed standard lease form, front-end cost and document reviews and 
acceptance of final budget (includes adequate contingency, interest 
carry/operating deficit reserve, etc.), review of plans/specs, condition of 
markets/submarkets, revenue/expenses pro-formas, financial review of 
Borrower, Guarantor, and general contractor, management agreement 
and subordination; and (as applicable), proof of tax credit award, equity 
investor and pay-in schedule, proof of tax-exempt status with respect to 
ad valorem taxes and other terms and conditions as may be required. 

 
Confidentiality:  This document is strictly confidential and may not be shared with anyone 

else other than the owners of Borrower and Miami –Dade Public 
Housing and Community Development. 

 

Material 
Adverse Change: Bank of America’s obligations hereunder shall terminate if, prior to 

closing, Bank of America determines, in its sole judgment, that there 
shall exist any conditions regarding the property, or the operations, 
business, assets, liabilities or condition (financial or otherwise, including 
credit rating) of Borrower or Guarantor, or there shall have occurred a 
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Liberty Square Rising Financing 

July 2, 2015 

Page 5 

 
material adverse change in, or there shall exist any material adverse 
conditions in, the market for syndicated bank credit facilities or the 
financial, banking, credit or debt capital markets generally, that could be 
expected to cause the loan to become delinquent or prevent any 
guarantor from performing its obligations under any guaranty or to 
materially and adversely affect the value or marketability of the loan or 
the property or Bank of America’s ability to syndicate the loan or the 
viability of obtaining permanent financing for the Project. 

 
Assumptions made: The terms discussed herein are presented, based on the credit conditions 

in the potential transaction as known by Bank of America.  Should 
additional facts come to light that positively or negatively impact the 
situation, prices or other requirements quoted here may be adjusted. 

 
Expiration:  This letter will expire at 5:00 p.m.- CST on that date which is ten (10) 

business days from the date hereof unless you execute this letter and 
return it to us prior to that time, which may be by facsimile transmission.   

 
The undersigned acknowledges and agrees that: (i) the transaction contemplated by this letter is 
an arm’s length, commercial transaction between you and Bank in which Bank is acting solely as 
a principal and for its own interest; (ii) Bank is not acting as a municipal advisor or financial 
advisor to you; (iii) Bank has no fiduciary duty pursuant to Section 15B of the Securities 
Exchange Act of 1934 to you with respect to the transaction contemplated hereby and the 
discussions, undertakings and procedures leading thereto (irrespective of whether Bank has 
provided other services or is currently providing other services to you on other matters); (iv) the 
only obligations Bank has to you with respect to the transaction contemplated hereby expressly 
are set forth in this letter; and (v) Bank is not recommending that you take an action with respect 
to the transaction contemplated by this letter, and before taking any action with respect to the 
contemplated transaction, you should discuss the information contained herein with its own legal, 
accounting, tax, financial and other advisors, as it deems appropriate.  If you would like a 
municipal advisor in this transaction that has legal fiduciary duties to you, you are free to engage 
a municipal advisor to serve in that capacity.  This letter is provided to you pursuant to and in 
reliance upon the “bank exemption” provided under the municipal advisor rules of the Securities 
and Exchange Commission, Rule 15Ba1-1 et seq. 
 
Please review the above terms and conditions and feel free to call me with any questions or 
comments you may have.  If you find the above terms and conditions to be acceptable, please 
indicate so by signing below and returning a faxed copy to my attention by July 16, 2015.  When 
you return the signed copy of this letter, please confirm that the Bond amount is acceptable.  
Upon receipt of the letter, the Bank will proceed with the necessary due diligence to prepare and 
submit your loan request, provided, however that in any event, this letter will finally expire at 
5:00 pm - CST on that date which is one hundred and eighty (180) days from the date hereof.  I 
look forward to hearing from you and working with you on this and other transactions. 
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Carrfour/BACDC/Columbia Residential, J.V. 

Liberty Square Rising Financing 

July 2, 2015 

Page 6 

 
If you have any questions or comments, please do not hesitate to give me a call at 214-209-3219. 
 

Sincerely, 
 
Bank of America Merrill Lynch 

 

 
 

Valerie A. Williams 
Senior Vice President 
Bank of America Merrill Lynch 
901 Main Street, 20th Floor 
Dallas, Texas 75202 
 

 

 
 

 
 
 
Accept the terms as outlined above: 
 
 
Name: _________________________________ 
Title: _________________________________ 
Date: _________________________________ 
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Liberty Square Rising
CONSTRUCTION PHASE # 1

Per Per MASTER BUDGET GROSS BUDGET

Sq Ft Unit BUDGET

Line Item

Off Site Improvements
2.61 1,838 Site Work                           500,000 
8.72 6,127 Demolition Costs 1,666,667                      

11.33 7,966 TOTAL SITE WORK 2,166,667                      

206.25 145,000 Construction - Residential                      39,440,000 
Construction - Commercial
Other Non-Eligible (Carports, storage)
General Requirements
Contractor Overhead
Contractor Profit
Other
Personal Property - Construction 
Personal Property - Development 
Hard Costs

2.35 1,654 FF&E                           450,000 
Other
Other

10.31 7,250 Construction Contingency                        1,972,000 

218.92 153,904 TOTAL HARD COSTS 41,862,000                    
Interest Reserve

Const Loan Inspection
Const Loan Origination Fee
Const Title & Recording
Other const. loan cost (describe)
Perm Loan Origination Fee
Perm Conversion Fee
Perm Lender Commitment Fee
Perm Lender Closing Costs
Perm Title & Recording
B of A Lender Legal

10.98 7,721 Other Loan Costs                        2,100,000 
Other Loan Costs - Bond Issuance and 
Upfront LC FeesUpfront LC Fees
Annual LC Fee

10.98 7,721 TOTAL INTERIM FINANCING COSTS 2,100,000                      

T.Credit Application & Monitoring Fees
Marketing
Accounting
Equity Legal paid by Bank
TOTAL ORG COSTS, START-UP -                                     

Replacement Reserves
4.56 3,203 Operating Reserve                           871,200 
3.14 2,206 Leasing/Other Reserves                           600,000 
5.23 3,676 Other Reserves                        1,000,000 

12.92 9,085 TOTAL RESERVES 2,471,200                      

Tax Credit Consultant
33.99 23,897 Developer Fees                        6,500,000 
33.99 23,897 TOTAL FEES 6,500,000                      

Insurance
Utilities
Taxes
Legal
Tax Opinion

2.09 1,471 Tenant Relocation                           400,000 
Pre-development Interest

9.41 6,618 Architect                        1,800,000 
Survey & Engineering
Appraisal & Mkt Study
Soils Investigation
Impact Fees
Permits
Organizational Costs
Phase I Report
Enviromental Surveys
Project Administration

4.05 2,849 Other Soft Costs 775,000                         
1.31 919 Soft Cost Contingency 250,000                         

16.87 11,857 TOTAL SOFT COSTS 3,225,000                      

305.01 214,430 TOTAL PROJECT COSTS 58,324,867                    
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Liberty Square Rising

CONSTRUCTION PHASE # 2

Per Per MASTER BUDGET GROSS BUDGET

Sq Ft Unit BUDGET

Line Item

Off Site Improvements
2.46 1,927 Site Work                         1,000,000 
4.10 3,211 Demolition Costs 1,666,667                        
6.55 5,138 TOTAL SITE WORK 2,666,667                        

184.94 145,000 Construction - Residential                       75,255,000 
Construction - Commercial
Other Non-Eligible (Carports, storage)
General Requirements
Contractor Overhead
Contractor Profit
Other
Personal Property - Construction Budget
Personal Property - Development Budget
Hard Costs

1.47 1,156 FF&E                            600,000 
Other
Other

9.25 7,250 Construction Contingency                         3,762,750 

195.66 153,406 TOTAL HARD COSTS 79,617,750                      

Interest Reserve

Const Loan Inspection
Const Loan Origination Fee
Const Title & Recording
Other const. loan cost (describe)
Perm Loan Origination Fee
Perm Conversion Fee
Perm Lender Commitment Fee
Perm Lender Closing Costs
Perm Title & Recording
B of A Lender Legal

9.83 7,707 Other Loan Costs                         4,000,000 
Other Loan Costs - Bond Issuance and 
Upfront LC Fees
Annual LC Fee

9.83 7,707 TOTAL INTERIM FINANCING COSTS 4,000,000                        

T.Credit Application & Monitoring FeesT.Credit Application & Monitoring Fees
Marketing
Accounting
Equity Legal paid by Bank
TOTAL ORG COSTS, START-UP -                                       

Replacement Reserves
4.09 3,203 Operating Reserve                         1,662,500 
2.95 2,312 Leasing/Other Reserves                         1,200,000 
5.41 4,239 Other Reserves                         2,200,000 

12.44 9,754 TOTAL RESERVES 5,062,500                        

Tax Credit Consultant
29.49 23,121 Developer Fees                       12,000,000 
29.49 23,121 TOTAL FEES 12,000,000                      

Insurance
Utilities
Taxes
Legal
Tax Opinion

1.39 1,093 Tenant Relocation                            567,500 
Pre-development Interest

7.13 5,588 Architect                         2,900,000 
Survey & Engineering
Appraisal & Mkt Study
Soils Investigation
Impact Fees
Permits
Organizational Costs
Phase I Report
Enviromental Surveys
Project Administration

2.70 2,119 Other Soft Costs 1,100,000                        
1.23 963 Soft Cost Contingency 500,000                           

12.45 9,764 TOTAL SOFT COSTS 5,067,500                        

266.42 208,891 TOTAL PROJECT COSTS 108,414,417                    

3.11 ATTACHMENT, ITEM A    |  8



Liberty Square Rising

CONSTRUCTION PHASE # 3

Per Per MASTER BUDGET GROSS BUDGET

Sq Ft Unit BUDGET

Line Item

Off Site Improvements
2.59 2,033 Site Work                1,000,000 
4.31 3,388 Demolition Costs 1,666,667              
6.90 5,420 TOTAL SITE WORK 2,666,667              

184.62 145,000 Construction - Residential              71,340,000 
Construction - Commercial
Other Non-Eligible (Carports, storage)
General Requirements
Contractor Overhead
Contractor Profit
Other
Personal Property - Construction Budget
Personal Property - Development 
Hard Costs

1.55 1,220 FF&E                   600,000 
Other
Other

9.23 7,250 Construction Contingency                3,567,000 

195.41 153,470 TOTAL HARD COSTS 75,507,000            

Interest Reserve

Const Loan Inspection
Const Loan Origination Fee
Const Title & Recording
Other const. loan cost (describe)
Perm Loan Origination Fee
Perm Conversion Fee
Perm Lender Commitment Fee
Perm Lender Closing Costs
Perm Title & Recording
B of A Lender Legal

9.70 7,622 Other Loan Costs                3,750,000 
Other Loan Costs - Bond Issuance and 
Upfront LC Fees
Annual LC Fee

9.70 7,622 TOTAL INTERIM FINANCING COSTS 3,750,000              

T.Credit Application & Monitoring FeesT.Credit Application & Monitoring Fees
Marketing
Accounting
Equity Legal paid by Bank
TOTAL ORG COSTS, START-UP -                              

Replacement Reserves
4.08 3,206 Operating Reserve                1,577,500 
2.85 2,236 Leasing/Other Reserves                1,100,000 
5.31 4,167 Other Reserves                2,050,000 

12.23 9,609 TOTAL RESERVES 4,727,500              

Tax Credit Consultant
29.11 22,866 Developer Fees              11,250,000 
29.11 22,866 TOTAL FEES 11,250,000            

Insurance
Utilities
Taxes
Legal
Tax Opinion

1.64 1,286 Tenant Relocation                   632,500 
Pre-development Interest

6.47 5,081 Architect                2,500,000 
Survey & Engineering
Appraisal & Mkt Study
Soils Investigation
Impact Fees
Permits
Organizational Costs
Phase I Report
Enviromental Surveys
Project Administration

2.85 2,236 Other Soft Costs 1,100,000              
1.04 813 Soft Cost Contingency 400,000                 

11.99 9,416 TOTAL SOFT COSTS 4,632,500              

265.35 208,402 TOTAL PROJECT COSTS 102,533,667          
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3.11 ATTACHMENT A  
equity letters

 

 
Community Development Banking 

700 Louisiana St 
Houston, TX 77002-2700 

TX4-213-05-15 
 

Cassandra Silvernail 
Senior Vice President 

P 713-247-6645 
cassandra.silvernail@baml.com 

 
 
CarrFour/BACDC/Columbia Residential 
Joint Venture 
ATTN: Eileen Pope 
Banc of America Community Development Corporation 
100 N. Tryon Street 
Charlotte, North Carolina 28255 
   
Re: Liberty Square Rising Phase I          
 
Dear Eileen: 
 
This letter expresses the interest of Bank of America, N.A., and, or, its affiliates (“Investor”) in 
making an equity investment in a partnership for purposes of developing and owning a 
low-income family/senior housing project (the “Project”).  This letter is intended to describe the 
terms and conditions of Investor’s proposed equity investment.  

1. Project. 

The Project will consist of the new construction of 272 unit mixed-income multi-family 
development located in Miami, FL.   

2. Tax Credits.   

The Project is expected to receive a preliminary reservation in 2016 of federal low-
income housing tax credits (the “Projected Federal Credits”) totaling not less than 
$1,800,000 per annum from the Florida Housing Finance Authority (the “Credit 
Agency”). 

3. Partnership.   

The Project will be owned and operated by [to be named LP] (the 'Partnership'), with [to 
be named], as General Partner and Investor as Investor Limited Partner and an affiliate of 
Investor as Special Limited Partner.  General Partner, Investor, and Special Limited 
Partner will enter into a Partnership Agreement (the 'Partnership Agreement'). General 
Partner will own a 0.01% interest in the Partnership; Investor will own a 99.98% interest 
in the Partnership as Investor Limited Partner; and Special Limited Partner will own a 
0.01% interest (the “Percentage Interests”). 
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4. Project Financing.  

General Partner contemplates that the Partnership will obtain the loans set forth below 
(the “Loans”): 

A. Construction Loan.  A construction loan in an estimated amount of $17,500,000 
and with a term of 24 month(s) (the “Construction Loan”) will be provided by 
Bank of America Merrill Lynch on terms to be approved by Investor. 

B. Permanent Loans.  The following permanent loans (the “Permanent Loans”) are 
expected to be made to the Partnership: 

Loan type Lender Loan Amount Interest 
rate 

Loan 
Term 

Amortization 
Term 

First Mortgage Loan tbd $3,000,000 5%e 30 years 30 years 

Subordinate, non 
must-pay Florida SAIL $5,000,000 0%e 35 years 35 years 

Subordinate, non 
must-pay Miami-Dade PHCD $27,500,000 0%e 35 years 35 years 

Subordinate, non 
must-pay Miami-Dade $2,350,000 0%e 35 years 35 years 

Subordinate, non 
must-pay AHP, pass-through $500,000 0%e 35 years 35 years 

 
The terms and conditions of each of the Loans and any other loan to the 
Partnership will be subject to Investor’s approval. Such loans will (i) expressly 
permit the admission of Investor into the Partnership and the potential transfers of 
the partnership interests by Investor and Special Limited Partner without consent 
of the maker of the loan provided that such transfers are permitted under the 
Partnership Agreement, and (ii) will provide Investor with notices of default and 
cure rights acceptable to Investor.  All Permanent Loans will be non-recourse. 

5. Other Parties.   

A. Developer.  Banc of America Community Development Corporation, CarrFour, 
and Columbia Residential.  

B. Guarantor.  Banc of America Community Development Corporation, CarrFour, 
and Columbia Residential shall provide guaranties through Stabilization and 
[Miami-Dade Public Housing and Community Development, affiliate or an entity 
to be named] shall provide guaranties beginning with Stabilization and throughout 
the tax credit compliance period. 
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C. Property Manager.  [to be named].  The Property Manager [is][is not] affiliated 
with Developer, Guarantor, General Contractor, or General Partner. 

D. General Contractor.  [to be named].  The General Contractor [is][is not] affiliated 
with Developer, Guarantor, Property Manager, or General Partner.    The General 
Contractor will provide a Guaranteed Maximum Price Contract with 100% 
Payment and Performance bonding. 

E. Accountant.  [to be named] 

The qualifications and financial condition of each of the foregoing parties must be 
acceptable to Investor. 

6. Capital Contributions.  

Investor will make a total Capital Contribution equal to $1.03 for each $1.00 of Federal 
Tax Credits to which it will be entitled as a limited partner.  Based on the Projected 
Credits for the Partnership this would amount to a total Capital Contribution of 
$18,538,146 (the “Total Capital Contribution”).  The Total Capital Contribution will be 
paid as follows: 

Milestone Conditions to be satisfied prior to payment % Equity $ Equity 

Initial Capital 
Contribution 

(i) closing of the Partnership 
(ii) closing and initial funding of all construction 
financing for the Project 
(iii) receipt of commitments for all permanent financing 
on the Project with the interest rate fixed for at least 15 
years 
(iv) evidence of either acquisition of, or a long-term 
leasehold interest in, the land and building for the 
Project 
(v) evidence the Partnership has received an allocation 
from the Credit Agency of 9% credits in an amount 
equal to the Projected Federal Credits 
(vi) receipt by the Investor of a tax opinion prepared by 
special tax counsel for the Partnership in a form which 
is acceptable to the Investor 
(vii) satisfactory completion of Investor’s due diligence 
 

10% $1,853,814 
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Completion 
Capital 

Contribution 

(i) the Bank has received the Bank’s Construction 
Consultant’s report evidencing 100% completion of the 
property 
(ii) temporary certificates of occupancy have been 
issued for each building 
(iii) the owner’s title policy has been amended to 
remove all mechanics lien exceptions   
This contribution will occur no earlier than 11/01/2017. 
 

50% $9,269,073 

Conversion and 
Stabilization 

Capital 
Contribution 

(i) the Project then has achieved at least three 
consecutive calendar months of a minimum of 1.15 to 1 
debt service coverage on the Permanent Loans (which 
period must include the last day of the most recent 
calendar month) 
(ii) the Project is then at least 90% occupied 
(iii) all tax credit units have been leased to qualified 
tenants at least one time 
(iv) all Permanent Loans have closed and funded, or will 
close and fund concurrent with this Stabilization Capital 
Contribution 
(v) permanent certificates of occupancy have been 
issued for each building 
(vi) all reserves have funded or will fund concurrent 
with this payment 
This contribution will occur no earlier than 08/01/2018. 
 

40% $7,415,258 

 

7. General Partner and Guarantor Obligations.  

A. Completion and Development Deficit Guaranty.  General Partner and Guarantor 
will guarantee lien-free completion of the Project in a good and workmanlike 
manner substantially in accordance with plans and specifications as approved by 
Investor on or before December 31, 2018 (the “Completion Date”).   General 
Partner and Guarantor will guaranty payment of all development costs, including 
all costs of achieving such lien-free completion, including all soft costs and 
construction period interest.  Further, under this guaranty, General Partner and 
Guarantor will guaranty payment of all operating costs through the later of the 
date (i) the Project has achieved 90% occupancy for three consecutive calendar 
months, (ii) the Project is 100% complete, (iii) all tax credit units have been 
leased to qualified tenants at least one time, and (iv) all Permanent Loans have 
closed and funded.  Payments made under this guaranty will not constitute loans 
to the Partnership and neither General Partner nor any Guarantor will have any 
right to receive any repayment on account of such payments. 

B. Operating Deficit Guaranty.  General Partner and Guarantor will agree to loan to 
the Partnership any amounts required to fund operating deficits arising after the 
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expiration of the Completion and Development Deficit Guaranty up to a 
maximum amount equivalent to 6 months worth of base year operating expenses, 
replacement reserves, and must pay debt service, approximately $1,008,628 (the 
“Operating Deficit Loan Maximum”).  Any amounts so advanced will constitute 
interest-free loans (“Operating Loans”) repayable only out of future available cash 
flow or out of available proceeds of a sale or refinancing. The Operating Deficit 
Guaranty will terminate upon the later of 60 months after the later of (i) the 
expiration of the Completion and Development Deficit Guaranty, or (ii) the 
Project’s achievement of 1.15 to 1 debt service coverage ratio on the Permanent 
Loans calculated over a period of 12 consecutive months.  In addition, in order for 
the Operating Deficit Guaranty to terminate, the Project must average a 1.15 to 1 
debt service coverage ratio for the last 12 months of the 60 month period or any 
subsequent 12 month period and the Operating Reserve must be replenished to its 
originally required balance the RAD subisdy must be in full force and effect. 

C. Repurchase.  General Partner and Guarantors will be required to repurchase the 
Investor’s interest upon certain material events including but not limited to: 
failure to achieve completion by December 31, 2018, failure to achieve 
stabilization within 24 months of completion, failure to place the Project in 
service prior to the date required by the Internal Revenue Code, or loss of 
permanent financing commitments.  The General Partner and Guarantors will 
repurchase the Investor’s interest in the Partnership at a price equal to the 
Investor’s Capital Contributions paid to date, plus the actual out of pocket costs to 
the Investor (including legal, accounting, and consulting) plus 10% interest per 
annum, less any net tax credits received and retained by the Investor. 

D. Tax Credit Guaranty and Indemnification.  General Partner and Guarantors will 
indemnify Investor for the failure to achieve Projected Federal Credits.  Should 
the actual tax credits be lower than the Projected Federal Credits, Investor’s 
capital contributions will be adjusted downward by the amount of the difference 
and any interest or penalties owed by Investor.  Subsequent to the payment of 
Investor Capital Contributions, General Partner and/or Guarantors will, within 75 
days of the end of each calendar year, pay to Investor an amount on an after tax 
basis equal to the difference in actual tax credits plus any interest or penalties 
owed by Investor.  This guaranty will run for the 15-year term of the compliance 
period.    

E. Taxable Income Prior to Stabilization.  To the extent that the Partnership 
generates any taxable income prior to Stabilization, the General Partner and 
Guarantor will be obligated to pay for any tax liability of the Investor Limited 
Partner due to such taxable income.  This includes, but is not limited to, any 
interest income generated from Partnership assets (such as Guaranteed Investment 
Contracts) that exceeds the deductible investment expense allocated to the 
Investor Limited Partner. 

F. Adjuster Provisions.  The Capital Contributions are based upon your projection of 
total federal Low-Income Housing Tax Credits of $17,998,200 ("Original 
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Projected Credit”)   to Investor, which in turn is based upon certain assumptions 
and projections.  The following federal (and, if applicable, state) credits are to be 
delivered to the Investor:  

Credit 2018 2019 - 2027 2028 
Federal Low Income 
Housing Tax Credit 

$1,699,830 $1,799,820 $99,990 

 
The actual amount of Low-Income Housing Tax Credits may in fact change after 
the determination of eligible and qualified basis. Accordingly, the Capital 
Contribution may be adjusted when (i) final projections of the amount of Low-
Income Housing Tax Credits are completed and/or (ii) upon or after actual 
completion of the project. Upon satisfaction of all conditions and prior to payment 
of the Final Capital Contribution, the Partnership Accountant will provide the 
Investor with Revised Economic Projections and the Final Credit Amount 
determined by the Accountants.   

G. Credit Adjuster.  To the extent such final projected amount of Low-Income 
Housing Tax Credits varies from the Original Projected Credits, Investor’s capital 
contribution will be adjusted by $1.03 per federal credit on such variance in the 
delivery of actual credits to Original Project Credit (as reflected in cost 
certifications or Form 8609). 

H. Timing Adjuster.  Investor’s federal credit capital contribution will be adjusted to 
reflect the later or earlier than projected delivery of federal credits with respect to 
the first year and, if applicable, the second year, of the credit period, based on a 
reduction in price of $0.65 for every federal credit dollar deferred, or an increase 
based on 65% of the price per credit established in Section 6 above for every 
federal credit dollar accelerated.  

In no event will the application of the above adjusters cause Investor's Capital 
Contributions to increase by more than 5% without approval from Investor's Investment 
Committee.  If due to such adjusters, Investor’s capital contributions are to be adjusted 
downward by more than the amount of Investor’s then unpaid capital contributions, then 
General Partner and Guarantor will guaranty payment of the shortfall in such 
adjustments. The General Partner’s and Guarantor’s obligations will be more specifically 
set forth in the Partnership Agreement and other related documents. 

8. Allocation of Tax Credits, Depreciation, Profits and Losses. 

The Tax Credits, depreciation, operating profits and losses will be allocated in 
accordance with the Percentage Interests. 

9. Distribution of Cash Flow.   

A. Operating Cash Flow.  Operating cash flow will be utilized as follows:   
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(i) payment of debt service on the Permanent Loans and other operating 
expenses;  

(ii) additions to a funded capital replacement reserve as provided in the 
Partnership Agreement;  

(iii) payment of the Asset Management Fee ($7,500 per year increasing 3% per 
year) to the Special Limited Partner, which fee will accrue if not paid;  

(iv) payment of the Deferred Developer Fee,  

(v) payment of the Partnership Management Fee ($7,500 per year increasing 3% 
per year) to the General Partner, which fee will accrue if not paid;  

(vi) repayment of any Operating Deficit Loans made by General Partner;  

(vii) replenishment of the Operating Reserve Account;  

(viii)payment of an incentive management fee, not to exceed 80% of cash flow; 

(ix)  then to the partners in accordance with the Percentage Interests.  

B. Sale or Refinancing Proceeds.  Distributions of proceeds from a sale or 
refinancing of the Project will be distributed as follows:  

(i) payment of debt service on the Permanent Loans and other operating 
expenses;  

(ii) to the extent reasonably determined necessary by the General Partner, 
additions to a funded capital replacement reserve;  

(iii) payment of the federal and state “exit” taxes incurred on any negative capital 
account, if any, of the Investor; 

(iv) payment of any unpaid, accrued Asset Management Fee;  

(v) payment of the Deferred Developer Fee;  

(vi) payment of any unpaid, accrued Partnership Management Fee;  

(vii) repayment of any Operating Deficit Loans made by General Partner; and 

(viii) 80% to the General Partner, and 20% to the Investor.  

C. Developer Fee.  General Partner will earn a Developer Fee, projected to be 
$6,500,000.  The timing of the payments toward the Developer Fee is subject to 
the terms of the Construction Loan, which will be subject to approval by Investor.   
In the event that the amount of the Final Capital Contribution is insufficient to pay 
the remaining balance of the Developer Fee, such unpaid balance will be deferred 
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as provided in the Partnership Agreement, at an interest rate of AFR, and will be 
paid out of Operating Cash Flow and Net Proceeds as provided above, provided 
that the amount of the unpaid balance must be paid within 13 years after 100% 
completion of the property. 

10. Property Manager.  

 [to be named] will be the Project’s initial property manager.  The Property Manager will 
earn a fee not to exceed 6.0% of the Project’s gross collected rents.  If the Property 
Manager is an affiliate of General Partner, Guarantor, or Developer, then the Property 
Manager may be terminated as Property Manager in the event of the removal of General 
Partner. 

11. Depreciation.  

For the purposes of the pricing contained in this Letter of Intent, we have assumed the 
Company will depreciate its residential rental property over a 27.5 year recovery period. 

12. Replacement Reserves.  

 $300 per unit annually, or greater if required by any Project lender, will be funded from 
cash flow into a reserve account. 

13. Operating Reserve.   

An amount equivalent to 6 months worth of base year operating expenses, replacement 
reserves, and must pay debt service, approximately $1,008,628 , or greater if required by 
any Project lender, will be funded upon Permanent Loan Conversion into a dual control 
Operating Reserve account to be used for potential operating deficits.  These funds may 
be used to fund operating deficits during the five year Operating Deficit Guaranty period 
identified in Section 7B above, but will be required to be replenished prior to release of 
the Operating Deficit Guaranty. 

14. Subsidy Shortfall and Transition Reserve.   

$500,000 Subsidy Shortfall Reserve/Transition Reserve, or greater if required by any 
Project lender, will be funded upon Permanent Loan Conversion into a dual control 
account to be used for potential operating deficits arising from subsidy funding shortfalls.   

15. Investor Review.   

As set forth in the Partnership Agreement, Investor will have the right to inspect the 
Project during and after construction and to review construction loan disbursement 
requests and other financial and operations matters of the Project and the Partnership.   

16. Reporting.   

The Partnership will be required to prepare quarterly and annual reports in form and 
substance satisfactory to Investor as set forth in the Partnership Agreement.  
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17. Additional Partnership Agreement Terms.   

The Partnership Agreement will provide for customary covenants, rights to approve 
major Partnership matters, representations and warranties, defaults, (including the right to 
remove the General Partner for bankruptcy, fraud, violations of representations and 
warranties and other removal rights that are typically held by Investors in low-income 
housing tax credit transactions), remedies, and indemnities (including Environmental 
Indemnity) to be more fully described in the Partnership Agreement.  The Partnership 
will carry insurance acceptable to Investor.   

18. Transfer of Investor Interest.   

Investor will have the right to transfer its interest in the Partnership, and to have the 
transferee admitted as a substitute limited partner: (i) to any affiliate of Investor, (ii) to 
any other person or entity provided that (A) Investor will remain liable to make all capital 
contributions outstanding at the time of the transfer or (B) the net worth of the proposed 
transferee will be acceptable to General Partner in its reasonable discretion, or (iii) to a 
partnership or limited liability company in which the Investor is the general partner or 
managing member. 

19. Transfer of General Partner Interest.  

 General Partner will not sell, transfer, assign, pledge or encumber any portion of its 
interest in the Partnership without the prior written consent of Investor.  

20. Bank Accounts.   

All bank accounts of the Partnership will be maintained with Investor. 

21. Conditions to Closing.   

Investor’s investment in the Partnership in accordance with this letter is subject to the 
satisfaction of the following conditions precedent on or before the Closing Date, which 
will occur on or before August 1, 2016. 

A. Due Diligence.  Investor’s satisfactory due diligence review, in its sole and 
absolute discretion, of all matters pertaining to the Partnership, the General 
Partner, the Guarantor, the Developer and the Project including, without 
limitation: 

(1) the construction budget, the scope of work, the construction schedule, all 
required permits, the construction contract, and all other construction and 
development matters; 

(2) title, survey, zoning, engineering and environmental matters; 

(3) any ground lease; 
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(4) market studies, appraisals, and all other matters regarding project 
feasibility; 

(5) all aspects of the project’s capital structure: the terms of all loans, grants, 
tax increment financing and equity contributions; 

(6) debt service coverages, reserves, rental subsidies, income, expenses, and 
all other assumptions underlying the Projections; 

(7) tax matters, including all aspects of all tax-exempt bonds;   

(8) government benefits, government consents, government requirements and 
all other regulatory aspects of the Project; 

(9) all formation documents and government filings of the Partnership, the 
General Partner and the Developer; and 

(10) the financial condition of the General Partner, Guarantor and the 
Developer. 

B. Negotiation of Satisfactory Documentation.  The negotiation of a final Partnership 
Agreement and related documents (collectively the “Project Documents”) that are 
satisfactory to Investor in its sole and absolute discretion.  Investor’s attorney will 
prepare and send to General Partner and its attorney the form of the Project 
Documents.    

C. Opinions.  Investor’s receipt of corporate and tax opinions rendered by counsel to 
General Partner satisfactory to Investor, in form and substance acceptable to 
Investor.  Financing structure shall avoid substantial user issues for Investor to 
also serve as Construction Lender. 

D. Consents.  Receipt of all necessary consents of governmental authorities and 
lenders. 

E. Title Insurance. Receipt of a title insurance policy in an amount and in a form 
acceptable to Investor, provided the amount of such title insurance must be at 
least equal to the aggregate of the Total Capital Contribution plus all Permanent 
Loans.  The policy must include “Fairways” and “Non-Imputation” endorsements.  

F. Miscellaneous.  Receipt of other items or information reasonably required by 
Investor. 

22. Transaction Expenses.   

The Investor is responsible for all of the Investor’s transaction expenses including its 
legal, market analysis, and accounting fees up to $100,000.  The General Partner is 
responsible for all such costs to the extent they exceed $100,000. Investor’s expenses will 
be paid in the form of capital contribution from the Investor, which is separate from and 
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in addition to the Capital Contribution in paragraph 6.  If the Partnership fails to close, 
the entity signing this letter of intent on behalf of the General Partner will be responsible 
for reimbursing the Investor for all of the Investor’s transaction expenses.   

23. Termination.  

If the transaction contemplated by this letter fails to close by the Closing Date, as 
extended by the parties, this letter will be null and void and of no further force and effect, 
and, neither party will have any claim or demand whatsoever against the other party in 
connection with this letter, its execution or termination, except the Investor’s transaction 
expenses identified above.   

24. Right of First Refusal.   

At the end of the 15 year tax credit compliance period, the General Partner will have a 
right of first refusal to purchase the Property for an amount equal to the greater of (a) 
fair market value of the Property, or (b) outstanding debt plus taxes payable as a 
result of the sale.   

25. Put Option.   

At any time after payment of Investor’s Total Capital Contribution, Investor may require 
that General Partner purchase Investor’s Interest and Special Limited Partner’s Interest 
subject to all then existing liens and encumbrances to title for an amount equal to $100 
(the “Put Option”). 

26. Tax Disclosure.   

Notwithstanding anything to the contrary contained in the Partnership Agreement or any 
other agreement between the parties hereto, or in any offering materials pertaining to the 
Project, Investor and each officer, employee, representative or agent of Investor may 
disclose to any and all persons, without limitation of any kind, (i) the tax treatment and 
tax structure of  the Partnership and any of the Partnership’s  transactions or activities, 
and (ii) all materials of any kind (including opinions and tax analysis) that are provided to 
Investor regarding its investment in the Partnership and/or such transactions or activities 
of the Partnership.  This authorization as to tax disclosure is effective retroactively to the 
commencement of any discussions between the parties hereto or any of their agents or 
representatives. 

27. Material Adverse Change.  

 Bank of America 's obligations hereunder shall terminate if, prior to closing, Bank of 
America determines, in its sole judgment, that there shall exist any conditions regarding 
the Property, or the operations, business, assets, liabilities or condition (financial or 
otherwise, including credit rating) of Borrower, Guarantor, or any tenants or there shall 
have occurred a material adverse change in, or there shall exist any material adverse 
conditions in, the market for syndicated bank facilities or the financial, banking, credit or 
debt capital markets generally, that could be expected to cause the potential Investment to 
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go into default or prevent any guarantor from performing its obligations under any 
guaranty or to materially and adversely affect the value or marketability of the 
Investment or the Property. 

28. Expiration.   

This Letter of Intent will expire at 5:00 p.m. on that date which is ten (10) business days 
from the date hereof unless you execute this Letter Of Intent and return it to us prior to 
that time, which may be by facsimile transmission.   This letter is not intended as a 
commitment or offer by Investor to invest in the Partnership or the Project, but is 
intended only to summarize for discussion purposes the equity investment it is 
considering at this time.  Investor must obtain the approval of its Investment Committee 
with respect to any such investment.  After receipt of your signature on this Letter Of 
Intent and after you provide any additional information that may be required, we will 
proceed with the necessary due diligence to process your request for Investment 
Committee Approval.  We will re-evaluate our pricing upon verification of projection 
information and our pricing will reflect our yield and shareholder requirements at that 
point in time.  In any event, this Letter Of Intent will expire in 6 months unless extended 
in writing.   

Please indicate your agreement and acceptance of the foregoing by signing the enclosed copy of 
this letter and returning it to the undersigned.  We look forward to working with you on this 
transaction. 

 
Bank of America, N.A. 
 

By:  
Name:  Cassandra Silvernail 
Title: Senior Vice President 
 
 
Agreed and Accepted: 

____________________________________ 
 
 
By:_________________________________ 
Name:  ______________________________ 
Title: ______________________________ 
 
Date:   ______________________________ 
 
cc: Valerie A. Williams, Bank of America Merrill Lynch 
 Brian Jarvis, Bank of America Merrill Lynch 
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Community Development Banking 

700 Louisiana St 
Houston, TX 77002-2700 

TX4-213-05-15 
 

Cassandra Silvernail 
Senior Vice President 

P 713-247-6645 
cassandra.silvernail@baml.com 

 
 
CarrFour/BACDC/Columbia Residential 
Joint Venture 
ATTN: Eileen Pope 
Banc of America Community Development Corporation 
100 N. Tryon Street 
Charlotte, North Carolina 28255 
   
Re: Liberty Square Rising Phase II          
 
Dear Eileen: 
 
This letter expresses the interest of Bank of America, N.A., and, or, its affiliates (“Investor”) in 
making an equity investment in a partnership for purposes of developing and owning a 
low-income family/senior housing project (the “Project”).  This letter is intended to describe the 
terms and conditions of Investor’s proposed equity investment.  

1. Project. 

The Project will consist of the new construction of 519 unit mixed-income multi-family 
development located in Miami, FL.   

2. Tax Credits.   

The Project is expected to receive a preliminary reservation in 2017 of federal low-
income housing tax credits (the “Projected Federal Credits”) totaling not less than 
$3,350,000 per annum from the Florida Housing Finance Authority (the “Credit 
Agency”). 

3. Partnership.   

The Project will be owned and operated by [to be named LP] (the 'Partnership'), with [to 
be named], as General Partner and Investor as Investor Limited Partner and an affiliate of 
Investor as Special Limited Partner.  General Partner, Investor, and Special Limited 
Partner will enter into a Partnership Agreement (the 'Partnership Agreement'). General 
Partner will own a 0.01% interest in the Partnership; Investor will own a 99.98% interest 
in the Partnership as Investor Limited Partner; and Special Limited Partner will own a 
0.01% interest (the “Percentage Interests”). 
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4. Project Financing.  

General Partner contemplates that the Partnership will obtain the loans set forth below 
(the “Loans”): 

A. Construction Loan.  A construction loan in an estimated amount of $33,302,000 
and with a term of 24 month(s) (the “Construction Loan”) will be provided by 
Bank of America Merrill Lynch on terms to be approved by Investor. 

B. Permanent Loans.  The following permanent loans (the “Permanent Loans”) are 
expected to be made to the Partnership: 

Loan type Lender Loan Amount Interest 
rate 

Loan 
Term 

Amortization 
Term 

First Mortgage Loan tbd $7,500,000 5%e 30 years 30 years 

Subordinate, non 
must-pay Florida SAIL $5,000,000 0%e 35 years 35 years 

Subordinate, non 
must-pay Miami-Dade PHCD $56,000,000 0%e 35 years 35 years 

Subordinate, non 
must-pay Miami-Dade $2,000,000 0%e 35 years 35 years 

Subordinate, non 
must-pay AHP $500,000 0%e 35 years 35 years 

 
The terms and conditions of each of the Loans and any other loan to the 
Partnership will be subject to Investor’s approval. Such loans will (i) expressly 
permit the admission of Investor into the Partnership and the potential transfers of 
the partnership interests by Investor and Special Limited Partner without consent 
of the maker of the loan provided that such transfers are permitted under the 
Partnership Agreement, and (ii) will provide Investor with notices of default and 
cure rights acceptable to Investor.  All Permanent Loans will be non-recourse. 

5. Other Parties.   

A. Developer.  Banc of America Community Development Corporation, CarrFour, 
Columbia Residential.  

B. Guarantor.  Banc of America Community Development Corporation, CarrFour, 
and Columbia Residential shall provide guaranties through Stabilization and 
[Miami-Dade Public Housing and Community Development, affiliate or an entity 
to be named] shall provide guaranties beginning with Stabilization and throughout 
the tax credit compliance period. 
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C. Property Manager.  [to be named].  The Property Manager [is][is not] affiliated 
with Developer, Guarantor, General Contractor, or General Partner. 

D. General Contractor.  [to be named].  The General Contractor [is][is not] affiliated 
with Developer, Guarantor, Property Manager, or General Partner.    The General 
Contractor will provide a Guaranteed Maximum Price Contract with 100% 
Payment and Performance bonding. 

E. Accountant.  [to be named] 

The qualifications and financial condition of each of the foregoing parties must be 
acceptable to Investor. 

6. Capital Contributions.  

Investor will make a total Capital Contribution equal to $1.03 for each $1.00 of Federal 
Tax Credits to which it will be entitled as a limited partner.  Based on the Projected 
Credits for the Partnership this would amount to a total Capital Contribution of 
$34,501,550 (the “Total Capital Contribution”).  The Total Capital Contribution will be 
paid as follows: 

Milestone Conditions to be satisfied prior to payment % Equity $ Equity 

Initial Capital 
Contribution 

(i) closing of the Partnership 
(ii) closing and initial funding of all construction 
financing for the Project 
(iii) receipt of commitments for all permanent financing 
on the Project with the interest rate fixed for at least 15 
years 
(iv) evidence of either acquisition of, or a long-term 
leasehold interest in, the land and building for the 
Project 
(v) evidence the Partnership has received an allocation 
from the Credit Agency of 9% credits in an amount 
equal to the Projected Federal Credits 
(vi) receipt by the Investor of a tax opinion prepared by 
special tax counsel for the Partnership in a form which 
is acceptable to the Investor 
(vii) satisfactory completion of Investor’s due diligence 
 

10% $3,450,155 
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Completion 
Capital 

Contribution 

(i) the Bank has received the Bank’s Construction 
Consultant’s report evidencing 100% completion of the 
property 
(ii) temporary certificates of occupancy have been 
issued for each building 
(iii) the owner’s title policy has been amended to 
remove all mechanics lien exceptions   
This contribution will occur no earlier than 06/01/2019. 
 

50% $17,250,775 

Conversion and 
Stabilization 

Capital 
Contribution 

(i) the Project then has achieved at least three 
consecutive calendar months of a minimum of 1.15 to 1 
debt service coverage on the Permanent Loans (which 
period must include the last day of the most recent 
calendar month) 
(ii) the Project is then at least 90% occupied 
(iii) all tax credit units have been leased to qualified 
tenants at least one time 
(iv) all Permanent Loans have closed and funded, or will 
close and fund concurrent with this Stabilization Capital 
Contribution 
(v) permanent certificates of occupancy have been 
issued for each building 
(vi) all reserves have funded or will fund concurrent 
with this payment 
This contribution will occur no earlier than 03/01/2020. 
 

40% $13,800,620 

 

7. General Partner and Guarantor Obligations.  

A. Completion and Development Deficit Guaranty.  General Partner and Guarantor 
will guarantee lien-free completion of the Project in a good and workmanlike 
manner substantially in accordance with plans and specifications as approved by 
Investor on or before December 31, 2019 (the “Completion Date”).   General 
Partner and Guarantor will guaranty payment of all development costs, including 
all costs of achieving such lien-free completion, including all soft costs and 
construction period interest.  Further, under this guaranty, General Partner and 
Guarantor will guaranty payment of all operating costs through the later of the 
date (i) the Project has achieved 90% occupancy for three consecutive calendar 
months, (ii) the Project is 100% complete, (iii) all tax credit units have been 
leased to qualified tenants at least one time, and (iv) all Permanent Loans have 
closed and funded.  Payments made under this guaranty will not constitute loans 
to the Partnership and neither General Partner nor any Guarantor will have any 
right to receive any repayment on account of such payments. 

B. Operating Deficit Guaranty.  General Partner and Guarantor will agree to loan to 
the Partnership any amounts required to fund operating deficits arising after the 
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expiration of the Completion and Development Deficit Guaranty up to a 
maximum amount equivalent to 6 months worth of base year operating expenses, 
replacement reserves, and must pay debt service, approximately $1,981,920 (the 
“Operating Deficit Loan Maximum”).  Any amounts so advanced will constitute 
interest-free loans (“Operating Loans”) repayable only out of future available cash 
flow or out of available proceeds of a sale or refinancing. The Operating Deficit 
Guaranty will terminate upon the later of 60 months after the later of (i) the 
expiration of the Completion and Development Deficit Guaranty, or (ii) the 
Project’s achievement of 1.15 to 1 debt service coverage ratio on the Permanent 
Loans calculated over a period of 12 consecutive months.  In addition, in order for 
the Operating Deficit Guaranty to terminate, the Project must average a 1.15 to 1 
debt service coverage ratio for the last 12 months of the 60 month period or any 
subsequent 12 month period and the Operating Reserve must be replenished to its 
originally required balance the RAD subisdy must be in full force and effect. 

C. Repurchase.  General Partner and Guarantors will be required to repurchase the 
Investor’s interest upon certain material events including but not limited to: 
failure to achieve completion by December 31, 2019, failure to achieve 
stabilization within 24 months of completion, failure to place the Project in 
service prior to the date required by the Internal Revenue Code, or loss of 
permanent financing commitments.  The General Partner and Guarantors will 
repurchase the Investor’s interest in the Partnership at a price equal to the 
Investor’s Capital Contributions paid to date, plus the actual out of pocket costs to 
the Investor (including legal, accounting, and consulting) plus 10% interest per 
annum, less any net tax credits received and retained by the Investor. 

D. Tax Credit Guaranty and Indemnification.  General Partner and Guarantors will 
indemnify Investor for the failure to achieve Projected Federal Credits.  Should 
the actual tax credits be lower than the Projected Federal Credits, Investor’s 
capital contributions will be adjusted downward by the amount of the difference 
and any interest or penalties owed by Investor.  Subsequent to the payment of 
Investor Capital Contributions, General Partner and/or Guarantors will, within 75 
days of the end of each calendar year, pay to Investor an amount on an after tax 
basis equal to the difference in actual tax credits plus any interest or penalties 
owed by Investor.  This guaranty will run for the 15-year term of the compliance 
period.    

E. Taxable Income Prior to Stabilization.  To the extent that the Partnership 
generates any taxable income prior to Stabilization, the General Partner and 
Guarantor will be obligated to pay for any tax liability of the Investor Limited 
Partner due to such taxable income.  This includes, but is not limited to, any 
interest income generated from Partnership assets (such as Guaranteed Investment 
Contracts) that exceeds the deductible investment expense allocated to the 
Investor Limited Partner. 

F. Adjuster Provisions.  The Capital Contributions are based upon your projection of 
total federal Low-Income Housing Tax Credits of $33,496,650 ("Original 
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Projected Credit”)   to Investor, which in turn is based upon certain assumptions 
and projections.  The following federal (and, if applicable, state) credits are to be 
delivered to the Investor:  

Credit 2019 2020 - 2028 2029 
Federal Low Income 
Housing Tax Credit 

$1,674,833 $3,349,665 $1,674,832 

 
The actual amount of Low-Income Housing Tax Credits may in fact change after 
the determination of eligible and qualified basis. Accordingly, the Capital 
Contribution may be adjusted when (i) final projections of the amount of Low-
Income Housing Tax Credits are completed and/or (ii) upon or after actual 
completion of the project. Upon satisfaction of all conditions and prior to payment 
of the Final Capital Contribution, the Partnership Accountant will provide the 
Investor with Revised Economic Projections and the Final Credit Amount 
determined by the Accountants.   

G. Credit Adjuster.  To the extent such final projected amount of Low-Income 
Housing Tax Credits varies from the Original Projected Credits, Investor’s capital 
contribution will be adjusted by $1.03 per federal credit on such variance in the 
delivery of actual credits to Original Project Credit (as reflected in cost 
certifications or Form 8609). 

H. Timing Adjuster.  Investor’s federal credit capital contribution will be adjusted to 
reflect the later or earlier than projected delivery of federal credits with respect to 
the first year and, if applicable, the second year, of the credit period, based on a 
reduction in price of $0.65 for every federal credit dollar deferred, or an increase 
based on 65% of the price per credit established in Section 6 above for every 
federal credit dollar accelerated.  

In no event will the application of the above adjusters cause Investor's Capital 
Contributions to increase by more than 5% without approval from Investor's Investment 
Committee.  If due to such adjusters, Investor’s capital contributions are to be adjusted 
downward by more than the amount of Investor’s then unpaid capital contributions, then 
General Partner and Guarantor will guaranty payment of the shortfall in such 
adjustments. The General Partner’s and Guarantor’s obligations will be more specifically 
set forth in the Partnership Agreement and other related documents. 

8. Allocation of Tax Credits, Depreciation, Profits and Losses. 

The Tax Credits, depreciation, operating profits and losses will be allocated in 
accordance with the Percentage Interests. 

9. Distribution of Cash Flow.   

A. Operating Cash Flow.  Operating cash flow will be utilized as follows:   
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(i) payment of debt service on the Permanent Loans and other operating 
expenses;  

(ii) additions to a funded capital replacement reserve as provided in the 
Partnership Agreement;  

(iii) payment of the Asset Management Fee ($7,500 per year increasing 3% per 
year) to the Special Limited Partner, which fee will accrue if not paid;  

(iv) payment of the Deferred Developer Fee,  

(v) payment of the Partnership Management Fee ($7,500 per year increasing 3% 
per year) to the General Partner, which fee will accrue if not paid;  

(vi) repayment of any Operating Deficit Loans made by General Partner;  

(vii) replenishment of the Operating Reserve Account;  

(viii)payment of an incentive management fee, not to exceed 80% of cash flow; 

(ix)  then to the partners in accordance with the Percentage Interests.  

B. Sale or Refinancing Proceeds.  Distributions of proceeds from a sale or 
refinancing of the Project will be distributed as follows:  

(i) payment of debt service on the Permanent Loans and other operating 
expenses;  

(ii) to the extent reasonably determined necessary by the General Partner, 
additions to a funded capital replacement reserve;  

(iii) payment of the federal and state “exit” taxes incurred on any negative capital 
account, if any, of the Investor; 

(iv) payment of any unpaid, accrued Asset Management Fee;  

(v) payment of the Deferred Developer Fee;  

(vi) payment of any unpaid, accrued Partnership Management Fee;  

(vii) repayment of any Operating Deficit Loans made by General Partner; and 

(viii) 80% to the General Partner, and 20% to the Investor.  

C. Developer Fee.  General Partner will earn a Developer Fee, projected to be 
$12,000,000.  The timing of the payments toward the Developer Fee is subject to 
the terms of the Construction Loan, which will be subject to approval by Investor.   
In the event that the amount of the Final Capital Contribution is insufficient to pay 
the remaining balance of the Developer Fee, such unpaid balance will be deferred 
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as provided in the Partnership Agreement, at an interest rate of AFR, and will be 
paid out of Operating Cash Flow and Net Proceeds as provided above, provided 
that the amount of the unpaid balance must be paid within 13 years after 100% 
completion of the property. 

10. Property Manager.  

 [to be named] will be the Project’s initial property manager.  The Property Manager will 
earn a fee not to exceed 6.0% of the Project’s gross collected rents.  If the Property 
Manager is an affiliate of General Partner, Guarantor, or Developer, then the Property 
Manager may be terminated as Property Manager in the event of the removal of General 
Partner. 

11. Depreciation.  

For the purposes of the pricing contained in this Letter of Intent, we have assumed the 
Company will depreciate its residential rental property over a 27.5 year recovery period. 

12. Replacement Reserves.  

 $300 per unit annually, or greater if required by any Project lender, will be funded from 
cash flow into a reserve account. 

13. Operating Reserve.   

An amount equivalent to 6 months worth of base year operating expenses, replacement 
reserves, and must pay debt service, approximately $1,981,920, or greater if required by 
any Project lender, will be funded upon Permanent Loan Conversion into a dual control 
Operating Reserve account to be used for potential operating deficits.  These funds may 
be used to fund operating deficits during the five year Operating Deficit Guaranty period 
identified in Section 7B above, but will be required to be replenished prior to release of 
the Operating Deficit Guaranty. 

14. Subsidy Shortfall and Transition Reserve.   

$1,200,000 Subsidy Shortfall Reserve/Transition Reserve, or greater if required by any 
Project lender, will be funded upon Permanent Loan Conversion into a dual control 
account to be used for potential operating deficits arising from subsidy funding shortfalls.   

15. Investor Review.   

As set forth in the Partnership Agreement, Investor will have the right to inspect the 
Project during and after construction and to review construction loan disbursement 
requests and other financial and operations matters of the Project and the Partnership.   

16. Reporting.   

The Partnership will be required to prepare quarterly and annual reports in form and 
substance satisfactory to Investor as set forth in the Partnership Agreement.  
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17. Additional Partnership Agreement Terms.   

The Partnership Agreement will provide for customary covenants, rights to approve 
major Partnership matters, representations and warranties, defaults, (including the right to 
remove the General Partner for bankruptcy, fraud, violations of representations and 
warranties and other removal rights that are typically held by Investors in low-income 
housing tax credit transactions), remedies, and indemnities (including Environmental 
Indemnity) to be more fully described in the Partnership Agreement.  The Partnership 
will carry insurance acceptable to Investor.   

18. Transfer of Investor Interest.   

Investor will have the right to transfer its interest in the Partnership, and to have the 
transferee admitted as a substitute limited partner: (i) to any affiliate of Investor, (ii) to 
any other person or entity provided that (A) Investor will remain liable to make all capital 
contributions outstanding at the time of the transfer or (B) the net worth of the proposed 
transferee will be acceptable to General Partner in its reasonable discretion, or (iii) to a 
partnership or limited liability company in which the Investor is the general partner or 
managing member. 

19. Transfer of General Partner Interest.  

 General Partner will not sell, transfer, assign, pledge or encumber any portion of its 
interest in the Partnership without the prior written consent of Investor.  

20. Bank Accounts.   

All bank accounts of the Partnership will be maintained with Investor. 

21. Conditions to Closing.   

Investor’s investment in the Partnership in accordance with this letter is subject to the 
satisfaction of the following conditions precedent on or before the Closing Date, which 
will occur on or before March 1, 2018. 

A. Due Diligence.  Investor’s satisfactory due diligence review, in its sole and 
absolute discretion, of all matters pertaining to the Partnership, the General 
Partner, the Guarantor, the Developer and the Project including, without 
limitation: 

(1) the construction budget, the scope of work, the construction schedule, all 
required permits, the construction contract, and all other construction and 
development matters; 

(2) title, survey, zoning, engineering and environmental matters; 

(3) any ground lease; 
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(4) market studies, appraisals, and all other matters regarding project 
feasibility; 

(5) all aspects of the project’s capital structure: the terms of all loans, grants, 
tax increment financing and equity contributions; 

(6) debt service coverages, reserves, rental subsidies, income, expenses, and 
all other assumptions underlying the Projections; 

(7) tax matters, including all aspects of all tax-exempt bonds;   

(8) government benefits, government consents, government requirements and 
all other regulatory aspects of the Project; 

(9) all formation documents and government filings of the Partnership, the 
General Partner and the Developer; and 

(10) the financial condition of the General Partner, Guarantor and the 
Developer. 

B. Negotiation of Satisfactory Documentation.  The negotiation of a final Partnership 
Agreement and related documents (collectively the “Project Documents”) that are 
satisfactory to Investor in its sole and absolute discretion.  Investor’s attorney will 
prepare and send to General Partner and its attorney the form of the Project 
Documents.    

C. Opinions.  Investor’s receipt of corporate and tax opinions rendered by counsel to 
General Partner satisfactory to Investor, in form and substance acceptable to 
Investor.  Financing structure shall avoid substantial user issues for Investor to 
also serve as Construction Lender. 

D. Consents.  Receipt of all necessary consents of governmental authorities and 
lenders. 

E. Title Insurance. Receipt of a title insurance policy in an amount and in a form 
acceptable to Investor, provided the amount of such title insurance must be at 
least equal to the aggregate of the Total Capital Contribution plus all Permanent 
Loans.  The policy must include “Fairways” and “Non-Imputation” endorsements.  

F. Miscellaneous.  Receipt of other items or information reasonably required by 
Investor. 

22. Transaction Expenses.   

The Investor is responsible for all of the Investor’s transaction expenses including its 
legal, market analysis, and accounting fees up to $100,000.  The General Partner is 
responsible for all such costs to the extent they exceed $100,000. Investor’s expenses will 
be paid in the form of capital contribution from the Investor, which is separate from and 
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in addition to the Capital Contribution in paragraph 6.  If the Partnership fails to close, 
the entity signing this letter of intent on behalf of the General Partner will be responsible 
for reimbursing the Investor for all of the Investor’s transaction expenses.   

23. Termination.  

If the transaction contemplated by this letter fails to close by the Closing Date, as 
extended by the parties, this letter will be null and void and of no further force and effect, 
and, neither party will have any claim or demand whatsoever against the other party in 
connection with this letter, its execution or termination, except the Investor’s transaction 
expenses identified above.   

24. Right of First Refusal.   

At the end of the 15 year tax credit compliance period, the General Partner will have a 
right of first refusal to purchase the Property for an amount equal to the greater of (a) 
fair market value of the Property, or (b) outstanding debt plus taxes payable as a 
result of the sale.   

25. Put Option.   

At any time after payment of Investor’s Total Capital Contribution, Investor may require 
that General Partner purchase Investor’s Interest and Special Limited Partner’s Interest 
subject to all then existing liens and encumbrances to title for an amount equal to $100 
(the “Put Option”). 

26. Tax Disclosure.   

Notwithstanding anything to the contrary contained in the Partnership Agreement or any 
other agreement between the parties hereto, or in any offering materials pertaining to the 
Project, Investor and each officer, employee, representative or agent of Investor may 
disclose to any and all persons, without limitation of any kind, (i) the tax treatment and 
tax structure of  the Partnership and any of the Partnership’s  transactions or activities, 
and (ii) all materials of any kind (including opinions and tax analysis) that are provided to 
Investor regarding its investment in the Partnership and/or such transactions or activities 
of the Partnership.  This authorization as to tax disclosure is effective retroactively to the 
commencement of any discussions between the parties hereto or any of their agents or 
representatives. 

27. Material Adverse Change.  

Bank of America 's obligations hereunder shall terminate if, prior to closing, Bank of 
America determines, in its sole judgment, that there shall exist any conditions regarding 
the Property, or the operations, business, assets, liabilities or condition (financial or 
otherwise, including credit rating) of Borrower, Guarantor, or any tenants or there shall 
have occurred a material adverse change in, or there shall exist any material adverse 
conditions in, the market for syndicated bank facilities or the financial, banking, credit or 
debt capital markets generally, that could be expected to cause the potential Investment to 
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go into default or prevent any guarantor from performing its obligations under any 
guaranty or to materially and adversely affect the value or marketability of the 
Investment or the Property. 

28. Expiration.   

This Letter of Intent will expire at 5:00 p.m. on that date which is ten (10) business days 
from the date hereof unless you execute this Letter Of Intent and return it to us prior to 
that time, which may be by facsimile transmission.   This letter is not intended as a 
commitment or offer by Investor to invest in the Partnership or the Project, but is 
intended only to summarize for discussion purposes the equity investment it is 
considering at this time.  Investor must obtain the approval of its Investment Committee 
with respect to any such investment.  After receipt of your signature on this Letter Of 
Intent and after you provide any additional information that may be required, we will 
proceed with the necessary due diligence to process your request for Investment 
Committee Approval.  We will re-evaluate our pricing upon verification of projection 
information and our pricing will reflect our yield and shareholder requirements at that 
point in time.  In any event, this Letter Of Intent will expire in 6 months unless extended 
in writing.   

Please indicate your agreement and acceptance of the foregoing by signing the enclosed copy of 
this letter and returning it to the undersigned.  We look forward to working with you on this 
transaction. 

 
Bank of America, N.A. 
 

By:  
Name:  Cassandra Silvernail 
Title: Senior Vice President 
 
 
Agreed and Accepted: 

____________________________________ 
 
 
By:_________________________________ 
Name:  ______________________________ 
Title: ______________________________ 
 
Date:   ______________________________ 
 
cc: Valerie A. Williams, Bank of America Merrill Lynch 
 Brian Jarvis, Bank of America Merrill Lynch 
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Community Development Banking 

700 Louisiana St 
Houston, TX 77002-2700 

TX4-213-05-15 
 

Cassandra Silvernail 
Senior Vice President 

P 713-247-6645 
cassandra.silvernail@baml.com 

 
 
CarrFour/BACDC/Columbia Residential 
Joint Venture 
ATTN: Eileen Pope 
Banc of America Community Development Corporation 
100 N. Tryon Street 
Charlotte, North Carolina 28255 
   
Re: Liberty Square Rising Phase III          
 
Dear Eileen: 
 
This letter expresses the interest of Bank of America, N.A., and, or, its affiliates (“Investor”) in 
making an equity investment in a partnership for purposes of developing and owning a 
low-income family/senior housing project (the “Project”).  This letter is intended to describe the 
terms and conditions of Investor’s proposed equity investment.  

1. Project. 

The Project will consist of the new construction of 492 unit mixed-income multi-family 
development located in Miami, FL.   

2. Tax Credits.   

The Project is expected to receive a preliminary reservation in 2019 of federal low-
income housing tax credits (the “Projected Federal Credits”) totaling not less than 
$3,210,000 per annum from the Florida Housing Finance Authority (the “Credit 
Agency”). 

3. Partnership.   

The Project will be owned and operated by [to be named LP] (the 'Partnership'), with [to 
be named], as General Partner and Investor as Investor Limited Partner and an affiliate of 
Investor as Special Limited Partner.  General Partner, Investor, and Special Limited 
Partner will enter into a Partnership Agreement (the 'Partnership Agreement'). General 
Partner will own a 0.01% interest in the Partnership; Investor will own a 99.98% interest 
in the Partnership as Investor Limited Partner; and Special Limited Partner will own a 
0.01% interest (the “Percentage Interests”). 
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4. Project Financing.  

General Partner contemplates that the Partnership will obtain the loans set forth below 
(the “Loans”): 

A. Construction Loan.  A construction loan in an estimated amount of $32,550,200 
and with a term of 24 month(s) (the “Construction Loan”) will be provided by 
Bank of America Merrill Lynch on terms to be approved by Investor. 

B. Permanent Loans.  The following permanent loans (the “Permanent Loans”) are 
expected to be made to the Partnership: 

Loan type Lender Loan Amount Interest 
rate 

Loan 
Term 

Amortization 
Term 

First Mortgage Loan tbd $8,000,000 5%e 30 years 30 years 

Subordinate, non 
must-pay Florida SAIL $5,000,000 0%e 35 years 35 years 

Subordinate, non 
must-pay Miami-Dade PHCD $51,000,000 0%e 35 years 35 years 

Subordinate, non 
must-pay Miami-Dade $2,000,000 0%e 35 years 35 years 

Subordinate, non 
must-pay AHP $500,000 0%e 35 years 35 years 

 
The terms and conditions of each of the Loans and any other loan to the 
Partnership will be subject to Investor’s approval. Such loans will (i) expressly 
permit the admission of Investor into the Partnership and the potential transfers of 
the partnership interests by Investor and Special Limited Partner without consent 
of the maker of the loan provided that such transfers are permitted under the 
Partnership Agreement, and (ii) will provide Investor with notices of default and 
cure rights acceptable to Investor.  All Permanent Loans will be non-recourse. 

5. Other Parties.   

A. Developer.  Banc of America Community Development Corporation, CarrFour, 
Columbia Residential.  

B. Guarantor.  Banc of America Community Development Corporation, CarrFour, 
and Columbia Residential shall provide guaranties through Stabilization and 
[Miami-Dade Public Housing and Community Development, affiliate or an entity 
to be named] shall provide guaranties beginning with Stabilization and throughout 
the tax credit compliance period. 
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C. Property Manager.  [to be named].  The Property Manager [is][is not] affiliated 
with Developer, Guarantor, General Contractor, or General Partner. 

D. General Contractor.  [to be named].  The General Contractor [is][is not] affiliated 
with Developer, Guarantor, Property Manager, or General Partner.    The General 
Contractor will provide a Guaranteed Maximum Price Contract with 100% 
Payment and Performance bonding. 

E. Accountant.  [to be named] 

The qualifications and financial condition of each of the foregoing parties must be 
acceptable to Investor. 

6. Capital Contributions.  

Investor will make a total Capital Contribution equal to $1.03 for each $1.00 of Federal 
Tax Credits to which it will be entitled as a limited partner.  Based on the Projected 
Credits for the Partnership this would amount to a total Capital Contribution of 
$32,973,067 (the “Total Capital Contribution”).  The Total Capital Contribution will be 
paid as follows: 

Milestone Conditions to be satisfied prior to payment % Equity $ Equity 

Initial Capital 
Contribution 

(i) closing of the Partnership 
(ii) closing and initial funding of all construction 
financing for the Project 
(iii) receipt of commitments for all permanent financing 
on the Project with the interest rate fixed for at least 15 
years 
(iv) evidence of either acquisition of, or a long-term 
leasehold interest in, the land and building for the 
Project 
(v) evidence the Partnership has received an allocation 
from the Credit Agency of 9% credits in an amount 
equal to the Projected Federal Credits 
(vi) receipt by the Investor of a tax opinion prepared by 
special tax counsel for the Partnership in a form which 
is acceptable to the Investor 
(vii) satisfactory completion of Investor’s due diligence 
 

10% $3,297,307 
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Completion 
Capital 

Contribution 

(i) the Bank has received the Bank’s Construction 
Consultant’s report evidencing 100% completion of the 
property 
(ii) temporary certificates of occupancy have been 
issued for each building 
(iii) the owner’s title policy has been amended to 
remove all mechanics lien exceptions   
This contribution will occur no earlier than 12/01/2020. 
 

50% $16,486,534 

Conversion and 
Stabilization 

Capital 
Contribution 

(i) the Project then has achieved at least three 
consecutive calendar months of a minimum of 1.15 to 1 
debt service coverage on the Permanent Loans (which 
period must include the last day of the most recent 
calendar month) 
(ii) the Project is then at least 90% occupied 
(iii) all tax credit units have been leased to qualified 
tenants at least one time 
(iv) all Permanent Loans have closed and funded, or will 
close and fund concurrent with this Stabilization Capital 
Contribution 
(v) permanent certificates of occupancy have been 
issued for each building 
(vi) all reserves have funded or will fund concurrent 
with this payment 
This contribution will occur no earlier than 09/01/2021. 
 

40% $13,189,227 

 

7. General Partner and Guarantor Obligations.  

A. Completion and Development Deficit Guaranty.  General Partner and Guarantor 
will guarantee lien-free completion of the Project in a good and workmanlike 
manner substantially in accordance with plans and specifications as approved by 
Investor on or before December 31, 2021 (the “Completion Date”).   General 
Partner and Guarantor will guaranty payment of all development costs, including 
all costs of achieving such lien-free completion, including all soft costs and 
construction period interest.  Further, under this guaranty, General Partner and 
Guarantor will guaranty payment of all operating costs through the later of the 
date (i) the Project has achieved 90% occupancy for three consecutive calendar 
months, (ii) the Project is 100% complete, (iii) all tax credit units have been 
leased to qualified tenants at least one time, and (iv) all Permanent Loans have 
closed and funded.  Payments made under this guaranty will not constitute loans 
to the Partnership and neither General Partner nor any Guarantor will have any 
right to receive any repayment on account of such payments. 

B. Operating Deficit Guaranty.  General Partner and Guarantor will agree to loan to 
the Partnership any amounts required to fund operating deficits arising after the 
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expiration of the Completion and Development Deficit Guaranty up to a 
maximum amount equivalent to 6 months worth of base year operating expenses, 
replacement reserves, and must pay debt service, approximately $1,908,974 (the 
“Operating Deficit Loan Maximum”).  Any amounts so advanced will constitute 
interest-free loans (“Operating Loans”) repayable only out of future available cash 
flow or out of available proceeds of a sale or refinancing. The Operating Deficit 
Guaranty will terminate upon the later of 60 months after the later of (i) the 
expiration of the Completion and Development Deficit Guaranty, or (ii) the 
Project’s achievement of 1.15 to 1 debt service coverage ratio on the Permanent 
Loans calculated over a period of 12 consecutive months.  In addition, in order for 
the Operating Deficit Guaranty to terminate, the Project must average a 1.15 to 1 
debt service coverage ratio for the last 12 months of the 60 month period or any 
subsequent 12 month period and the Operating Reserve must be replenished to its 
originally required balance the RAD subisdy must be in full force and effect. 

C. Repurchase.  General Partner and Guarantors will be required to repurchase the 
Investor’s interest upon certain material events including but not limited to: 
failure to achieve completion by December 31, 2021, failure to achieve 
stabilization within 24 months of completion, failure to place the Project in 
service prior to the date required by the Internal Revenue Code, or loss of 
permanent financing commitments.  The General Partner and Guarantors will 
repurchase the Investor’s interest in the Partnership at a price equal to the 
Investor’s Capital Contributions paid to date, plus the actual out of pocket costs to 
the Investor (including legal, accounting, and consulting) plus 10% interest per 
annum, less any net tax credits received and retained by the Investor. 

D. Tax Credit Guaranty and Indemnification.  General Partner and Guarantors will 
indemnify Investor for the failure to achieve Projected Federal Credits.  Should 
the actual tax credits be lower than the Projected Federal Credits, Investor’s 
capital contributions will be adjusted downward by the amount of the difference 
and any interest or penalties owed by Investor.  Subsequent to the payment of 
Investor Capital Contributions, General Partner and/or Guarantors will, within 75 
days of the end of each calendar year, pay to Investor an amount on an after tax 
basis equal to the difference in actual tax credits plus any interest or penalties 
owed by Investor.  This guaranty will run for the 15-year term of the compliance 
period.    

E. Taxable Income Prior to Stabilization.  To the extent that the Partnership 
generates any taxable income prior to Stabilization, the General Partner and 
Guarantor will be obligated to pay for any tax liability of the Investor Limited 
Partner due to such taxable income.  This includes, but is not limited to, any 
interest income generated from Partnership assets (such as Guaranteed Investment 
Contracts) that exceeds the deductible investment expense allocated to the 
Investor Limited Partner. 

F. Adjuster Provisions.  The Capital Contributions are based upon your projection of 
total federal Low-Income Housing Tax Credits of $32,012,686 ("Original 
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Projected Credit”)   to Investor, which in turn is based upon certain assumptions 
and projections.  The following federal (and, if applicable, state) credits are to be 
delivered to the Investor:  

Credit 2021 2022 - 2030 2031 
Federal Low Income 
Housing Tax Credit 

$2,904,855 $3,201,269 $296,414 

 
The actual amount of Low-Income Housing Tax Credits may in fact change after 
the determination of eligible and qualified basis. Accordingly, the Capital 
Contribution may be adjusted when (i) final projections of the amount of Low-
Income Housing Tax Credits are completed and/or (ii) upon or after actual 
completion of the project. Upon satisfaction of all conditions and prior to payment 
of the Final Capital Contribution, the Partnership Accountant will provide the 
Investor with Revised Economic Projections and the Final Credit Amount 
determined by the Accountants.   

G. Credit Adjuster.  To the extent such final projected amount of Low-Income 
Housing Tax Credits varies from the Original Projected Credits, Investor’s capital 
contribution will be adjusted by $1.03 per federal credit on such variance in the 
delivery of actual credits to Original Project Credit (as reflected in cost 
certifications or Form 8609). 

H. Timing Adjuster.  Investor’s federal credit capital contribution will be adjusted to 
reflect the later or earlier than projected delivery of federal credits with respect to 
the first year and, if applicable, the second year, of the credit period, based on a 
reduction in price of $0.65 for every federal credit dollar deferred, or an increase 
based on 65% of the price per credit established in Section 6 above for every 
federal credit dollar accelerated.  

In no event will the application of the above adjusters cause Investor's Capital 
Contributions to increase by more than 5% without approval from Investor's Investment 
Committee.  If due to such adjusters, Investor’s capital contributions are to be adjusted 
downward by more than the amount of Investor’s then unpaid capital contributions, then 
General Partner and Guarantor will guaranty payment of the shortfall in such 
adjustments. The General Partner’s and Guarantor’s obligations will be more specifically 
set forth in the Partnership Agreement and other related documents. 

8. Allocation of Tax Credits, Depreciation, Profits and Losses. 

The Tax Credits, depreciation, operating profits and losses will be allocated in 
accordance with the Percentage Interests. 

9. Distribution of Cash Flow.   

A. Operating Cash Flow.  Operating cash flow will be utilized as follows:   
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(i) payment of debt service on the Permanent Loans and other operating 
expenses;  

(ii) additions to a funded capital replacement reserve as provided in the 
Partnership Agreement;  

(iii) payment of the Asset Management Fee ($7,500 per year increasing 3% per 
year) to the Special Limited Partner, which fee will accrue if not paid;  

(iv) payment of the Deferred Developer Fee,  

(v) payment of the Partnership Management Fee ($7,500 per year increasing 3% 
per year) to the General Partner, which fee will accrue if not paid;  

(vi) repayment of any Operating Deficit Loans made by General Partner;  

(vii) replenishment of the Operating Reserve Account;  

(viii)payment of an incentive management fee, not to exceed 80% of cash flow; 

(ix)  then to the partners in accordance with the Percentage Interests.  

B. Sale or Refinancing Proceeds.  Distributions of proceeds from a sale or 
refinancing of the Project will be distributed as follows:  

(i) payment of debt service on the Permanent Loans and other operating 
expenses;  

(ii) to the extent reasonably determined necessary by the General Partner, 
additions to a funded capital replacement reserve;  

(iii) payment of the federal and state “exit” taxes incurred on any negative capital 
account, if any, of the Investor; 

(iv) payment of any unpaid, accrued Asset Management Fee;  

(v) payment of the Deferred Developer Fee;  

(vi) payment of any unpaid, accrued Partnership Management Fee;  

(vii) repayment of any Operating Deficit Loans made by General Partner; and 

(viii) 80% to the General Partner, and 20% to the Investor.  

C. Developer Fee.  General Partner will earn a Developer Fee, projected to be 
$11,250,000.  The timing of the payments toward the Developer Fee is subject to 
the terms of the Construction Loan, which will be subject to approval by Investor.   
In the event that the amount of the Final Capital Contribution is insufficient to pay 
the remaining balance of the Developer Fee, such unpaid balance will be deferred 
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as provided in the Partnership Agreement, at an interest rate of AFR, and will be 
paid out of Operating Cash Flow and Net Proceeds as provided above, provided 
that the amount of the unpaid balance must be paid within 13 years after 100% 
completion of the property. 

10. Property Manager.  

 [to be named] will be the Project’s initial property manager.  The Property Manager will 
earn a fee not to exceed 6.0% of the Project’s gross collected rents.  If the Property 
Manager is an affiliate of General Partner, Guarantor, or Developer, then the Property 
Manager may be terminated as Property Manager in the event of the removal of General 
Partner. 

11. Depreciation.  

For the purposes of the pricing contained in this Letter of Intent, we have assumed the 
Company will depreciate its residential rental property over a 27.5 year recovery period. 

12. Replacement Reserves.  

 $300 per unit annually, or greater if required by any Project lender, will be funded from 
cash flow into a reserve account. 

13. Operating Reserve.   

An amount equivalent to 6 months worth of base year operating expenses, replacement 
reserves, and must pay debt service, approximately $1,908,974, or greater if required by 
any Project lender, will be funded upon Permanent Loan Conversion into a dual control 
Operating Reserve account to be used for potential operating deficits.  These funds may 
be used to fund operating deficits during the five year Operating Deficit Guaranty period 
identified in Section 7B above, but will be required to be replenished prior to release of 
the Operating Deficit Guaranty. 

14. Subsidy Shortfall and Transition Reserve.   

$1,050,000 Subsidy Shortfall Reserve/Transition Reserve, or greater if required by any 
Project lender, will be funded upon Permanent Loan Conversion into a dual control 
account to be used for potential operating deficits arising from subsidy funding shortfalls.   

15. Investor Review.   

As set forth in the Partnership Agreement, Investor will have the right to inspect the 
Project during and after construction and to review construction loan disbursement 
requests and other financial and operations matters of the Project and the Partnership.   

16. Reporting.   

The Partnership will be required to prepare quarterly and annual reports in form and 
substance satisfactory to Investor as set forth in the Partnership Agreement.  
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17. Additional Partnership Agreement Terms.   

The Partnership Agreement will provide for customary covenants, rights to approve 
major Partnership matters, representations and warranties, defaults, (including the right to 
remove the General Partner for bankruptcy, fraud, violations of representations and 
warranties and other removal rights that are typically held by Investors in low-income 
housing tax credit transactions), remedies, and indemnities (including Environmental 
Indemnity) to be more fully described in the Partnership Agreement.  The Partnership 
will carry insurance acceptable to Investor.   

18. Transfer of Investor Interest.   

Investor will have the right to transfer its interest in the Partnership, and to have the 
transferee admitted as a substitute limited partner: (i) to any affiliate of Investor, (ii) to 
any other person or entity provided that (A) Investor will remain liable to make all capital 
contributions outstanding at the time of the transfer or (B) the net worth of the proposed 
transferee will be acceptable to General Partner in its reasonable discretion, or (iii) to a 
partnership or limited liability company in which the Investor is the general partner or 
managing member. 

19. Transfer of General Partner Interest.  

 General Partner will not sell, transfer, assign, pledge or encumber any portion of its 
interest in the Partnership without the prior written consent of Investor.  

20. Bank Accounts.   

All bank accounts of the Partnership will be maintained with Investor. 

21. Conditions to Closing.   

Investor’s investment in the Partnership in accordance with this letter is subject to the 
satisfaction of the following conditions precedent on or before the Closing Date, which 
will occur on or before September 1, 2019. 

A. Due Diligence.  Investor’s satisfactory due diligence review, in its sole and 
absolute discretion, of all matters pertaining to the Partnership, the General 
Partner, the Guarantor, the Developer and the Project including, without 
limitation: 

(1) the construction budget, the scope of work, the construction schedule, all 
required permits, the construction contract, and all other construction and 
development matters; 

(2) title, survey, zoning, engineering and environmental matters; 

(3) any ground lease; 
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(4) market studies, appraisals, and all other matters regarding project 
feasibility; 

(5) all aspects of the project’s capital structure: the terms of all loans, grants, 
tax increment financing and equity contributions; 

(6) debt service coverages, reserves, rental subsidies, income, expenses, and 
all other assumptions underlying the Projections; 

(7) tax matters, including all aspects of all tax-exempt bonds;   

(8) government benefits, government consents, government requirements and 
all other regulatory aspects of the Project; 

(9) all formation documents and government filings of the Partnership, the 
General Partner and the Developer; and 

(10) the financial condition of the General Partner, Guarantor and the 
Developer. 

B. Negotiation of Satisfactory Documentation.  The negotiation of a final Partnership 
Agreement and related documents (collectively the “Project Documents”) that are 
satisfactory to Investor in its sole and absolute discretion.  Investor’s attorney will 
prepare and send to General Partner and its attorney the form of the Project 
Documents.    

C. Opinions.  Investor’s receipt of corporate and tax opinions rendered by counsel to 
General Partner satisfactory to Investor, in form and substance acceptable to 
Investor.  Financing structure shall avoid substantial user issues for Investor to 
also serve as Construction Lender. 

D. Consents.  Receipt of all necessary consents of governmental authorities and 
lenders. 

E. Title Insurance. Receipt of a title insurance policy in an amount and in a form 
acceptable to Investor, provided the amount of such title insurance must be at 
least equal to the aggregate of the Total Capital Contribution plus all Permanent 
Loans.  The policy must include “Fairways” and “Non-Imputation” endorsements.  

F. Miscellaneous.  Receipt of other items or information reasonably required by 
Investor. 

22. Transaction Expenses.   

The Investor is responsible for all of the Investor’s transaction expenses including its 
legal, market analysis, and accounting fees up to $100,000.  The General Partner is 
responsible for all such costs to the extent they exceed $100,000. Investor’s expenses will 
be paid in the form of capital contribution from the Investor, which is separate from and 
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in addition to the Capital Contribution in paragraph 6.  If the Partnership fails to close, 
the entity signing this letter of intent on behalf of the General Partner will be responsible 
for reimbursing the Investor for all of the Investor’s transaction expenses.   

23. Termination.  

If the transaction contemplated by this letter fails to close by the Closing Date, as 
extended by the parties, this letter will be null and void and of no further force and effect, 
and, neither party will have any claim or demand whatsoever against the other party in 
connection with this letter, its execution or termination, except the Investor’s transaction 
expenses identified above.   

24. Right of First Refusal.   

At the end of the 15 year tax credit compliance period, the General Partner will have a 
right of first refusal to purchase the Property for an amount equal to the greater of (a) 
fair market value of the Property, or (b) outstanding debt plus taxes payable as a 
result of the sale.   

25. Put Option.   

At any time after payment of Investor’s Total Capital Contribution, Investor may require 
that General Partner purchase Investor’s Interest and Special Limited Partner’s Interest 
subject to all then existing liens and encumbrances to title for an amount equal to $100 
(the “Put Option”). 

26. Tax Disclosure.   

Notwithstanding anything to the contrary contained in the Partnership Agreement or any 
other agreement between the parties hereto, or in any offering materials pertaining to the 
Project, Investor and each officer, employee, representative or agent of Investor may 
disclose to any and all persons, without limitation of any kind, (i) the tax treatment and 
tax structure of  the Partnership and any of the Partnership’s  transactions or activities, 
and (ii) all materials of any kind (including opinions and tax analysis) that are provided to 
Investor regarding its investment in the Partnership and/or such transactions or activities 
of the Partnership.  This authorization as to tax disclosure is effective retroactively to the 
commencement of any discussions between the parties hereto or any of their agents or 
representatives. 

27. Material Adverse Change.  

Bank of America 's obligations hereunder shall terminate if, prior to closing, Bank of 
America determines, in its sole judgment, that there shall exist any conditions regarding 
the Property, or the operations, business, assets, liabilities or condition (financial or 
otherwise, including credit rating) of Borrower, Guarantor, or any tenants or there shall 
have occurred a material adverse change in, or there shall exist any material adverse 
conditions in, the market for syndicated bank facilities or the financial, banking, credit or 
debt capital markets generally, that could be expected to cause the potential Investment to 
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go into default or prevent any guarantor from performing its obligations under any 
guaranty or to materially and adversely affect the value or marketability of the 
Investment or the Property. 

28. Expiration.   

This Letter of Intent will expire at 5:00 p.m. on that date which is ten (10) business days 
from the date hereof unless you execute this Letter Of Intent and return it to us prior to 
that time, which may be by facsimile transmission.   This letter is not intended as a 
commitment or offer by Investor to invest in the Partnership or the Project, but is 
intended only to summarize for discussion purposes the equity investment it is 
considering at this time.  Investor must obtain the approval of its Investment Committee 
with respect to any such investment.  After receipt of your signature on this Letter Of 
Intent and after you provide any additional information that may be required, we will 
proceed with the necessary due diligence to process your request for Investment 
Committee Approval.  We will re-evaluate our pricing upon verification of projection 
information and our pricing will reflect our yield and shareholder requirements at that 
point in time.  In any event, this Letter Of Intent will expire in 6 months unless extended 
in writing.   

Please indicate your agreement and acceptance of the foregoing by signing the enclosed copy of 
this letter and returning it to the undersigned.  We look forward to working with you on this 
transaction. 

 
Bank of America, N.A. 
 

By:  
Name:  Cassandra Silvernail 
Title: Senior Vice President 
 
 
Agreed and Accepted: 

____________________________________ 
 
 
By:_________________________________ 
Name:  ______________________________ 
Title: ______________________________ 
 
Date:   ______________________________ 
 
cc: Valerie A. Williams, Bank of America Merrill Lynch 
 Brian Jarvis, Bank of America Merrill Lynch 
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Liberty Square Rising 
Unit Mix 
updated 6.20.2015 Version 2.0 Models

Bond/4% LIHTC/Subsidy

Phase I (5-005 at Lincoln Gardens): off-site Funding Sources: Phase I
ACC LIHTC Market Total LIHTC Equity 18,540,000$        

1 BR 14 12 11 37 First Mortgage 3,000,000$          
2 BR 51 29 27 107 2nd Mortgage (SAIL) 5,000,000$          
3 BR 82 17 16 115 3rd Mortgage (PCHD) 27,500,000$        
4 BR 10 0 0 10 4th Mortgage (M-D Surtax) 2,350,000$          
5 BR 3 0 0 3 Other 500,000$             
Total 160 58 54 272 DDF 1,434,867$          

Total: 58,324,867$       214,430$       per unit

Phase II (5-002 at 5-005): on-site Funding Sources: Phase II
ACC LIHTC Market Total LIHTC Equity 34,505,000$        

1 BR 16 38 21 75 First Mortgage 7,500,000$          
2 BR 118 94 52 264 2nd Mortgage (SAIL) 5,000,000$          
3 BR 25 56 31 112 3rd Mortgage (PCHD) 56,000,000$        
4 BR 57 0 0 57 4th Mortgage (M-D Surtax) 2,000,000$          
5 BR 11 0 0 11 Other 500,000$             
Total 227 188 104 519 DDF 2,909,417$          

Total: 108,414,417$     208,891$       per unit

Phase III (5-003 at 5-002): on-site Funding Sources: Phase III
ACC LIHTC Market Total LIHTC Equity 33,063,000$        

1 BR 0 28 20 48 First Mortgage 8,000,000$          
2 BR 127 71 49 247 2nd Mortgage (SAIL) 5,000,000$          
3 BR 38 42 29 109 3rd Mortgage (PCHD) 51,000,000$        
4 BR 51 0 0 51 4th Mortgage (M-D Surtax) 2,000,000$          
5 BR 37 0 0 37 Other 500,000$             
Total 253 141 98 492 DDF 2,970,667$          

Total: 102,533,667$     208,402$       per unit

OVERALL PROJECT Funding Sources: Overall
ACC LIHTC Market Total LIHTC Equity 86,108,000$        32%

1 BR 30 78 52 160 First Mortgage 18,500,000$        7%
2 BR 296 194 128 618 2nd Mortgage (SAIL) 15,000,000$        6%
3 BR 145 115 76 336 3rd Mortgage (PCHD) 134,500,000$     50%
4 BR 118 0 0 118 4th Mortgage (M-D Surtax) 6,350,000$          2%
5 BR 51 0 0 51 Other 1,500,000$          1%
Total 640 387 256 1283 DDF 7,314,950$          3%

Total: 269,272,950$     209,878$       per unit

Phase I (off-site) 272 family
Phase II (on site) 519 family/Sr Public Housing Units Cost:
Phase III  (on-site) 492 family 640 134,321,659$     209,878$       

Total: 1283 note: Public Housing Cost = PCHD subsidy
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SUMMARY	  SOURCES	  &	  USES Updated	  June	  24-‐2015

Miami	  -‐	  Liberty	  Square	  Rising	  Phase	  I	  (offsite-‐Lincoln	  Gardens	  site) Redevelopment	  Model	  -‐	  Draft	  2.0	  	  (B)
272 units	  -‐	  PHA	  Mixed-‐Finance/Mixed-‐Income	  -‐	  Family Phase	  I	  -‐	  RAD	  rents	  on	  PHA	  units

Run	  with	  Bond/4%	  and	  soft	  $$
SOURCES	  &	  USES	  -‐	  Total	  Project 272 mixed-‐income	  family	  units

Sources: Per	  Unit Uses: Total Per	  Unit
First	  Mortgage Conv/Agency	  Perm 3,000,000$	  	  	  	  	  	  	  	  	  	  	  	   $11,029 Acquisition	  -‐	  Land/Buildings -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
2nd	  Mortgage Florida	  SAIL	  Loan 5,000,000$	  	  	  	  	  	  	  	  	  	  	  	   $18,382 Demolition/Abatyement	  Costs 1,666,667$	  	  	  	  	  	  	  	  	  	  	  	   6,127$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
3rd	  Mortgage Miami-‐Dade	  PHCD	  (Sub	  Debt) 27,500,000$	  	  	  	  	  	  	  	  	   $101,103 Relocation	  Costs 400,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,471$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
4th	  Mortgage Local	  Funds	  -‐	  Miami-‐Dade 2,350,000$	  	  	  	  	  	  	  	  	  	  	  	   $8,640 Site	  Costs/Parking	  Costs 500,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,838$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Other	  grant/loan AHP	  Grant/Loan	  (FHLB) 500,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   $1,838 Construction	  Hard	  Cost,	  Conting. 41,412,000$	  	  	  	  	  	  	  	  	   152,250$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
LIHTC	  Equity	  (4%)-‐Fed investor 18,540,000$	  	  	  	  	  	  	  	  	   $68,162 FF&E	  and	  other	  equip	  cost 450,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,654$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
LIHTC	  Equity	  (4%)-‐FL investor -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   $0 Legal	  &	  Other	  Professional	  Fees 2,825,000$	  	  	  	  	  	  	  	  	  	  	  	   10,386$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Other	  Grant	  /	  Loan investor -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   $0 Financing	  &	  Other	  soft	  costs 2,100,000$	  	  	  	  	  	  	  	  	  	  	  	   7,721$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Deferred	  Devel	  Fee developer 1,434,867$	  	  	  	  	  	  	  	  	  	  	  	   $5,275 Operating/Repl/CSS	  Reserves 2,471,200$	  	  	  	  	  	  	  	  	  	  	  	   9,085$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  

Acquisition/Development	  Fee 6,500,000$	  	  	  	  	  	  	  	  	  	  	  	   23,897$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  

Total	  Sources: 58,324,867$	  	  	  	  	  	  	  	  	   $214,430 Total	  Uses: 58,324,867$	  	  	  	  	  	  	  	  	   214,430$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  

LIHTC	  Equity pricing annual	  credits total	  credits

LIHTC	  allocation	  (assumed	  DCA	  max) 1,800,000$	  	  	  	  	  	  	  	  	  	  	  	   18,000,000$	  	  	  	  
Equity	  Pricing	  ($/credit) federal $1.030 18,540,000

state $0.000 0
NMTC	  Equity	  Pricing	  ($/credit)
Total	  Equity	  Yield $18,540,000

LIHTC	  Equity pricing annual	  credits total	  credits
Percentage	  Low	  Income 80%
Eligible	  Basis	  Acquis. 0.0% -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Eligible	  Basis-‐Dev.	  Cost 95.0% 43,139,387$	  	  	  	  	  	  	  	  	  	  
Combined	  Basis 43,139,387$	  	  	  	  	  	  	  	  	  	  
Boost 130%
Qualified	  Basis: 56,081,203$	  	  	  	  	  	  	  	  	  	  
Eligible	  Annual	  Credit: 3.22% 1,805,815$	  	  	  	  	  	  	  	  	  	  	  	  
LIHTC	  allocation	   1,800,000$	  	  	  	  	  	  	  	  	  	  	  	  
Federal	  Equity	  Pricing	  ($/credit)$1.03 18,000,000$	  	  	  	  	  	  	  	  	  	   based	  on	  recent	  transactions	  and	  current	  market	  pricing
Total	  Federal	  LIHTC	  Equity 18,540,000$	  	  	  	  	  	  	  	  	  	  
State	  Equity	  Pricing	  ($/credit) $0.00 18,000,000$	  	  	  	  	  	  	  	  	  	   based	  on	  recent	  transactions	  and	  current	  market	  pricing
Total	  State	  LIHTC	  Equity -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  

Total	  Equity	  Yield 18,540,000$	  	  	  	  	  	  	  	  	  	   18,540,000$	  	  	  	  

Debt	  Sources: rate amortiz term principal annual	  DS

1st	  Mortgage: Conv/Agency	  Perm 5.25% 35 35 3,000,000$	  	  	  	  	  	  	  	  	  	  	  	   $187,467 sized	  to	  1.25x	  coverage	  at	  year	  15;	  1.15x	  at	  year	  20

2nd	  Mortgage Florida	  SAIL	  Loan 1.0% 40 40 5,000,000$	  	  	  	  	  	  	  	  	  	  	  	   $50,000 cash	  flow interest	  only	  @	  1.0%

3rd	  Mortgage Miami-‐Dade	  PHCD	  (Sub	  Debt) 1.0% 40 40 27,500,000$	  	  	  	  	  	  	  	  	  	   share	  of cash	  flow assume	  no	  repayment	  other	  than	  cash	  flow	  share

4th	  Mortgage Local	  Funds	  -‐	  Miami-‐Dade 1.0% 40 40 2,350,000$	  	  	  	  	  	  	  	  	  	  	  	   share	  of cash	  flow assume	  no	  repayment	  other	  than	  cash	  flow	  share

Other AHP	  Grant/Loan	  (FHLB) 20 500,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
totals: $237,467

Development	  Budget:

Item Description Units Per	  Unit Total	  Cost

Land/Property	  Acquisition 272 -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   assume	  ground	  lease	  at	  nominal	  terms
Existing	  Buildings	  Abatement	  /	  Demolition 251 6,640.11$	  	  	  	  	  	  	  	   1,666,667$	  	  	  	  	  	  	  	  	  	  	  	   abatement	  and	  demolition	  cost	  (from	  Liberty	  on-‐site)
Relocation	  Costs PHA	  units	  only 160 2,500$	  	  	  	  	  	  	  	  	  	  	  	  	  	   400,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   estimated	  based	  upon	  experience;	  PHA	  units	  only
Site	  Costs 272 1,838$	  	  	  	  	  	  	  	  	  	  	  	  	  	   500,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   sitework/parking
Parking	  Structure	  Costs 272 -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   n.a.
Construction	  Hard	  Cost	  -‐	  MF 272 145,000$	  	  	  	  	  	  	  	  	   39,440,000$	  	  	  	  	  	  	  	  	  	   new	  construction	  -‐$140M/unit 41,912,000$	  	  	  	  	  	  	  	  	  
Contingency 272 7,250$	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,972,000$	  	  	  	  	  	  	  	  	  	  	  	   DCA	  Maximum	  -‐	  target	  10%	  of	  hard	  costs	  (rehab)
Design	  Costs	  (A&E,	  Engr,	  Green	  Bldg,	  other	  inspections) 272 6,618$	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,800,000$	  	  	  	  	  	  	  	  	  	  	  	   	  A&E/Civil
FF&E,	  other	  costs	  outside	  of	  contract	  	   272 1,654$	  	  	  	  	  	  	  	  	  	  	  	  	  	   450,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Legal	  and	  Financing	  Costs,	  Bond	  costs,	  legal,	  other 272 7,721$	  	  	  	  	  	  	  	  	  	  	  	  	  	   2,100,000$	  	  	  	  	  	  	  	  	  	  	  	   estimate
Other	  Soft	  Costs	  -‐	  LIHTC	  Costs 272 2,849$	  	  	  	  	  	  	  	  	  	  	  	  	  	   775,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   estimate
Operating	  Reserve 272 3,203$	  	  	  	  	  	  	  	  	  	  	  	  	  	   871,200$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   6	  mos	  of	  expenses
PBRA	  Subsidy	  Reserve 272 1,838$	  	  	  	  	  	  	  	  	  	  	  	  	  	   500,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   lender/investor	  required
Lease-‐Up	  Reserve 272 2,206$	  	  	  	  	  	  	  	  	  	  	  	  	  	   600,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Capitalized	  Supportive	  Services	  Reserve 272 1,838$	  	  	  	  	  	  	  	  	  	  	  	  	  	   500,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   estimated	  based	  upon	  experience
Soft	  Cost	  Contingency 272 919$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   250,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Development	  Fee 272 23,897$	  	  	  	  	  	  	  	  	  	  	   6,500,000$	  	  	  	  	  	  	  	  	  	  	  	   12.5% Devel	  fee	  as	  percentage	  of	  TDC

Subtotal: 214,430$	  	  	  	  	  	  	  	  	   58,324,867$	  	  	  	  	  	  	  	  	  	  

Total	  Development	  Budget: total	  project 58,324,867$	  	  	  	  	  	  	  	  	  

per	  unit	  cost $214,430
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OPERATING	  BUDGET	  /	  EXPENSES
Miami	  -‐	  Liberty	  Square	  Rising	  Phase	  I	  (offsite-‐Lincoln	  Gardens	  site)

272
2014	  YTD	  annualized 2014

SUBJECT	  Property Columbia	  Parc	  Family	  Housing Carrfour	  Portfolio
EXPENSES 272 units 563	  units 1027	  units

	  OPERATING	  EXPENSES 272 per	  unit 563 per	  unit 1027 per	  unit

	  TOTAL	  ADMINISTRATIVE	  EXPENSES $85,000 $313 $186,903 $332 $90,317 $88
	  TOTAL	  MARKETING	  EXPENSES $15,000 $55 $30,879 $55 $0 $0
	  TOTAL	  PAYROLL	  EXPENSES $385,000 $1,415 $823,038 $1,462 $2,083,386 $2,029
	  TOTAL	  MAINTENANCE	  EXPENSES $122,400 $450 $226,070 $402 $1,511,576 $1,472
	  TOTAL	  CONTRACT	  EXPENSES $375,000 $1,379 $764,433 $1,358 $0 $0
	  TOTAL	  UTILITY	  EXPENSES assume	  bldg-‐paid	  utilities $115,000 $423 $176,077 $313 $771,822 $752
	  TOTAL	  MANAGEMENT	  &	  PROFESSIONAL	  EXPENSES $220,000 $809 $565,744 $1,005 $410,936 $400
	  TOTAL	  TAX	  &	  INSURANCE	  EXPENSES* 425,000$	  	  	  	  	  	  	  	  	  	  	  	  	   $1,563 $870,530 $1,546 $1,628,900 $1,586

*	  prior	  to	  tax	  abatement

TOTAL	  EXPENSE $1,742,400 $6,406 $3,643,674 $6,472 $6,496,937 $6,326

figures	  are	  post-‐renovation tenant	  paid	  utilities note:	  	  loan	  costs	  omitted
	  	  	  reserves	  omitted

Miami	  -‐	  Liberty	  Square	  Rising	  Phase	  I	  (offsite-‐Lincoln	  Gardens	  site) utilities	  included	  in	  expense

	  OPERATING	  EXPENSES Annual	   PUPA	  

	  ADMINISTRATIVE	  EXPENSES
	  TOTAL	  ADMINISTRATIVE	  EXPENSES 85,000.00 $570

	  MARKETING	  EXPENSES
	  TOTAL	  MARKETING	  EXPENSES 15,000.00 $101

	  PAYROLL	  EXPENSES
	  TOTAL	  PAYROLL	  EXPENSES 385,000.00 $2,584

	  MAINTENANCE	  EXPENSES
	  TOTAL	  MAINTENANCE	  EXPENSES 122,400.00 $821

	  CONTRACT	  EXPENSES
	  TOTAL	  CONTRACT	  EXPENSES 375,000.00 $2,517

	  UTILITY	  EXPENSES
	  TOTAL	  UTILITY	  EXPENSES 115,000.00 $772

	  MANAGEMENT	  &	  PROFESSIONAL	  EXPENSES
	  TOTAL	  MANAGEMENT	  &	  PROFESSIONAL	  EXPENSES 220,000.00 $1,477

\
	  TAX	  &	  INSURANCE	  EXPENSES
	  TOTAL	  TAX	  &	  INSURANCE	  EXPENSES 425,000.00$	  	  	  	  	   $2,852

TOTAL	  EXPENSES 1,742,400.00 $11,694
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SUMMARY	  SOURCES	  &	  USES Updated	  June	  24-‐2015

Miami	  -‐	  Liberty	  Square	  Rising	  Phase	  II	  (on-‐site) Redevelopment	  Model	  -‐	  Draft	  2.0	  	  (B)
519 units	  -‐	  PHA	  Mixed-‐Finance/Mixed-‐Income	  -‐	  Family Phase	  II	  -‐	  RAD	  rents	  on	  PHA	  units

Run	  with	  Bond/4%	  and	  soft	  $$
SOURCES	  &	  USES	  -‐	  Total	  Project 519 mixed-‐income	  family	  units

Sources: Per	  Unit Uses: Total Per	  Unit
First	  Mortgage Conv/Agency	  Perm 7,500,000$	  	  	  	  	  	  	  	  	  	  	  	   $14,451 Acquisition	  -‐	  Land/Buildings -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
2nd	  Mortgage Florida	  SAIL	  Loan 5,000,000$	  	  	  	  	  	  	  	  	  	  	  	   $9,634 Demolition/Abatyement	  Costs 1,666,667$	  	  	  	  	  	  	  	  	  	  	  	   3,211$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
3rd	  Mortgage Miami-‐Dade	  PHCD	  (Sub	  Debt) 56,000,000$	  	  	  	  	  	  	  	  	   $107,900 Relocation	  Costs 567,500$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,093$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
4th	  Mortgage Local	  Funds	  -‐	  Miami-‐Dade 2,000,000$	  	  	  	  	  	  	  	  	  	  	  	   $3,854 Site	  Costs/Parking	  Costs 1,000,000$	  	  	  	  	  	  	  	  	  	  	  	   1,927$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Other	  grant/loan AHP	  Grant/Loan	  (FHLB) 500,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   $963 Construction	  Hard	  Cost,	  Conting. 79,017,750$	  	  	  	  	  	  	  	  	   152,250$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
LIHTC	  Equity	  (4%)-‐Fed investor 34,505,000$	  	  	  	  	  	  	  	  	   $66,484 FF&E	  and	  other	  equip	  cost 600,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,156$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
LIHTC	  Equity	  (4%)-‐FL investor -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   $0 Legal	  &	  Other	  Professional	  Fees 4,500,000$	  	  	  	  	  	  	  	  	  	  	  	   8,671$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Other	  Grant	  /	  Loan investor -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   $0 Financing	  &	  Other	  soft	  costs 4,000,000$	  	  	  	  	  	  	  	  	  	  	  	   7,707$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Deferred	  Devel	  Fee developer 2,909,417$	  	  	  	  	  	  	  	  	  	  	  	   $5,606 Operating/Repl/CSS	  Reserves 5,062,500$	  	  	  	  	  	  	  	  	  	  	  	   9,754$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  

Acquisition/Development	  Fee 12,000,000$	  	  	  	  	  	  	  	  	   23,121$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  

Total	  Sources: 108,414,417$	  	  	  	  	  	  	   $208,891 Total	  Uses: 108,414,417$	  	  	  	  	  	  	   208,891$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  

LIHTC	  Equity pricing annual	  credits total	  credits

LIHTC	  allocation	  (assumed	  DCA	  max) 3,350,000$	  	  	  	  	  	  	  	  	  	  	  	   33,500,000$	  	  	  	  	  
Equity	  Pricing	  ($/credit) federal $1.030 34,505,000

state $0.000 0
NMTC	  Equity	  Pricing	  ($/credit)
Total	  Equity	  Yield $34,505,000

LIHTC	  Equity pricing annual	  credits total	  credits
Percentage	  Low	  Income 80%
Eligible	  Basis	  Acquis. 0.0% -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Eligible	  Basis-‐Dev.	  Cost 95.0% 81,089,211$	  	  	  	  	  	  	  	  	  	  
Combined	  Basis 81,089,211$	  	  	  	  	  	  	  	  	  	  
Boost 130%
Qualified	  Basis: 105,415,974$	  	  	  	  	  	  	  
Eligible	  Annual	  Credit: 3.22% 3,394,394$	  	  	  	  	  	  	  	  	  	  	  	  
LIHTC	  allocation	   3,350,000$	  	  	  	  	  	  	  	  	  	  	  	  
Federal	  Equity	  Pricing	  ($/credit)$1.03 33,500,000$	  	  	  	  	  	  	  	  	  	   based	  on	  recent	  transactions	  and	  current	  market	  pricing
Total	  Federal	  LIHTC	  Equity 34,505,000$	  	  	  	  	  	  	  	  	  	  
State	  Equity	  Pricing	  ($/credit) $0.00 33,500,000$	  	  	  	  	  	  	  	  	  	   based	  on	  recent	  transactions	  and	  current	  market	  pricing
Total	  State	  LIHTC	  Equity -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  

Total	  Equity	  Yield 34,505,000$	  	  	  	  	  	  	  	  	  	   34,505,000$	  	  	  	  	  

Debt	  Sources: rate amortiz term principal annual	  DS

1st	  Mortgage: Conv/Agency	  Perm 5.25% 35 35 7,500,000$	  	  	  	  	  	  	  	  	  	  	  	   $468,669 sized	  to	  1.25x	  coverage	  at	  year	  15;	  1.15x	  at	  year	  20

2nd	  Mortgage Florida	  SAIL	  Loan 1.0% 40 40 5,000,000$	  	  	  	  	  	  	  	  	  	  	  	   $50,000 cash	  flow interest	  only	  @	  1.0%

3rd	  Mortgage Miami-‐Dade	  PHCD	  (Sub	  Debt) 1.0% 40 40 56,000,000$	  	  	  	  	  	  	  	  	  	   share	  of cash	  flow assume	  no	  repayment	  other	  than	  cash	  flow	  share

4th	  Mortgage Local	  Funds	  -‐	  Miami-‐Dade 1.0% 40 40 2,000,000$	  	  	  	  	  	  	  	  	  	  	  	   share	  of cash	  flow assume	  no	  repayment	  other	  than	  cash	  flow	  share

Other AHP	  Grant/Loan	  (FHLB) 20 500,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
totals: $518,669

Development	  Budget:

Item Description Units Per	  Unit Total	  Cost

Land/Property	  Acquisition 519 -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   assume	  ground	  lease	  at	  nominal	  terms
Existing	  Buildings	  Abatement	  /	  Demolition 251 6,640$	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,666,667$	  	  	  	  	  	  	  	  	  	  	  	   abatement	  and	  demolition	  cost	  	  (on-‐site	  portion)
Relocation	  Costs PHA	  units	  only 227 2,500$	  	  	  	  	  	  	  	  	  	  	  	  	  	   567,500$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   estimated	  based	  upon	  experience;	  PHA	  units	  only
Site	  Costs 519 1,927$	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,000,000$	  	  	  	  	  	  	  	  	  	  	  	   sitework/parking
Parking	  Structure	  Costs 519 -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   n.a.
Construction	  Hard	  Cost	  -‐	  MF 519 145,000$	  	  	  	  	  	  	  	  	   75,255,000$	  	  	  	  	  	  	  	  	  	   new	  construction	  -‐$140M/unit 80,017,750$	  	  	  	  	  	  	  	  	  
Contingency 519 7,250$	  	  	  	  	  	  	  	  	  	  	  	  	  	   3,762,750$	  	  	  	  	  	  	  	  	  	  	  	   DCA	  Maximum	  -‐	  target	  10%	  of	  hard	  costs	  (rehab)
Design	  Costs	  (A&E,	  Engr,	  Green	  Bldg,	  other	  inspections) 519 5,588$	  	  	  	  	  	  	  	  	  	  	  	  	  	   2,900,000$	  	  	  	  	  	  	  	  	  	  	  	   	  A&E/Civil
FF&E,	  other	  costs	  outside	  of	  contract	  	   519 1,156$	  	  	  	  	  	  	  	  	  	  	  	  	  	   600,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Legal	  and	  Financing	  Costs,	  Bond	  costs,	  legal,	  other 519 7,707$	  	  	  	  	  	  	  	  	  	  	  	  	  	   4,000,000$	  	  	  	  	  	  	  	  	  	  	  	   estimate
Other	  Soft	  Costs	  -‐	  LIHTC	  Costs 519 2,119$	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,100,000$	  	  	  	  	  	  	  	  	  	  	  	   estimate
Operating	  Reserve 519 3,203$	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,662,500$	  	  	  	  	  	  	  	  	  	  	  	   6	  mos	  of	  expenses
PBRA	  Subsidy	  Reserve 519 2,312$	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,200,000$	  	  	  	  	  	  	  	  	  	  	  	   lender/investor	  required
Lease-‐Up	  Reserve 519 2,312$	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,200,000$	  	  	  	  	  	  	  	  	  	  	  	  
Capitalized	  Supportive	  Services	  Reserve 519 1,927$	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,000,000$	  	  	  	  	  	  	  	  	  	  	  	   estimated	  based	  upon	  experience
Soft	  Cost	  Contingency 519 963$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   500,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Development	  Fee 519 23,121$	  	  	  	  	  	  	  	  	  	  	   12,000,000$	  	  	  	  	  	  	  	  	  	   12.4% Devel	  fee	  as	  percentage	  of	  TDC

Subtotal: 208,891$	  	  	  	  	  	  	  	  	   108,414,417$	  	  	  	  	  	  	  

Total	  Development	  Budget: total	  project 108,414,417$	  	  	  	  	  	  	  

per	  unit	  cost $208,891
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OPERATING	  BUDGET	  /	  EXPENSES
Miami	  -‐	  Liberty	  Square	  Rising	  Phase	  II	  (on-‐site)

519
2014	  YTD	  annualized 2014

SUBJECT	  Property Columbia	  Parc	  Family	  Housing Carrfour	  Portfolio
EXPENSES 519 units 563	  units 1027	  units

	  OPERATING	  EXPENSES 519 per	  unit 563 per	  unit 1027 per	  unit

	  TOTAL	  ADMINISTRATIVE	  EXPENSES $150,000 $289 $186,903 $332 $90,317 $88
	  TOTAL	  MARKETING	  EXPENSES $25,000 $48 $30,879 $55 $0 $0
	  TOTAL	  PAYROLL	  EXPENSES $705,000 $1,358 $823,038 $1,462 $2,083,386 $2,029
	  TOTAL	  MAINTENANCE	  EXPENSES $255,000 $491 $226,070 $402 $1,511,576 $1,472
	  TOTAL	  CONTRACT	  EXPENSES $650,000 $1,252 $764,433 $1,358 $0 $0
	  TOTAL	  UTILITY	  EXPENSES assume	  bldg-‐paid	  utilities $215,000 $414 $176,077 $313 $771,822 $752
	  TOTAL	  MANAGEMENT	  &	  PROFESSIONAL	  EXPENSES $475,000 $915 $565,744 $1,005 $410,936 $400
	  TOTAL	  TAX	  &	  INSURANCE	  EXPENSES* 850,000$	  	  	  	  	  	  	  	  	  	  	  	  	   $1,638 $870,530 $1,546 $1,628,900 $1,586

*	  prior	  to	  tax	  abatement

TOTAL	  EXPENSE $3,325,000 $6,407 $3,643,674 $6,472 $6,496,937 $6,326

figures	  are	  post-‐renovation tenant	  paid	  utilities note:	  	  loan	  costs	  omitted
	  	  	  reserves	  omitted

Miami	  -‐	  Liberty	  Square	  Rising	  Phase	  II	  (on-‐site) utilities	  included	  in	  expense

	  OPERATING	  EXPENSES Annual	   PUPA	  

	  ADMINISTRATIVE	  EXPENSES
	  TOTAL	  ADMINISTRATIVE	  EXPENSES 150,000.00 $1,007

	  MARKETING	  EXPENSES
	  TOTAL	  MARKETING	  EXPENSES 25,000.00 $168

	  PAYROLL	  EXPENSES
	  TOTAL	  PAYROLL	  EXPENSES 705,000.00 $4,732

	  MAINTENANCE	  EXPENSES
	  TOTAL	  MAINTENANCE	  EXPENSES 255,000.00 $1,711

	  CONTRACT	  EXPENSES
	  TOTAL	  CONTRACT	  EXPENSES 650,000.00 $4,362

	  UTILITY	  EXPENSES
	  TOTAL	  UTILITY	  EXPENSES 215,000.00 $1,443

	  MANAGEMENT	  &	  PROFESSIONAL	  EXPENSES
	  TOTAL	  MANAGEMENT	  &	  PROFESSIONAL	  EXPENSES 475,000.00 $3,188

\
	  TAX	  &	  INSURANCE	  EXPENSES
	  TOTAL	  TAX	  &	  INSURANCE	  EXPENSES 850,000.00$	  	  	  	  	   $5,705

TOTAL	  EXPENSES 3,325,000.00 $22,315
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SUMMARY	  SOURCES	  &	  USES Updated	  June	  24-‐2015

Miami	  -‐	  Liberty	  Square	  Rising	  Phase	  III	  (on-‐site) Redevelopment	  Model	  -‐	  Draft	  2.0	  	  (B)
492 units	  -‐	  PHA	  Mixed-‐Finance/Mixed-‐Income	  -‐	  Family Phase	  III	  -‐	  RAD	  rents	  on	  PHA	  units

Run	  with	  Bond/4%	  and	  soft	  $$
SOURCES	  &	  USES	  -‐	  Total	  Project 492 mixed-‐income	  family	  units

Sources: Per	  Unit Uses: Total Per	  Unit
First	  Mortgage Conv/Agency	  Perm 8,000,000$	  	  	  	  	  	  	  	  	  	  	  	   $16,260 Acquisition	  -‐	  Land/Buildings -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
2nd	  Mortgage Florida	  SAIL	  Loan 5,000,000$	  	  	  	  	  	  	  	  	  	  	  	   $10,163 Demolition/Abatyement	  Costs 1,666,667$	  	  	  	  	  	  	  	  	  	  	  	   3,388$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
3rd	  Mortgage Miami-‐Dade	  PHCD	  (Sub	  Debt) 51,000,000$	  	  	  	  	  	  	  	  	   $103,659 Relocation	  Costs 632,500$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,286$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
4th	  Mortgage Local	  Funds	  -‐	  Miami-‐Dade 2,000,000$	  	  	  	  	  	  	  	  	  	  	  	   $4,065 Site	  Costs/Parking	  Costs 1,000,000$	  	  	  	  	  	  	  	  	  	  	  	   2,033$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Other	  grant/loan AHP	  Grant/Loan	  (FHLB) 500,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   $1,016 Construction	  Hard	  Cost,	  Conting. 74,907,000$	  	  	  	  	  	  	  	  	   152,250$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
LIHTC	  Equity	  (9%)-‐Fed investor 33,063,000$	  	  	  	  	  	  	  	  	   $67,201 FF&E	  and	  other	  equip	  cost 600,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,220$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
LIHTC	  Equity	  (9%)-‐FL investor -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   $0 Legal	  &	  Other	  Professional	  Fees 4,000,000$	  	  	  	  	  	  	  	  	  	  	  	   8,130$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Other	  Grant	  /	  Loan investor -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   $0 Financing	  &	  Other	  soft	  costs 3,750,000$	  	  	  	  	  	  	  	  	  	  	  	   7,622$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Deferred	  Devel	  Fee developer 2,970,667$	  	  	  	  	  	  	  	  	  	  	  	   $6,038 Operating/Repl/CSS	  Reserves 4,727,500$	  	  	  	  	  	  	  	  	  	  	  	   9,609$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  

Acquisition/Development	  Fee 11,250,000$	  	  	  	  	  	  	  	  	   22,866$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  

Total	  Sources: 102,533,667$	  	  	  	  	  	  	   $208,402 Total	  Uses: 102,533,667$	  	  	  	  	  	  	   208,402$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  

LIHTC	  Equity pricing annual	  credits total	  credits

LIHTC	  allocation	  (assumed	  DCA	  max) 3,210,000$	  	  	  	  	  	  	  	  	  	  	  	   32,100,000$	  	  	  	  
Equity	  Pricing	  ($/credit) federal $1.030 33,063,000

state $0.000 0
NMTC	  Equity	  Pricing	  ($/credit)
Total	  Equity	  Yield $33,063,000

LIHTC	  Equity pricing annual	  credits total	  credits
Percentage	  Low	  Income 80%
Eligible	  Basis	  Acquis. 0.0% -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Eligible	  Basis-‐Dev.	  Cost 95.0% 76,736,825$	  	  	  	  	  	  	  	  	  	  
Combined	  Basis 76,736,825$	  	  	  	  	  	  	  	  	  	  
Boost 130%
Qualified	  Basis: 99,757,873$	  	  	  	  	  	  	  	  	  	  
Eligible	  Annual	  Credit: 3.22% 3,212,204$	  	  	  	  	  	  	  	  	  	  	  	  
LIHTC	  allocation	   3,210,000$	  	  	  	  	  	  	  	  	  	  	  	  
Federal	  Equity	  Pricing	  ($/credit)$1.03 32,100,000$	  	  	  	  	  	  	  	  	  	   based	  on	  recent	  transactions	  and	  current	  market	  pricing
Total	  Federal	  LIHTC	  Equity 33,063,000$	  	  	  	  	  	  	  	  	  	  
State	  Equity	  Pricing	  ($/credit) $0.00 32,100,000$	  	  	  	  	  	  	  	  	  	   based	  on	  recent	  transactions	  and	  current	  market	  pricing
Total	  State	  LIHTC	  Equity -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  

Total	  Equity	  Yield 33,063,000$	  	  	  	  	  	  	  	  	  	   33,063,000$	  	  	  	  

Debt	  Sources: rate amortiz term principal annual	  DS

1st	  Mortgage: Conv/Agency	  Perm 5.25% 35 35 8,000,000$	  	  	  	  	  	  	  	  	  	  	  	   $499,913 sized	  to	  1.25x	  coverage	  at	  year	  15;	  1.15x	  at	  year	  20

2nd	  Mortgage Florida	  SAIL	  Loan 1.0% 40 40 5,000,000$	  	  	  	  	  	  	  	  	  	  	  	   $50,000 cash	  flow interest	  only	  @	  1.0%

3rd	  Mortgage Miami-‐Dade	  PHCD	  (Sub	  Debt) 1.0% 40 40 51,000,000$	  	  	  	  	  	  	  	  	  	   share	  of cash	  flow assume	  no	  repayment	  other	  than	  cash	  flow	  share

4th	  Mortgage Local	  Funds	  -‐	  Miami-‐Dade 1.0% 40 40 2,000,000$	  	  	  	  	  	  	  	  	  	  	  	   share	  of cash	  flow assume	  no	  repayment	  other	  than	  cash	  flow	  share

Other AHP	  Grant/Loan	  (FHLB) 20 500,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
totals: $549,913

Development	  Budget:

Item Description Units Per	  Unit Total	  Cost

Land/Property	  Acquisition 492 -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   assume	  ground	  lease	  at	  nominal	  terms
Existing	  Buildings	  Abatement	  /	  Demolition 251 6,640$	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,666,667$	  	  	  	  	  	  	  	  	  	  	  	   abatement	  and	  demolition	  cost	  	  (on-‐site	  portion)
Relocation	  Costs PHA	  units	  only 253 2,500$	  	  	  	  	  	  	  	  	  	  	  	  	  	   632,500$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   estimated	  based	  upon	  experience;	  PHA	  units	  only
Site	  Costs 492 2,033$	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,000,000$	  	  	  	  	  	  	  	  	  	  	  	   sitework/parking
Parking	  Structure	  Costs 492 -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   -‐$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   n.a.
Construction	  Hard	  Cost	  -‐	  MF 492 145,000$	  	  	  	  	  	  	  	  	   71,340,000$	  	  	  	  	  	  	  	  	  	   new	  construction	  -‐$140M/unit 75,907,000$	  	  	  	  	  	  	  	  	  
Contingency 492 7,250$	  	  	  	  	  	  	  	  	  	  	  	  	  	   3,567,000$	  	  	  	  	  	  	  	  	  	  	  	   DCA	  Maximum	  -‐	  target	  10%	  of	  hard	  costs	  (rehab)
Design	  Costs	  (A&E,	  Engr,	  Green	  Bldg,	  other	  inspections) 492 5,081$	  	  	  	  	  	  	  	  	  	  	  	  	  	   2,500,000$	  	  	  	  	  	  	  	  	  	  	  	   	  A&E/Civil
FF&E,	  other	  costs	  outside	  of	  contract	  	   492 1,220$	  	  	  	  	  	  	  	  	  	  	  	  	  	   600,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Legal	  and	  Financing	  Costs,	  Bond	  costs,	  legal,	  other 492 7,622$	  	  	  	  	  	  	  	  	  	  	  	  	  	   3,750,000$	  	  	  	  	  	  	  	  	  	  	  	   estimate
Other	  Soft	  Costs	  -‐	  LIHTC	  Costs 492 2,236$	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,100,000$	  	  	  	  	  	  	  	  	  	  	  	   estimate
Operating	  Reserve 492 3,206$	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,577,500$	  	  	  	  	  	  	  	  	  	  	  	   6	  mos	  of	  expenses
PBRA	  Subsidy	  Reserve 492 2,134$	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,050,000$	  	  	  	  	  	  	  	  	  	  	  	   lender/investor	  required
Lease-‐Up	  Reserve 492 2,236$	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,100,000$	  	  	  	  	  	  	  	  	  	  	  	  
Capitalized	  Supportive	  Services	  Reserve 492 2,033$	  	  	  	  	  	  	  	  	  	  	  	  	  	   1,000,000$	  	  	  	  	  	  	  	  	  	  	  	   estimated	  based	  upon	  experience
Soft	  Cost	  Contingency 492 813$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   400,000$	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Development	  Fee 492 22,866$	  	  	  	  	  	  	  	  	  	  	   11,250,000$	  	  	  	  	  	  	  	  	  	   12.3% Devel	  fee	  as	  percentage	  of	  TDC

Subtotal: 208,402$	  	  	  	  	  	  	  	  	   102,533,667$	  	  	  	  	  	  	  

Total	  Development	  Budget: total	  project 102,533,667$	  	  	  	  	  	  	  

per	  unit	  cost $208,402
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OPERATING	  BUDGET	  /	  EXPENSES
Miami	  -‐	  Liberty	  Square	  Rising	  Phase	  III	  (on-‐site)

492
2014	  YTD	  annualized 2014

SUBJECT	  Property Columbia	  Parc	  Family	  Housing Carrfour	  Portfolio
EXPENSES 492 units 563	  units 1027	  units

	  OPERATING	  EXPENSES 492 per	  unit 563 per	  unit 1027 per	  unit

	  TOTAL	  ADMINISTRATIVE	  EXPENSES $120,000 $244 $186,903 $332 $90,317 $88
	  TOTAL	  MARKETING	  EXPENSES $25,000 $51 $30,879 $55 $0 $0
	  TOTAL	  PAYROLL	  EXPENSES $675,000 $1,372 $823,038 $1,462 $2,083,386 $2,029
	  TOTAL	  MAINTENANCE	  EXPENSES $235,000 $478 $226,070 $402 $1,511,576 $1,472
	  TOTAL	  CONTRACT	  EXPENSES $650,000 $1,321 $764,433 $1,358 $0 $0
	  TOTAL	  UTILITY	  EXPENSES assume	  bldg-‐paid	  utilities $200,000 $407 $176,077 $313 $771,822 $752
	  TOTAL	  MANAGEMENT	  &	  PROFESSIONAL	  EXPENSES $460,000 $935 $565,744 $1,005 $410,936 $400
	  TOTAL	  TAX	  &	  INSURANCE	  EXPENSES* 790,000$	  	  	  	  	  	  	  	  	  	  	  	  	   $1,606 $870,530 $1,546 $1,628,900 $1,586

*	  prior	  to	  tax	  abatement

TOTAL	  EXPENSE $3,155,000 $6,413 $3,643,674 $6,472 $6,496,937 $6,326

figures	  are	  post-‐renovation tenant	  paid	  utilities note:	  	  loan	  costs	  omitted
	  	  	  reserves	  omitted

Miami	  -‐	  Liberty	  Square	  Rising	  Phase	  III	  (on-‐site) utilities	  included	  in	  expense

	  OPERATING	  EXPENSES Annual	   PUPA	  

	  ADMINISTRATIVE	  EXPENSES
	  TOTAL	  ADMINISTRATIVE	  EXPENSES 120,000.00 $805

	  MARKETING	  EXPENSES
	  TOTAL	  MARKETING	  EXPENSES 25,000.00 $168

	  PAYROLL	  EXPENSES
	  TOTAL	  PAYROLL	  EXPENSES 675,000.00 $4,530

	  MAINTENANCE	  EXPENSES
	  TOTAL	  MAINTENANCE	  EXPENSES 235,000.00 $1,577

	  CONTRACT	  EXPENSES
	  TOTAL	  CONTRACT	  EXPENSES 650,000.00 $4,362

	  UTILITY	  EXPENSES
	  TOTAL	  UTILITY	  EXPENSES 200,000.00 $1,342

	  MANAGEMENT	  &	  PROFESSIONAL	  EXPENSES
	  TOTAL	  MANAGEMENT	  &	  PROFESSIONAL	  EXPENSES 460,000.00 $3,087

\
	  TAX	  &	  INSURANCE	  EXPENSES
	  TOTAL	  TAX	  &	  INSURANCE	  EXPENSES 790,000.00$	  	  	  	  	   $5,302

TOTAL	  EXPENSES 3,155,000.00 $21,174
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section 3.12 
resident job training, employment 

and section 3 plan and commitments

As a Section 3 certified, woman-led, CHDO,  Carrfour Supportive Housing, Inc. (“Carrfour”) has a unique appreciation for the 
importance of ensuring residents of Liberty Square and other low income community residents have the opportunity to share in 
the economic benefits generated by the Liberty Square Rising redevelopment.  Carrfour, led by a management team composed 
soley of diverse women, earned its Section 3 certification by actively recruiting Section 3 residents as employees.  Twenty-
three of Carrfour’s 74 employees are Section 3 residents. Similarly, Crossroad’s, Carrfour’s not-for-profit property management 
subsidiary, is also Section 3 certified.  Of Crossroad’s 66 employees,  23 are Section 3 residents.  In addition, as a CHDO, one 
third of Carrfour’s Board of Directors are low income residents from the community.  This ensures Carrfour’s governing body is 
both responsive to and ultimately controlled by the community it serves.

3.12 A  |  EMPLOY MIAMI

In order to ensure close coordination with Employ Miami-Dade, Carrfour is partnering with Respect For Life Employment 
Services, Inc. (“RFLES”) to develop a comprehensive training and employment program for Liberty Square Rising (See 
Memorandum of Understanding with RFLES).  As part of the team that created and implemented Employ Miami-Dade, RFLES 
is uniquely positioned to design a comprehensive employment and training program leveraging its involvement and existing 
relationships with Employ Miami-Dade, Neighbors and Neighbors Association, CareerSource and YouthBuild.

3.12 B  |  SECTION 3 TRAINING AND EMPLOYMENT OPPORTUNITIES

Carrfour acknowledges that Section 3 of the HUD Act of 1968 requires that job training and employment opportunities be 
directed to businesses that are owned by, or that substantially employ low or very-low income persons.  As a Section 3 certified 
organization that earned its certification by actively recruiting Section 3 residents as employees, Carrfour is committed to 
maximizing Section 3 opportunities in the Liberty Rising redevelopment.  See below for details on Section 3 commitments.  

3.12 C  |  JOB TRAINING CLASSES

As lead facilitators for the Employ Miami-Dade Work Readiness Program, RFLES has provided work readiness training to over 
300 residents of zip codes 33142 and 33147 in 2015. Recognizing the importance of mastering soft skills before entering a 
construction training program, RFLES conducts “work readiness boot camps” through Employ Miami-Dade to help participants 
develop soft employment skills before entering the construction training program or job placement. For Liberty City residents 
who have been out of the workforce for a long period of time or have never worked, the work readiness training is key to 
successful workforce integration.  

As part of the comprehensive program developed for Liberty Square Rising, RFLES will immediately begin offering work 
readiness training to residents of Liberty Square and the surrounding community through daily daytime and evening classes.  
Boot camp sessions will last 20 days.  With 30 participants in each class, RFLES has the capacity to provide work readiness 
training to more than 700 participants within 12 months.  

Following completion of the work readiness training, RFLES will coordinate enrollment into CareerSource’s construction 
certification training.  After completing the construction certification training program, RFLES will assist participants desiring 
to get specialized training in a specific trade by connecting them with specialized, trade specific training programs offered by 
DA Dorsey Technical College, Lindsey Hopkins Technical College and ABC Institute. RFLES will troubleshoot any barriers that 
surface for the participants and make appropriate referrals to service providers (see Section 3.12 G) to assist the participants 
in overcoming any barriers to their successful workforce integration. To ensure retention, RFLES will continue to remain 
engaged with participants through certification completion and job placement.
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As participants are trained, RFLES will develop a database of trained (both in soft skills and construction skills) potential 
employees from Liberty City (with a priority list created for Liberty Square residents) so that by the time contractors and 
subcontractors are selected, they have a sizeable pool of well-trained perspective employees to hire.  RFLES will also plan 
several construction job fairs at Liberty Square where perspective employees can meet contractors. RFLES’s full service 
training and employment program will also contain detailed outreach and engagement strategies both for perspective Liberty 
City employees and potential contractors.

3.12 D  |  SECTION 3 JOB CREATION

Based on the development team’s experience in similar sized redevelopments, Carrfour anticipates Liberty Square Rising will 
lead to 354 new construction jobs of which 20% will be Section 3 hires (which will be equally distributed amongst the various 
trades) and 20 post construction jobs of which 25% will be Section 3 hires.  As detailed below, Carrfour, Columbia Residential 
and Bank of America CDC all have a track record of success in new job creation and Section 3 hiring.

3.12 E  |  IDENTIFICATION OF CERTIFIED SECTION 3 BUSINESSES

Since the development team intends to go out to bid in order to select qualified contractors and suppliers who offer the most 
competitive pricing, the team cannot commit to contractors, subcontractors or suppliers at this time. However, the development 
team will establish a goal of contracting at least 25% to Section 3 and other certified small and minority firms. These 
construction goals will be included in the general contractor RFP and they will be scored on their plan for achieving these goals.  
In addition, language regarding these goals will be included in the general contractor’s contract, including required regular 
reporting on the number of new Section 3 hires and Section 3 and MBE contracting.  

The team will also pursue opportunities to contract with Section 3 businesses to provide post construction maintenance 
services such as landscaping, pest control and security.  The development team will work to contract at least 25% of post 
construction contracts to Section 3 and other certified small and minority firms.  

Carrfour, Columbia Residential and Bank of America CDC all have track records of success in this area.  At the Encore public 
housing redevelopment in Tampa, BACDC exceeded their goal of 20% Section 3 new hires during infrastructure development 
and exceeded their goal of 25% Section 3 new hires for 3 of the 4 buildings. In addition, over $18 million (23%) in contracts 
were awarded to MBE firms. Similarly, in Carrfour’s Parkview Gardens development in Liberty City, the general contractor 
awarded 27% of the subcontracts to Section 3 firms.  In Carrfour’s Hampton Village development in Brownsville, all Section 
3 and MBE contracting goals were exceeded (see detailed information and work plan for Section 3 hiring at Hampton Village 
in the attachments section to 3.5 B). In St. Bernard redevelopment in New Orleans, Columbia Residential had the following 
achievements: over $25 million (26.8%) in construction contracts were awarded to MBE firms, over $44 million (44%) in contracts 
were awarded to firms located in the City of New Orleans, and a total of 123 Section 3 residents were hired for demolition, 
infrastructure and vertical construction (this number exceeded 75% of all new positions tracked under Section 3 reporting).

3.12 F  |  COMPLIANCE WITH HUD CFR 85.36 (e)

The development team shall take affirmative steps as indicated in HUD CFR 85.36 (e), including 1) placing qualified small 
and minority businesses and women’s business enterprises on solicitation list; 2) assuring that small and minority business 
and women’s business enterprises are solicited whenever they are potential sources; 3) dividing total requirement, when 
economically feasible, into smaller tasks or quantities to permit maximum participation by small and minority business 
and women’s business enterprises; 4) establishing delivery schedules, where the requirement permits, which encourage 
participation by small and minority business and women’s business enterprises; 5) using the services and assistance of the 
Small Business Administration, and the Minority Business Development Agency of the Department of Commerce; and 6)
requiring the prime contractor, if subcontracts are to be let, to take the affirmative steps listed in paragraphs (3) (2) 1 through 5 
of this section.

3.12 G  |  CONTRIBUTING PARTNERS AND RESOURCES

Carrfour is proposing a holistic transformation of Liberty Square - not just a redevelopment of the existing housing.  Carrfour 
has been working to bring the Purpose Built Communities (“PBC”) model of neighborhood transformation to Liberty City for 
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more than two years.  The PBC model for holistic neighborhood transformation includes the following key components: high 
quality mixed income housing, effective cradle-to-college education pipeline, enriching community wellness programs, and a 
committed local not-for-profit that has the capacity to bring community stakeholders to the table to lead the transformation. As 
fully described in the attached letter, Purpose Built Communities is committed to being part of Carrfour’s team and will bring 
their wealth of experience and resources developed over the years from lessons learned through successful neighborhood 
revitalizations throughout the nation.  

While housing is vitally important, true neighborhood transformation will not be achieved without weaving together a 
comprehensive program of supports and services.  It is these transformational programs that will create a healthy community 
and truly turn the tide for the families of Liberty Square and future generations.  As both a housing developer and service 
provider, Carrfour is uniquely positioned to simultaneously redevelop the housing (in collaboration with its development team) 
and bring an array of services and supports to create a healthy community for the families of Liberty Square. 

Carrfour is an active member of the Liberty City Community Collaborative. The Collaborative is comprised of residents, 
organizations, businesses, service providers, universities, funders and other entities who are committed to a shared vision 
for Liberty City’s children and their families. The mission of the Collaborative is to create and sustain a system of care that 
facilitates the education, safety, health and well-being of children and families in Liberty City. The Collaborative exists for the 
sole purpose of improving the quality of life for children and families through a structured services model that puts families 
first.  As evidenced by their attached letters, Carrfour’s team has the strength and resources of the Liberty City Community 
Collaborative.  The Collaborative, as detailed in their letters, will provide the following services and resources: summer 
activities programming, after school activities, family strengthening services, parenting advocacy, life skills training, financial 
literacy, mentoring programs, gang prevention, case management, truancy prevention programming, behavioral health services, 
family counseling, substance abuse treatment, recreational programs, and  sports activities.   Jessie Trice Community Health 
Center, a member of the Collaborative, has been working in the Liberty City community for close to half a century. Their 
support for Carrfour’s redevelopment efforts will provide essential health services such as family medicine, HIV/AIDS services, 
OB/GYN, pediatrics, nutrition, dentistry and ancillary medical services.  

Since high quality cradle-to-college education is a key pillar in the Purpose Built Communities model, Carrfour asked Miami 
Children’s Initiative (“MCI”) to join its team. MCI’s mission is to create a community-based network that develops, coordinates, 
and provides quality education, youth development programs and safe neighborhoods for the children and families residing 
in Liberty City. MCI (see attached MOU and letter of support) will be the team’s education and youth development partner in 
transforming Liberty Square.

Carrfour has been a local service provider for over 20 years, providing a full array of supportive services such as case 
management, recovery support, employment and training services, life skills training, family resiliency services, financial 
literacy and leadership training to over 9,400 men, women and children.  Carrfour, the Liberty City Community Collaborative 
and the Miami Children’s Initiative will work together to ensure that the redevelop of Liberty Square includes the services and 
programming necessary to truly transform the community.

3.12 H  |  TRAINING AND EMPLOYMENT OF EX-OFFENDERS

Carrfour has partnered with Respect For Life Employment Services, Inc. (“RFLES”) to provide training and employment services 
to ex-offenders (see attached MOU). RFLES currently provides work readiness and employment services to ex-offenders in 
their current partnership with Employ Miami-Dade.  Through their work with Employ Miami-Dade, RFLES has trained 125 ex-
offenders of which 60% were placed in jobs.  Ex-offenders will be eligible to enroll in the training and employment program 
described in Section 3.12 A-F.  Contractors will be encouraged to hire ex-offenders and will be given extra points in the 
selection process for committing to at least 5% of new hires.

For the most difficult to place ex-offenders, RFLES has created an entrepreneurship program to assist ex-offenders in creating 
businesses such as lawn care and pest control.  Ex-offenders who go through the training program and who cannot be placed 
in traditional construction jobs will be offered the opportunity to enroll in RFLES entrepreneurship program.  

For the most difficult to place ex-offenders, RFLES has created an entrepreneurship program to assist ex-offenders in creating 
businesses such as lawn care and pest control. Ex-offenders who go through the training program and who cannot be placed in 
traditional construction jobs will be offered the opportunity to enroll in RFLES entrepreneurship program.  
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As described below, the Carrfour team brings together four very strong organizations that have a strong track record of 
implementing multiple phased public housing redevelopments. The exceptions and recommendations made in this section are 
based on the experience of the team in completing successful public housing transformations throughout the country.

First we have the Catalyst Group, led by Renee Lewis Glover, who for 19 years led the Atlanta Housing Authority (“AHA”). 
As the AHA Chief Executive Officer, Renee Glover developed the first mixed income and mixed finance public housing 
redevelopment in the nation. Ms. Glover successfully developed an agreement with HUD that now serves as a template for this 
type of redevelopment throughout the country. Ms. Glover has completely transformed a troubled housing agency into a high 
performing “Moving To Work Agency” with a national reputation. 

The Banc of America Community Development Corporation (“BACDC”) is another Carrfour development partner that has been 
involved in numerous very successful phased public housing redevelopments, including one of the first HOPE VI developments 
in the United States and one of the largest public housing transformations in Florida. BACDC has successfully organized varied 
financing resources in partnership with the local Public Housing Authority that allowed for a very challenged redevelopment to 
be successfully completed. 

BACDC also has a long history of successfully working with public housing authorities across the country. Its relationship with 
the Charlotte Housing Authority is more than 20 years old. BACDC first partnered with the Charlotte Housing Authority to 
redevelop 410 units of public housing into a mixed-income community containing 274 mixed-income multi-family units in two 
phases, a 68-unit affordable elderly building and 55 homeownership units as well as a stand-alone community center/day care 
center. This BACDC development, called First Ward Place, was one of the first-ever HOPE VI developments and was awarded 
the Urban Land Institute Award of Excellence in 2004. The most recent development BACDC has developed with the Charlotte 
Housing Authority is Ashley Square, a 176-unit new construction mixed income development (20% public housing and 80% 
market) in a high income census tract in Charlotte. BACDC has been working closely with the Tampa Housing Authority for 
eight years to redevelop a severely distressed public housing community in downtown Tampa into a mixed-use, mixed-income 
community known as Encore. BACDC and the Tampa Housing Authority are partnering in the development of at least four 
mixed-income, mixed-use residential buildings. Three of these buildings are completed, and one is under construction.

The above are just a few of the redevelopments BACDC, in public/private partnership with local public housing agencies, 
completed across the country. All the BACDC redevelopments with public housing agencies have been successful, financially 
viable developments providing mixed income quality housing for the residents served by the communities.

Columbia Residential, Carrfour’s other development partner, has successfully completed five multi-phased public housing 
redevelopments in the Southeast utilizing very creative financing which has included program related investments from 
foundations. Columbia is also developing additional mixed-finance public housing transformations with other public housing 
agencies. As such, Columbia has an experience base with successful public housing transformation and mixed-finance 
development using a wide range of HUD programs that is among the strongest in the country. This is reflected in the 
substantial listing of national and industry awards for this work and the strong references from public housing authority 
partners. Columbia Residential currently has more than 7,000 multifamily housing units under its management with a portfolio 
occupancy rate that exceeds 95%. Most importantly Columbia has redeveloped in troubled communities and its strong 
management style has contributed to the transformation of these communities.

Columbia Residential’s extensive experience in completing successful mixed-income, mixed-use, and mixed-finance public 
housing transformations is made possible through partnerships with public housing agencies. These partnerships include 
West Highlands in Atlanta with the Atlanta Housing Authority and Columbia Parc at the Bayou District in New Orleans with 
the Housing Authority of New Orleans. Columbia’s five successfully completed multi-phase public housing transformations 



represent more than 2,700 units of mixed-income housing. At this time, Columbia is involved in other public housing 
transformations totaling an additional 1,150 units. These redevelopments have involved a wide variety of HUD programs and 
local and state funding sources. Columbia manages the Villages at East Lake in Atlanta, which is a nationally recognized model 
of public housing transformation. Columbia also has extensive experience and success in creating off-site replacement housing 
for public housing authorities transforming their public housing, particularly in Atlanta, but also currently in creating off-site 
housing for New Orleans Choice Neighborhoods transformation.

Columbia has long-standing, recurring relationships with public housing agency partners. The best measure of Columbia’s 
success and performance as a partner is the repeat projects and the references of public housing authorities. Columbia has 
extensive experience with HUD programs and HUD housing transformations, and maintains a strong relationship with the 
Public and Indian Housing division of HUD. Columbia recently completed the first off-site Rental Assistance Demonstration 
(RAD) housing units in a mixed-income senior development with the Housing Authority of DeKalb County and prepared a 
detailed Choice Neighborhoods community planning process and implementation grant application with a public housing 
agency as a partnership. Additionally, Columbia is involved in several current public housing agency redevelopments using the 
RAD program. In each community, Columbia has successfully worked with partners to obtain local development approvals and 
funding to allow for successful completion of the transformation.

Columbia also has a successful program for working with public housing residents and local communities in the planning and 
design process to ensure full community participation. Columbia has developed extensive experience in planning charrettes, 
community surveys, resident relocation, resident supportive services and programming, and other key aspects of completing 
complex redevelopments to create healthy mixed-income communities including substantial public housing units.

Rooted in the vast experience described above, Carrfour’s development team has specific recommendations that would make 
Liberty Rising a successful redevelopment. The first recommendation is to reconsider the 60-month timeline. In order to achieve 
the desired result of a successful, financially sustainable redevelopment of mixed income/mixed finance housing for the 
residents of Liberty Square, PHCD should consider extending the redevelopment timeline to five to seven years. The Carrfour 
team believes the 60-month timeframe presents significant challenges to achieving a more cost-effective development. 
Because of the 60-month timeframe, it will require each transaction to be structured as a 4% tax exempt bond transaction 
instead of being able to seek other financing sources such as 9% LIHTC credits or new market tax credits. It is important that 
the team be able to structure some of the phases as a 9% LIHTC transaction, which would allow for more equity and fewer 
funds from Miami-Dade County. It will take a minimum of 20 to 22 months to complete a phase and this timetable could 
expand depending on the amount of remediation required by the environmental assessment, timing of lease-ups, and timing to 
complete phases of relocation. 

As an alternate, Carrfour’s team completed a site plan with five phases of housing (see attachment) that serves the ACC/RAD 
replacement housing need as set out by the PHCD (a sixth phase of housing is proposed above the retail but is not required to 
meet the PHCD replacement housing needs). The team would propose to seek out a range of creative resources in partnership 
with PHCD that would allow for the successful redevelopment of the Liberty Square community. The team understands the dire 
situation of Liberty Square and has many recommendations for initiatives that can occur right away in order to begin seeing 
immediate tangible changes in the community. Carrfour, in collaboration with its service partner’s Miami Children’s Initiative 
and the members of the Liberty City Collaborative for Change, are prepared to begin working in Liberty Square immediately 
in order to begin supporting the human transformation while the development transformation occurs over a more realistic 
timeline. 

Below are additional key factors related to the team’s alternative proposal and additional recommendations that will make 
Liberty Square Rising a successful redevelopment: 
  The combined subsidy needed to complete all phases assuming a 4% LIHTC transaction is estimated to be $156 million. 

Utilizing $15 million in SAIL ($5 million for each of three phases) and $2 million per project in SURTAX funds leaves a gap 
of $135 million. A portion of these funds has already been identified by PHCD.  However, the remaining funds will need to 
be identified, and it is expected that PHCD will need to fill the additional gap after the team has procured or attempted to 
procure all other funding resources such as LIHTC, bond financing, AHP, Choice Neighborhood, New Market Tax Credits 
and any other funding source the team is able  to pursue.

  PHCD should commit to RAD or to converting its Section 8 vouchers to PBS8 units for all replacement housing units. PHCD 
has reported that the monthly voucher turnover is in the range of 55-60 vouchers. The team will need to seek HUD 
approval to convert these vouchers to PBS8 units. The team has been successful with this process in several PHA mixed 
income redevelopments throughout the country, most recently in Tampa, Florida.
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  The public/private development partnership will be structured with Columbia Residential as the Managing Member or 
General Partner with decision-making rights. The success of any PHA redevelopment is dependent on the developer’s 
ability to fully execute its development plan. HUD has approved this structure and the team has been very successful with 
other PHA’s utilizing this strategy.  

As has been done in all of the team’s redevelopments of public housing, the developer should be able to procure its general 
contractor and any other consultants utilizing its own established procurement processes. The team proposes procuring via a 
qualifications-based process with input from PHCD and the residents of Liberty Square. HUD has approved this with all other 
redevelopments undertaken by this team.

If selected as the developer for the redevelopment of Liberty Square Rising, the development team will immediately work with 
the PHA and the community to deliver a high quality holistic transformation. This team has the vast experience to make this 
transformation vision a reality. 
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