
OCT 12 2026 3:05 PM

2026-059BP

BEFORE THE FLORIDA HOUSING FINANCE CO RPO RATIO 

EGRET ON UNION, LTD., 

Petitioner, FHFC Case o.: 

RECEIVED 

FLORIO/~ HOUSING 
F ?i ,'\ NC [ CO R ? 0 K AT I O ~, 

vs. RFA No.: 2026-202 
Application No.: 2027-022C 

FLORIDA HO SI G FINANCE CORPORATION, 

Respondent. 
I --------------------

FORMAL ,VRITTEN PROTEST 
AND PETITION FOR ADMINISTRATIVE HEARING 

Petitioner, Egret on Union, Ltd. ("Egret on Union" or "Petitioner"), files this Formal 

Written Protest and Petition for Administrative Hearing (''Petition") pursuant to section 120.57(3), 

Florida Statutes, and rules 67-60.009 and 28- 110.004, Florida Administrative Code. Thfa petition 

challenges the eligibi lity determinations, evaluations, and proposed allocations set forth in the 

otice of Intended Decision posted on September 25, 2026, by Respondent, Florida Housing 

Finance Corporation ("Florida Housing" or "Respondent"), in response to Request for 

Appl ications 2026-202 Housing Credi t Financing for Affordable Housing Developments Located 

in Broward, Duval, Hillsborough, Lee, Orange, Palm Beach, Pinellas, and Polk Counties (the 

.. Rf A"). In support, Egret on Union states: 

I. Parties 

1. Egret on Union is a legally fom1ed entity qualified to do business in Florida. For 

purposes of this proceeding, Egret on Unions address, telephone number, and email address arc 

those of its undersigned counsel. 

2. Egret on Union submitted an Application in response to the RFA, seeking an award 

of Housing Credit Financing for Affordable Housing Developments Located in Broward, Duval, 



Hillsborough, Lee, Orange, Palm Beach, Pinellas and Polk Counties ("Housing Credit Financing 

Funding"). Petitioner proposes to bui ld an 88-unit Garden Apartments Development in Pinellas 

County. 

3. Florida Housing is the agency affected by this Petition. Florida Housing's address 

is 227 North Bronough Street, Suite 5000, Tallahassee, Florida 3230 I. Florida Housing's fi le 

number for Egret on Union's application is 2027-022C. 

II. Notice 

4. Egret on Union received notice of Florida Housing 's intended decision to award 

funding pursuant to the RFA on September 25, 2026, when Florida Housing's Board or Directors 

approved the recommendation of its Review Committee. A copy of the notice posted on the Florida 

Housing website concerning the Board action is attached as Exhibit 1. Egret on Union's 

Appl ication was deemed eligible for funding and was not among those selected for a prel iminary 

award based on the sorting and selection criteria in the RFA. For the reasons set forth below, Egret 

on Union contends that its Application should have been selected. 

5. Petitioner ti mely fi led a Notice oflntent to Protest, with attachments, on September 

30, 2026. A copy of the notice is attached as Exhibit 2. 

Ill . Background 

6. Florida Housing is a public corporation created by section 420.504, Florida 

Statutes, to administer the governmental function of awarding various types of funding for 

affordable housing in Florida. 

7. Florida Housing has the responsibi lity and authori ty to establish procedures for 

allocating and distributing various types of funding for affordable housing. In accordance with that 

authority, Florida Housing has adopted Chapt,cr 67-60, Florida Administrative Code, which 
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governs the competitive solicitation process for several programs. Chapter 67-48 a lso applies to 

th is competitive solicitation for Housing Credit Financing Funding. In addition, Chapter 67-53 

governs compliance procedures. Applicants seeking Housing Credit Financing Funding are 

required to comply with provisions of the RFA and each of the administrative ru le chapters 

referenced in this paragraph. See RFA, p. 7 (§ Three F.3). 

8. The RFA was issued on July 16, 2026. There was one amendment issued on Ju ly 

27, 2026. The RFA anticipates the award of an estimated $33,633,880 of Housing Credits available 

for award to proposed developments. 

9. The RFA sets forth the information that must be submitted by an Applicant and 

provides a general description of the types of projects that wi ll be eligible for funding. The RFA 

further outlines a deta iled process for selecting developments for an allocation of Housing Credits. 

See generally RFA, pp. 7-83. 

10. Applicants are first required to meet certain mandatory eligibi lity requirements in 

order to be selected for funding. RFA, pp. 83-85 (§ Five A. 1). For example, Appl icants must 

accurately complete a Principals Disclosure Form. RFA, p. 13 (§ Four A.3.c.). Applicants must 

add itionally earn a minimum number of "proximity points" based on the distance between the 

development and transit services and community services. RFA, pp. 28-33 (§ Four A.5.c.). 

11. Appl ications are further assigned a score. Applicants had the opportunity 10 earn a 

maximum of 15 points, as follows: 

Point Items Maximum Points 
Submission of Principals Disclosure Fonn that is stamped 
"Received" by the Corporation at least 14 Calendar Days prior to 
the Application Deadline AND stamped "Approved" prior to the 5 
Annl ication Deadline 
Bookmarkin11: Attachments prior to submission 5 
Local Government Contribution Points 5 
Total Possible Points 15 
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RFA, p. 86 (§ Five A.2). 

12. The RFA next explains the funding goals for the Applications: 

Note: Applications will not be limited to selecting one goal in which to compete; 
however, Applicants selected to meet one goal will not count towards meeting a 
second goal, even if the Application meets all qualifications for multiple goals. 

a. Geographic Arca of Opportunity/SADDA Goal 

The Corporation has a goal to fund one Family Application that qual ilies 
for the Geographic Areas of Oppo1tunity/SADDA Goal as described in 
Section Four, A. IO.a.( I)( d) of the RFA proposing a Development located in 
the following counties: (i) Broward County, with a preference that it is a 
Priority I Application that also qual ifies for the Local Government Areas of 
Opportunity Designation as described in Section Four, A.1 1.d. of the RFA; 
and (i i) Pinellas County. 

b. Local Government Areas of Opportunity Designation Goal 

The Corporation has a goal to fund one Application proposing a 
Development located in Broward, Duval , Hillsborough, Orange, Palm 
Beach, and Polk County that qual ify for the Local Government Areas of 
Opportunity Goal as described in Section Four, A. I I.e. of the RF A. 

RFA, p. 86 (§ Five B. l). 

13. Because multiple Applicants may achieve the maximum number of points and meet 

the mandatory eligibility requirements, the RF A also sets fo11h an Application Sorting Order: 

a. Sorting Order when selecting Applications to meet the Local Government Areas of 
Opportunity Goal described in 5.b below 

When selecting Applications to meet the Local Government Areas of Opportunity 
Goal as described in Section Four, A. I I.e. of the RFA, the highest scoring 
Applications will be determined by fust sorting together all e ligible Applications 
that qualify for the goal from highest score to lowest score, with any scores that are 
tied separated in the following order: 

( I) First, by the Appl ication 's eligibi lity for the Development Category 
Funding Preference which is outlined in Section Four A.4.b.(4) of the RFA 
(with Applications that qualify for the preference listed above Applications 
that do not qualify for the preference); 
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(2) Next, by the Application's Permit Ready Tier status, which is outlined in 
Section Four, A.7.c. of the RFA (with Applications that qua lify as Tier 1 
Permit Ready Appl ications receiving preference above Applications that do 
not qualify for this preference); 

(3) Next by Developer Expe,-ience Funding Preference, which is outlined in 
Section Four, A.3.b.(3)(b) ,ofthe RFA (with Applications that qualify for the 
preference listed above Applications that do not qualify for the preference); 

(4) Next, by the Application's eligibility for the Florida Job Creation Funding 
Preference which is outl ined in Item 4 of Exhibi t C of the RFA (with 
Applications that qualify for the preference listed above Applications that 
do not qualify for the preference); 

(5) And finally, by lottery number, resulting in the lowest lottery number 
receiving preference. 

b. Sorting Order used when selecting Applications except for those that meet the Local 
Government Areas of Opportunity Goal described in 5.b. below 

For each goal, the highest scoring Priority I Applications within the county will be 
determined by first sorting together all eligible Priority I Applications that qualify 
for each goal from highest score to lowest score, wi th any scores that are tied 
separated in the following order. This will then be repeated for Priority 2 
Applications that qualify for each goal: 

( 1) First, by the Application's eligibi lity for the Development Category 
Funding Preference which is outlined in Section Four A.4.b.(4) of the RFA 
(with Applications that qualify for the preference listed above Applications 
that do not qualify for the preference); 

(2) Next, by the Application 's Leveraging Classification, as outlined in Item 3 
of Exhibit C of the RFA (with Applications having the Classification of A 
listed above Applications having the Classification of B); 

(3) Next, by the Application's eligibility for the Proximity Funding Preference 
(which is outlined in Section Four A.5.e. of the RFA) with Applications that 
qua lify for the preference listed above Applications that do not qualify for 
the preference; 

(4) Next, by the Application's Permit Ready Tier status, which is outlined in 
Section Four, A.7.c. of the RFA (with Applications that qualify as Tier I 
Permit Ready Applications receiving preference above Applications that do 
not qualify for this preference); 
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(5) Next by the Developer Experience Funding Preference, which is outlined in 
Section Four, A.3.b.(3)(b) ofthe RFA (with Applications that qualify for the 
preference listed above Applications that do not qualify for the preference); 

(6) Next, by the Appl ication's eligibil ity for the Florida Job Creation Funding 
Preference which is outlined in Item 4 of Exhibit C of the RFA (with 
Applications that qualify for the preference listed above Applications that 
do not qualify for the preference); 

(7) And finally, by lottery number, resul ting m the lowest lottery number 
receiving preference. 

RFA, pp. 86-88 (§ Five 8 .2). 

14. Finally, the RFA outlines the Funding Selection Process for eligible Applicants. It 

provides as follows: 

a. Geographic Area of Opportunity/SADDA 

( I) Broward County 

The first Application selected for fund ing will be the highest-ranking 
eligible unfunded Priority 1 Application for a proposed Development 
located in Broward County that qualifies for both the Geographic Area of 
Oppoitunity/SADDA Goal and the Local Government Areas of Opportunity 
Designation. 

If there are no elig ible Priority I Applications located in Broward County 
that meet these qualifications, then the first Application selected for funding 
will be the highest-ranking eligible unfunded Priority I Application for a 
proposed Development located in Broward County that qualifies for the 
Geographic Arca of Opportunity/SADDA Goal. 

If there are no elig ible Priority I Applications located in Broward County 
that meet these qualifications, then the highest-ranking eligible Priority 2 
Application for a proposed Development located in Broward County that 
qualifies for the Geographic Area of Oppo1tunity/SADDA Goal will be 
selected for funding. 

(2) Pinellas County 

The next Application selected for funding will be the highest-ranking 
eligible unfunded Priority I Application for a proposed Development 
located in Pinellas County that qua lifies for the Geographic Arca of 
Opportunity/SADDA Goal 
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If there is no eligible Priority I Applications for a proposed Development 
located in Pinellas County that qua lify for the Geographic Area of 
Opportunity/SADDA Goal, then the highest-ranking eligible Priority 2 
Application located in Pinellas County that qualifies for the Geographic 
Area ofOpportunity/SADDA Goal wi ll be selected for funding. 

b. Local Government Areas of Opportunity Goal 

The first Application selected for funding will be the highest-ranking elig ible 
unfunded Priority I Application proposing a Development located in Broward 
County that qual ifies for the Local Government Areas or Opportunity Goal 
described in Section Four A.1 1.e of the RFA. This will be repeated for Duval, 
Hillsborough, Orange, Palm Beach, and Polk County. 

c. Verification that all counties received a certain number of awards 

If Duval, Hillsborough, Orange, Palm Beach, Pinellas, or Polk were not credited 
with at least one award in a. -b. above, then the highest-ranking eligible Priority I 
Application in those counties without an award will be selected for fund ing. If 
Broward County was not credited with at least two awards in a.-b. above, then the 
highest-ranking eligible Priority 1 Application(s) in Broward County will be 
selected for funding until two awards have been credited to Broward County. 

If Duval, Hillsborough, Orange, Palm Beach, Pinellas, or Polk were still not 
credited with at least one award in a.-b., nor were there any Priority I Appl ications 
in the county, then the highest-ranking eligible Priority 2 Appl ication in those 
counties without an award wi ll be selected for funding. If Broward County was not 
credited with at least two awards in a.-b. above, nor were there any Priority I 
Appl ications in the county, then the highest-ranking el igible Priori ty 2 Application 
in Broward County will be selected for funding until two awards have been credited 
to Broward County. 

If an Appl ication selected for funding in this section cannot be fully funded, the 
Appl ication may be awarded a binding commitment, and no further Appl ications 
will be selected for funding in this process. 

d. Remaining Funding 

( I) Additional awards in Hillsborough, Orange, and Palm Beach County 

If funding remains, the highest-ranking eligible unfunded Application that 
qualifies for either the Local Government Areas of Oppo1tunity Goal 
described in Section Four, A.11.e. of the RFA or Geographic Areas of 
Oppoitunity/SADDA Goal will be selected in each of the following 
counties, if it can be fully funded, with a preference that this is a Priority 1 
Appl ication: Hillsborough, Orange, and Palm Beach County. 
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If funding remains, this will be repeated, until there are no Applications in 
these counties that can meet the Funding Test. 

(2) Additional awards in Broward, Duval, and Pinellas County 

If funding remains, the highest-ranking eligible unfunded Application in 
that qualifies for either the Local Government Areas of Opportunity Goal 
described in Section Four, A.11.e. of the RFA or Geographic Areas of 
Opportunity/SADDA Goal will be selected in each of the following 
counties, if it can be fully funded, with a preference that this is a Priority 1 
Appl ication: Broward, Duval, and Pinellas County. 

If funding remains this will be repeated, until there are no Appl ications in 
these counties that can meet the Funding Test. 

e. If funding remains, no addi tional Applications from any county wi ll be selected for 
funding and any remaining funding will be distributed as approved by the Board. 

RFA, pp. 86-90 (§ Five 8 .5). 

15. The Review Committee met on September 9, 2026, to score the Appl ications and 

select Appl icants for funding. There were 44 Applications. The Review Commillee determined 

that 38 Appl icants were e ligible for funding and that six (6) Appl icants were ineligible for funding. 

See Exhibit 3 (RFA 2026-202 Appl ication Scores). 

16. The Review Commiuee a lso used the Funding Selection process to ident ify the 

highest-ranking Priority I Application that qualified for each of the goals outlined in the RFA. 

Specifically, the Review Committee recommended the following: 

a. One Appl ication proposing a Development located in Broward County that 
qualifies for the GAO/SADDA Goal, with preference that also qualifies for the 
LGAO Designation: The Committee detem1ined that Altamira Res idences, Ltd., for 
its proposed development named A ltamira satisfied this Goal. 

b. One Application proposing a Development located in Pinellas County that qualifies 
for the Geographic Area ofOpportunity/SADDA Goal: The Committee detennined 
that Mills Creek PC, LLC, for its proposed development named Mills Creek 
satisfied this Goal. 

c. One Application proposing a Development located in Broward County that 
qualifies for the LGAO Goal: The Committee determined that MHP Broward 11, 
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LLC, for its proposed development named Ekos Melrose Manors satisfied this 
Goal. 

d. One Application proposing a Development located in Duval County that qualifies 
for the LGAO Goal: The Commiuee determined that Atlantic Pacific Communities 
IV, Ltd., for its proposed development named Astor Gardens satisfied this Goal. 

e. One Application proposing a Development located in Hillsborough County that 
qua lifies for the LGAO Goal: The Committee determined that SP Landing LLC, 
for its proposed development named Summerfield Landing satisfied th is Goal. 

f. One Application proposing a Development located in Orange County that qualifies 
for the LGAO Goal: The Committee determined that there were no Appl ications 
that satisfied this Goal. 

g. One Application proposing a Development located in Palm Beach County that 
qualifies for the LGAO Goal: The Committee determined that Pine Bay Landing 
LLC, for its proposed development named Pine Bay Landings satisfied this Goal. 

h. One Application proposing a Development located in Polk County that qualifies for 
the LGAO Goal: The Committee determined that there were no Applications that 
satisfied this Goal. 

1. Additional Applications if necessary to ensure that all counties received a ce11ain 
number of awards: The Committee determined that the two following Appl ications 
satisfied th is Goal; (I) Berkshire Square, Ltd. , for its proposed development named 
Berkshire Square; and (2) Magnolia Place Housing Partners, LP, for its proposed 
development named Residences at Magnolia Place. 

J. Additional awards in Hillsborough, Orange, and Palm Beach County: The 
Committee detem1ined that the two following Applications satisfied this Goal; (I) 
ANR O 1, LP, for its proposed development named ANR O I; and (2) HP Apt, LP, for 
its proposed development named HP Apt. 

17. The Board approved the Com millee's recommendations at its meeting on 

September 25, 2026. See Ex.hibit l. 

IV. Substantial. Interests Affected 

18. Egret on Union's substantial interests are affected because Mills Creek PC, LLC 

(Application Number 2027-040C) ("Mills Creek") and Monroe Crossings PC, LLC (Application 

Number 2027-04 1 C) ("Monroe Crossings") arc both ineligible for funding. If Florida Housing had 
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correctly determined that Mills Creek and Monroe Crossings were ineligible for fund ing, Egret on 

Union would have been selected for funding pursuant to the RFA. 

V. Errors in the Preliminary Awards and Determination of Eligibility: 

Mills Creek PC, LLC 

A. Mills Creek is Ineligible Because It Failed to Accurately Disclose Its Principals 

19. To be el igible for funding, an Applicant must provide a "Principals for Applicant 

and Developer(s) Disclosure Fonn" that "meets requirements." RFA, pp. 83-85 (§ Five A. I) 

(emphasis added). Those requirements arc set out in Section Four of the RFA: 

Per subsection 67-48.002(94), F.A.C., the Applicant, Developer(s) and all Principals of the 
Applicant and Developers that are not a natural person must be a legally formed entity as 
of the Application Deadline. 

RFA, p. 8 (§ Four A.3). 

20. The de finition of"Principal" in ru le 67-48.002 prov ides: 

(94) "Principal" bas the meanings set forth below and any Principal other than a 
natural person must be a legally formed entity as of the Application deadline: 

(a) For a corporation, each officer, di rector, executive director, and shareholder 
of the corporation. 

(b) For a limited partnership, each general pa1tner and each limited partner of 
the limi ted partnership. 

(c) For a limited liability company, each manager and each member of the 
limited liability company. 

(d) For a trust, each trustee of the trust and all beneficiaries of majority age (i.e.; 
18 years of age) as of Application deadline. 

(e) For a Publ ic Housing Authority, each officer, d irector, commissioner, and 
executive director of the Authority. 

Fla. Admin. Code R. 67-48.002(94) (emphasis added). 

21. Ruic 67-48.0075 further states: 
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(8) Unless otherwise stated in a competitive solicitation, disclosure of the 
Principals of the Applicant must comply with the following: 

(a) The Applicant must disclose all of the Principals of the Applicant (first 
principal disclosure level). For Applican ts seeking Housing Credits, the Housing 
Credit Syndicator/Housing Credit investor need only be disclosed at the first 
principal disclosure level and no other disclosure is required; 

(b) The Applicant must disclose all of the Principa ls of all the entit ies identified 
in paragraph (a) above (second pr:incipal disclosure level); 

(c) The Applicant must disclose all of the Principals of all of the entities 
identified in paragraph (b) above (third principal disclosure level). Unless the entity 
is a trust or a non-profit . .. all of the Principals must be natural persons . .. ; and 

(d) If any of the entities identified in (c) above are a trust or a non-profit, the 
Applicant must disclose a ll or the Principals o f the trust or a non-pro fit (fourth 
principal disclosure level), all of whom must be natural persons. 

(9) Unless otherwise stated in a competitive solicitation, disclosure of the 
Principals of each Developer must comply with the following: 

(a) The Applicant must disclose all of the Principals of the Developer (first 
principal disclosure level); and 

(b) The Applicant must disclose all of the Principals of all the entities identi fied 
in paragraph (a) above (second principa l disclosure level). 

(c) A competitive sol icitation may require disclosure of a natura l person 
Principal of the Developer to meet Developer experience requirements . 

(10) Applicants awarded funding under th is ru le chapter shall comply with the 
compliance procedures set forth in Chapter 67-53, F.A.C. 

Fla. Admin. Code R. 67-48.0075(8)-(10) (emphasis added). 

22. The RFA requires that any Principal who is not a natural person "must be a legally 

formed entity as of the Application deadline." RFA, p. 13 (§ Four A.3.c.(J)). This mandate stems 

from rule 67-48.002(94) which defines "Principall" as a "legally fom1ed entity as of the Application 

deadline." Pursuant to the RFA, a "Principals Disclosure Fo1m should not include, for any 

organizational structure, any type of entity that is not specifically included in the Ruic definition 
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of Principals." Id. (emphasis added). Accordingly, a fom1 identifying a principal that was not in 

existence as of the Application Deadline is defective, rendering the Applicant ineligible for 

funding. See id. 

i. Mills Creek l11acc11rate(v Completed the Prillcipals Disclosures for the Applica11t. 

23. Mills Creek is ineligible for funding because it failed to accurately complete the 

First Principal Disclosure Level for the Applicant, as mandated by the RFA and rule 67-48.0075(8). 

See Exhibit 4 (Mills Creek's Principals Disclosure for the Applicant and Developers). 

24. In its Principals Disclosure for the Applicant, Mills Creek identified Mills Creek 

PC, LLC as the name of the Applicant entity. Id. In the First Principal Disclosure Level, seven 

principals for Mills Creek PC, LLC were identified: one Investor Member (Joseph J. Chambers); 

three Non-Investor Members (HP Capital Mi lls Apartments, LLC, Calston Mills, LLC and 

Housing Opportun ities of Pinellas, Inc.); and three Managers (HP Capital Mills Apartments, LLC, 

Calston Mills, LLC, and Housing Oppo1tunities of Pinellas, Inc.). Id. 

25. However, Mills Creek did not comply with the requirements of the RFA because it 

failed to disclose PCHA-Mills GP, LLC as a Principal. Mills Creek PC, LLC is a Florida limited 

liability company. In its Articles of Organization, filed with the Florida Department of State, 

Division of Corporations on July 27, 2026 (Document No. L26000397900), Mills Creek identified 

three managers of the company: (i) ?CHA-Mills GP, LLC; (i i) Calston Mills, LLC; and (i ii) HP 

Capital Mills Apartments, LLC. See Exhibit 5 (Mills Creek's Articles of Organization). 

26. There was no amendment to the Articles of Organization fi led on or before the 

Appl ication Deadline, and no fil ing of record wnth the Division of Corporations which removed 

PCHA-Mills GP, LLC as a manager or one which added any other manager. Therefore, as of the 
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Application Deadline, PCHA-Mills GP, LLC was a manager, and thus a Principal of the Applicant 

under Ruic 67-48.002(94). 

27. The Principals Disclosure Fonn submitted with the Mills Creek Application does 

not identify PCHA-Mills GP, LLC at any disclosure level. Instead, Mills Creek identifies Housing 

Opportunities of Pinellas, Inc. ("HOPI") as a first-level Principal of the Applicant, together with 

Calston Mills, LLC and HP Capital Mills Apartments, LLC. See Exhibit 4 (Principals Disclosure 

for Applicant and Developers). 

28. PCHA-Mills GP, LLC is a separate legal entity. It was formed by, and is owned by, 

HOPI. HOPI 's ownership of PCHA-Mills GP, LLC does not make HOPI a manager of the 

Applicant, and it does not make PCHA-Mills GP, LLC anything other than what the public record 

shows it to be: a manager of Mills Creek PC, LLC that the Applicant fai led to disclose. See Exhibit 

6 (Articles of Organization for PCHA-Mills GP, LLC). 

29. The RFA requires that the Principals Disclosure Fo1m "identify ... the Principals 

of the Applicant . .. as of the Application Deadline" and that it meet the requirements of Ruic 67-

48.002. The ru le de lines the Principals of a limi ted liability company as "each manager and each 

member." Because PCHA-Mills GP, LLC was a manager of Mills Creek as of the Application 

Deadline it was required to be disclosed on the Principals Disclosure Fonn. Since the Mi lls Creek 

Appl ication fai led to identify PCHA-Mills GP, LLC, it is inelig ible for funding. 

30. The Principals Disclosure Fo1m did not merely misname a disclosed entity. It 

disclosed a d ifferent entity -- HOPI -- and omitted the manager of record altogether. 

3 1. The chronology or events forecloses any suggestion that the omission resulted from 

a later change in the Applicant's structure. Mills Creek PC, LLC came into existence at 8:00 a.m. 

on July 27, 2026, with PCHA-Mills GP, LLC named in its Artic les of Organization as a manager. 
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That same day, the Applicant sent Florida Housing a Principals Disclosure Form that omitted 

PCHA-Mills GP, LLC as the manager, instead listing HOPI. Section Four of the RFA (§ Four 

A.3.c.(2)) expressly permitted Mills Creek to edit and resubmit its disclosures "for any reason" 

prior to the Application Deadline. But, Mills Creek did not conect its Principals Disclosures at any 

time prior to the Application Deadline. 

ii. Mills Creek Inaccurately Completed the Principals Disclosures/or the De11eloper. 

32. Mills Creek is also ineligible for funding because in response to Section Four 

A.3.b.( I) of the RFA, the Mills Creek Application identifies three Developer entities: (i) HP Capital 

Mills Development, LLC; (i i) Calston Mills Developer, LLC; and (i ii) HOP- Targeted 

Opponunities in Time, Inc. See Ex.hibit 7 (Section Four A.3.b.(l) of Mills Creek's Application). 

33. There is no Florida corporation and no foreign corporation authorized to transact 

bus iness in Florida named "HOP-Targeted Opportunities in Time, Inc." existing as of the 

Application Deadline. See Exhibit 8 (Division of Corporations search results for "HOP-Targeted 

Opportunities in Time, Inc.") 

34. The Principals Disclosure Form for the Developer (See Exhibit 4) and the 

Certificate of Status (See Exhibit 9) instead list a different entity, "HOP-Targeted Oppo1tunities 

in Time, LLC." That entity is a Florida limited liability company, not a corporation. 

35. The identity of each Developer is fundamental to the RFA. It detennines, among 

other things, whose Principals must be disclosed, whose experience is relied upon, and whose 

history must be reviewed under section 420.5 18, Florida Statutes. For that reason, the RFA makes 

both the name of each Developer and evidence that each named Developer is a legally formed 

entity separate and distinct Eligibi lity Items. RFA, p. 83 (§ Five A. I). Rule 67-48.002(94) also 
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requires that "any Principal other than a natural person must be a legally fom1ed entity as of the 

Application deadline." 

36. A corporation and a limited liability company are distinct legal persons governed 

by distinct statutes, Chapters 607 and 605, Florida Statutes, respectively. Likewise, the Principals 

arc defined differently under Ruic 67-48.002(94). 

37. The Developer identified in response to Section Four A.3.b.(I) -- HOP-Targeted 

Opportunities in Time, Inc. -- was not a legally formed entity as of the Application Deadline, and 

no Principals of any such corporation were disclosed. The entity whose Principals were disclosed, 

"HOP-Targeted Opportunities in Time, LLC," was not the entity identified as a Developer. 

38. Attachment 3 to Mills Creek's Application (see Exhibit 9) cannot cure this defect 

because it evidences the LLC, not the named corporation. Mi lls Creek therefore failed to provide 

"[e]vidence that each Developer entity is a legally fom1ed entity qualified to do business in the 

state of Florida as of the Appl ication Deadline," as Section Four A.3.b.(2) and Section Five A. I 

require. 

39. This inconsistency cannot be resolved in Mi lls Creek's favor. Choosing which of 

two statutori ly distinct and differently named entities Mills Creek intended to designate as its 

Developer would require Florida Housing to accept extrinsic explanation after the deadline, in 

violation of section 120.57(3)(1), Florida Statutes. See HTG Oak Valley, LLC v. Fla. Hous. Fin. 

Corp., No. 19-2275BID, ,n/ 16-17 (Fla. DOAH July 16, 2019) (Recommended Order), adopted in 

pertinent part, No. 2019-032BP (FHFC Aug. 5, 2019) (Final Order). 

40. Because Mills Creek's Appl ication failed to identify a legally formed Developer 

entity and failed to disclose the Principals of HOP- Targeted Opportunities in Time, Inc., the 

Application fails to meet three different Eligibi lity Items, including: (I) "Name of Each Developer 
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provided," (2) "Evidence that each Developer entity is a legally formed entity qualified to do 

business in the state of Florida as of the Application Deadline provided," and (3) "Principals for 

Appl icant and Developer(s) Disclosure Form provided and meets requirements." 

41. These fatal enors constitute a complete failure to meet the requirements of the RFA, 

and Mills Creek must be deemed inel ig ible for funding. Blue Broadway, LLC, v. Fla. Nous. Fin. 

Co1p., No. 17-3273, iJ 50 (Fla. DOAH Aug. 29, 20 17) (Recommended Order), No. 20l7-032BP 

(FHFC Sept. 22, 2017) (Final Order) (the failure to identify all officers, di.rectors, and shareholders 

for a developer entity rendered the initial eligibi lity determination as erroneous); NTG Village 

View, LLC v. Marquis Partners. Ltd. and Fla. Hous. Fin. Co1p. , No. 18-2 15681D (Fla. DOAH July 

27, 2018) (Recommended Order), ,i 49-53, adopted in pertinent part, No. 2018-017BP (FHFC 

Sept. 14, 2018) (Final Order); MJNS S. Parcel, Ltd. v. Fla. Nous. Fin. Co,p., No. 23-090381D 

(Fla. DOAH May 31 , 2023) (Recommended Order), No. 23-007BP (FHFC July 21, 2023) (Final 

Order); compare Exhibit 10 (Formal Written Protest and Petition for Administrative Hearing filed 

in NTG Astoria, Lid. v. Fla. Nous. Fin. Corp., No. 2 1-0725 (Fla. DOAH Feb. 23, 2021) (alleging 

that an appl icant granted funding had disclosed only the "sole member" of an LLC and had 

neglected to name the manager in its principal disclosure fom1) with Exhibit 11 (Stipulation for 

Entry of Findings of Fact and Recommended Order in Favor of Petitioner filed in NTG Astoria, 

Ltd. v. Fla. Hous. Fin. Co1p., No. 2 1-0725 (Fla. DOAH March 25, 202 1) (recognizing Florida 

Housing's agreement that appl icant was ineligible for funding). 

1-6 



B. MiUs Creek is Ineligible for Funding Because Its Application Does Not Meet the 
Minimum Transit Service and Total Proximity Requirements 

1. Mills Creek's Jdentijietl Public B11s Stops Do Not A-feet the Requirements of the 
RFA. 

42. Section Four A.5.e of the RFA provides that an Application "may earn proximity 

points based on the distance between the Development Location Point and the Bus or Rail Transit 

Service ... and the Community Services stated in Exhibit A," awarded according to the scoring 

charts in Item 2 of Exhibit C. Proximity points are not applied toward the total score; they "will 

only be used to determine whether the Applicant meets the required minimum proximity eligibility 

requirements and the preferences outl ined" in the RFA. An Applicant selecting the Publ ic Bus Stop 

transit service under Section Four A.5.e.(2)(b) may earn a maximum of six points, and " [e]ach 

Public Bus Stop must meet the definition of Publlic Bus Stop as defined in Exhibit B." 

43. Exhibit B defines a Publ ic Bus Stop as follows: 

A fixed location at which passengers may access one or two 
routes of public transportation via buses. The Public Bus 
Stop must service at least one bus route that either (i) has 
scheduled stops at least hourly during the times of 7am to 
9am and a lso during the times or 4pm to 6pm Monday 
through Friday, excluding holidays, on a year-round basis; 
or (ii) has the following number of scheduled stops within 
a 24 hour period, Monday through Friday, excluding 
holidays, on a year-round basis, for the applicable county 
size; Small and Medium Counties: 12 scheduled stops[;] 
Large Counties: 18 scheduled stops .... Additionally, it 
must have been in existence and available for use by the 
general public as of the Application Deadline. 

44. Pinellas County is a Large County pursuant to the RFA. Therefore, any identified 

Public Bus Stops must ei ther have hourly scheduled stops from 7:00-9:00 a.m. and 4:00-6:00 p.m., 

or at least 18 scheduled stops within a 24-hour period, Monday through Friday. See id. 
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45. Section Four A.5.e further provides that all Applications, "with the exception of 

Applications that qualify for the Local Government Areas of Opportunity Designation, must 

ach ieve a minimum number of Transi t Service Points" and "a minimum number of total proximity 

points to be eligible for funding." For Pinellas County Applications that do not qualify for the 

Local Government Areas of Opportunity Designation, the RFA chart requires a minimum of2.0 

Transit Service Points ( 1.5 if the Application qnalifies for the PHA or RD 5 I 5 Proximity Point 

Boost) and a minimum of 10.5 Total Proximity Points. RFA, p. 29. 12.5 points are required for the 

Proximity Funding Preference. Id. The three point PHA or RD 515 boost '\viii not count toward 

meeting the Minimum Transit Services score." RFA, p. 30 (§ Four A.5.e.(l)(a)-(c)). 

46. Mills Creek's Application claims two Public Bus Stops: Public Bus Stop 1: 

28.126374 -82.759446, 0.05 mi. and Public Bus Stop 2: 28.125853 -82.759508, 0.08 mi. Mi lls 

Creek was awarded two points for each stop, or four Transit Service points in total. See Exhibit 

12 (Mills Creek's Proximity Worksheets}. 

47. According to the published schedules of the Pinellas Suncoast Transit Authority in 

effect as of the Application Deadline, the route or routes serving each claimed stop make their first 

scheduled stop after 8:00 a.m. No bus is scheduled to stop at either location, or at any point on the 

serving route, before 8:00 a.m. on any weekday. See Exhibit 13 (Pinellas Suncoast Transit 

Authority schedules for route(s) Jolley Trolley Coastal in effect as of August 13, 2026). 

48. Neither claimed stop satisfies the hourly service requirement. The RFA requires 

scheduled stops at least hourly during the 7:00 a.m. to 9:00 a.m. window. Because the Public Bus 

Stop I identilied by Mills Creek does not have its first scheduled stop anywhere on the route unti l 

after 8:00 a.m. and provides no scheduled service during the 7:00 a.m. hour, it cannot provide 

hourly service throughout the morning window as required by the RFA. 
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49. Alternatively, the identified stops must have 18 scheduled stops in a Large County 

within a 24-hour period. The route or routes serving both the bus stops claimed by Mills Creek 

make no more than 17 scheduled stops per day, and thus falls short of the RF A's threshold. 

50. Because neither bus stop identified in Mills Creek's Application meets either prong 

of the definition of a "Public Bus Stop," neither can be classified as a "Public Bus Stop" within 

the meaning of the RFA, and Mills Creek is not en titled to any Transit Service points for either 

stop. 

5 I. With no Transit Service points, Mi lls Creek's Appl ication fai ls to meet the 

Minimum Transit Score of 2.0 points, and its Total Proximity Score falls to 9 points, below the 

required minimum of 10.5 points and rendering Mills Creek ineligible for funding. 

ii. Mills Creek is Not E11titled to Proximity Poillts for its Claimed Commu11ity 
Services (Groce,y Store). 

52. Section Four A.5.e.(3) of the R.FA permits an Applicant to select up to three 

Community Services, for a maximum of four proximity points each, from among services such as 

a Grocery Store, Medical Faci lity, Pharmacy, and Publ ic School. Exhibit B defines a "Grocery 

Store" as follows : 

A retail food store consisting of 4,500 square feet or more of 
contiguous air-conditioned space available to the public, that has 
been issued a food permit, current and in force as of the dates 
outl ined below, issued by the Florida Department of Agriculture 
and Consumer Service (FDACS) which designates the store as a 
Grocery Store or Supermarket within the meaning of those tem1s 
for purposes of FD ACS-issued food permits. 

Additionally, it must have (i) been in existence and avai lable for 
use by the general public continuously since a date that is 6 months 
prior to the Application Deadline; or (ii) been in existence and 
avai lable for use by the general public as of the Application 
Deadline AND be one of the following: Albertson's, Aldi, . . . 
Winn-Dixie. 
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53. Per the RFA's definition, a newly opened Aldi may qualify for proximity points 

only under prong (ii), which requires that the store have "been in existence and available for use 

by the general publ ic as of the Appl ication Deadline," and that its FDACS food permi t be "curren t 

and in force" as of that date. 

54. Mills Creek claimed 3 proximity points for an Aldi Grocery Store located at 1171 

S. Pinellas Avenue, Tarpon Springs, Florida. See Exhibit 12 (Mills Creek's Proximity Worksheets). 

55. However, as of the Application Deadline (August 13, 2026), the Aldi store was not 

open to the public. The building, a former Winn-Dixie store, had been undergoing renovation s ince 

late 2025 and it did not open to the general publ ic un ti l one week after the Application Deadline. 

56. A store that has not opened its doors is not in existence and avai lable for use by the 

general public. On August I 3, 2026, no member of the public could have purchased groceries at 

the claimed Aldi. The RFA measures proximity to services that actually exist as of the Application 

Deadline, not services an Applicant anticipates will open later. See NIJHS South Parcel, Ltd. v. Fla. 

Nous. Fin. Corp. , No. 23-0903BfD, 110 (Fla. DOAH May 31, 2023) (Recommended Order), 

No. 23-007BP (FHFC July 2 1, 2023) (Final Order). Therefore, Mi lls Creek improperly claimed 3 

proximity points for its identified Grocery Store. 

57. Without the 3 proximity points for its claimed Grocery Store, Mills Creek's Total 

Proximity Score drops to IO points, which is below the minimum of I 0.5 Total Proximity Points 

required of Large County Applications that do not qualify for the Local Government Areas of 

Opportunity Designation. Mills Creek is therefore ineligible for funding. 

58. Notably, even if Mi lls Creek could resolve the issue related to the Grocery Store's 

availability to the general public (which it cannot), the RFA independently requires that a Grocery 

Store be a retail food store "that has been issued a food permit, current and in force as of the dates 
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outlined below, issued by the Florida Department of Agriculture and Consumer Services (FDA CS) 

which designates the store as a Grocery Store or -Supermarket." RFA, p. 114 (Exhibit B, "Grocery 

Store"). For an Aldi , the operative date is the Application deadline. The Aid i's FD ACS food pem1i1 

was not issued until August 14, 2026, the day after the Application Deadline, further rendering 

Mills Creek's Application ineligible. See Exhibit 14 (Aldi Food Permit issued on August 14, 

2026). 

Monroe Crossings PC, LLC 

A. Monroe Crossings is Ineligible Because It Failed to Accurately Disclose Its Principals 

59. Monroe Crossings is ineligible for funding because it fai led 10 accurately complete 

the First Principal Disclosure Level for the Applicant, as mandated by the RFA and rule 67-

48.0075(8). See Exhibit 15 (Monroe Crossings' Principals Disclosure for the Applicant and 

Developers). 

60. In its Principals Disclosure for the Applicant, Monroe Crossings identified Monroe 

Crossings PC, LLC as the name of the Applicant entity. Id. In the First Principal Disclosure Level, 

seven pri ncipals for Monroe Crossings PC, LLC were identified: one Investor Member (Joseph J. 

Chambers); three Non-Investor Members (HP Capital Monroe Apartments, LLC, Calston Monroe, 

LLC and Housing Opportunities of Pinellas, Inc.); and three Managers (HP Capital Monroe 

Apartments, LLC, Calston Monroe, LLC, and Housing Opportunities of Pinellas, Inc.). Id. 

61. However, Monroe Crossings did not comply with the requirements of the RFA 

because it failed to disclose PCHA-Monroc GP, LLC as a Principal. Monroe Crossings PC, LLC 

is a Florida limited liabil ity company. Its Articles of Organization, fil ed with the Florida 

Department of State, Division of Corporations, identify three managers of the company: (i) PCHA-
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Monroe GP, LLC; (ii) Calston Monroe, LLC; and (i ii) HP Capital Monroe Apartments, LLC. See 

Exhibit 16 (Articles of Organization for Monroe Crossings PC, LLC). 

62. No amendment to the Articles of Organization was fi led on or before the 

Application Deadline, and no filing of record removed PCHA-Monroe GP, LLC as a manager or 

added any other manager. As of the Application Deadline, PCHA-Monroc GP, LLC was therefore 

a manager, and thus a Principal , of the Applicant under Rule 67-48.002(94). 

63. The Principals Disclosure Forni submitted with the Monroe Crossings Application 

docs not identify PCHA-Monroc GP, LLC at any disclosure level. In its place, the Form identifies 

Housing Opportun ities of Pinellas, Inc. ("HOPI") as a lirst-level Principal of the Applicant. The 

Form discloses Calston Monroe, LLC and HP Capital Monroe Apartments, LLC, consistent with 

the Articles of Organization. See Exhibit 15 (Principals Disclosure for Monroe Crossings). 

64. PCHA-Monroe GP, LLC is a sepa·rate legal entity formed by, and owned by, HOPI. 

Because it was omitted at the first principal disclosure level, its own managers and members were 

not disclosed at the second level as the Form requires. See Exhibit 17 (Articles of Organization 

for PCHA-Monroe GP, LLC). 

65. The Monroe Crossings Application suffers from the same d isqualifying defect as 

the Mills Creek Application. As of the Application Deadline, PCHA-Monroc GP, LLC was a 

manager of Monroe Crossings PC, LLC, and therefore a Principal of the Applicant under Rule 67-

48.002(94). The Principals Disclosure Forni does not disclose it and instead lists HOPI in its place. 

The Form therefore fai ls to "identify .. . the Principals of the Applicant . .. as of the Application 

Deadline" as the RFA requires, and the Application fails the Principals Disclosure Eligibi li ty Item. 
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B. Monroe Crossings is Not Entitled to the Proximity Funding Preference 

66. The RFA allows Applicants to cam proximity points based on the distance between 

the Development Location Point and Transit Services, including Public Bus Stops, and Community 

Services such as groce1y stores, medical faci lities, phannacies, and public schools. RFA, pp. 28-

32 (§ Four A.S.e). Proximity points arc not applied toward an Application's total score. They "will 

only be used 10 determine whether the Applicant meets the required minimum proximity eligibi lity 

requirements and the preferences outlined" in the RFA. See Exhibit 18 (Proximity Worksheets for 

Monroe Crossings). 

67. One of the preferences outl ined in the RFA is the Prox imity Funding Preference. 

The Proximity Funding Preference is a tiebreaker in the sorting order used to select Appl ications 

for funding: Applications arc sorted by total score, and tied scores arc separated first by the 

Development Category Funding Preference, nex I by Leveraging Classification, and then by "the 

Application's e ligibil ity for the Proximity Funding Preference ... with Appl ications that qualify 

for the preference listed above Applications that do not qualify for the preference." RFA, p. 87 (§ 

Five B.2.b.(3)). A Large County Application that does not quali fy for the Local Government Areas 

of Oppo1tunity Designation must achieve 12.S or more total proximity points to receive the 

Proximity Funding Preference. RFA, p. 29 (§ Four A.S.c). 

68. Transit Service points for Public Bus Stops are calculated us ing the Transit Service 

Scoring Charts in Exhibit C, which award points based on the number of qualifying Public Bus 

Stops and the distance between the Development Location Point and the furthest of them. RFA, 

pp. 126-127 (Exhibi t C, hem 2.a). An Appl icant re lying on one Public Bus Stop with in 0.30 miles 

receives 2.0 points; an Appl icant relying on two Publ ic Bus Stops receives up to 4.0 points; and an 

Applicant relying on three Public Bus Stops receives up to 6.0 points. An Applicant can therefore 
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increase its Transit Service score only by identifying additional stops that each independently 

qua lify. 

69. The RFA limits the circumstances in which more than one stop on the same route 

may be counted. Section Four A.5.e.(2)(b)(ii) provides: "Each Public Bus Stop must meet the 

definition of Public Bus Stop as defined in Exhibit B. Each Public Bus Stop, except for Sister 

Stops, must serve at least one unique route. Up to two of the selected Public Bus Stops may be 

Sister Stops as defined in Exhibit B." RFA, p. 31. 

70. Exhibit B defines a "Sister Stop" as "two bus stops that (i) individually, each meet 

the definition of Publ ic Bus Stop; (ii) are separated by a street or intersection from each other; (i ii) 

are within 0.2 miles of each other; ( iv) serve the same bus route(s); and (v) the buses travel in 

different d irections." RFA, p. 118 (Exhibit B). The five clements arc conjunctive. A pair of stops 

that fails any one of the elements is not a pair of Sister Stops. 

71. Read together, these provisions mean that where an Applicant relies on two stops 

that serve the same route with buses traveling in different directions, both stops may be counted 

for proximity points only if they satisfy every e lement of the Sister Stop definition, including the 

requirement that they be "separated by a street or intersection from each other." 

72. The Monroe Crossings Application identifies the Development Site as 17068 US 

Hwy 19 N, wi th a Development Location Point at latitude 27.927969 and longitude -82.734245. 

See Exhibit 19 (Application, "Development Location" worksheet, p. 12 of39). 

73. In its responses to Section 5.c of Exhibit A, Monroe Crossings claimed three Public 

Bus Stops. See Exhibit 18 (Proximity Worksheets for Monroe Crossings): 

a. Public Bus Stop I: latitude 27.926233, longitude -82.730755, at a stated 
distance of 0.24 miles, corresponding to PSTA Stop #4174 located at Us 
Hv;y I 9 N + 171 16, serving PSTA Route I 9; 
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b. Public Bus Stop 2: latitude 27 .9263953, longitude -82.7301756, at a stated 
distance of 0.27 miles, corresponding to PSTA Stop #4 I 66 located at Us 
Hv1y I 9 N + I 699 I, serving PSTA Route I 9; and 

e. Public Bus Stop 3: latitude 27.916438, longitude -82.732260, at a stated 
distance of 0.80 mi les, corresponding to PSTA Stop #4029 located at East 
Bay Dr+ Sawmill Ave, serving PSTA Route 52. 

74. Because the furthest of the three c'laimed stops is 0.80 miles from the Development 

Location Point, Monroe Crossings received 4.5 Transit Service points under the three-stop Transit 

Service Scoring Chart. RFA, p. 127. Together with 9.5 Community Services points (3.0 points for 

a Grocery Store, 3.0 points for a Pharmacy, and 3 .5 points for a Publ ic School), Monroe Crossings 

was credited with 14 total proximity points and the Proximity Funding Preference. (See Exhibit 

18,Application, p. 14 of39). Monroe Crossings did not claim the PHAor RD 515 Proximity Point 

Boost and does not qualify for the Local Government Areas of Opportunity Designation. 

75. Monroe Crossings' identified Public Bus Stops I and 2 serve the same route or 

routes, PSTA Route 19, with buses traveling in different directions. Monroe Crossings therefore 

relied on Stops I and 2 as Sister Stops, and, as such, it could claim proximity points for both only 

if they satisfy the Sister Stop definition. See Es.hibit 20 (Pinellas Suncoast Transit Authority route 

and stop data for the stops at the coordinates c laimed by Monroe Crossings, in effect as of August 

13, 2026). 

76. Public Bus Stops I and 2, however, do not meet the Sister Stop definition in the 

RFA. Public Bus Stops I and 2 are located on opposite s ides of U.S. Highway 19. They are not 

separated by "a street or intersection." Rather, th.e stops are separated by three distinct roadways: 

the U.S. Highway 19 limited access highway with 6 travel lanes (3 in each direction) which is 

divided by a concrete barrier, in addition to two 2-lane frontage roads that parallel it on either side, 
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separated by two additional concrete baniers. See Composite Exhibit 21 (Aerial images showing 

Public Bus Stops I and 2). 

77. Measured in a straigh t line between the stated coordinates, Stops I and 2 are 

approximately 0.04 mi les apart. Because of the intervening highway, however, a pedestrian cannot 

travel directly between them. The shortest walking route between Stop I and Stop 2 nms 

north/south along the frontage road to the underpass crossing at Whitney Rd, a distance of 

approximately 0.5 miles. See Composite Exhibit 21. In sum, a resident could not walk directly 

across the street from Stop I to Stop 2. 

i. Stops I and 2 Are Not "Separated by a Street or Intersection." 

78. The Sister Stop definition requires that the two stops be "separated by a street or 

intersection from each other." RFA, p. I 18. The definition uses the singular: a street or an 

intersection. Stops I and 2 are separated by three roadways, the U.S. Highway 19 mainline and 

two frontage roads. Three roadways are not "a street," and a highway con-idor of that kind is not 

"an intersection." 

79. The remaining elements of the definition confinn its reach. Sister Stops must "serve 

the same bus route(s)" and "the buses [must] travel in different directions." RFA, p. 118. The 

definition thus describes the fami liar pair of stops that face each other across a single street and 

serve the same route in opposite directions, so that a resident can reach either stop by crossing that 

street. Stops on opposite sides of a highway and its two frontage roads do not fi t that description. 

A rider at one cannot readily reach the other, and the two stops do not function as a single point of 

access to the route. 
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ii. In the Altemative, Stops I and 2 Are Not "Within 0.2 Miles of Each Other" 

80. The Sister Stop definition also requires that the two stops be "within 0.2 miles of 

each other." RFA, p. 118. Unlike the distances between the Development Location Point and each 

claimed service, which the RFA expressly measures between latitude and longitude coordinates as 

grid d istances, (RFA, pp. 30-33 (§ Four A.5.e.(2), (4))), the RFA docs not specify how the 0.2 mile 

separation between Sister Stops is measured. Where the RFA addresses how a person actually 

reaches a service, it measures by walking access. For example, distances to Community Services 

arc measured from the doorway threshold of an exterior public entrance, and, where there is none, 

from the entrance "that is the closest walking distance" to the interior publ ic entrance. RFA, p. 32 

(§ Four A.5.e.(3)). Read consistently with that approach and with the purpose of the Sister Stop 

definition, the 0.2 mile limit is measured by the distance a rider must travel between the two stops. 

Measured that way, Stops I and 2 are approx·imately 0.5 mi les apart and do not satisfy the 

definition. 

8 I. Because Stops I and 2 arc not "separated by a street or intersection from each 

other," they do not meet the delinition of Sister Stops, and Monroe Crossings may not receive 

proximity points for both. RFA, pp. 31,118. 

82. Alternatively, counting a single stop within 0.30 miles of the Development Location 

Point, Monroe Crossings is enti tl ed to no more than 2.0 Transit Service points under the one-stop 

Transit Service Scoring Chart. RFA, p. 126. Its Transit Service score therefore falls from 4.5 points 

to 2.0 points. A Transit Service score of 2.0 points still satisfies the RFA's 2.0 point Minimum 

Transit Score, and Monroe Crossings' resulting total of I 1.5 proximity points sat is lies the I 0.5 

point minimum. RFA, pp. 29-30 (§ Four A.5.e). 13ut 11.5 points is below the 12.5 points required 
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to receive the Proximity Funding Preference. RFA, p. 29. Therefore, Monroe Crossings is not 

elig ible for the Proximity Funding Preference. 

83. Florida Housing and the Division of Administrative Hearings have consistently 

denied proximity points for transit services that do not satisfy the RFA's definitions. See Capital 

Grove Ltd. P 'ship v. Fla. Nous. Fin. Co,p., No. t 5-002386BID, ii 49 (Fla. DOAH August 3, 2015) 

(Recommended Order) (finding that a Public Bus Transfer Stop claimed by appl icant was not a 

"fixed location" for purposes of the RFA and was "not entitled to obtain proximity points"); see 

also Houston Street Manor Lid. P'ship v. Fla. Nous. Fin. Co,p., No. 15-3302BID, -~I 23-32 (Fla. 

DOAH Aug. 18, 20 15) (Recommended Order) ( opining that "misrepresenting the true nature" of 

a bus stop was a material deviation and recognizing that applicant cannot receive points for a 

quality established by evidence submitted only after bid opening), No. 201 5-024BP (FHFC Sept. 

18, 20 15) (Final Order); Berkeley landing, ltd. v. Fla. Hous. Fin. Corp., No 20-0 l40BID, ii 11 1 

(Fla. DOAH Apr. 6, 2020) (Recommended Order) (finding that applicant's bus stop failed to meet 

the definition of a "Public Bus Rapid Transit Stop" and was not entitled to prox imity points), 

adopted in pertinent part, No. 20 19-1 02BP (FHFC Apr. 17, 2020) (Final Order); Quail Roost 

Trans. Village II, Ltd. v. Fla. Hous. Fin. Corp., No. 23-0674BID, ii 77 (Fla. DOAH May 10, 2023) 

(Recommended Order) (finding that the appl ication's claimed transit service failed to meet the 

RFA delinition of a Public Bus Rapid Transit Stop and was accordingly not entitled to receive any 

transit points), No. 2023-01 !BP (FHFC June 9, 2-023) (Final Order). The same result follows here. 

A pair of stops that docs not meet the Sister Stop definition cannot be used to earn points reserved 

for Sister Stops. 

84. Even if only Stop 2 is excluded from Monroe Crossings' claimed Transit Services, 

it sti ll cannot overcome th is error. When the remaining claimed stops (Stops I and 3) arc scored 
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under the two-stop Transit Service Scoring Chart per the RFA, which measures to the furthest 

claimed stop, a furthest d istance of0.80 miles yields 0.0 points. RFA, p. 127. On that application, 

Monroe Crossings would fai l the 2.0 point Minimum Transit Score and would be ineligible for 

funding per Section Five A. I. 

85. When Mills Creek and Monroe Crossings arc each properly deemed inel igible for 

funding, Petitioner is the highest ranki ng el igible unfunded Priority I Application in Pinellas 

County that qualifies for the Geographic Area of Opportunity / SAD DA Goal, and Section Five 

B.5.a.(2) requires that it be selected for fund ing. 

86. In the alternative, if Monroe Crossings is not deemed ineligible, it is not enti tled to 

the Proximity Funding Preference for the reasons outlined above. Without that preference, Monroe 

Crossings ranks below Egret on Union through the sorting order's th ird tiebreaker because Egret 

on Union qual i lies for the Proximi ty Funding Preference. Therefore, it would rank below the 

Petitioner under the so11ing order in Section Five B.2.b. of the RFA. 

87. Accordingly, Florida Housing should select Egret on Union, Appl ication No. 2027-

022C, for funding in the Pinellas County Geographic Area of Opportunity / SADDA slot under 

Section Five B.5.a.(2), in the amount of$3,200,000, and should apply the funding selection process 

in Section Five B.S to the remaining Applications on that basis. 

VI. Disputed Issues of Material Fact and Law 

88. Disputed issues of material fact and law include the following: 

a. Whether Florida Housing's Approved Scoring Results arc contrary to the agency 's 

governing statutes, the agency's rules or policies, or the solicitation specifications; 

b. Whether Florida Housing's Approved Scoring Results are clearly erroneous, 

contrary to competition, arb itrary, or capricious; 
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c. Whether Mills Creek's Application meets the requ irements of the RFA; 

d. Whether Mi lls Creek should be deemed ineligible for submitting an incorrect 

Principals Disclosure Form to Florida Housing; 

e. Whether Mills Creek properly disclosed all Principals of the Applicant as identified 

in the Application; 

r. Whether Mills Creek's Application identified each Developer as of the Application 

Deadline; 

g. Whether Mills Creek properly disclosed all Principals of each Developer identified 

in the Application; 

h. Whether Mills Creek provided the evidence required by Section Four A.3.b.(2) and 

Section Five A. I of the RFA that each Developer entity was a legally formed entity qual ified to do 

business in Florida as of the Application Deadline; 

1. Whether Mills Creek's Application meets the Eligibi lity Items "Name of Each 

Developer provided," "Evidence that each Devel.oper entity is a legally formed entity qualified to 

do business in the state or Florida as of the Application Deadline provided," and "Principals for 

Applicant and Developer(s) Disclosure Fo1m provided and meets requirements"; 

J. Whether Mills Creek obtained the Transit Service Points required to be eligible for 

funding under the RFA; 

k. Whether the bus stops identified by Mills Creek meet the RFA's definition of a 

Public Bus Stop; 

I. Whether the grocery store identified by Mills Creek met the RFA's definition of a 

Grocery Store; 
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m. Whether the grocery store identified by Mills Creek was in existence and available 

for use by the general publ ic as of the Appl ication Deadline; 

n. Whether the grocery store identified by Mills Creek had been issued a food permit, 

current and in force as of the Application Deadline; 

o. Whether Mi lls Creek met the Minimum Total Proximity Score required to be 

elig ible for funding under the RFA; 

p. Whether Monroe Crossings' Appl ication meets the requirements of the RFA; 

q. Whether Monroe Crossings should be deemed ineligible for submitting an incorrect 

Principals Disclosure Form; 

r. Whether Monroe Crossings properly disclosed all Principals of the Applicant 

identified in the Application; 

s. Whether the bus stops identified by Monroe Crossings meet the definition of a 

"Sister Stop" under the RFA; 

t. Whether Monroe Crossings achieved the Proximity Funding Preference; 

u. Whether Monroe Crossings obtained the Transit Service Points required to be 

eligible for funding under the RFA; Whether Florida Housing's proposed award of funding to Mi lls 

Creek is clearly erroneous, arbitrary and capricious, or contrary to competition; and 

v. Whether Florida Housing's detenn ination that Monroe Crossings is eligible for 

funding (and therefore next in line for selection after Mills Creek) is c learly enoneous, arbitraiy 

and capricious, or contrary to competition. 
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VII. Statement of Ultimate Facts 

89. The ultimate facts alleged arc that Mills Creek and Monroe Crossings arc not 

elig ible for funding. As a result of th is determination, Egret on Union should be awarded the 

funding for the Pinellas County goal. 

VOi. Right to Amend 

90. Petitioner reserves the righ t to amend this petition if disputed issues of material fact 

or law become known during the course of discovery in this proceeding. 

IX. Statutes and Rules that Entitle Petitioner to Relief 

9 1. Statutes and ru les entitling Petitioner to Relief are Part V of Chapter 420, Florida 

Statutes; sections 120.569 and 120.57, Florida Statutes; Chapters 67-48, 67-60, 67-53, and ru les 

28-106 and 28-1 10, Florida Administrative Code. 

X. Demand for Relief 

92. Pursuant to section 120.57(3), Florida Statutes and Florida Administrative Code 

Ruic 28-100.004, Egret on Union requests the fol lowing rel ief: 

a. Florida Housing schedule a meeting with Petitioner to discuss resolution of this 

protest within seven business days, as required by section 120.57(3)(d)l., Florida Statutes; 

b. If the matter cannot be resolved, that Florida Housing refer this petition to the 

Division of Administrative Hearings for assignment of an Administrative Law Judge (AL.I); 

c. The ALJ enter a Recommended Order holding that Mi lls Creek and Monroe 

Crossings arc ineligible for funding, awarding funding to Egret on Union, and inviting Egret on 

Union to the credit underwriting process; 

d. That Florida Housing adopt the Recommended Order of the ALJ as a Final Order. 
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Respectfully submitted this 12th day of October, 2026. 

Isl Christopher B. Lunny 
CHRISTOPHER B. LUNNY (FBN: 0008982) 
E-mail: clunny@radeylaw.com 
Secondary E-mail: keUis@radeylaw.com 
JORDANN L. WILHELM (FBN: 1003182) 
E-mail: jwilhelm@radey law.com 
Secondary E-mai l: pwhitc@radcylaw.com 
Radey Law Firm 
301 South Bronough Street, Suite 200 
Tallahassee, Florida 3230 I 
Telephone: (850) 425-6654 

COUNSEL FOR PETITIONER, 
EGRET ON UNION, LTD. 

CERTIFICATE OF SERVICE 

I HEREBY CERTIFY that the foregoing Formal Written Protest and Petition for 

Administrative Heari ng has been filed by emai l to the Florida Housing Finance Corporation Clerk 

at CorporationClerk@floridahousing.org this 12th day of October, 2026. 

Isl Christopher B. Lunny 
CHRISTOPHER 8. LUNNY 
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RFA 2026-202 Board Approved Preliminary Awards 

Total HC Avalbible for RFA 33,633,880 
Total HC Allocated 32,129,000 
Tot ail HC Rem.-ining 1,504,880 

I I 
One Applic.rtion propod n a OeYelo ment located in lroward County th:,t qualifiC$ for the GAO/ $.AOOA GNI, with prdef'ence th"'t h also ualifie$ fw the l GAO Oe$i ation 

2027•019C Altamira 6row.wd Corner,tooc Group Partner,, UC 90 SJ.800,000 

o .w Applieltion p10PoSin1 a Development loc:attd in Pinellll County 11'1111 qualifitt for the Geocraphk Area of O.,po1"h1nity / SADDA Goal 

HPQilltal Mill$ 08'/dopm,$t1i, lLc; 

20l7-04-0C Mm,cr"k l'll'lill~ SQffph J. Ch;:imbtt$ 
CaolStO(I Mill$ Developer, U.C: HOP + f 
hrac«'d Oppo«unitiC$ in Time, 

'"'-

OIW Applieltion p10PoSin1 a Development IO<ated in Bro~rd County tha1 qu.alifitt fOr the l GAOGoal 

2027-013( U:os MWose Mal'IOl'S 610W¥d 
Chrh.'topher l . 

MliP 6rowatd II OtvelOpet,llC 
S~;:ir 

rnont loc;n.od In Duval Count .... u.lllflH for tho LGAO GNI 
0v~, ~nnethNa o, AP( Dew-I ment fV U.C 

One Application s,ropc,Sinc • ~elopment located in HiUsborouch County thot qualifies for the l GAOGool 
Southport C>el,elopmerrt, Inc., a, 

2027•024( Sumrnerlleld lending HillSborqh J. oa-.id ~ 
WA corporetlon doing buWl«s In 
Fl as Southl)0t1 Otvtl09men1 
Servicei.. Inc. 

o .w Applic.tion o,op0Sin1 a C>eveloprnent loctttd in Or\k'l&t County ttltt queliti~ lor \tie LG.AO Goel 
OQM 

One A ic.atlon ro sin a DeYelo ment loc.ated in Palm S..ach Count tha1 uallflc:s for the LGAO Goal 

2027,00SC Pint 8:iv L:indings hlmBc:ich J. Olwid Hckr 
Pine 8<1v l.;ln(llngs Oevetoper LLC: 
YKZ Ot-vel ment l1C 

One Application s,ropc,Sinc • ~tlopment located in Polk Covnty that QVali6's for the- lGAO Goal .... 
Addltlon.ll A" n11r..,,1lons If nec.esss...-v to ensure th.It :ill COl#ltles r«ehotd :i urtMII n1,1mber of aw:irds 

20l7•02'9C ~rkshlre S~:ire Oreng4 Jon:ithJin L. Wolf ~rkshlre S~:ire Otvelo~r, U.C 

NuR.ock O~loptn$nt P:irtn,ef'$ 

' 

' 
R.eiiden,e,n at M~g,,oliai 

2027•015( """ Robert HOSkil\S ll'IC,; A.HOwell Oevdol)l'nt'M, UC; A. F 

""• Mock Oevelopn,ent, llC 

Addltlon.ll 8WArds In tullsborou , Otitn e •~ Pen Stich count 
2027•0.3'9( ANR 01 Hillsborou;:h 0,,nid CNkley ANR 01 0-lopcr, UC 
2027-1)37( HP Allt Or:in C Olanid CNklev HP Allt 0.CWI tr, UC 

,. $2,100,000 

120 $3,800,000 

96 200 000 

llO $3,500,000 

86 $3,100,000 

,oo $3,499,000 

" $3,000,000 

90 $3,500,000 
94 $2,630,000 

N 

l N 

N 

N 

l N 

N/A 

l y Wendover 

I N 

N 
N 

y y 

V N N 

y y y 

y y y 

y y y 

N y 

V N N 

N y N 

y N N 
y N N 

1S A 

lS y A 

15 y • 
15 y • 

15 y • 

lS A 

lS y A 

15 y • 

IS y A 

15 y A 

On Set>ternber 25, 2026, the &oard o, Oire<tOl'i ot Florida HOuSil'IC r1t1el'ICeCorporetion ewr~ the ~iew (,(l(l'll'r'littee's rnotiOnand stefl re<OMMendation tosele<t tht abo..e APl)lieatiOrts lor fundil'll end imitt the Al)plicenis 10 en1er eree. vllder'M'ltil'C, 

y N ' y y 6 

y y l ' ' .. 
y N y y 7 

N N ' y y " 

N N ' y y 19 

y y y ,. 

y N , 
' ' 3 

y N 2 y y 2 

y N y y 12 
y N y y 

Art( Applic:ant rn:,y fie a notice' oi PfOlest ,,.-id• fo1m;,I written proteo:it in «cOfd~ncewith Section 120.S7(3), fla. Stat., Rufe Chapter 28-110, f.A.C., and Rule 67~0.009, fA.C. fail•eo: to file a protnt within the time prescribed in Se<tion 120.S7131, Ra. Stat., ,hall con,titute •waiver of proccedirip 1Mde1 O,apte, 110, ~I;,, Sia!. 
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_;J 
RADEY 

AtTO,l:INNS, .l C'.()Uf,6n OIU. ,. t AW 

PHONE 185-0) 425•6654 FAX (850) 425•6694 WEB WWW.RAOEYLAW.COM 
MAIL POST OFACE SOX 10967 I TALLAHASSEE, Fl 32302 OFFICE 301 SOUTH BR0'10UGH ST, I STE. 2001 TALLAHASSEE, Fl 32301 

Via Electronic Filing 
Corporation Clerk 
Florida Housing Finance Corporation 
227 North Bronough Street 
Suite 5000 
Tallahassee, Florida 3230 I 

September 30, 2026 RECEIVED 
SEP 30 2026 8:44 AM 

FLORIDA HOUSING 
Fi >i,'\NCE COR? O;; ATlfiH 

Re: Notice of Intent to Protest, RF A 2026-202, Proposed Funding Selections 

Dear Corporation Clerk: 

Pursuant to section 120.57(3), Florida Statutes, ru le chapters 28-106 and 28-110, and rule 
67-60.009, Florida Administrative Code, Applicant No. 2027-022C, Egret On Union, Ltd., files 
this Notice of Intent to Protest the proposed funding selections adopted by the Florida Housing 
Finance Corporation ("FHFC") Board of Directors on September 25, 2026, concerning Request 
for Applications 2026-202, Housing Credit Firnancing For Affordable Housing Developments 
Located In Broward, Duval, Hillsborough, Lee, Orange, Palm Beach, Pinellas, and Polk Counties. 

A copy of the Board's Approved Preliminary Awards, as posted on the FHFC website, is 
attached to this notice as Exhibit A. A copy of the Board's Approved Scoring Results, also posted 
on the FHFC website, is attached as Exhibit B . A fonnal written protest petition will be filed 
within IO days of this notice, as required by law. 

Sincerely, 

Christopher Lunny 

Exhibit 2 
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~ iJ 0 ~ e 0. ;;. i ;; 8~ ;; 0 

" ~ 0. 0. i: " • " 0 :c '" ,t z "' 0 > • • t 0. § 0 • ::, • • • • v 0. " 0. 

°' a a a 0 0 

Eli11:ible Ao, liQ)UOnS 

2027-00lC Pinnacle Vista Broward David 0 , oeutch 
Pinnacle Communities II, 

F 90 $3,750,000 y 1 N y y y 15 y A y N 2 y y 41 
llC 

2027-002C 
Pinnacle at 

Broward Oavld O. Deutch 
Pinnacle Communities II, E, Non• 

116 $3,800,000 y 1 N 
Audubon Place llC ALF 

N V y lS y A V N 2 V y 42 

2027-003C Gateway Lofts Broward Oscar Sol Gateway Lofts Dev, LLC 
E, Non• 

90 $3,750.000 V 1 N N V y 15 y A V N 2 V y 22 
ALF 

2027-005C 
Pine Bay 

Palm Beach J. David Heller 
Pine Bay Landings 

F 86 $3,100,000 V 1 V N/A N V y 15 V A V V 1 V y 24 
Landings Developer LLC; WCZ 

2027-006C Tamarac Terrace Broward Matthew A. Rieger 
HTG Tamarac Terrace 
OevelonPr, LLC 

F 90 53,799,412 V 1 N V V y 15 y A V N 2 V y 26 

2027-007( Pinellas Pointe Pinellas J. David Page 
Southport Development, 

F 120 53.200,000 V 1 N V N N l S y A V N 2 V y 17 
Inc. a WA corporation 

2027-00BC Roma Heights Pinellas Scou Macdonald Blue RH DevtlOpe(, LLC F 76 $2,975,000 y 1 N V N N 15 y A y N 2 V y 34 

2027-0l0C 1600 Buildlnt Srowafd Matthew A. Rieger 
HTG Meridian Oeveloper, 

llC 
F 80 $3,$90,000 V 1 N N V y 1$ y A V N 2 V y 36 

2027-0llC 
Residences at 

Broward Robe<t Hoskins 
NuRodc Development 

F 94 $3,800,000 V 1 N V N N 15 A V N 2 V y 13 
HOiiywood Partners rne.: R Howell 

y 

2027-012C 
Residences at 

Broward Robe<t Hoskins 
NuRod Development 

F 95 $3,800,000 V V 15 V 2 V 15 
Park View Partners Inc.; R Howell 

1 N N N V A N y 

2027-0llC 
Ekos Melrose 

Broward Christopher l. Shear 
MHP Broward II 

F 120 53,800,000 V l N 
Manors OevelonPr,LLC 

V V y 15 y A V N 2 V y 7 

2027-014C 
Ekos Suncoast 

Pinellas Christopher t. Shear 
MHP Suncoast View 

F 110 53.200,000 V 1 N V N N l S y A V N 2 V y 33 
View Develooer, UC 

2027-015C 
Residences at 

Polk: Robct t Hoskins 
NuRodt Of'vclopment 

F 75 $3,000,000 y 1 N N V N 15 y 8 y N 2 V y 2 
Ma"nolia Place Partners Inc.; R Howell 

2027-016C Slue Tarpon P1nellas Scott Macdonald Slue Tarpon Developer, LlC ,: 82 $3,200,000 V 1 N V N N lS y A V N 2 V y 2S 

2027-017C 
Residences at 

Pinellas Brian Swanton Gorman & Company, LLC F 70 $2,747,SOO V 1 N V N N 15 A V N 2 V y 43 
Harris Part: 

y 

2027-018C 
Village at 

Broward Mara S. Mades 
Cornerstone Group 

F 90 $3,800,000 V 1 N N V y 15 V A V N 2 V y 38 
Oakland Part Partners, UC; Urban 

2027-019C Altamira Broward Mara S. Mades 
Cornerstone Group 

F 90 53,800,000 V l N V V y 15 y A V N 2 V y 6 
Partners, llC 

2027-020C Mobbly Sho<es Hillsborough Kenneth Naylor 
Mobb1y Shores 

F 1S9 $3.S00,000 V l N V N N l S y A V N 2 V y 39 
Develocment, UC 

2027-021C Astor Gardens Duval Kenneth Naylor APC Development IV, LLC F 96 $3,200,000 y 1 N V V y 15 y A N N 2 V y 37 

2027-022C Egret oo Union P1nellas Kenneth Naytor 
Egret on Union 

Devtlopment. UC; HOP· 
F 88 $3,200,000 V 1 N V N N lS y A V N 2 V y 4 

2027-023C Pinnacle Manor Pinellas David O. Deutch 
Pinnacle Communities II, 

F 76 $3,200,000 V 1 N V N N 15 y 8 V N 2 V y 11 
llC 
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l: 
C 

8 

lOl'1-0l4C Summe,fleld 
LandinP, 

Hillsborough J. David Pt1ge 

20l7-0lGC Palm Bluff 
Commons 

2027-027( Skyway Palms 

Pinellas 

Pinellas 

Pinellas 

2027-029( Berkshire Square Orange 

2027-03.QC Madlsoo Tr3ils P1nellas 

2027-031( Madison Pines Orange 

lOl?-032:C Ekos at Wekiva 
Springs 

Orange 

2027-033C Benschley Manor Orange 

2027-034C District Lofts Orange 

2027-03SC Trailside Estates I Pinellas 

2.02?--036C New l ife Senior$ Orange 

2027-037C HP Apt Orange 

Brett Green 

Brett Green 

Brett Green 

Jonathan L. Wolf 

Patrick E. law 

Chrfstopher l, Shear 

N. Dwayne Gray 

Matthew A. Rieger 

Nikul A. lnamdar 

Saki $, M fddleton 

Daniel Coakley 

2027-039C ANR 01 Hillsborough Daniel Coakley 

RFA 2026-202 Board Approved Scoring Results 

Southport Development. 
Inc .. a WA corporation 
Ar~wav Washington 
Commons Developer, UC 
Archway Palm Bluff 

Developer. LLC 
Archway Skyway Palms 

Oevelo"""r, LLC 
Berk.shire Square 
Oeveloruor, LLC 

f 

f 

F 

F 

ARD Madison Trails, LLC; ,: 
New South Residential, UC 

ARO Madison Pines, lLC; F 
New South Residential, LlC 

MHP Wekiva Springs 
Developer, l LC 

f 

130 $3,$00,000 

84 $3,200,000 

92 $3,200,000 

80 $3, 200,000 

100 $3.499,000 

90 $3,200,000 

112 $3,S00,000 

80 $2,400,000 

Benschley Manor 

Developer. LLC 
E, Non• 100 $3,499,000 
ALF 

HTG Harmony Developer, 

UC 
F 

Sage Pointe Developer, lLC F 

John Stanley Florida Inc.; 
New life Mlnlwles of 
Orlando, Inc. 

HP Apt Developer, UC 

ANR 01 Developer, UC 

HP Capital Mills 

Development, lLC; Catston 

E, Non• 
Alf 

F 

F 

88 $3,499,412 

94 $3,200,000 

85 $2,970,074 

94 $2,630,000 

90 $3,S00,000 

y N y 

y N y 

y N y 

y 1 N y 

y 1 Y Wendover y 

y 1 N y 

y 1 N y 

y 1 N y 

y 1 Y Wendover N 

y 1 N y 

y 1 N y 

y 1 y N/A N 

y 1 N y 

y 1 N y 

2027--040C MIi~ Creek P1nellas Joseph J. Chambers MIii$ Oeveloper, LlC; HOP• ,: 78 $2,100,000 y 1 N y 

Targeted Oppol'tunit ies in 
Time, Inc. 

Page2 of 3 

y y lS y A N N 2 y y 19 

N N 1$ y A y N 2 y y 10 

N N 1S y A y N 2 y y 27 

N N 1S y A y N 2 y y 18 

N N 1S y A y N 2 y y 3 

N N 15 y A y N 2 y y 31 

N N 1S y A y N 2 y y 21 

N N 15 y A y N 2 y y 28 

N N 15 y A y N 2 y y 16 

N N 1S y A y N 2 y y 32 

N N 1S y A y N 2 y y 29 

N N 15 y A y N 2 N y 9 

N N 15 y A y N 2 y y 20 

N N 1S y A y N 2 y y 12 

N N 15 y A y y 1 y y 30 



RFA 2026-202 Board Approved Scoring Results 

20l7-04lC Monroe 
Crossings 

2027-043C RPV Parcel El 

I' 'bl lneng, I' e A• • .,. ,c:ittons 

2027-004C 
Roseland 
Gardens Phase II 

Grove Manor 
2027-009( 

Phase Ill 

2027-028C Liberty Landing 

2027-038( Destiny Place 

2027-042( 
Fern Grove 

Phase Three 

2027- Villas of Clear 

oisc· ,..~. 

l: 
C 

8 

Pinellas 

HP capital Monroe 

Development, UC; Calston 

Joseph l Chambers Monroe Developer, LLC: F 

HOP-Targeted 
Opportunities In Time, l LC 

Hillsborough Daniel Coakley 
RPV Parcel El Oevtloper, 

llC 

E, Non• 

ALF 

SHAG Roseland Gardens 

Palm Beach Darren Smith 
Phase II Oevelope<, LLC; 

F 
Mag.nol!a Affordable 
Oewlopment, In<. 

SHAG Grove Manor Phase 
Polk Darren Smith Ill Developer, LLC; LWHA F 

Development, UC 

Heartland Development 

Hillsborough M ichael Ruane Group UC; CORE liberty F 
Landing Developer UC 

Polk Scott Macdonald 
Blue OP Developer, llC ; 

F 
Trinitv Oevelo....,r LLC 

Orange Scot t Zimmerman 
BOG Fern Grove Phase E, Non• 

Three Oevelooer, LLC ALF 

New Affordable Housing 

Orange Eddy Moratin 
Partners, LLC; lift Orlando E, Non• 

Community Development, ALF 

llC 

128 $3,200,000 

100 $3,500,000 

100 $3,500,000 

82 $3,000,000 

80 $2,9$0,000 

96 $3,000,000 

129 $3.S00,000 

100 $3,$00,000 

•Due to an internal numbering issue, this Appl ication was not assigned a sequential number and was in.stead assigned #2027-075C. 

y I N 

y 1 N 

N I N 

N 1 N 

N 1 N 

N 1 N 

N 1 N 

N 1 N 

On September 2S, 2026, the Board of Directors of Florida Hou.sing Finance Corporation approved the Review Committee's motion to adopt the .scoring results above. 

y 

N 

N 

N 

y 

N 

N 

N 

N N IS y A y y 2 y y 

N N 15 y A y N 2 y y 44 

y y 1$ y A y N 2 y y 3$ 

y y 15 y A y N 2 y V s 

N N 1$ y A y N 2 y y 40 

N N 10 y A N y 1 y y 23 

N N 15 y A y y 1 y y 14 

y y 1$ y A N N 2 y y s 

Any Applicant may file a notice of protest and a formal written protest in accordance with Section 120.57(3), Fla. Stat., Rule Chapter 28--110, F.A .C., and Rule 67-60.009, F .AL Failure to file a protest within the time pre.scribed in Section 120.S7(3), Fla. Stat ., shall 

constitute a waiver of proceedings under Chapter 120, Fla. Stat. 
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Dace Submitted: 2026-08-13 14:43:51.960 I Fonn Key: 12630 

Principal Disclosures for the Applicant APPR.OV(;'{) for l·IOUSINC CR.l.'01'1'$ 
FHFC ,td.-am."f.' ll~vif.'w 

Rf.'ttilff.'d 7.27.:16 ,\ppl'Oved 7.3-0 . .26 

Select the orianb;11tlon.il str~i,re for the A,pptlu nt entity: 

The Applicant is a: limited Uabilitv Company 

ProYide the ,ume o f tM Applk.im Limited li.tbility Comp;my: 

Mills Creek PC, u.c 

First Prlndpal Disclosure l evel: 
Cfick hHt for Auimnu/' with Comolrtioe th.I! (ntri<:i far th!! firs IMI PTinciPil Oisclowre for ttlf A.polqot 

First l~el 

Second Principal Disclosure Level: 

Entity II 

1. 

,. 
3. 

.. 
s. 

•• 

7. 

•• 

•• 

Select Type ot PrindJ>!I of 

A.pplieilnl Emer Hart1e of FiNt Level P,incipal 

1n~S1or Mcmbe, Ch:imbers, Joseph J 

Non•ln~S'IOf Mcmbe, HP capital Mills Ap,artments, U C 

Non-,n~S'IOt Mernbe, cC=•=· =··~•~M=i11s~.=l.l=C'---------------­

Non•ln~S'IOI Membe, Housing Opportunities o t Pinellas,. Inc . 

------~""=•=•~•"-e, HP capital Mills A.,p,rtments, u c 

_______ Mo_n_•~•~e, Cabton Mi1b, U.C 

------~""="='~•"-e, Housing Opportunities o t Pinell~ Int. 

<SelCd an option> Housing Opportunities o t Pinell~ Int. is :r,n ins.trumenuli1y 

<Selcd an option> of the Pinellas County HousingAutho,ity 

CIiek here for AsSdtAhC>e with Completing the Entnes for the Secol'M:I Level Prindp.111 Olsdosure for the Applicant 

Select me correspoodi11g FitSt 
Level Prlnclpal Entity A' from 

gboye for Mlkb tbs $fcond 
leY£1 Pciocieal h l?t'inB 

2, (HP Capital Mills AP.Jrtments, ll< 

2. !HP Capital Mins AP.Jrtments, Lt< 

5, (HP Capital Mills Ap,Jrtments, LL< 

5, !HP Capital Mins AP.Jrtments. Lt< 

3, !Calstoo Mills, LLCI 

6. !Calstoo Mills, LLCI 

4, (Hou~nf Opporwnities of Pirtelli 

4, (Housing Opporwnities of Pirtelli 

4, (Hou~nf Opporwnities of Pirtelli 

4 , (Housing Opporwnities of Pirtelli 

4 , (Hou~ng Opporwnities of Pirtelli 

7. (Housing Opporwnities of Pirtelli 

7. (Hou~ng Opporwnities of Pir.ell; 

7. (Housing Opporwnities of Pir.ell; 

7. (Hou~ng Opporwnities of PiMlli 

7. (Housing Opporwnities of Pirtelli 

:i:rrnodlfYPI 
f!!filtl 

2,A, 

2,8. 

5,A, 

S,8. 

3,A, 

~•. 
4,A, 

4,8. 

4,C. 

4,0 . 

4,E. 

J.A. 

7,8, 

7,C. 

7,0. 

7.E. 

Select the type of Principal 

lleio& assocjated with the 
coaesPPOslins firn lsvel 

Principal £ntity 

MaB.JJting Member 

MaB.Jpjng Member 

MaB.JDtlg Member 

MaB.Jpjng Member 

MaB.JJting Member 

MaB.JJting Member 

beclJlive Oirec:to, 

Officer/Oirec:to, 

Officer/Oirec:to, 

Officer/Oirec:to, 

Officer/Oirec,10, 

beclJlive Oirec:to, 

Officer/Oirec,10, 

Officer/Oirec,10, 

Offioor/Oirec:to, 

Officer/Oirec:to, 

( ntg Nam!! 91 Xcond Leyd Principal 

Hemmer, Fre<ferict 

Hansen .. NicOOlas 

Hemmer, Fre<ferict 

Hansen .. NicOOlas 

Chambers, Joseph J 

Chambers, Joseph J 

8ridtfield, Comerws 

FitebaUEh, Chloe 

Tomcu1k, Alen 

Mineo, W~rw! 

Hickey, Veronica 

8ri<:tfield, CorrtelilfS 

Firebau!!h, Chloe 

Tomczak, Alen 

Mineo, W~rw! 

Hickey, Veronica 

Exhibit 4 

Select ors:11ninition31 $111.tt111,e 

of Fir'St Leve4 Principal idetilified 

N:11uul Pe,son 

Limi ted liabilityCotnp:11ny 

Limi ted liabilityCotnp:11ny 

Non·Profil COrporlltiOn 

Limi ted liabili1yCotnp:11ny 

Limi ted liabilityCot'np:11ny 

Non•Proti1 COrporotion 

<Select an option> 

<Select an option> 

M ills (reek PC, LLC 

$elect orgagizati0 oa! Struct11-re 
of.Sf:F90d leY£1 PrinciPil 
~ 

Natw al Person 

Nawr .il Person 

Nawral Person 

Nawr .il Person 

Nawral Person 

Nawr .il Person 

Nawral Person 

Nawr .il Person 

Nawral Person 

Nawr .il Person 

Nawral Person 

Nawr .il Person 

Nawral Person 

Nawr .il Person 

Nawral Person 

Nawr .il Person 

Page 1 of 4 PtincJpals of the Appllcaf\t and Oevelot)er($I Oisdow,e Form (F0tm Rev. 05·2019) as amel\ded 0&-2023 



Dace Submitted: 2026-08-13 14:43:51.960 I Fonn Key: 12630 

Principal Disclosures for the three Developers APPR.OV(;'{) for l·IOUSINC CR.l.'01'1'$ 
FHFC ,td.-am."f.' ll~vif.'w 

Rf.'ttilff.'d 7.27.::6 ,\ppl'Oved 7.3-0 . .26 

How m:my De~l<>s>er111irt p:irt of this Apptk• tion struc.twc? (Plc:ise complete die Prinoip:il Disdwurcs for c:dl of the three Co-Dcvclopen below.I 

3 

Select the Ofianlutkwtal str11tt11re to, the first ~Oe-veloper erttlty: 

The fitst ~Developer Is a: Limited Llabllltv Companv 

Provide the Bame o f the Dewloper l imited l labllityCompany: 

HP C.tpital Mills Development, l lC 

First Principal Disclosure Level: HP Capi tal Mills Developmen t, LLC 

Page 2 of 4 

( liclc hfi'f fqr A,:.i;t;incp witfl Cqmplpfing thf EnttiM for thf Fir\.f lfivtl Princjp;pl Qisdsr;ure for ;p Qczyrlgerr 

First L~el 

Entity ff 

1. 

,. 

S,elett Type ot Prindpal of 

Developer Enter Ha Me of FiNt Level Printlp3' 

M/lln:t&f'lg Mernbe, --~ _m_e_•~· _F,_ede~""- -------------­
Managing Mernbe, 0H~•~"~"~"~-~•~;'~""~'~"'---------------

SclK'! orqanii:ttional mt.te111t~ 
of flr'Sl Level Principal idet1lified 

Nll!ut al Pc1$()tl 

Nll lut :il Pc1$()tl 

PtincJpals of the Appllcaf\t ar'ld Oevelot)er(sl Oisdowre Form (F0tm Rev. 05·2019) as amel\ded 0&-2023 



Dace Submitted: 2026-08-13 14:43:51.960 I Fonn Key: 12630 

Principal Disclosures for the three Developers 

Select the o,g:inizatioo.al structure for the second Co•Oevtl<>per entity: 

The se<x)(ld Co-OcveloPer is .a: limited liability Comp.11ny 

Provide the name of the Qew,lopcr l imited l i.abilityComp:iny: 

c.alston MIiis Developer, U C 

FirS1 Principal Disclosure Level: 

APPR.OV(;'{) for l·IOUSINC CR.l.'01'1'$ 
FHFC ,td.-am."f.' ll~vif.'w 

Rf.'ttilff.'d 7.27.::6 ,\ppl'Oved 7.3-0 . .26 

Calston Mill$ Oeveloper, LLC 

CIiek here for Asslnance with COtnplet1ng the EnulM for the F1ts.t Level Prlndpal Olsd~ure f0t a Developer 

Page 3 of 4 

First Level Select Type of Prindpal of 

£milY.i Qmlow •mer N•rn• 01fioHm!PrioriPal 

I. Manaltini Member 0C~•~•m=be~"=· •~os~•~ph='--------------

Select organizational Wuctu-re 

2f fim le:vel Prinrioal idmrified 

Natw al Person 

PtincJpals of the Appllcaf\t ar'ld Oevelot)er(sl Oisdowre Form (F0tm Rev. 05·2019) as amel\ded 0&-2023 



Dace Submitted: 2026-08-13 14:43:51.960 I Fonn Key: 12630 

Principal Disclosures for the three Developers APPR.OV(;'{) for l·IOUSINC CR.l.'01'1'$ 
FHFC ,td.-am."f.' ll~vif.'w 

Rf.'ttilff.'d 7.27.::6 ,\ppl'Oved 7.3-0 . .26 

Select the o,g:inizatioo.al structure for the third C<>-Oevclopcr entity: 

The third Co-OcveloPer is ,11: limited liability Comp.11ny 

Provide the name of the Qew,lopcr l imited l i.abilityComp:iny: 

HOP· Targeted Opportunltles In Time. U C 

FirS1 Principal Disclosure Level: HOP· Targeted Opportunltie$ In Time, LLC 

CIiek here to, Asslnance with COtnplet1ng the EnulM to, the F1ts.t Level Prlndpal Olsd~u,e f0t a Developer 

First Level Select Type of Prindpal of Select organizational Wuctu-re 

£mm'..! ~ Enter Name of flm lml Priodnat of fim le:vel Prinrioal idmrified 

Second Principal Disclosure Level: 

I. 

2. 

3. 

_____ S~•~'•~M=em=•"-~ Houslnit Opportunities of Pinellas, Inc 

<Select an option> Houslnit Opportunities o f Pinellas, Inc. ls an 1nstru:mentalitv 

<Select an option> of the PinellasCoontv Hoosln11, Authorltv 

Non-Profit Corporation 

<Select an option> 

<Select an option> 

HOP· ra,geted Opportunities In Time, LLC 

Od: hete for As.sistancll" wt1h Comple1in@ Ule En1ti~ for 1he second Levl!!t Ptintipal Oisclosufe for a Developer 

Select the correspoodlng First 

Level Principal Entity ff from 

aMve ftv YdJP tbr Xrnnd Xrnndlevd 
l,&ytl Principal iJi bf;ing fmi1't.!!. 

1. !Housine Opportunities of PiMlli 1.A. 

1. !Housine Opportunities of PiMlli 

1. !Housine Opportunities of PiMlli 

1. !Housine Opportunities of PiMlli 

1. !Housine Opportunities of PiMlli 

Page4of4 

),8, 

J.C. 

1,0, 

u. 

Select the type of Prlndpal 

being associated with the 

coaesPPOSline firn I eve! 
Principal fn@y £nw Nam,: gf Xcond lrvd Principal 

beclllive Director 8ridtfield, Q:ifMrws 

Officer/Director Fiteba"l!h, Chloe 

Officer/Director 0T~om='~"~•~• •~'~•~• ---------------­

Officer/Director _M~;~•~eo~,_w_..,="°~--------------­

Offioor/Oirector 0H~;'~'~"~•~V~•~,.~•~k~•'---------------

Select organlzatlonat struct1.rre 

of 5€1i90d leYRI PrinciPitl 
~ 

Natwal Person 

Natwal Person 

Natwal Person 

Natwal Person 

Natwal Person 

Mnt!pals of the Appllcaf\t ar'ld Oevelot)er(sl Oisclosufe Form (F0tm Rev. 05·2019) as amel\ded 0&-2023 



Electronic Articles of Organization 
For 

Florida Limited Liability Company 

Article I 
The name of the Limited Liability Company is: 

MILLS CREEK PC, LLC 

Article II 

L26000397300 
FILED 8:00 AM 
July 27t' 2026 
Sec. O State 
fjeggleston 

111e street address of the principal office of the Limited Liability Company is: 
5852 DORA DRIVE 
MOUNT DORA, FL. US 32757 

111e mailing address of the Li1ni ted Liabili ty Company is: 
5852 DORA DRIVE 
MOUNT DORA, FL. US 32757 

Article III 
The name and Florida street address of the registered agent is: 

JOSEPH J CHAMBERS 
5852 DORA DRIVE 
MOUNT DORA, FL. 32757 

Having been named as registered agent and to accept service of process for the above slated limited 
liabil ity company at the place designated in this certificate, I hereby accept the appointment as registered 
agent and agree to act in this capacity. I further agree to comply wit11 the provisions of all statutes 
relating, to the proper and complete perfonnance of my duties, and I am familiar with and accept t11e 
obligations of my position as registered agent. 
Registered Agent Signature: JOSEPH CHAMBERS 

Exhibit 5 



Article IV 
1be name and address ofperson(s) authorized to manage LLC: 

Title: MGR 
HP CAPITAL tvllLLS APARTMENTS, LLC 
9800 4TH ST, SUITE 200 
ST. PETERSBURG, FL. 33702 US 

Title: MGR 
PCHA-tvllLLS GP, LLC 
11479 ULMERTON RD 
LARGO, FL. 33778 US 

Title: MGR 
CALSTON MILLS, LLC 
5852 DORA DRIVE 
MOUNT DORA, FL. 32757 US 

Article V 
TI1e effective date for this Limited Liability Company shall be: 

07/27/2026 

Signature of member or an authorized representative 
Electronic Signature: JOSEPH CHAMBERS 

L26000397300 
FILED 8:00 AM 
July 27t' 2026 
Sec. O State 
fjeggleston 

I am the member or authorized representative submitting these Articles of Organization and affmn that the 
facts stated herein are true. I am aware that false information submitted in a document to the Department 
of State constitutes a tl1ird degree felony as provided for in s.817.155, F.S. I understand the requirement to 
file an annual report between January 1st and May 1st iin the calendar year following fonnation of the LLC 
and every year thereafter to maintain "active" status. 



(Requesto~s Name) 

(Add1e.ss) 
i I H~l~II~ IH I ii U 

700478811597 
(Add1ess) 

(City/State/Zip/Phone If) 

□ PICK-UP □ WArT □ MAIL 

(Business Entity Name) 

(Document Numbe1) 

Cer1ified Copies_ Certificates of Status_ 

Special lnstrucuons to Filing Office<: 

0 ,..~ 

j:~~ ~ 
~·:Y: .,, 
f;~ ~-
r; ~ :-.... 
• , t.. . , .. . , -

Office Use Only ., . . .:? .. 
"' "7.. • ' ' 

r.,: 
: , • 4. ' .... 
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CT CORP 
(850) 65 .. 47Z4 

WP lak-n Drive 
Ta~, FL ~u 

Date: 07/23/2026 
--------- ----

Accl1I20160000072 

Name: PCHA Mills GP, LLC 

Document It: 
Order It: 17583694 

Certified Copy of Arts 
□ & Amend: . 

Plain Copy: □ 
Certificate of Good 

□ Standing: 

Certified Copy o f: □ 

Aposti lie/Notarial 
□ 

Country of Destination: 

Certification: 
Number of Certs: 

f iling: l ✓ I Certified: LJ F.mail Address for ,\nnual H.eporl Notifications: 

Plain: [Zj 
COGS: □ 

Avai lability _ _ 

Document 125.00 
Examiner __ _ 
Updater __ _ 

Verifier - --
W.P. Verifier 
Reftt 



TO: New Filin~ S«1ion 
l)i~·i."ion of Coq,ora1iu11s 

Sli llJl::(.'T: 

COVf.R u:T r t:R 

Name of Linti1cJ Liability l'mnpany 

The cm:k>sl·d ,\nicl~ o f Or~t1ni1 .. atio11 and fcc(S) ar, submitted for IHing. 

Mic h~h-'I ti. Synu: 

Firm/Company 

Six l'l'G l'lacc. Suioe 1000 

l' inshurgh. PA 1)12~ 

n bric: k fie: kJ@pi nc II ashous i ni;. cvm 

f.-mail ::u,ldtc:;$: (lo he used foe ru1un.~ annu:11 repon no1ifi<:1;tli01\) 

Fo r lunh..:r in lormo,ion conccrniny this matter. plc~<c coll: 

Neil UrickfidJ 727 44)-768> 
a11 _____ 1 ___________ _ 

N:um.: o f Pcrson 1\ rca Code.: 

Enck>Sl'd is a check for 1111.: follvwini; omoun1: 

i!!SI 25 .00 Filing Fee 0 S D0.00 Filing Fee & 
Cc:ni fie ate of Status 

Mail ing Addms 
New Filin!t Section 
Di"ision ol CoJl'('lrations 
I' .0. llns 6.)27 
'l'allahaS$C'..:. Fl. .'231 .J 

O S 155.00 Filin~ Fee & 
Ccn:ilicd C<>p)' 

(oddi1ional copy is enclosed) 

Strttt ,\ddr~ 

O S 160.00 Filiny Fee. 
Cc-n ificatc o f S1a1us &. 
<:cni ficd Copy 

(oddioional copy is enclosed) 

New f-"ilingS«1ion l)l,•iiion 
The Centre c.-..fTallah~ssec 
241 ~ N. Monroe: Street. Sui It g IO 
Tall1hasscc. FL J2:;0J 

• 
. J 



AK'l 1(1 F.';( lf ORC:ANll,\'1 \().\' •UR tl.,()RJ0A I J:'ltrlll> I J,\ Bil J IY co~ I PA8Y 

ARTIC LE I · :-'um<: 
The name of 1hc Liini1c:d I .iahili1y Compimy is: 

l'Cll,\ •Mills GP. LI.C: 
(~lus1 conioin 1he words .. l.imi<rd Uobili1r <.:ompuny. ··1..1 •. c.:· or ··1.1.c.·1 

,\1-lTICtE II • Add,t·;'-S: 
The m;,ilini:; oddn.'"SS 4nd s1rcct nddrcss of 1hc principal office of the Limilt'd l..i3bili1rComp:m~· i.s: 

Moilim: A,.hir~~; 

_ 11 4 7'> U lmct1un Rd. 
I.or'"· fl. .1.177$ L•n;o. FL 3377g 

,\ f.tTICLt Ill • f.t,·gi.utrrtl A,:.tnt. K(1!islntd ()ffit'<', Sc Kt1?istue:d A&tnt's Si~na1urt: 
• Thi: l.i111itcd l.iahilily Compon~· c t11Ul(')I ~cn·c us its U\\l1 Rci;istC'rcd r"\gcm. You 111us1 dcsi-n:uc nn individo:11 ur 
:mo1hcr ~u$iness cn1ity with an ncli\'I.' Florida rq;istn11ion .) 

N .. ·il Orid:tidd 

11 ~ N Ulmer<on RJ. 
t'lorido sircc1 :iddl'<SS (l'.0. Rn., i'.S.UI occcp1nbl<) 

l.11r •o l'L 3377S 

Siau: Zip 

llad,1),! hcc,1 uam,·,J as n •!!,iJ'h'ft'd ug,•,11 lmd 1n m·,·.:111 ,,·, ·1'\·ic.·t.· ,,fp,,H.•,·,"'-"'fi,r iii,· t1but·,• swu•d limilt'il lillhilitycom1"1(111.,·"1 Iii~ 
plan:> , l,•.,·l>;,nm,•d ;,, 1l,is (.\"l'lijin m·, I hL'n•by (J("Cl'/'1 thf! '1/IJ>Oinlm~•JII u.r n:tis1,:r(!1/ ''K'-'t1I um/ ,q.:rt"( IU act in thi.J cuµad(,: I 
Junlt,•r agn•,• Ill couq,ly wilh t/4• 11rm•i,,·i,msvf u.ll .,ww1,•s rt.:lmht>,: 10 Jh;,.• pro/'14.'r wtd ,·ompfcl,: J'H:T/M mwx-.: u/11~,· d111h•.'f, tulll I 
,unfamiliar ,d1h ,m,I a«,:pl th.:• ,,hl(\!.Ol;,ms of ,,,y fXMiliwt as ,.:ll,iSl~rvc.l "J.:!''"' a. prol'ldt!dfiJ, in Chu1-11t:r 60.1. 1-:s. 

;Wg /_//2 



ARTIC:U: IV-
The n:unc: and addrc~.s of c:ach pcrwn au1hori1.cd 10 m;m.aa;~ and con1ml chr l.irnitcd Li:abilitr Comruan~·: 

IllJL; 
":\.\tUfC' "',\u1hori1.1..•d ~tcmbcr 
"~IGR" • ~t:ma~<r 

AMIIK 

(lJ~ 1111uchmc:nt ifncc,:ss::iry) 

iSumc nod MWrc,s· 

~ Ommnuni1ics of pindlns, In..:. 
11471) Ulmcno11 Rd. 
l.nu;o. Fl. 33 778 

,\lffl(.'l,t; \ ': EOi,01i,·< doic, ir o1hcr 1h:in 1hc Jn,c of lilini;: ____________ . tOPTIO:,.0,\1.) 
(If an rffrr1h·t duu· i) li~ce,t, thr tlalt mu.~I t>t' ~l>N"ilk ■ml rannol bt nlQre 1h11n fiv1.• husinf'SS t.hayi prior 10 nr 90 Jays dttr 

thr cl:att• of filin~.) 
~otr: If 1hc doh: in~cnrd in 1hi~ bluck <lOC'!I no, mcl.'t the applic:able st:uuiory fil ini rc:~uirc.·mcnls. this dote ,\'ill ool be listed BS 
the Jocum~nt's effccli\'c date on !he: Dtp:&rt1111:nl of Su11c·~ rc:-..:◊rd:.. 

AM.TIC I .~: VI: (')1hc:r pro"isions. ifan>'· 

S•~n otu rt of o tmbn or on aulhvriuJ rc-('lre~t ntal in of a mtmbtr. 
Thi~ OOc:umcnl is c.-<tc:-u1cd in ac:c:ordo.nce \\ith scc:1ion 60~.0:?03 t 1) (b). Florid3 Sunuti:s. 
I am nw;m: 1hat any false inforn1-a1iou subrninc:d inn dl>eumcnc lO 1hc l.)cp3rtmi:n1 ofS1:ate 
con..s1itut~·s a 1hird dcgrl!'C felon)'RS provided for in s.81 7.1.S~ . r.s. 

Ndl Rrick r.clJ 
l 'ypcd or pri ntcd name of sign.cc 

Eilior fa:s· 
SI 2~.00 t,"ilinc t-·u for Artirlt.\ of O'lnniulion 11nd l>ttignolion or Hc:-t?,iSltrtd A1,tc:-nt 
S J0.00 C:t rtifitd Cop)· (Oplionol) 
S 5.00 Ctr1ir.ra1r or StalUs (Op1ionol) 



Dace Submitted: 2026-08-13 14:43:51.960 I Fonn Key: 12630 

RFA 2026-202 HOUSING CREDIT FINANCING FOR AFFORDABLE HOUSING 

DEVELOPMENTS LOCATED IN BROWARD, DUVAL, HILLSBOROUGH, LEE, 

Unless stated otherwise, all informml,Ml&ik, tl!.t-bMalllimf• B~t,MIJ;of.Q~~/ll,U~Sn upon completion, The effective 

date of this Exhibit A is 07/27/2026. 

Section 4.A.1. 

Review of Attachments 

Provide all attachments as required pursuant to the RFA. If it is determined that the Attachments do not meet the RFA requirements o r the 

Applicant submitted materlal ty Incorrect information in the Application. the Corporation may take any o r all of the following actions, even If 

the Application was not selected for funding, was deemed ineligible, or was withdrawn: deem the Application ineligible, rescind the award, 
and consider all Principals of the Applicant to have made a material mlsn?ll)tcscntation subject to Section 420.518, F .S. 

a. Demographic Commitment 

St.ate the Demographic Commitment. 

Family 

Section 4~A.2 

Demographic Commitment 

Section 4~A.3 

Applicant, Oevek>per, Management Company and Contact Person 

a. Applicant 

(11 (a) Name of Applicant: Mills Creek PC, UC 

(2) Provide the required documentation to demon.strate that the Applicant is a legally formed entity qualified to do business in the 

state of Florida as of the Application Deadline as Attachment 1. 

(3) Non-Profit Applicant Qualifications 

Does the Applicant o r the General Partner or managing member o f the Applicant meet the definit ion o f Non-Profit as set forth In 

Rule Chapter 67-48, F.A.C. and wish to apply as a Non-Profit Application? 

Yes 

If "Yes", provide the required information for the Non~Profit entity, as detailed in the RFA, during credit underwriting. 

b. Developer Information 

(1) Name of each Developer (including all co-Developers, one per line} 

HP Capital M ills Development, lLC 

Calston M ills Developer, LlC 

HOP - Targeted Opportunities in Time, Inc. 

(2) For each Developer entity listed In question ( 1) above (that Is not a natural pe,son, Local Government, or Public Housing Authotity), 

provide, as Attachment 3, the required documentation demonstrating that the Developer is a legally formed entity qualified to do 

business in the state of Florida as of the Application Deadline. 

(3) Developer Experieoce 

(a) Required Developer Experience 

At least one Developer entity named in (1) above must meet the Developer experience outlined in Section Four of the RFA. 

Name or the natu,al petson Principal with the required experience: Joseph J. Chambers 

RFA 2026·202 Exhibit 7 'General Information' worksheet tab: Page I of 39 



~ I ORIO,\ l>FPART\1f:'1,;T (I I ST ·H F D I , IS IO f i or CORPO R,',.TIOt,:; 

Df-or111ment of $1Rf@ 1 Qivision of Qora2!B!i!m I Se•nch Records 1 ~...fn!ib'~ 1 

N@xt Lis i HOP-Targeled Opportunffie 
~ Searcl\ I 

Entity Name List 
Corporate Name Document Number Status 
l:IQe - IaBOEIEQ oee.oBDU:HI IE!:i I~ I IME.J.J...CL25000150657 AaJve 

HOPTECH I IC l21000313\l26 INACT 

HOP THANH I LC L2000001S867 Adive 

HOPTHRLJ ~ F21000001502 INACT 
HOPTHRU INC W2100003~80 Adive 
HOP TIL YOU DROP LLC L2000032n17 INACT/UA 
HOP 'lll YOU SHOP INC. P06000011307 INACT 
HOPTIMISTIC BREWS, LLC l1300013681 0 lnAclive 

HOPTINGER, LLC l14000083105 Adive 

HOP TO ELECTRIC INC P22000043829 lnActive 

HOP TOGO LLC l1 1000095939 INACT 

HOPTOI MAHJONG LLC l25000309330 Active 

HOPTO UUC l 19000068()03 INACT 

HOP TO IT INC P08000041035 INACT 

1::1oe TO II Cl Eatm~H3 I I C l23000352502 INACT 

l:IOP IQ II El QEBI :'.i C&BE 11 C l25000111600 INACT/UA 

!:!OP IQ ll 1::iANDY"!eit:f 11 C L25000168885 AaJve 

HOP TQ IT HQLJSE!!EE Ptb!Q~ L21000227520 Active 
HQP TQ IT INFl ATAB! Fll LIQ l23000008627 INACT 
HOP-TO-IT LAWNCARE INC P08000098683 INACT 

NP.X'. I i~I 1 0:eeortuniiies in i'ime. Incl 
Searcn 

Exhibit 8 



Dace Submitted: 2026-08-13 14:45:39.457 I Fonn Key: 12631 

State of Florida 
Department of State 

I certify from the records of this office that HOP - TARGETED 
OPPORTUNlTIES IN TIME, LLC is a Ji1nited liability company organized 
under the laws of the State of Florida, filed on April 7, 2025. 

The document number of this limited liability company is L25000 l 50657. 

I further certify that said limited liability company has paid all fees and penalties 
due this office through December 31 , 2026, that its most recent annual repo1t 
was filed on June 12, 2026, and that its status is active. 

Give11 under my hand and the 
Great Seal of the State of Florida 
at Tallahassee, the Capital, this 
the Tenth day of August, 2026 

Tracking Number : 342872531SCU 

To authenticate this certificate,visit the following site,enter this number, and then 
follow the instructions displayed. 

https://services.sunbiz.org/Filings/CertificateOIStatus/CertiticateAuthenticatio~ 

Exhibit 9 



BEFORE THE ST ATE OF FLORIDA 
FLORIDA HOUSING FINANCE CORPORATION 

HTG ASTORIA, Ltd. FHFC Case No: l~ 202I-006BP 
RFA No. 2020-205 

Petitioner, App. No. 202 1-197BSN 
vs. 

FLORIDA HOUSING 
FINANCE CORPORATION. 

Respondent. 

FORMAL \1/R.ITTEN PROTEST AND PETITION 
FOR ADMINISTRATIVE HEARING 

RECEIVED 
FEB82021 ll:57AM 

Petitioner, HTG Astoria, Ltd., ("Petitioner" or "HTG Astoria"), pursuant to sections 

120.57(1) and (3), Florida Statutes ("F.S.") and Rules 28-110 and 67-60, Florida Administrative 

Code ("FAC") hereby files this Formal Written Protest and Petition for Administrative Hearing 

(the "Petition") regarding the scoring decisions of the Respondent, Florida Housing Finance 

Corporation ("Florida Housing") to award funding to responsive Applicants pursuant to RFA 

2020-205 Sail Financing of Affordable Multifamily Housing Developments to be Used in 

Conjunction with Tax-Exempt Bonds and Non-Competitive Housing Credits. (hereinafter the 

''RFr\ ") 

Introduction 

This Petition is filed pursuant to sections 120.57(1) and (3), Florida Statutes, Rules 28-110 

and 67-60, Florida Administrative Code. 

Exhibit 10 



Parties 

2. Petitioner is a Florida limited company in the business of providing affordable housing. 

Petitioner's address is 3225 Aviation Avenue, 6'h Floor, Coconut Grove, Florida 33133. 

Petitioner's address, telephone number and email address are those of its UJ1dersigned counsel for 

purposes of this proceeding. 

3. The affected agency is Florida Housing Finance Corporation. Florida Housing's address is 

227 North Bronough Street, Suite 5000, Tallahassee, Florida 3230 I- l329. 

Notice 

4. On October I 5, 2020 Florida Housing issued the RF A. 

5. On November 3, 2020 and again on November 9, 2020, the RF A was modified by Florida 

Housing. 

6. Applications in response to the RF A were due on or before November 12, 2020. 

7. Florida Housing received 90 applications in response to the RFA. Petitioner, applied in 

response to the RF A, requesting an allocation of $6,000,000 in Sail Funding for its proposed one­

hundred and twenty (120) unit affordable housing development in Manatee County, Florida. 

Petitioner's applicatio11 satisfied all the required elements of the RFA and is eligible for a funding 

award. 

8. Petitioner received notice of the preliminary RF A scoring and rankings through electronic 

posting on Friday, January 22, 2021 at 2:55 pm. A copy of the notices posted on the Corporations 

website are attached hereto as Exhibit "A". Petiti,oner was deemed eligible for funding but was not 

among those recommended for funding. 
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9. On Wednesday, January 27, 2021 at 12:31 pm., Petitioner timely submitted their Notice of 

Inteut to Protest Florida Housing's intended decision. A copy of that Notice of Intent is attached 

hereto as Exhibit "B". 

10. Th.is Petition is timely filed in accordance with the provisions of section 120.57(3) (b), 

Florida Statutes, and rules 28-1 10.004 and 67-60.009, Fla. Admin. Code. 

Background 

11 . Florida Housing is a public corporation created by section 420.504, Florida Statu~es, to 

administer the governmental fonction of financing or refinancing affordable housing and related 

facilities in Florida. Florida Housing's statutory .authority and mandates are set forth in Part V of 

Chapter 420, Florida Statutes. See, Sections 420.501-420.55, Fla. Stat. 

12. Florida Housing administers a competitive solicitation process to make and service 

mortgage Joans for new construction or rehabilitation of affordable rental units under the State 

Apartment Incentive Loan (SAIL) Program and the Elderly Housing Community Loan (EHCL) 

Program .. See Chapter 67-60, Fla. Admin. Code. 

RF A 2020-205 

13. Through the RF A process Florida Housing anticipated awarding an estimated $88,959,045 

of SAIL fonding for proposed Developments in Small, Medium and Large Counties as defined by 

the RFA. (RFA at 23) 

14. Appointed Review Committe.e members independently evaluated and scored their assigned 

portions of the submitted appl ications based on various mandatory and scored items. (RF A at 97) 

The maximum point total that an applicant c.an receive is 25 points. (RF A at 90) Failure to meet 

all eligibility items results in an application being deemed ineligible. (RF A at 85) 
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I 5. The RF A provides the following funding goals, 

• Two Elderly, New Construction Applications located in a Large County, with a 
preference for at least one Application that qualifies for the Veterans Preference. 

• Three Family, New Construction Applications located in a Large County with a 
preference that at least two Applications are from Self-Sourced Applicants. 

• One Elderly, New Construction, Application located in a Medium County, with a 
preference for Applications that qualify for the Veteran Preference. 

• Two Family, New Construction, Application located in a Medium County, with a 
preference that at least one Application is from a Self-Sourced Applicant. 

(RFA at 92) 

16. The RFA provides that the highest scoring Applications will be determined by first sorting 

together all eligible Applications from highest score to lowest score, with any scores that are tied 

separated in the fo II owing order: 

a. By the Application's eligibil ity for the Per Unit Construction Funding Preference 
(which is outlined in Section Four A.11.d of tl1e RF A) ,'lith Applications that qualify 
for the preference listed above Applications that do not qualify for the preference. 

b. Next, by the Application's Leveraging Level number (which is outl ined in item 3. of 
Exhibit C) with Applications that have a lower Leveraging Level number listed above 
Applications that have a higher Leveraging Level number. 

c. By the Application's e ligibility for the Proximity Funding Preference (which is 
outlined in Section Four A.5.e. of the RFA) \'lith Applications that qualify for the 
preference listed above Applications that do not qualify for the preference. 

d. By the Application's el igibility for the Grocery Store Funding Prcforence (which is 
outlined in Sectioll Four A. 5. e. of the RFA) with Appli,;<1tioas that qualify fur Lhc:: 
preference listed above that do not qualify for the preference); 

e. Next, by the Application's eligibility for the Community Service Preference which is 
outlined in Section Four A.5.e of the RFA (with Applications that qualify for the 
preference listed above Applications that do not qualify for the preference); 
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f. By the Application's eligibility for the Florida Job Creation Fuoding Preference which 
is outlined in item 4 of Exhibit C of the RFA (with Applications that qualify for the 
preference listed above Appl ications that do not qualify for the preference); and 

g. By lottery number, resulting in the lowest lottery number receiving preference. 

(RFA at 93) 

17. The RFA mandates the Funding Selection Process (hereinafter "Selection Process"), as 

follows, 

a. Goal to fund seven Medium and Large County, New Construction Applications 

(1) Goal to fund one New Construction Application located in Miami-Dade 
County and one New Construction Application located in Broward County. 

(a) First Application 

TI1e first Application selected for funding will be the highest ranking 
eligihle New Construction Application that is located in Miami-Dade 
County or Broward County, regardless of the Demographic Commitment, 
the Application's qualifications for the Vetera!ls Preference, or the 
Applicants' status as a Self-Sourced Applicant or Non-Self-Sourced 
Applicant. 

(b) Second Application 

• If the first Application selected for funding was an Elderly 
Application located in Miami-Dade County, the second Application 
will be the highest-ranking Family Application located in Broward 
County, with a preference that it be a Self-Sourced Applicant located 
in Broward County . 

• If the first Application selected for funding was an Elderly 
Application located in Broward County, the second Application will 
be the highest-ranking Fan1i ly Application located in Miami-Dade 
County, with a preference that it be a SeEf-Sourced Application 
located in Miami-Dade County. 
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• If the firsi Application selected for funding was a Family 
Application located in Miami-Dade County, the second Application 
will be the highest- ran.king Appl ication located in Broward County 
that either (i) is an Elderly Application that qualifies for lhe Veterans 
Preference; or (ii) is a Family Application that qualifies as a Self -
Sourced Application. If there are no eligible Elderly Applications 
that qualifies for the Veterans Pteference or Family Application that 
qualifies as a Self-Sourced Applications located in Broward County, 
then the second Applications selected for funding will be the 
highest-ranking Application located in Broward County, regardless 
of the Demographic Commitment, the Applicant's qualifications for 
the Veterans Preference, or the Applicants' status as a Self-Sourced 
Applicant or Non-Self-Sourced Applicant. 

• If the first Application selected for funding was a Family 
Appl ication located in Broward County, the second Application will 
be the highest- ranking Application located in Miami-Dade County 
that either (i) is an Elderly Application that qualifies for the Veterans 
Preference; or (ii) is a Family Application that qualifies as a Self -
Sourced Application. If there are no Elderly Applications that 
qualifies for the Veterans Preference or Family Application that 
qualifies as a Self-Sourced Applications located in Miami-Dade 
County, then the second Applications selected for funding will be 
the highest-ranking Application located in Miami-Dade County, 
regardless of the Demographic Commitment, the Applicant's 
qualifications for the Veterans Preference, or the Applicants' status 
as a Self-Sourced Applicant or Non-Self-Sourced Applicant. 

(2) Goal to fund two Elderly, Large C-0unty, New Construction Applications 

This goal will be met under the following circumstances: 

(a) If neither of the Applications selected to meet lhe goal described in 
(1) above are Elderly Applications, the two highest-ranking eligible 
Elderly, Large County, New Construction Applications that meets the 
Veterans Preference wil I be selected for funding, subject to the County 
Award Tally and both Funding Tests. If the Goal could not be met because 
there were not enough eligible Applications that meets the Veterans 
Preference and this goal, the two highest-ranking eligible Elderly, Large 
Cowity, New Construction Applications will be selected for funding, 
subject to the County Award Tally and both Funding Tests. 

(b) If one of the Applications selected to meet the goal described in ( 1) 
above is an Elderly Applications, the highest-ranking eligible Elderly, 
Large County, New Construction Applications that meets the Veterans 
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Preference will be selected for funding, subject to the County Award Tally 
and both Funding Tests. If the goal could not be met because there were 
no eligible unfw1ded Elderly, Large County, New Construction 
Applications that meets the Veterans Preference, the highest-ranking 
eligible Elderly, Large County, New Construction Application will be 
selected for funding, subject to the County Award Tally and both Funding 
Tests. 

(3) Goal to Fund Three Family, Large County, new Construction Applications 

This goal will be met under the following circumstances: 

(a) If one or both of the Applications selected to meet the goal 
described in (1) above is a Family Application, that Application(s) will 
count towards this goal. To meet this goal, the highest-ranking Family, 
Large County, New Construction Self-Sourced Application(s) will be 
selected, subject to the County Award Tally and both Funding Tests, until 
this goal is met. If the goal could not be met because there were not enough 
eligible unfunded Self-Sourced Applications that could meet this goal, 
then the highest-ranking Family, Large County, new Construction Non­
Self-Sourced Appl ication(s) will be selected, subject to the County Award 
Tally and both Funding Tests, until this goal is met. 

( 4) Goal to Fund one Elderly, Medium County, New Construction Application 

The Application selected for funding will be the highest-ranking eligible 
Elderly, Medituu County, New Construction Application that meets the 
Veterans Preference, subject to the Fw1ding Tests. If the goal could not be 
met because there were :no eligible unfunded Elderly, Medium County, 
New Construction Applications that meets the Veterans Preference, the 
highest-ranking eligible Elderly, Medium County, New Construction 
Applic.ation will be selected for funding, subject to the Funding Tests. 

(5) Goal to fund two Family, Medimu County, New Construction 
Applications 

The fil'st Application selected for funding wi ll be the highest-ranking 
eligible Family, Medium County, New Construction Application from a 
Self-Sourced Applicant, subject to the County Award Tally and Funding 
Tests. 

After the selection of the Application from a Self-Sourced Applicant or if 
there are no Applications from a Self-Sourced Applicant that can meet this 
goal, tlhe additional Applieation(s) selected to meet this goal , will be the 
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highest-ranking Family, Medium County, New Construction 
Application(s), regardless of whether the Application(s) is from a Self­
Sourced Applicant, subject to the County Award Tally and both Funding 
Tests. 

b. Family or Elderly (ALF or Non-ALF) Small County Applications 

The highest ranking eligible unfunded Family or Elderly (ALF or Non-ALF) Small 
County Applications, regardless of the Development Category, the Application's 
qualifications for the Veterans Preference, or the Applicants' status as a Self­
Sourced Applicant or Non-Self-Sourced Applicant, will be selected for funding, 
subject to the Geographic and Demographic Funding Tests and the County Award 
Tally. 

J f funding remains and none of the eligible unfunded Small County Applications 
can meet both of the Funding Tests, or if there are no eligible unfunded Small 
County Applications, the remaining Small County Geographic funding will be 
allocated to the Medium County Geographic Category and to the Large County 
Geographic Category on a pro-rata basis based on the geographic distribution 
adjusted to meet the requirements of Section 420.5087, F.S. 

c. Family or Elderly (ALF or Non-ALF) Medium County Applications 

(1) Self-Sourced Applications 

First, the highest ranking eligible unfunded Family Medium County Self­
Sourced Applications will be selected for funding, subject to the 
Geographic and Demographic Funding Tests and the County Award Tally. 
If funding remains and none of the eligible unfunded Family Medium 
County Self-Sourced Applications can meet both of the Funding Tests, no 
fnrther Family Medium County Self-Sourced Applications will be selected 
for funding. 

(2) One Application that meet the Veterans Preference 

Next, the highest ranking eligible unfunded Elderly Medium 
County Application that meet the Veterans Preference will be 
selected for funding, subject to the Geographic and Demographic 
Funding Tests and the County Award Tally. 

(3) Remaining Medium County Funding 

If funding remains, the highest ranking eligible unfunded Family 
or Elderly (ALF or Non-ALF) Medium County Applications, 
regardless of the Development Category, will be selected for 
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funding, subject to the Geographic and Demographic Funding 
Tests and the County Award Tally. If none of the eligible unfunded 
Medium County Applications can meet both of the f unding Tests, 
or if there are no eligible unfunded Medium County Appl ications, 
the remaining Medium County Geographic funding will be 
allocated to the Large County Geographic Category. 

d. Family or Elderly (ALF or Non-ALF) Large County Applications 

( l) Self-Sourced Applications 

First, the highest ranking eligible unfunded Family Large County 
Self-Sourced Applications will be selected for funding, subject to 
the Geographic and Demographic Ftmding Tests and County 
Award Tally. 

If funding remains and none of the eligible unfunded Family Large 
County Self Sourced Applications can meet both Funding Tests, 
all remaining Self-Sourced Applicant Family Funding and Non­
Self-Sourced Applicant Family Funding will be merged ("Family 
Funding Merge"). No further Self-Sourced Applications will be 
funded. 

(2) One Application that meets the Veterans Preference 

Next, the highest ranking eligible unfunded Elderly Large County 
Application that meet the Veterans Preference will be selected for 
funding, subject to the Geographic and Demographic Funding Tests and 
the County Award Tally. 

(3) Remaining Large County Funding 

If funding remains, the highest ranking eligible unfunded Family or 
Elderly (ALF or Non-ALF) Large County Applications, regardless of the 
Development Category, ·will be selected for funding, subject to the 
Geographic and Demographic Funding Tests and the County Award 
Tally. 

If funding remains and no eligible unfunded Large County Applications 
can meet the Funding Tests, then no further Applications will be selected 
for funding and the remaining funding will be distributed as approved by 
the Board. 
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(RF A at p.93-96) 

18. The following applications were selected in the following order for funding by the Review 

Committee: 

2021-221 S-POAH Cutler Manor ll, LLC (Large County/Miami-Dade/Family) 

2021-199BSN- Un.iversity Station II Ltd. (Large County/Broward/Fami ly) 

2021-216 Quiet Meadows, Ltd (Large County/Palm Beach/Elderly) 

2021-252SN-Fulham Terrace (Large Cmmty/Hillsborough/Elderly) 

202l-244BS-Princeton Crossings LLC (Large County/Miami-Dade/Family) 

202 l-246BS-MHP FL VTI, LLLP (Me<lium County/Collier /Elderly) 

2021-258S-Nathan Ridge, Ltd (Me<lium/Clay County/Family) 

2021 -222BS-St. Peter Claver Place, Ltd (Medium County/Lee/Elderly) 

2021 -2098S -Sweetwater Apartments. (Small County/Columbia) 

2021-251 BS- RST The Willows, LP (Medium County/Saint Lucie) 

202l-206BS- BOG Rosewood Pointe, LLC (Medium County/Osceola) 

202l-255SN-Somerset Landings Ltd. (MediumCounty/PalmBeach) 

202 I-245BS-StadiumTowers (Large County/Miami-Dade) 

2021-203BSN-BDG Fem Grove, LP (Large County/Orange)) 

202l-212BSN-Tallman Pines Phase I (Large County/Broward) 

202 l -269SN- Southwick Commons Ltd. (Large Cotmty/Orangc) 

2021-225S-lslaud Cove, LLC (Large County/Palm Beach) 

HTG Astoria, Application 202!-l 978SN, in Manatee County \.Vas deemed eligible but unfunded. 

The scoring committee erroneously found RST The Willows (the "Willows") eligible for funding. 

Ifthc Willows had been properly deemed ineligible then HTG Astoria would have been selected 

for funding under the "Family or Elderly (ALF or Non-ALF) Medium County Applications" as 

the highest ranking eligible unfunded Elderly Medium County Application that meets the 

Veterans Preference, subject to the Geographic and Demographic Funding Tests and the County 

Award Tally. 
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The Willows 
Principal Disclosure Form 

19. The RFA provides as follows, 

"to meet eligibility requirements, the Principals Disclosure Form must identify pw-suant to 
subsections 67-48.002(94) . .. F.A.C., the Principals of the Applicant and Developer(s) as 
of the Application Deadline. A Principals Disclosure Form should not include, for any 
organizational structure, any type of entity that is not specifically included in the Rule 
definition of Principal. 

(RFA at 15) 

20. The Applicant on their Principal Disclosures for the Developer Form identified the 

Developer as Roundstone Development, LLC. Pursuant to Ruic 67-48.002(94), 

(94) "Principal" means 

(c) For a limited liability company, each manager and each member of the limited liability 

company. 

21. At the Second Principal Disclosure level, the Appl icant disclosed two member entities that 

are limited liability companies, Realty Advisors, LLC and Southmark RST, LLC. A true and 

correct copy of the Principal Disclosure for the Developer Form is attached hereto as Exhibit C. 

22. At the Third Principal Disclosure level, Realty Advisors, LLC discl.osed Realty Advisors, 

Inc. as the sole Member. Southmark RST, LLC disclosed Southmark Corporation as its sole 

Member. Neither Realty Advisors, LLC or Soutbmark RST, LLC disclosed a manager at the Third 

Principal Disclosure Level. 
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Upon information and belief, Gina H. Hay, is a Manager of Realty Advisors, LLC and was 

not disclosed by the Applicant entity. A true and correct copy of the Entity Information from the 

Nevada Corporate website is attached hereto as Exhibit D. 

24. The Applicant should be deemed ineligible for failing to disclose managers on the 

Principal Disclosure for Developer Form. 

Substantial Interests Affected 

25. If the Willows had been properly deemed ineligible, then HTG AsLOria would have been 

selected for funding under the "Family or Elderly (ALF or Non-ALF) Medium County 

Applications" as the highest ranking eJjgible unfunded Elderly Medium County Application that 

meets the Veterans Preference. 

26. Petitioner is substantially affected by the evaluation and scoring of the responses to the 

RF A. The results of the scoring have affected Petitioners ability to obtain funding through the 

RF A. Consequently, Petitioners have standing 10 initiate and participate in this and related 

proceedings. 

27. Petitioner is entitled to a Formal Administrative Hearing pursuant to Sections 120.57(1) 

and 120.57(3), Florida statutes, to resolve the issues set fo1ih in this Petition. 

Disputed Issues of Material Fact and Law 

28. Disputed issues of material fact and law exist and entitle Petitioners to a Formal 

Administrative Hearing pursuant to Section 120.57(1), florida Statutes. The disputed issues of 

material fact and Jaw include, but arc not limited to, the following: 

a. \Vhether Florida Housing's actions in determining Willows eligible for fonding 
were arbitrary and capricious? 

b. \Vhether Florida Housing's actions in determining Willows eligible elected for 
funding were contrary to competition? 
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c. Whether Florida Housing's actions in determining Willow eligible for funding 
were cl early erroneous? 

d. \V'hether the \Villows failed to disclose a Principal of the Developer Entity on the 
Principal Disclosure/or Developer Form? 

e. Such, other issues as may be revealed during the protest pTOcess. 

Statutes and Rules Entitling Relief 

29. Petitioner is entitled to relief pursuant to Section 120.569 and 120.57, Florida Statutes, 

Chapters 28-106, 28-110, and 67-60, Florida Administrative Code. 

Concise Statement of Ultimate Fact and Law, Including the Specific 
Facts Warranting ReYersal of the Agencv's Intended Award 

30. Petitioner participated in the RFA process to compete for an award of SAIL funds based 

upon the delineated sco ring and ranking criteria in the RFA. 

31. Unless the scoring and eligibility determination is corrected, and the preliminary allocation 

revised, Petitioner will be excluded from funding contrary to the provisions of the RF A and Florida 

Housing's governing statutes and rules. 

32. A correct appli,cation of the eligibility, scoring and ranking criteria will result in fonding 

fur ti.le Petitio11e1. 

Right to Amend this Petition 

33. Petitioner reserves the right to amend this Petition if additional disputed issues of materia l 

fact are identified during the discovery process in this case. 

WHEREFORE, pursuant to section 120.57(3), Florida Statutes, and rule 28-110.004. Florida 

Administrative Code, Petitioner's request the following relief: 

a) An opportunity to resolve this protest by mutual agreement within seven days of the filing 

of this Peti tion as provided by Section 120.57(3)(d)(I), Florida Statutes. 
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b) If this protest cannot be resolved within seven days, that the matter be referred to the 

Division of Administrative Hearings for a fotmal hearing to be conducted before an 

Administrative Law Judge ("ALJ") pursuant to Section 120.57(1) and (3), Plorida 

Stan1tes. 

c) The ALJ enter a Recommended Order detennining that the applications of RST The 

Willows, LP should have been deemed ineligible for funding and award funding to HTG 

Astoria, LTD. 

d) That the Corporation adopt the Recommended Order of the ALJ. 

FILED AND SERVED this 8th day of February 2021. 

Maw·een McCarthy Daughton 
FBN 655805 
Maureen McCarthy Daughton, LLC 
1400 Village Square Blvd. 
Ste 3-231 
Tallahassee, Florida 32312 
Mdaughton@mmd-lawfirm.com 
(850)-345-8251 
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STATE OF FLORIDA 
DIVISION OF ADMINISTRATIVE HEARINGS 

HTG ASTORIA, LTD, 

Petitioner, 

V , 

FLORIDA HOUSING FINANCE CORPORATION, 

Respondent, 

and 

RST THE WILLOWS, LP, 

Intervenor. 
I - ----------- ----

MHP FL VIII LLLP, 

Petitioner, 

V . 

FLORIDA HOUSING FINANCE CORPORATION, 

Respondent, 

and 

FULHAM TERRACE, LTD., BDG FERN GROVE, 
LP, and QUIET MEADOWS, LTD, 

lntervenors. 

- - --------- ------'/ 

VISTA AT COCONUT PALM, LTD, 

Petitioner, 

V 

FLORIDA HOUSING FINANCE CORPORATION, 

125400417.1 
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Respondent, 

and 

UNIVERSITY STATION I, LLC, RESIDENCES 
AT SOMI PARC, LLC, and BDG FERN GROVE, LP, 

ln1ervenors. __________________ / 
RST THE WILLOWS, LP'S NOTICE OF FILING PROPOSED EXHIBIT 

RST The Willows, LP, (''Willows") hereby gives notice of providing electronic and paper 

copy ofRST The Willows, LP 's exhibit to G. W. Chisenhall , Administrative Law Judge on 

March 26, 202 1. 

DATED this 26th clay of March , 2021 . 

125401)<117, 1 

Respectfully submitted, 

Isl ~ f .?_ !i)Maf!d,ftlt 
Michae l P. Dona ldson 
Florida Bar No. 080276 1 
CARLTON rlELDS, PA. 
Post Office Drawer 190 
Tallahassee, Florida 32302 
Emai I: mdona ldson@carllon[ieldr;.com 
Add'/: rcbro.,y~1(@,carltonfields.com 
Telephone: 850/224-1585 
Facsimi le: 850/222-0398 

Counseljiir RST The Willows, LP and 
Residences at SoMi Pare, LLC 



CERTIFICATE OF SERVICE 

I HEREBY CERTIFY that a copy of the foregoing has been fu rn ished by E-Mail this 

26th day of March 202 1 to: 

Hugh Brown, General Counsel 
Christopher McGuire, Ass istant General Counsel 
Betty Zachem, Assistant General Counsel 
Florida Housing and Finance Corporation 
227 North Bronough Street, Suite 5000 
Tal lahassee, Florida 3230 1 
hugh.brown@lloridahousing.org 
chris.i_!Jffillire(ii),floridahousing.o_i:g 
Fletty.l.achem@t1oridahousing.org 
Add'/: ana.mcglamorv@f1orid~1housing.org 

Counsel.fi)J· Respondent 
Florida Housing Finance Corporation 

Maureen Daughton 
Maureen McCarthy Daughton, LLC 
1400 Village Square Blvd., Ste. 3-231 
Tallahassee, Florida 32312 
mdaughton(?1),m md-lawfi rm .com_ 

Counsel for HTG Asloria, ltd. and University 
Stolion. I. LLC 

Brittany Adams Long 
Radey Law Firm 
30 I S. Bronough Street, Suite 200 
Tallahassee, Florida 3230 I 
balong@radeylaw.com 
Add'/: lmcelroy(ii),radeylaw.com 

Counsel for Yi.wa al Coconw Palm. ll(J. 

125400•17, 1 

Seann Frazier 
Marc Ito 
Parker, Hudson. Rainer & Dobbs, LLP 
215 S. Monroe Street, Suite 750 
Tallahassee, Florida 3230 I 
sfrazicr~ilphrd.com 
miw@phrd.com; 
Add'/: sful@phrd.com 

Counsel for MHP Fl VIII, LLLP 

Craig Varn 
Amy Wells Brennan 
Manson Solves Donaldson & Varn 
I 06 East College Avenue, Ste. 820 
Tallahassee, FL 3230 I 
~varn@mansonbolves.corT) 
,, brenna n(c/)1 rrn nsonbo Lves.crnrr 
Add '/: aSJ.ni th(til,p1ansong_olves.com 

Counselfor Fulham Terrace, ltd. 

Michael Glazer 
Aus ley McMullen 
123 South Calhoun Street, 
Tallahassee, Florida 3230 I 
m glazer(a).a us ley. co 111. 

Add 'l: jmcvaney..@ausley.com 

Counsel for BDG Fern Grove LP 



Will iam Dean Hall, Il l 
Danie I R. Russe I 
John L. Wharton 
Dean Mead & Dunbar 
I 06 East College Avenue, Suite 1200 
Tallahassee, Florida 3230 I 
whal lral.deanmead.com 

' drussel l(@.deanrnead.co,n 
jwharlon@deanmead.ccJ1n 

Counsel.for Quiet Meadows, ltd. 

125400417 .1 

Iv/ Afidiaet .7'. !i}anald,a,i 
Attorney 
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FLORIDA HOUSING FINANCE CORPORATION, 
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and 

RSTTHE WILLOWS, LP, 

Intervenor. 
_ ________ _______ ! 
MHP FL VIII, LLP, 

vs. 

FLORIDA HOUSING FINANCE CORPORATION, 

Respondent, 

and 

BDG FERN GROVE, LP, 

Intervenor. 

-----------------'/ 
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Petitioner, 
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________________ ,/ 

STl l'ULATION FOR ENTRY OF FINDI GS OF FACT AND RECOMMENDED 
ORDER IN FAVOR OF PETITIONER HTC ASTORIA, LTD 

Pursuant to Section 120.57(4), Florida Statutes, Petitioner, HTG Astoria, Ltd.,("HTG 

Astoria' '), In tervenor, RST The Willows, LP ("RST Willows''). and Respondent, Florida Housing 

Finance Corporation (''Florida Housing"), hereby stipulate and agree as follows: 

I. HTG Astoria (Appl ication #202 I - I 97BSN) and RST Wi l lows (Application #202 1-

2499S) each submitted appl ications in Request for Applications 2020-205 SA IL Financing of 

Affordable Multifamily Housing Developme11ts to be Used in Conjunction with Tax-Exempt 

Bonds and Non-Competitive Housing Credits ( the ·'RFA"). Each application was scored as having 

satisfied el igibi lity requirements for fund ing. RST's Appl ication was prel iminarily selected for 

funding and HTG Astoria' s Application was not. 

2. HTG Astoria timely fi led a Pet ition for Administrative Hearing challenging the 

el igibility and selection of RST Wi llows' application for funding. In particu lar, HTG Astoria 

challenged Florida Housing's determination that RST Willows satisfied the Principal Disclosure 

Requirements of the RFA. 

AGREEMENT TO RESOLVE DISPUTE 

3. As a result of factual information learned by the parties through discovery, the 

parties, in the interest of avoiding time, expense, and uncertainty o f further litigation, agree to the 

fo llowing findings of fact and to resolve th is litigation on the following terms: 

a. RST Willows agrees to the designation of its appl ication as ineligible for 

consideration for fund ing, and hereby waives the right to cha llenge that designation. 
RST Wi llows denies any wrongdoing or intentional m isrepresentation, and neither 
HTG Astoria nor Florida Housing assert any wrongdoing or intentional 
misrepresentations by RST Willows. 

b. Florida Housing agrees that RST Willows is inel igible for funding under 
RFA 2020-205. 

2 
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c. Florida Housing agrees that this Stipulation does not constitute the 
withdrawa l of an appl ication by RST Wi llows, or by its Applicant, Developer, 

Principals of the Applicant or Developer. affi liate of the Applicant or Developer, or 
Financial Beneficiary or the Applicant or Developer, and shall not result in any 
point loss, preference loss, inel igibi lity determination, penalty, or negative impact 
of any k ind against such entities or individuals in any pending or future Florida 
Housing program. 

cl. Florida Housing agrees that neither the submiss ion of RST Willows' 

appl ication nor this Stipulation shall impact in any way the abi lity of RST Wil lows, 
the Appl icant and Developer entities identified in RST Wi l lows' Appl ication, or 
the Principa ls of the Applicant or Developer entities from submitting Applications 

in the future for other RF As or fund ing programs and having those Applications 
considered for funding under the terms of those future RF As or fonding programs. 

e. RST Wi llows agrees that the Application of HTG Astoria is eligible for 
fund ing and waives the right to challenge that facwa l finding and an Order ruling 
that the Appl ication of HTG Astoria is el igible for funding. A t the time of fili ng 

this Stipulation, there are no challenges to the el igibil ity of HTG Astoria and 
Florida Housing's position is that HTG Astoria is el igible for funding in RFA 2020-
205. 

f. Consistent with this Stipulatio,i. the parties respectfully request that the 
Administrative Law Judge enter the following Finding of Fact into a Recommended 
Order providing that: 

1. the RST Wi l lows application should be deemed ineligible for 
funding. 

4. A l l parties sha l l be responsible for their own costs and attorneys' fees incurred in 

this matter. 

RESPECTFULLY SUBM IT r'ED th is 22nd day of' March, 2021. 
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h i !llell.t~ e. Zaclietn 
" Betty C. Zachem, Esq. 

Florida Bar # 02582 1 
Florida Housing Finance Corporation 
227 North Bronough Street, Suite 5000 
Tallahassee, Florida 3230 I 
betty.zachem@tloridahousing.org 

CounseljiJr Florido Housing 
Finance Corporation 

Isl ,,,Jtal.t'leelt .4f. 2Jqµp/ilott 

Maureen McCarthy Daughton, Esq. 
Florida Bar # 655805 
Maureen M cCarthy Daughton, LLC 
1400 Vil lage Square Boulevard, Suite 3-23 1 
Tallahassee, Florida 32312 
mdaughton@mmd-lawfirm.com 

Counsel/or HTC Astoria 

Iv/ ..lltidiaef .Y'. 2J(J.lta&/4ott 

Michael P. Donaldson, Esq. 
Florida Bar No. 080276 1 
CARLTON FIELDS, P.A. 
Post Office Drawer 190 
Tallahassee, Florida 32302 
Emai l: mclonaldson@carl tonfields.com 
Add'/: rcbrown@carllonfields.com 

Counselji>r RST The Willows, LP and 
Residences at SoMi Pare, LLC 
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CERTIFICATE OF SERVICE 

I HEREBY CERTIFY that a copy of the forego ing has been furnished by E-Mail this 
22nd day of March 2021 to: 

Hugh Brown, General Counsel 
Christopher McGuire, Assistant General Cou:nsel 
Betty Zachem, Ass istant General Counsel 
Florida Housing and Finance Corporation 
227 North Bronough Street, Suite 5000 
Tallahassee, Florida 3230 I 
hugh.brown@tloridahousing.org 
chris.rncguire@tloridahousing.org 
Bettv.Zache111@f1oridaho11sing.org 
Add'/: ana.mcg1amory@l1oridahousing.org 
Counsel for Respondent 
Florida Housing Finance Corporation 

Maureen Daughton 
Maureen McCarthy Daughton, LLC 
1400 Vi llage Square Blvd., Ste. 3-231 
Tallahassee, Florida 323 12 
111daughton@111md-lawfirm.com 
Counsel.for HTG Astoria, Ltd. and University 
Station, J. lLC 

Brittany Adams Long 
Radey Law Firm 
30 I S. Bronough Street, Suite 200 
Tallahassee, Florida 3230 I 
balonglal,radeylaw.com 
Add'/: lmcelroy(i/),radeylaw.com 
Counsel for Vista at Coconut Palm. Ltd. 

Will iam Hall 
Daniel Russel 
John Wharton 
Dean Mead & Dunbar 
106 East College Avenue, Suite 1200 
Tallahassee, Florida 3230 I 
whall@dean111ead.co111 
drussel l/@deanmead.com 
jwharton@deanmead.com 
Counsel/or Quiel Meadows, Ltd. 

Seann Frazier 
Marc Ito 
Parker, Hudson, Rainer & Dobbs, LLP 
2 15 S. Monroe Street, Suite 750 
Tallahassee, Florida 3230 I 
sfrazierl@phrd.com 
mito@phrd.com: 
Add .I: sful@phrd.com 
Counsel.for MHP FL VIII, LLLP 

Craig Varn 
Amy Wells Brennan 
Manson Solves Donaldson & Varn 
I 06 East College A venue, Ste. 820 
Tallahassee, FL 3230 I 
cvarn(i/),111ansonbolves.com 
abrennanlal,mansonbolves.com 
Add'/: asmith/@mansonbolves.com 
Counsel.fiJr Fulham Terrace, Ltd. 

M ichael Glazer 
Ausley McMullen 
123 South Calhoun Street, 
Tallahassee. Florida 3230 I 
111 g I aze r(i/),a us le v. com 
Add '/: jmcvaney(7.i),ausley.com 
Counsel fiJr BDG Fern Grove LP 

Attorney 
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Dace Submitted: 2026-08-13 14:43:51.960 I Fonn Key: 12630 

e. Proximity 

RFA 2026-202 HOUSING CREDIT FINANCING FOR AFFORDABLE HOUSING 

DEVELOPMENTS LOCATED IN BROWARD, DUVAL, HILLSBOROUGH, LEE, 

Section 4,A.S 

Proximity, Mandatory Distance, and RECAP 

{1) PHA or RO S1S Proximrty Point Boost 

{a) Does the proposed Development qualify for the PHA Proximi1y Point Boost? 

No 

1r "Yes" provide the required letter a!> Attachment S. 

{b) Does the proposed Development qualify for the RO 515 Proximity Point Boost? 

No 

Points 

awarded for 
Proximity 

Point Boost• 

0.0 

If "Ye:">" provide the required letter a~ Attachment 10. Subject to yerificat1on of other RFA requ rement.s 

(2) Transit Services 

Applicants may select Private Transportation or provide the locati on information and d istance for one of the remaining four Transit 

Services on which to base the Application's Transit Score. 

l•I I n 0 o t App 

C o n 

(The proposed Development does not qualify to select this option.) 

{a) Other Transi t Services 

Service lat itude Coordinates longitude Coordinates Distance* 

Public Bus Stop 1 28.126374 ·82.759446 0.05 

Public Bus Stop 2 28.125853 ·82.759508 0.08 

Public Bus Stop 3 

Public Bus Transfer Stop 

Public Bus Rapid Transit 

Stop 

Public Rail Station 

This oreo intentlonolly left blank. 

{3) Community Services 

Up to three Community Services may be selected, for a maximum 4 points for each service. 

Service Service Name Service Address Distance• 

Grocery Store Aldi 
1171 S Pinellas Ave, Tarpon 

0.66 
Springs, FL 34689 

Medical Facility 
Advent Health North 1395 S Pinellas Ave. Tarpon 

0.43 
Pinellas SorinRS, FL 34689 

Points 

awarded for 

Transit Type 

0.0 

Points 

awarded for 

Transit Type 

4 

Points 

awarded for 

Community 

Services 

3.0 

3.5 

RFA 2026-202 
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Dace Submitted: 2026-08-13 14:43:51.960 I Fonn Key: 12630 

RFA 2026-202 HOUSING CREDIT FINANCING FOR AFFORDABLE HOUSING 

DEVELOPMENTS LOCATED IN BROWARD, DUVAL, HILLSBOROUGH, LEE, 

" 605 S Pinellas Ave, Tarpon 
Pharmacy Walgreens Pharmacy 

Springs, FL 34689 
0.98 

Public School 

2.5 

*Rounded up to the nearest hundredth of a mile. Distance between tile coordinates of the Development Location Point and the 
coordinates of the service. The method used to determine the latitudie and longitude coordinates must conform to Rule SJ-17, F .A.C., 
formerly 61Gl7·6, F.A.C. All calculations shall be based on "'WGS 84" and be grid distances. The horizontal positions shall be collected 
to meet sub-meter accuracy (no autonomous hand-held GPS units shall be used). 

f. Racially and Ethnically Concentrated Areas of Poverty (RECAP) 
Is any part of the proposed Development located in a RECAP designated area? 

No 

{1) Does the Application qua ify for the Oeve opment Sutxategory of Redevelopment, with or without Acquisition? 

(2) The proposed Development qualifies for the Local Government Areas of Opportun ty Des·gnat·on? 
No 

Florida Housing has reviewed some of the above information through an automated process and has made the determinations below. 
Items not specifically addressed by these determination $tatements are not being automatically reviewed. 

Transit Service Points calculated based on the information entered above: 

Community Service Points calculated based on the information entered above: 

PHA or RO Proxlmitv Boost points achieved? 

Total Proximity Points calculated b,ned on information entered above: 

• Does the informaUon provided at question 11 indicate that the Application qualifies to, the 
l ocal Government Area of Opportunity Designation? 

• Using the Information entered above, does the Appllcat!on meet the minimum Transit Point 
Requirement? 

• Using the information entered above, does the Application meet the minimum Proximitv Point 
Requirement? 

• Using the information entered above, does the Application meet the Proximity Funding 
Preference? 

• Total Proximity Points calculated based on information entered above, without the benefit of 
a PHA8oost: 

4 

9 

0 

13 

No 

Yes 

Yes 

Yes 

13 
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Route JTC - TARPON SPRING/ CLEARWATER BEACH 

Direction O ➔ CLEARWATER BCH TRANSIT CENTER I Mon-Thu I 13 trips 

Pattern tr lp_ld block DODECANES ORANGE ST BAYSHORE MAIN ST + 

E BLVD + &RIDGE RD BLVD+ PINELLAS 
SPONGE CAUSEWAY TRAIL 

DOCKS BLVD 

stop_,d 
801007 

801017 

801027 

801007 

801017 

801027 
801007 

801017 

801027 

801007 

801017 

801027 
801007 

10386 
09:06 

10:06 
11:06 

12:06 

13:06 
14:06 

15:06 

16:06 
17:06 

18:06 

19:06 

20:06 
20:49 

10506 1485 5523 
B 2107020 

B 3923020 

B 5255020 
B 2910020 

B 2647020 

B 2382020 

B 6118020 

B 1102020 

B 3185020 
B 5354020 

B 681020 

B 4844020 

D 2713020 

09:38 

10:38 
11:38 

12:38 

13:38 
14:38 

15:38 

16:38 
17:38 

18:38 

19:38 

20:38 

21:21 

09:50 

10:50 
11:50 

12:50 

13:50 
14:50 

15:50 

16:50 
17:50 

18:50 

19:50 

20:50 

21:33 

Direction O ➔ CLEARWATER BCH TRANSIT CENTER I Fri I 16 trips 

Pattern trip_id 

B 5402060 

B 2183060 

B 3300060 

B 172060 

B 2956060 

B 2015060 
B 5524060 

B 3676060 

B 5222060 
A 631060 
A 4025060 

A 510060 
A 3730060 

A S786060 

A 305060 

C 2142060 

block 

stop_ld 
801005 

801015 

801025 

801005 

801015 

80102S 
801005 

80101S 

801025 

801005 

801015 

80102S 
801005 

8010 15 

801025 

801005 

DODECANES 

E BLVD+ 

SPONGE 

DOCKS 

10386 
09:06 

10:06 

11:06 

12:06 

13:06 
14:06 

15:06 

16:06 

17:06 

18:06 

19:06 
20:06 

21:06 

22:06 

23:06 
23:49 

ORANGE ST 

& RIDGE RD 

10506 

18:33 

19:33 
20:33 

21:33 

22:33 

23:33 
24:16 

BAYSHORE 

BLVD + 
CAUSEWAY 

BLVD 

1485 
09:38 

10:38 

11:38 

12:38 

13:38 
14:38 

15:38 

16:38 

17:38 

18:38 

19:38 
20:38 

21:38 

22:38 

23:38 
24:21 

MAIN ST+ 

PINELLAS 

TRAIL 

5523 
09:50 

10:50 

11:50 

12:50 

13:50 
14:50 

15:50 

16:50 

17:50 

18:50 

19:50 
20:SO 

21:50 

22:50 

23:50 
24:33 
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OSCEOLA 
AVE AND 
CLEVELAND 

ST 

10417 
10:04 

11:04 
12:04 

13:04 

14:04 

15:04 

16:04 

17:04 
18:04 

19:04 

20:04 

21:04 

OSCEOLA 

AVE AND 

CLEVELAND 

ST 

10417 
10:04 

11:04 

12:04 

13:04 
14:04 

15:04 

16:04 

17:04 

18:04 

19:04 

20:04 
21:04 

22:04 

23:04 
24:04 

GARDEN& 
PARK STREET 

10384 
10:06 

11:06 
12:06 

13:06 

14:06 

15:06 

16:06 

17:06 
18:06 

19:06 

20:06 

21:06 

GARDEN& 

PARK STREET 

10384 
10:06 

11:06 

12:06 

13:06 
14:06 

15:06 

16:06 

17:06 

18:06 

19:06 

20:06 
21:06 

22:06 

23:06 
24:06 

Clearwater 
Beach 
Transit 

Center North 

4212 
10:14 

11:14 

12:14 

13:14 

14:14 
15:14 

16:14 

17:14 

18:14 

19:14 

20:14 
21:14 

durwater 
Beach 
Transit 
Center North 

4212 
10:14 

11:14 

12:14 
13:14 

14:14 

15:14 

16:14 

17:14 

18:14 
19:14 

20:14 

21:14 

22:14 

23:14 
24:14 



Direction 1 ➔ DUNEDIN DOWNTOWN I Mon-Thu I 1S trips 
Pattem trip_id block Clearwater ClEARWATt 

Beach Transit RBEACH 
Center North TRANSIT 

C(NT(R 

stop_id 4112 4214 
0 1168020 801007 
0 1001020 801017 
B 3010020 801027 09:35 09:39 
B 3950020 801007 10:35 10:39 
B 1S74020 801017 11:35 11:39 
B 783020 801027 12:35 12:39 
B 4641020 801007 13:35 13:39 
B S726020 801017 14:3S 14:39 
B 2780020 801027 1S:3S 15:39 
B 3880020 801007 16:35 16:39 
B 6154020 801017 17:35 17:39 
B 5619020 801027 18:35 18:39 
B 4905020 801007 19:35 19 :39 
C 3981020 801017 20:14 20:18 
C S28S020 801027 21:14 21:18 

Direction 1 ➔ DUNEDIN DOWNTOWN I Fri I 18 trips 
Pattem 

0 
0 

B 
B 
B 
B 
B 
B 
B 
B 

A 
A 

A 

• 
A 

• 
C 
C 

trip_id 

4095060 
1675060 
4718060 
4S60060 
3531060 
67060 
5465060 
3S77060 
663060 
5889060 
2298060 
3969060 
4389060 
2990060 
1389060 
S050060 
5279060 
10S1060 

block 

stop_1d 

80100S 
801015 
80102S 
80100S 
801015 
80102S 
801005 
80101S 
801025 
801005 
80101S 
801025 
80100S 
801015 
80102S 
80100S 
801015 
80102S 

Clearwater ClEARWATt 
Beach Transit RBEACH 
Center North TRANSIT 

C(NT(R 

4112 4214 

09:35 09:39 
10:35 10:39 
11:35 11:39 
12:35 12:39 
13:35 13:39 
14:3S 14 :39 
15:35 15:39 
16:35 16:39 
17:35 17:39 
18:35 18:39 
19:35 19:39 
20:35 20:39 
21:35 21:39 
22:35 22:39 
23:14 23:18 
24:14 24:18 

GARDEN& 
PARK STIREET 

10384 

09:48 
10:48 
11:48 
12:48 
13:48 
14:4.8 
15:48 
16:48 
17:4.8 
18:48 
19:48 
20:27 
21:27 

GARDEN& 
PARKSTIREET 

10384 

09:48 
10:48 
11:48 
12:48 
13:48 
14:4.8 
15:48 
16:48 
17:48 
18:48 
19:48 
20:48 
21:48 
22:48 
23:27 
24:27 

MAIN ST+ 
PINELLAS 
TRAIL 

5S47 
08:21 
09:21 
10:04 
11:04 
12:04 
13:04 
14:04 
15:04 
16:04 
17:04 
18:04 
19:04 
20:04 

MAIN ST+ 
PINELLAS 
TRAIL 

5S47 
08:21 
09:21 
10:04 
11:04 
12:04 
13:04 
14:04 
15:04 
16:04 
17:04 
18:04 
19:04 
20:04 
21:04 
22:04 
23:04 

BAYSHORE ORANGE ST 
BLVD+ 2727 &RIDGE RD 

1369 10505 
08:34:44 
09:34:44 
10: 17:44 
11:17:44 
12:17:44 
13:17:44 
14:17:44 
15:17:44 
16:17:44 
17:17:44 
18:l7:4d 
19:17:44 
20:17:44 

BAYSHORE ORANGE ST 
BLVD+ 2727 &RIDGE RD 

1369 10505 
08:34:44 
09:34:44 
10:17:44 
11:17:44 
12:17:44 
13:17:44 
14:17:44 
15:17:44 
16:17:44 
17:17:44 

18:17 18:21 
19:17 19:21 
20:17 20:21 
21:17 21:21 

22: 17 22:21 
23:17 23:21 

SAFFOROST OOOECANES 
& TARPON E BLVD+ 
AVE SPONGE 

DOCKS 

10387 10386 
09:01 09:06 
10:01 10:06 
10:44 10:49 
11:44 11:49 
12.44 12:49 
13:44 13:49 
14 :44 14:49 
lS:44 l S:49 
16:44 16:49 
17.44 17:49 
18:44 18 :49 
19:44 19:49 
20:44 20:49 

SAFFOROST DODECANES 
& TARPON E BLVD+ 
AVE SPONGE 

DOCKS 

10387 10386 
09:01 09:06 
10:01 10:06 
10:44 10:49 
11:44 11:49 
12.44 12:49 
13:44 13:49 
14 :44 14:49 
lS:44 l S:49 
16:44 16:49 
17.44 17:49 
18:30 18 :35 
19:30 19:35 
20:30 20:35 
21:30 21:35 
22:30 22:35 
23:30 23:35 



From: Walls, Trevor <Trevor.Wal ls@fdacs.gov> 
Sent: Thursday, October 8, 2026 10:50 AM 
To: Carine Yhap <cyhap@apcompanies.com> 
Subject: FW: Supermarket license status 

You don't often get email from trevor.walls@fdac.s.gov. Learn why this is important 

Thank you for contacting the Department of Agriculture and Consumer Services' Division of Food Safety. This 
establishment passed inspection on 8/6/2026. Permit start date is listed as 8/14/2026. See below and attached. 

Primary Information 

Food Entiy t:t: 1451737 

Food Entity Name: ~IA_ld_i _"_30_6 _________________________ ~ 

Type Category: SUP -Supermarket 

Type: 111 - Supermarket V 

Business Conducted: Retail Manufactured 

Status: Active V 

Owner- V,s:its 

Additional Information 

FE Renewal 

Plan Review Complete: 

Packages and Sells Ice: 

Yes 0 No 

Yes C No 

Yes 0 No 

Bottles \11/ater: 

Uses Shared Kitchen: Is Shared Kitchen: 

Select if the FE offers any waste food for an,mal feed: 0 
Sells Fuel: Yes 0 No Backup Generator: 

FE sells products (l-lemp) pursuant to 581. tn, F.S.> Yes No 

FE sells products Q(ratom) pursuant to 500.92, F.S.> Yes 1 1 No 

Meets definition of a Food charity per s. '196.~6(2) F.S.: Small 

Operation and Inspection 

Established On: I 8/6/2026 v FE Hours: 

Products&. 
Pr<>eesses 

Yes 0 No 

Yes O No 

Yes No 

Large N/A 

Insp. Frequency: 12 1: ::====-----' 
Risk Score: 363 Next!nsp,: 
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Permit Detai Is 

Select From the List. v GO 

D I Permit Number I Permit Stab.is 

II .. □ 2027-N-227 I.. . Active 

Thanks, 

Trevor Walls 
Government Analyst II 
Division or Food Safety 

I Permit Start Date 

8/ 14/2026 7:56 AM 

Florida Department of Agriculture and Consume< Services 

(850) 245-5415 
(850) 488-7946 Fax 
Trevor.Walls@FOACS.gov 

The Conner Buikting 
3125 Conner Boulevard 
Tallahassee, Florida 32399-1650 

www.FOACS.gov 

I Permit Renew By D .. , I Orginal Print Date 

2/ 17/2027 8/ 14/2026 7:S:S AM 

I Last Print De 

10/8/ 202.6 

Please note that Flo,lda has a b<oad public reco,ds law (Chapter 119, Florida Stalules). Mosl wrluen oommunlcations to or from state employees are 
public records obtainable by the publtC upon request Emails sent to me att this email address may be considered public and will only be withheld from 
disclosure if deemed confidential pursuant to the laws of the State of Florida. 

From: Carine Yhap <cyhap@apcompanies.com> 
Sent: Thursday, October 1, 2026 5:28 PM 
To: Food Safety <foodsafety@fdacs.gov> 
Subject: Supermarket license status 

I 
You don't often get email from cyhap@apcompanies.com. Learn why this is important 

CAUTION: This email originated from outside of the organization. Do not click links or open 
attachments unless you recogn ize the sender and know the content is safe. 

Could you please confi rm the status of the Supermarket license fo r Ald i located at 1171 S. Pinellas 
Avenue, Tarpon Springs, Florida as of August 13, 2026 including: 

1. whether the license was active; and 
2. the supermarket was authorized to operate at that location on August 13, 2026. 

Thank you, 
CARINE 'l'HAP I SENIOR VICE PRESIDENT 
AnANTIC I PACIFIC COMPANIES 
161 NW 6 ST I SUITE 1020 I MIAMI FL 33136 
305.357.47241 cyhap@apcornpanies.oorn 

2 



WILTON SIMPSON 
COMMISSIONER 

Florida Department of Agriculture and Consumer Services 
Division of Food Safety 

ANNUAL FOOD PERMIT 

Chapter 500, Florida Statutes (F.S.) 
Rule Chapter SK-4.020 Florida Administrative Code (F AC.) 

1-800·HELP-FLA (435-7352} I www.FDACS.gov 

October 08, 2026 

PERMIT TYPE: 11 1 

11•11•1 •1• •1l1 •••111 •111l ••l •1111ll1•111 •11 1••1 ••l••1111 11lo,l ,I , 
Aldi (Florida) LLC 

PERMIT NUMBER: 2027-N-2271588 
FOOD ENTITY NUMBER: 451737 

PERMITTED LOCATION ADDRESS: 
2651 State Ro;,d 17 S 
Haines City, FL 33844 -1 503 

Aldl #306 
1111 S Pinellas Ave 
Tarpon Springs, FL 34689 • 3717 

The attached permit must be renewed by February 17, 2027. 

This annual food permit must be displayed in a conspicuous location at the permitted location . Failure to conspicuously 
display the permit may result in administrat ive action for violation of 5K-4.020, F.A.C. 

This permit shall be renewed annually. A late fee of $100 will be imposed if the renewal fee for this food establishment 
is received after the renewal date. In accordance with Chapter 500, F.S., failure to renew or an incomplete renewal 

may subject the food establishment to administrative fines not to exceed $5,000 and/or permit suspension. Rule 
5K-4.020(7), F.A.C .. requires food establishments to notify the department within 30 days of closing or d issolution. Visit 

https://foodpermil.fdacs.gov to renew or dissolve this permit. 

THIS FOOD PERMIT IS NOT TRANSFERABLE 

FDACS-144·14 Rev. 03/26 

Florida Department of Agriculture and Consumer Services 
Division of Food Safety 

WILTON SIMPSON 
COMMISSIONER 

PERMIT TYPE: 11 1 
FOOD ENTITY NUMBER: 451737 

LOCATION: 
Aldi #306 
1171 S Pinellas Ave 
Tarpon Springs, FL 34689 - 3717 

ANNUAL FOOD PERMIT 

Chapter 500. Florida Statutes (F.S.) 
FMC Chaplet SK-4.020 Florida Adminis-trativ& Code (F AC.) 

1-800,HELP-FLA (<JS-7352) I www.FDACS.gov 

OWNER: 
Aldi (Florida) LLC 
2651 State Road 17 S 

RENEW BY: 
February 17, 2027 

Haines City, FL 33844 - 1503 

This annual food permit must be displayed in a conspicuous location at the permitted location. Failure to conspicuously 
display the permit may result in administrative action for violation o f SK-4.020, F.A.C. 

This permit shall be renewed annually, A late fee o f $100 will be imposed if the renewal fee for this food establishment 
is received after the renewal date. In accordance with Chapter 500, F.S., failure to renew or an incomplete renewal 

may subject the food establishment to administrative fines not to exceed $5,000 and/or permit suspension. Rule 
SK-4.020(7), F.A.C., requires food establishments to notify the department within 30 days of closing or d issolution. Visit 

https://foodpermil.fdacs.gov to renew or dissolve this permit. 

THIS FOOD PERMIT IS NOT TRANSFERABLE 

FOACS•14414 Rev. 03/26 



Dace Submitted: 2026-08-13 14:45:39.457 I Fonn Key: 12631 

Principal Disclosures for the Applicant 

Select the o,g:mbational structure for the Applic:mt entity: 

The Applicant i:s a: Limited Liabiity Comswiny 

Provide the name of the Applicant U.mited liability Compar,y: 

Monroe CrOSSin@S PC, LLC 

First Principal Disclosure Level: 

APPR.OV(;'{) for l·IOUSINC CR.l.'01'1'$ 
FHFC ,td.-am."f.' ll~vif.'w 

Rf.'ttilff.'d 7.27.:16 ,\ppl'Oved 7.3-0 . .26 

Click hete for Asslstat1ce with Completil'I@ the EnttiM for the first Lewi Pl'il'M:llp.al Disclosure for the AQ(llteartt 

First Levet Select Type of Mncfo.al of 

Wi1u ~ Eottr Neme of flea Levfl Principal 

I. Investor Member Chambers. Joseph J 

,. Non-lnvesto, Member HP taplul Monroe Apattmenu, lLC 

,. Non-lnvuto, Member Calston Monroe, UC 

.. Non-lnvesto, Member Housing. opeortunltlesof Pinellas. Inc. 

5. Mana!er HP cap1u1 Monroe Apattmenu, u c 

6. Mana!e, Calston Monroe, UC 

7. Mana!e, Housing Opportunities of Pinellas., Inc. 

8. <Select an option> Housing Opportunities of Pinellas., Inc. ls an rnwu.mentallty 

9. <Select an option> of the Pinellas County Housing.Authority 

Second Principal Disclosure Level: 

Click hrre for A.ssist.1ncc with ComoferinR the EntOlls for the Second ltvtl frinciPil DisdMurn for the Appli@ot 
Select the cgqespgndi(lg first 
lfvrl ftindoa1 Enritv I from 
above foe ....tlidJ lfw! Second 
Level Principal is being 
identified 

2. jHP Capital Mon(oe Apartments, 

2. jHP Capital Mon(oe Apartments, 

5. jHP Capital Mon(oe Apartments, 

5. jHP Capital Mon(oe Apartments, 

3. jC31s.ton MOMoe, LlC) 

6. jC31s.ton MOO(oe, LLC) 

4. jHOuSil'lfi Opportunities of Pinell! 

4. jHOuSil'lfi Opportunities of Pinell! 

4. jHOuSil'lfi Opportunities of Pinell! 

4. jHOuSil'lfi Opportunities of Pinell! 

4. jHOuSil'lfi Opportunities of Pinell! 

7. jHOuSil'lfi Opportunities of Pinell! 

7. jHOuSil'lfi Opportunities of Pinell! 

7. jHOuSil'lfi Opportunities of Pinell! 

7. jHouSitl§ opportunities of Pinell! 

7. jHouSii:, opportunities of Pinell! 

second Level 
Entity Ir 

2.A. 

2.8. 

5.A. 

S.8. 

3.A. 

6.A. 

4.A. 

4.8. 

4.C. 

4.0 . 

4.E. 

7.A. 

7.8. 

7.C. 

7.0 . 

7.E. 

Se'Pct t!wt trPI ol Princioal 
tJsing aggchtf!d with the 
COn'eSDOl)din£ FiNI level 

Ptlnclpal EJltjty 

Man.agitlg Metnbet 

Man.agj(l§ Metnbet 

Man.agitl§ Metnbet 

Man.agj(l§ Metnbet 

Man.agitl§ Metnbet 

Man.agitl§ Metnbet 

Ellecu'live DitK'lot 

Ofr.oer/DitK'lot 

Oft.oer/DitK'lot 

Oft.oer/DitK'lot 

Oft.oer/DitK'lot 

Ellecu'live DitK'lot 

Oft.oer/DitK'lot 

Oft.oer/DitK'lot 

Oft.oer/DitK'lot 

Oft.oer/DirK'IOf' 

Enter Name of second Lt\'el Pflnclpal 

Hemme,. Fredelid: 

Hansen NichOJas 

Hemmer, Fredelid: 

Hansen NichOJas 

Cham~N. Joseph J 

Cham~N. Joseph J 

8rid:flel d, CotnelM 

Fiteba':':flh, Chloe 

Tomczak, Alen 

Mineo,wayne 

Hickey. veronica 

8rid::flel d, Cotnelius 

Fiteba':':flh, Chloe 

T omczalt, Alen 

Mineo, w ayne 

Hickey, Veronica 

Exhibit 15 

Select organlzatlonal wucture 

of Fiat lfYel Priocioal identified 
Natwal Person 

Limited Uablllty<:ocnpanv 

Limited Uablllty<:ocnpanv 

Non-Profit Corporation 

Limited Uablllty<:ocnpanv 

Limited Uablllty<:ocnpany 

Non-Profit Corporation 

<Select an opllon> 

<Select an opllon> 

Monroe Crossings PC, LLC 

Sslecl 9rg:aniiati9n:t1 >111!Clu-tf! 
of S~d Level Prineipal 

ldentlUed 

Natut al Pers.on 

Natut al Pers.on 

Natut al Pers.on 

Natut al Pers.on 

Natut al Pers.on 

Natut al Pers.on 

Natut al Pers.on 

Natut al Pers.on 

Natut al Pers.on 

Natutal Pers.on 

Natut al Pers.on 

Natut al Pers.on 

Natut al Pers.on 

Natutal Pets.on 

Natut al Pers.on 

Natut al Pers.on 

Page 1 of 4 PtincJpals of the Appllcant &r'ld Ot\'elot)er(s.l Oisdow,e Fo,m (F0tm Rev. 05·2019) as amel\ded 0&-2023 



Dace Submitted: 2026-08-13 14:45:39.457 I Fonn Key: 12631 

Principal Disclosures for the three Developers APPR.OV(;'{) for l·IOUSINC CR.l.'01'1'$ 
FHFC ,td.-am."f.' ll~vif.'w 

Rf.'ttilff.'d 7.27.::6 ,\ppl'Oved 7.3-0 . .26 

How m;iny Dcvcl09crs are p;irt of this Application struc.twe? (Plene complete die Principal Disdowrcs for c;Kh of the three C.O.Dcvdopers below.I 

3 

select the orcanlutlOftal structure to, the first c~Oe'lleloper tfltltv: 

The first Co-Developer Is a: Umlted Llabilltv Comp.any 

PNWlde the Barnt of the Dettloper limited llabilrtyt.ompMy: 

HP C.apital Monroe Oevelo,pment,. 1.LC 

First Principal Disclosure Level: HP Capital Monroe Oewlopmen t, LLC 

Page 2 of 4 

Click hern for Aui:mmw witfi ComelerinR tbs €nrries for the fim lfwrl Princie;,I Oisdo.wre for ;i~ 

First l~el 
Elltity II' 

1. 

,. 

Select Type ot Prind;;>!I of 

Developer Et11er Name of Fitit level Principal 

M (IIWlging Member s"""=~m~•~•~· ~••~cde="'"=-------------­
M;uWtgi.ng Mcrnbc, -"-'-"~"~"~- -•_;,_ .. _,_ .. ~--------------

Select organinitionrtl ~trt.tt11m~ 

of Fir'St le'Ye-1 Pril'lcipal idetitified 

N:itur:il Pc,son 

Ptil'IC!pals of the Appllcaf\t ar'ld Oevelot)er(sl Oisdow,e Form (F0tm Rev. 05·2019) as amel\ded 0&-2023 



Dace Submitted: 2026-08-13 14:45:39.457 I Fonn Key: 12631 

Principal Disclosures for the three Developers 

Select the organizational strl)Cture for the second Co,Dcvclopcr entity: 

The $CQQl'ld Ct,,,O~loocr is ,11: Limited Liability Com,p.iny 

Provide the ~me of the Developer Limited liability Company: 

APPR.OV(;'{) for l·IOUSINC CR.l.'01'1'$ 
FHFC ,td.-am."f.' ll~vif.'w 

Rf.'ttilff.'d 7.27.::6 ,\ppl'Oved 7.3-0 . .26 

cals:ton Morvoe Developer, LLC 

FirS1 Principal Disclosure Level: 

Click here for Assls:L/lnce with COtnple111:m the fl'l ttles to, the flt« Level Principal OisdOiure for a Developer 

First Levet Select Type of Prtndpal of Select organlzatlonat structu-re 

fmilu ~ Enter Hsme of Eiw level Priociei! of Fiat Leve! Priocio.11 identified 

I. Manaptlg Member "'~•~•m=be~"=· '~°'~•~ph=J _____________ _ Natw al Person 

Page 3 of 4 PtincJpals of the Appllcaf\t ar'ld Oevelot)er(s:I Oisdowre Form (F0tm Rev. 05·2019) as amel\ded 0&-2023 



Dace Submitted: 2026-08-13 14:45:39.457 I Fonn Key: 12631 

Principal Disclosures for the three Developers APPR.OV(;'{) for l·IOUSINC CR.l.'01'1'$ 
FHFC ,td.-am."f.' ll~vif.'w 

Rf.'ttilff.'d 7.27.::6 ,\ppl'Oved 7.3-0 . .26 

Select the organizational strl)Cture for the third C.O.Ocwlopcr entity: 

The third Ct,-,O~loocr is ;1: Limited Liability Com,p.iny 

Provide the ~me of the Developer l imited liability Company: 

HOP· Targeted oppom,nlties In Time. U C 

FirS1 Principal Disclosure Level: HOP· Ta,geted Opportunities In Time, UC 

Click here for Assist/Ince with COtnple111:m the fl'l ttles to, the flt« Level Principal OisdOiure for a Developer 

First Le-vet Select Type of Prtndpal of Select organlzatlonat structu:re 

fmilu ~ Enter Hsme of Eiw level Priociei! of Fiat Leve! Priocio.11 identified 

Second Principal Disclosure Level: 

I. 

,. 
3. 

Ma nag.mg Member Housing Opportunities o f Pinellas. Inc. 

<Select an option> Housing Opportunities o f Pinellas, Inc. ls an Instrumentality 

<Seleu an option> of the Pinellas C.OUnty Housing Authorltv 

Non-Profit Coreoration 

<Select an opUon> 

<Select an option> 

HOP· Ta,geted OpportunititS in Timt, LLC 

d id: here for Assis1ance vrilh Comple1ing t1,e Entri~ for 1he second Ll!'Yif!t Ptintipal Disdosure for a Oevelope, 

Select the co«espooding First 

Level Principal Entity II' from 

ebove (o( YdJidJ the Sec0 od Sec0 od teyel 
lfvtl Prjncjpal hi bring fn1i1't.!!. 

1. IHousinr. Opportunities of Pinelli l.A. 

1. IHousinr. Opportunities of Pinelli 

1. IHousinr. Opportunities of Pinelli 

1. IHousinr. Opportunities of Pinelli 

1. IHousinr. Opportunities of Pinelli 

Page4of4 

1.8. 

1.C. 

1.0. 

l.E. 

Select tl\e type ol Ptlncip:d 

being associated with the 

correspongipf fiw level 
Principal fn@v £ntH Naro, of Sfcood tevrf P;rior;ipal 

Executive Oire<;tor 8rictfield. Corneliu:s 

Offic:er/Oire<;to, Fiteba111,h, Chloe 

Offic:er/Oire<;tor -'~°"'='~"~•~·•~'~•~"---------------­
Offic:er/Oire<;tor 0M~;~"~'°~•~W~"= "'"---------------­

Offic:er/Oire<;tor _H~;'~'~"'~•-V~•~'•~"~k~•---------------

Sele<;t organizational strumrre 

of SfCOOd Level PriociPal 
~ 

Natw al Person 

Natw al Person 

Natw al Person 

Natw al Person 

Natw al Person 

Ptint!pals of the Applicant and Oevelot)er(sl Dis.Closure Form (F0tm Rev. 05·2019) as amel\ded 0&-2023 



Electronic Articles of Organization 
For 

Florida Limited Liability Company 

Article I 
The name of the Limited Liability Company is: 

MONROE CROSSINGS PC, LLC 

Article II 

L26000397329 
FILED 8:00 AM 
July 27t' 2026 
Sec. O State 
kcostello 

111e street address of the principal office of the Limited Liability Company is: 
5852 DORA DRIVE 
MOUNT DORA, FL. US 32757 

111e mailing address of the Li1ni ted Liability Company is: 
5852 DORA DRIVE 
MOUNT DORA, FL. US 32757 

Article III 
The name and Florida street address of the registered agent is: 

JOSEPH J CHAMBERS 
5852 DORA DRIVE 
MOUNT DORA, FL. 32757 

Having been named as registered agent and to accept service of process for the above slated limited 
liabil ity company at the place designated in this certificate, I hereby accept the appointment as registered 
agent and agree to act in this capacity. I further agree to comply wit11 the provisions of all statutes 
relating, to the proper and complete perfonnance of my duties, and I am familiar with and accept the 
obligations of my position as registered agent. 
Registered Agent Signature: JOSEPH CHAMBERS 

Exhibit 16 



Article IV 
1be name and address ofperson(s) authorized to manage LLC: 

Title: MGR 
CALSTON MONROE, LLC 
5852 DORA DRIVE 
MOUNT DORA, FL. 32757 US 

Title: MGR 
PCHA-tv!ONROE GP, LLC 
11479 ULMERTON RD 
LARGO, FL. 33778 US 

Title: MGR 
HP CAPITAL tv!ONROE APARTMENTS, LLC 
9800 4TH ST N, SUITE 200 
SAINT PETERSBURG, FL. 33702 US 

Article V 
TI1e effective date for this Limited Liability Company shall be: 

07/27/2026 

Signature of member or an authorized representative 
Electronic Signature: JOSEPH CHAMBERS 

L26000397329 
FILED 8:00 AM 
July 27t' 2026 
Sec. O State 
kcostello 

I am the member or authorized representative submitting these Articles of Organization and affmn that the 
facts stated herein are true. I am aware that false information submitted in a document to the Department 
of State constitutes a tl1ird degree felony as provided for in s.817.155, F.S. I understand the requirement to 
file an annual report between January 1st and May 1st iin the calendar year following fonnation of the LLC 
and every year thereafter to maintain "active" status. 
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CT CORP 
(850)656-4724 

~58 lakesore Drtve 
TialJebessN, FL ~:Sl:I 

Date: 03/11/2024 

Name: 

Document#: 
Order#: 

Certified Copy of Arts 
& Amend: 

Plain Copy: 

Certificate of Good 
Standin2: 

Certified Copy of 

Apostille/Notarial 

Certification: 

Filing: I/ I 

Availability __ 

Document 

Examiner - - -
Updater __ _ 
Verifier ---
W.P. Verifier 
Ref# 

------------
Acc#l20160000072 

PCHA-Monroe GP, LLC 

15432778 - 1 

□ 
l 
□ 

□ 

□ 
Country of Destination: 

Number of Certs: 

Certified: lLJ Emo ii Addrtu for Annu'ai. Re~t Notilicotinns: 

□ 
-1. , J:-

Plain: nbrickfield@of.!n~ll4~housirf .co • , . ,... J 

□ 
m ... ,_ , ::-o 

COGS: 
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TO: ~tw J-'ilinl! Srction 
Oh·ision of Corporarions 

l'C llt\-Monroe GI'. LLC 

COVER L ETTt::R 

SUBJECT: ________________________ _ 
Nome of Limited Lial>ility Componr 

The cndo:-:cd Aniclcs of Organiza1ion and ici:(s} an: submiucd for filing. 

(ilcasc rcrnm all corrcs1>0nJcnl"cconccrning lhis matter lo the follo"iny: 

Michad f.l. Syrnc 

Nan~ o f Person 

Fox Rothschild LLP 

Firm/Comp.1ny 

Addrcs!-

Pittshurgh, P,1 152 19 

City/Stat< am! Zip Code 

E•mail addn:s:-.: (10 be ust.'U for fu1u r\!' annu~ll rero11 noti tica1ion) 

Fur further i nform.atiu1a·onccrning this. matter. plc:asl' call : 

Neil Thompson i27 489-0771 ____ _______ .at ( _ _ __ _, __________ _ 

Name of Person Arc-a Code D:iytink: Telephone Nu!'11bcr 

Endo:-:cd i~ a check for the following :11nou111: 

5125.00 tiling F« 0 $1 30.00 Filing Foo& 
Certiticalc of Su.Hus 

Mailinl,! ,\ddrt"s.., 

New f-'ilingSt'1.:tion 
Di vision of(urpom1io11s 
P.O. Box 6327 
Tallahassee. FL ~23 14 

~Sl,SS.00 Filing F« & 
Ccnilicd Copy 

(additional copy is enclosed) 

S1rcN Add res~ 
New FilingS.;.-,;1ion Divi:;iu1l 
The Cemre of Tallahasstt 
24 15 N. ~tonroe Street. Suite ~HJ 
Tallahossec. FL 32303 

'il 

0 



.-\JmO,.ES0FC>HG,\Sl:/.A'llO,..; t'l)I{ tU)II.IOA U ,\lllll) U ,\RIUIYCO.\IPAM' 

ARTICU: I • N1mc: 
The name of the Limited Li.lbili1yCompany is: 

PCHA-Monroc GP. I.LC 
(Must contain the worJs "Limited Liability Company. "L.L.c.:· or "LLC.") 

ARTICLE II • Addr<S<: 
Thi: rnailing ~u.Jdrcss and :-tn:cl address o f the principa, office o r the LimilcJ Liabilily C<>mpany is: 

Princip:11 Office Arldres~: ~ I ailing Address: 

11479 Ul111cnon Rd. 11479 Ul111cno11 Rd. 
lareo. FL 33778 Largo. FL 33778 

,\ HTIC l t.: III - Rti:iSh:rcd AJ::l' l11, lhglstered Offit"e, & Registered Agent's Signature: 
(The Limited Liability Comrany connm serve a,-.; ils own Regiscered ,\gem. You mlL,1 de~ignate an individual or 
~notllcr business entity with an ac:1ivc Florido rcgistr;uion,) 

The name anJ the Flo,ida street address nfthc rcgistco:d agcnt an.: : 

Neil Thomrson 
Name 

114 7? Ul111cr1on Rd. 
Florida Sl(cct address (P.O. 0ox NOT acceptable) 

Largo FL 33778 

City SL'ltC Zip 

Jlm·i11g bcC'n mutted as registc1re,I ag<•ttt mid m ac-crpt sen·ke of process for the ab<Jn~ .,tal<'tl limited liuhilitycmnptmyat rh,• 
plucc clc.rixnutnl in 1/,;s ,·enif,rnrc. I her,•hy ,u·,·t•pt th<' "PJX'intrmmt (IS regi.steretl "J!<'''' aml <1gree 10 uct ;,, this Cilpudt_r. I 
fimlu:r UJ;l'('e to comp~v with the JJrtn·i.\·ions of ulf .,·ta/ut<•S rduting tc, the prop,:r und t.:umpletc performunce of m,l' Julit>s, tmd I 
am fa miliar wit/, anti ucct:µt the ohliKutions of my 1x,si1ion as l'f'l!isteretf agem us provitft>tlfn,. in Chupu:r 60J, F.S.. . 

A,l,d 71,,"'t'",., t. ··· ~ = -:: ,. ·~ Rc~istc«d As,·nt's SigJtatun: (REQUIRED) >c .. .,_-
r- :· ~ 

:- :- ;;,,-
l' ::·· ::o 

(CONTINUt:I>) 
:J: :. ... 
~-
C.l') --< 
<llO -u 
,~ 1-: , ..... 
r-' Vl w ..,..-, .,. ... 

en ,-~ 
m ~-

-n ---1 

fol 
0 



AllTICU: I V-
The narni: ant! ;1ddrcss of <.·uch person authorized 10 m.,nagc and control 1hc Limited Linbili1y Company: 

Iillt; 
"AMOR''• Au1hori1.cd Member 
"MGR" = Mnnagcr 

M,HlK 

(Use 011ach11k.:nt i r nt.'<"l"S:t.:try) 

Hnusing Opponuni1ic~ nf r incll;t$, Inc. 
11479 Ulrncayn Rd. 
L,iruo, FL 3377S 

Alll'ICl.t: V: li ffec1ive Ja1e. if 01hcr1h:1111h< date of liling: ____________ . (OPTION1\L) 
(If ,rn cm.•cliH duh: i1 lb1NI. rhe date must be speclnr and cannot br more than ri\'t' business days prior to or '>O d:t)'1 ~fltr 
1ho da1e ur folln~.) 
Note: If the dai...- in:,;crh:d in thi:- hlock dt1cs mil 111cc1 1hc ;1pplicahk :i:1:1wtory filin~ rcquin.:111cnt:o:. this tlatc will nul tic li:m.·<l a:­
thc ducumclll • li cffccti v.,; dale on the D<:partmcut o f $tat" ·s records. 

,\RTICtt: VI: Othcr provisitrn::. if any. 

KEQ!lltlt'P SICNATUllt:: 

,{/._,t7L~,., .~: ~ 
Sig nature uf 11 member or :rn authorized reprc1umt111h-r of a member£:£? ::... 

This document is executed in a..:conlancc \\ilh ~cc1ion 605.0203 (I ) (b). Flurid.i:·si31u1c:-? 
I am aware 1hat any fols~ infornm1ion submitted in a document co lhc Cxpanmciir o(S1:.tcf> 
c:unsli1u1cs ~ 1hir<l <lq;r'-c,; felony ns prowidc<l ior in s.X17. I 55. F.S. ~ :' :. = 

v.-•. 
Neil 'l'ht110ll!\lJI) <J-: ::J :c! =a,.i... =· ·"'· .U-'-'-""''--~---~----~~--------;;.,., • . , 

Typed or printed ,~rne of" si1::n1.:c ~ U> w 
--i 

filinr F<tSi 
SI 25.00 f'ilin~ Fee for Arlkks of Orl{anization and Designation of H:e~istcred A1:cn1 
S 30.00 C<rrifi•d Cnpy (Op1ional) 
S S.00 Cer1ificate ur S1a1us (Op1ional) 

..:.:']> 
I -; (..1 

r :i c, 



Dace Submitted: 2026-08-13 14:45:39.457 I Fonn Key: 12631 

e. Proximity 

RFA 2026-202 HOUSING CREDIT FINANCING FOR AFFORDABLE HOUSING 

DEVELOPMENTS LOCATED IN BROWARD, DUVAL, HILLSBOROUGH, LEE, 

Section 4,A.S 

Proximity, Mandatory Distance, and RECAP 

{1) PHA or RO S1S Proximrty Point Boost 

{a) Does the proposed Development qualify for the PHA Proximi1y Point Boost? 
No 

1r "Yes" provide the required letter a!> Attachment S. 

{b) Does the proposed Development qualify for the RO 515 Proximity Point Boost? 

No 

Points 
awarded for 

Proximity 

Point Boost• 

0.0 

If "Ye:">" provide the required letter a~ Attachment 10. Subject to yerificat1on of other RFA requ rement.s 

(2) Transit Services 

Applicants may select Private Transportation or provide the locati on information and d istance for one of the remaining four Transit 

Services on which to base the Application's Transit Score. 

l•I I n 0 o t App 

C o n 

(The proposed Development does not qualify to select this option.) 

{a) Other Transit Services 

Service latitude Coord inates longitude Coordinates Distance* 

Public Bus Stop 1 27.926233 ·82.730755 0.24 

Public Bus Stop 2 27.9263953 -82.7301756 0.27 

Public Bus Stop 3 27.916438 ·82.732260 0.80 

Public Bus Transfer Stop 

Public Bus Rapid Transit 

Stop 

Public Rail Station 

This orea intentlonolly left blank. 

{3) Community Services 
Up to three Community Services may be selected, for a maximum 4 points for each se,vice. 

Service Service Name Service Address Distance• 

Grocery Store Publix 
5000 E Bay Or, Clcarwatc, . 

0.70 
FL 33764-5719 

Medical Facility 

Points 

awarded for 

Transit Type 

0.0 

Points 
awarded for 

Transit Type 

4.5 

Points 
awarded for 

Community 

Services 

3.0 

RFA 2026-202 
Exhibit 18 

'Proximity, Mand.Dist., RECAP' worksheet tab: Page 13 of 39 



Dace Submitted: 2026-08-13 14:45:39.457 I Fonn Key: 12631 

RFA 2026-202 HOUSING CREDIT FINANCING FOR AFFORDABLE HOUSING 

DEVELOPMENTS LOCATED IN BROWARD, DUVAL, HILLSBOROUGH, LEE, 

" 5000 E Bay Or, Clearwater, 
Pharmacy Publix Pharmacy 

Fl 33764-5719 
0.70 

Public School Belcher Elementary School 
2215 Lancaster Or, 
Clearwater, Fl 33764 

0.69 

3.0 

3.5 

*Rounded up to the nearest hundredth of a mile. Distance between t ile coordinates of the Development Location Point and the 

coord inates of the service. The method used to determine the latitudie and longitude coordinates must conform to Rule SJ-17, F .A.C., 

formerly 61Gl7·6, F.A.C. All calculations shall be based on "'WGS 84" and be grid distances. The horizontal positions shall be collected 
to meet sub-meter accuracy (no autonomous hand-held GPS units shall be used). 

f. Racially and Ethnically Concentrated Areas of Poverty (RECAP) 
Is any part of the propos.ed Development located in a RECAP designated area? 

No 

{1) Does the Application qua ify for the Oeve opment Sutxategory of Redevelopment, with or without Acquisition? 

(2) The proposed Development qualifies for the Local Government Areas of Opportun ty Des·gnat·on? 
No 

Florida Housing has reviewed some of the above information through an automated process and has made the determinations below. 
Items not specifically addressed by these determination $tatements are not being automatically reviewed. 

Transit Service Points calculated based on the information entered above: 

Community Service Points calculated based on the information entered above: 

PHA or RO Proximity Boost points achieved? 

Total Proximity Points calculated based on information entered above: 

• Does the informaUon provided at question 11 indicate that the Application qualifies for the 
l ocal Government Area of Opportunity Designation? 

• Using the Information entered above, does the Appllcat!on meet the minimum Transit Point 
Requirement? 

• Using the information entered above, does the Application meet the minimum Proximity Point 
Requirement? 

• Using the information entered above, does the Application meet the Proximity Funding 
Preference? 

• Total Proximity Points calculated based on information entered above, without the benefit of 
a PHA8oost: 

4.5 

9.S 

0 

14 

No 

Yes 

Yes 

Yes 

14 

RFA 2026·202 'Proximity, Mand.Dist., RECAP' worksheet tab: Page 14 of 39 



Dace Submitted: 2026-08-13 14:45:39.457 I Fonn Key: 12631 

RFA 2026-202 HOUSING CREDIT FINANCING FOR AFFORDABLE HOUSING 

DEVELOPMENTS LOCATED IN BROWARD, DUVAL, HILLSBOROUGH, LEE, 

Section 4,A.S 

l~tion of Propo5ed Development 

a. County: Pinellas County Siie: ___ L_arg_ e __ _ 

b. Address of Development Site 
Street Address or closest designated intersection: 

17068 us Hwv 19 N 

City or Development Site•: Largo 

•1/ the ptoposed Development Is located in the unincorporated oreo of o county, provide thot information. 

c. State whether the Development consists of Scattered Sites 

(1) Does the proposed Development consist or Scattered Sites? 

d. Latitude and Longitude Coordinates 
(1) Development Loc.ition Point 

Latitude in dedmal degre,es, rounded to at least the sbcth decimal place: 

Longitude in decimal degrees, rounded to at least the sixth dt?cimal place: 

No 

27.927969 

-82.734245 

(2) If the proposed Development consists of Scattered Sites, for each Scattered s·re that is in addit"on to the Development Location 
Point information provided 1n (1) above, identify the latitude and longitude coordinate, rounded to at east the iixth decimal place: 

RFA 2026·202 EX h i b it 1 !:tevelopment Location' worksheet tab: Page 12 of 39 



service_name psta psta 

stop_id 2674 2789 

stop_name US HWY 19 N + 16991 US HWY 19 N + 17116 

county Pinellas Pinellas 

stop_lat 27.926373 27.926541 

stop_lon -82.730142 -82.730736 

route_short_names 19 19 

LARGO TRANSIT/ TARPON LARGO TRANSIT/ TARPON 

route_long_names SPRINGS SPRINGS 

Exhibit 20 
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