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BEFORE THE FLORIDA HOUSING FINANCE CORPORATION . FLORIDA HOUSING

FiNANCE CORPORATION
EGRET ON UNION, LTD.,
Petitioner, FHFC Case No.; 2026-059BP
VS, RFA No.: 2026-202
Application No.: 2027-022C
FLORIDA HOUSING FINANCE CORPORATION,

Respondent.
/

FORMAL WRITTEN 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. This petition
challenges the eligibility determinations, evaluations, and proposed allocations set forth in the
MNotice of Intended Decision posted on September 25, 2026, by Respondent, Florida Housing
Finance Corporation (“Florida Housing” or “Respondent™), in response to Request for
Applications 2026-202 Housing Credit Financing for Affordable Housing Developments Located
in Broward, Duval, Hillsborough, Lee, Orange, Palm Beach, Pinellas, and Polk Counties (the
“RFA™). In support, Egret on Union states:

L Parties

1. Egret on Union is a legally formed entity qualified to do business in Florida. For
purposes of this proceeding, Egret on Union’s address, telephone number, and email address are
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,



Hillshorough, Lee, Orange, Palm Beach, Pinellas and Polk Counties (“Housing Credit Financing
Funding”). Petitioner proposes to build 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 32301. Florida Housing's file
number for Egret on Union’s application is 2027-022C.

I1. 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 of 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
Application was deemed eligible for funding and was not among those selected for a preliminary
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.

& Petitioner timely filed a Notice of Intent to Protest, with attachments, on September
30, 2026. A copy of the notice is attached as Exhibit 2.

111.  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.

T Florida Housing has the responsibility and authority to establish procedures for
allocating and distributing various types of funding for affordable housing. In accordance with that

authority, Florida Housing has adopted Chapter 67-60, Florida Administrative Code, which



governs the competitive solicitation process for several programs. Chapter 67-48 also applies to
this 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 rule 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 July
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 will be eligible for funding. The RFA
further outlines a detailed 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 eligibility requirements in
order to be selected for funding. RFA, pp. 83-85 (§ Five A.1). For example, Applicants must
accurately complete a Principals Disclosure Form. RFA, p. 13 (§ Four A.3.c.). Applicants must
additionally 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.¢.).

1. Applications are further assigned a score, Applicants had the opportunity to earn a

maximum of 15 points, as follows:

Point Items Maximum Points
Submission of Principals Disclosure Form that is stamped
“Received” by the Corporation at least 14 Calendar Days prior to

the Application Deadline AND stamped “Approved” prior to the 5
Application Deadline

Bookmarking Attachments prior to submission 5
Local Government Contribution Points 5
Total Possible Points 15




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.

d.

Geographic Area of Opportunity/SADDA Goal

The Corporation has a goal to fund one Family Application that qualifies
for the Geographic Areas of Opportunity/SADDA Goal as described in
Section Four, A.10.a.(1)(d) of the RFA proposing a Development located in
the following counties: (i) Broward County, with a preference that it is a
Priority 1 Application that also qualifies for the Local Government Areas of
Opportunity Designation as described in Section Four, A.11.d. of the RFA;
and (i1) Pinellas County.

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 qualify for the Local Government Areas of
Opportunity Goal as described in Section Four, A.11.e. of the RFA.

RFA., p. 86 (§ Five B.1).

13

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

the mandatory eligibility requirements, the RFA also sets forth an Application Sorting Order:

d.

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.ll.e. of the RFA, the highest scormg
Applications will be determined by first sorting together all eligible Applications
that qualify for the goal from highest score to lowest score, with any scores that are
tied separated in the following order:

(1)

First, by the Application’s eligibility for the Development Category
Funding Preference which 1s 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)

(3)

(4)

(3)

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 1
Permit Ready Applications receiving preference above Applications that do
not qualify for this preference);

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

Next, by the Application’s eligibility 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);

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

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 1 Applications within the county will be
determined by first sorting together all eligible Priority | Applications that qualify
for each goal from highest score to lowest score, with any scores that are tied
separated m the following order. This will then be repeated for Prionty 2
Applications that qualify for each goal:

(1)

(2)

(3)

(4)

First, by the Application’s eligibility 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);

MNext, 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);

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
qualify for the preference listed above Applications that do not qualify for
the preference;

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 |
Permit Ready Applications receiving preference above Applications that do
not qualify for this preference);



(3)

(6)

(7)

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

Next, by the Application’s eligibility 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);

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

RFA, pp. 86-88 (§ Five B.2).

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

provides as follows:

a. Geographic Area of Opportunity/SADDA

(1)

(2)

Broward County

The first Application selected for funding 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
Opportunity/SADDA Goal and the Local Government Areas of Opportunity
Designation.

If there are no eligible Priority 1 Applications located in Broward County
that meet these qualifications, then the first Application selected for funding
will be the highest-ranking eligible unfunded Priority 1 Application for a
proposed Development located in Broward County that qualifies for the
Geographic Area of Opportunity/SADDA Goal.

If there are no eligible Priority 1 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 Opportunity/SADDA Goal will be
selected for funding.

Pinellas County
The next Application selected for funding will be the highest-ranking
eligible unfunded Priority 1 Application for a proposed Development

located in Pinellas County that qualifies for the Geographic Area of
Opportunity/SADDA Goal.

6



If there is no eligible Priority 1 Applications for a proposed Development
located in Pinellas County that qualify 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 of Opportunity/SADDA Goal will be selected for funding.

Local Government Areas of Opportunity Goal

The first Application selected for funding will be the highest-ranking eligible
unfunded Priority | Application proposing a Development located in Broward
County that qualifies for the Local Government Areas of Opportunity Goal
described in Section Four A.l1l.e of the RFA. This will be repeated for Duval,
Hillshorough, Orange, Palm Beach, and Polk County.

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 |
Application in those counties without an award will be selected for funding. 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 1 Applications
in the county, then the highest-ranking eligible Priority 2 Application in those
counties without an award will be selected for funding. If Broward County was not
credited with at least two awards in a.-b. above, nor were there any Priority |
Applications in the county, then the highest-ranking eligible Priority 2 Application
in Broward County will be selected for funding until two awards have been credited
to Broward County.

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

Remaining Funding
(1) 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 Opportumity Goal
described in Section Four, A.1l.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
Application: Hillsborough, Orange, and Palm Beach County.



e,

(2)

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

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.1l.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
Application: Broward, Duval, and Pinellas County.

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

If funding remains, no additional Applications from any county will be selected for
funding and any remaining funding will be distributed as approved by the Board.

RFA, pp. 86-90 (§ Five B.5).

15.

The Review Committee met on September 9, 2026, to score the Applications and

select Applicants for funding. There were 44 Applications. The Review Committee determined

that 38 Applicants were eligible for funding and that six (6) Applicants were ineligible for funding.

See Exhibit 3 (RFA 2026-202 Application Scores).

16.

The Review Committee also used the Funding Selection process to identify the

highest-ranking Priority 1 Application that qualified for each of the goals outlined in the RFA.

Specifically, the Review Committee recommended the following:

a.

One Application 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 determined that Altamira Residences, Ltd., for
its proposed development named Altamira satisfied this Goal.

One Application proposing a Development located in Pinellas County that qualifies

for the Geographic Area of Opportunity/SADDA Goal: The Committee determined
that Mills Creek PC, LLC, for its proposed development named Mills Creek
satisfied this Goal,

One Application proposing a Development located in Broward County that
qualifies for the LGAO Goal: The Committee determined that MHP Broward 11,



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 Committee 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
qualifies for the LGAO Goal: The Committee determined that SP Landing LLC,
for its proposed development named Summerfield Landing satisfied this Goal.

f. One Application proposing a Development located in Orange County that qualifies
for the LGAO Goal: The Committee determined that there were no Applications
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 certain
number of awards: The Committee determined that the two following Applications
satisfied this Goal; (1) 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.

iB Additional awards in Hillsborough, Orange, and Palm Beach County: The
Committee determined that the two following Applications satisfied this Goal; (1)
ANR 01, LP, for its proposed development named ANR 01; and (2) HP Apt, LP, for
its proposed development named HP Apt.

17.  The Board approved the Committee’s recommendations at its meeting on

September 25, 2026. See Exhibit 1.
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 2027-041C) (*Monroe Crossings™) are both ineligible for funding. If Florida Housing had



correctly determined that Mills Creek and Monroe Crossings were ineligible for funding, 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 eligible for funding, an Applicant must provide a “Principals for Applicant

and Developer(s) Disclosure Form™ that “meets requirements.” RFA, pp. 83-85 (§ Five A.1)
(emphasis added). Those requirements are 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 definition of “Principal™ in rule 67-48.002 provides:

(94)  “Principal” has 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, director, executive director, and shareholder
of the corporation.

(b) For a limited partnership, each general partner and each limited partner of
the limited 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 Public Housing Authority, each officer, director, commissioner, and
executive director of the Authority.

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

21. Rule 67-48.0075 further states:



(%) 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 Applicants seeking Housing Credits, the Housing
Credit Syndicator/Housing Credit investor need only be disclosed at the first
principal disclosure level and no other disclosure 1s required;

(b)  The Applicant must disclose all of the Principals of all the entities identified
in paragraph (a) above (second principal 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 all of the Principals of the trust or a non-profit (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 identified
in paragraph (a) above (second principal disclosure level).

(c) A competitive solicitation may require disclosure of a natural person
Principal of the Developer to meet Developer experience requirements.

(10)  Applicants awarded funding under this rule chapter shall comply with the
compliance procedures set forth in Chapter 67-53, FA.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.(1)). This mandate stems
from rule 67-48.002(94) which defines “Principal™ as a “legally formed entity as of the Application

deadline.” Pursuant to the RFA, a “Principals Disclosure Form should not include, for any

organizational structure. any tvpe of entity that is not specificallv included in the Rule definition




of Principals.” /d. (emphasis added). Accordingly, a form identifying a principal that was not in
existence as of the Application Deadline is defective, rendering the Applicant ineligible for
funding. See 1d.

i Mills Creek Inaccurately Completed the Principals Disclosures for the Applicant.

23, Mills Creck 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 Creck identified Mills Creck
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 Mills Apartments, LLC, Calston Mills, LLC and
Housing Opportunities of Pinellas, Inc.); and three Managers (HP Capital Mills Apartments, LLC,
Calston Mills, LLC, and Housing Opportunities of Pinellas, Inc.). /d.

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 Creck identitied
three managers of the company: (i) PCHA-Mills GP, LLC; (ii) Calston Mills, LLC; and (i1i) HP
Capital Mills Apartments, LLC. See Exhibit 5 (Mills Creek’s Articles of Organization).

26.  There was no amendment to the Articles of Organization filed on or before the
Application Deadline, and no filing of record with the Division of Corporations which removed

PCHA-Mills GP, LLC as a manager or one which added any other manager, Therefore, as of the



Application Deadline, PCHA-Mills GP, LLC was a manager, and thus a Principal of the Applicant
under Rule 67-48.002(94).

27.  The Principals Disclosure Form 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 failed to disclose. See Exhibit
6 (Articles of Organization for PCHA-Mills GP, LLC).

29, The RFA requires that the Principals Disclosure Form “identify . . . the Principals
of the Applicant . . . as of the Application Deadline™ and that it meet the requirements of Rule 67-
48.002. The rule defines the Principals of a limited 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 Form. Since the Mills Creek
Application failed to identify PCHA-Mills GP, LLC, it is ineligible for funding.

30.  The Principals Disclosure Form did not merely misname a disclosed entity. It
disclosed a different entity -- HOPI -- and omitted the manager of record altogether.

31.  The chronology of 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 Articles of Organization as a manager.



That same day, the Applicant sent Florida Housing a Principals Disclosure Form that omitted
PCHA-Mills GP, LLC as the manager, instead listing HOPL. 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 correct its Principals Disclosures at any
time prior to the Application Deadline.
ii. Mills Creek Inaccurately Completed the Principals Disclosures for the Developer.
32, Mills Creek is also ineligible for funding because in response to Section Four
A.3.b.(1) of the RFA, the Mills Creck Application identifies three Developer entities: (i) HP Capital
Mills Development, LLC: (ii) Calston Mills Developer, LLC; and (iii) HOP- Targeted
Opportunities in Time, Inc. See Exhibit 7 (Section Four A.3.b.(1) of Mills Creek’s Application).
33, There is no Florida corporation and no foreign corporation authorized to transact

T

business 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 Opportunities
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 determines, among
other things, whose Principals must be disclosed, whose experience is relied upon, and whose
history must be reviewed under section 420.518, Florida Statutes. For that reason, the RFA makes

both the name of each Developer and evidence that each named Developer 1s a legally formed

entity separate and distinct Eligibility Items. RFA, p. 83 (§ Five A.1). Rule 67-48.002(94) also




requires that “any Principal other than a natural person must be a legally formed 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
are defined differently under Rule 67-48.002(94).

37.  The Developer identified in response to Section Four A.3.b.(1) -- 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. Mills Creek therefore failed to provide
“le]vidence that each Developer entity is a legally formed entity qualified to do business in the
state of Florida as of the Application Deadline,” as Section Four A.3.b.(2) and Section Five A.1
require.

39.  This inconsistency cannot be resolved in Mills Creek’s favor. Choosing which of
two statutorily 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)(f), Florida Statutes. See HTG Qak Valley, LLC v. Fla. Hous. Fin.
Corp., No. 19-2275BID, ' 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 Application 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 Eligibility ltems, including: (1) *Name of Each Developer



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
Applicant and Developer(s) Disclosure Form provided and meets requirements.”

41.  These fatal errors constitute a complete failure to meet the requirements of the RFA,
and Mills Creek must be deemed ineligible for funding. Blue Broadway, LLC, v. Fla. Hous. Fin.
Corp., No. 17-3273, § 50 (Fla. DOAH Aug. 29, 2017) (Recommended Order), No. 2017-032BP
(FHFC Sept. 22, 2017) (Final Order) (the failure to identify all officers, directors, and shareholders
for a developer entity rendered the initial eligibility determination as erroneous); HTG Village
Fiew, LLC v. Marquis Partners, Ltd. and Fla. Hous. Fin. Corp., No. 18-2156B1D (Fla. DOAH July
27, 2018) (Recommended Order), Y 49-53, adopted in pertinent part, No, 2018-017BP (FHFC
Sept. 14, 2018) (Final Order); MJHS §. Parcel, Lid. v. Fla. Hous. Fin. Corp., No. 23-0903BID
(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 HTG Astoria, Lid. v. Fla. Hous. Fin. Corp., No. 21-0725 (Fla. DOAH Feb. 23, 2021) (alleging
that an applicant granted funding had disclosed only the “sole member” of an LLC and had
neglected to name the manager in its principal disclosure form) with Exhibit 11 (Stipulation for
Entry of Findings of Fact and Recommended Order in Favor of Petitioner filed in HTG Astoria,
Ltd. v Fla. Hous. Fin. Corp., No. 21-0725 (Fla. DOAH March 25, 2021) (recognizing Florida

Housing’s agreement that applicant was ineligible for funding).



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

L. Mills Creek’s Identified Public Bus Stops Do Not Meet 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 outlined™ in the RFA. An Applicant selecting the Public 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 Public Bus Stop as defined in Exhibit B.”

43.  Exhibit B defines a Public 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 also during the times of 4pm to 6pm Monday
through Friday, excluding holidays, on a year-round basis;
or (11) 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: |8 scheduled stops. . . . Additionally, 1t
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 either 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.



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
achieve a minimum number of Transit 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 of 2.0
Transit Service Points (1.5 if the Application qualifies for the PHA or RD 515 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. /d. The three point PHA or RD 515 boost “will not count toward
meeting the Minimum Transit Services score.” RFA, p. 30 (§ Four A.5.e.(1)(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. Mills
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 weeckday. See Exhibit 13 (Pinellas Suncoast Transit
Authority schedules for route(s) Jolley Trolley Coastal in effect as of August 13, 2026).

48. MNeither 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 | identified by Mills Creek does not have its first scheduled stop anywhere on the route until
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.



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 RFA’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 1s not entitled to any Transit Service points for either
stop.

51.  With no Transit Service points, Mills Creek’s Application fails to meet the
Minimum Transit Score of 2.0 points, and its Total Proximity Score falls to 9 points, below the
required minmimum of 10.5 points and rendering Mills Creek ineligible for funding.

ii. Mills Creek is Not Entitled to Proximity Points for its Claimed Community
Services (Grocery Store).

52. Section Four A.5.e.(3) of the RFA 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 Facility, Pharmacy, and Public 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
outlined below, 1ssued 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 terms
for purposes of FDACS-issued food permits.

Additionally, it must have (i) been in existence and available 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
available for use by the general public as of the Application
Deadline AND be one of the following: Albertson’s, Aldi, . . .
Winn-Dixie.



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 public as of the Application Deadline,” and that its FDACS food permit be “current
and in force™ as of that date.

54.  Mills Creck 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 since
late 2025 and it did not open to the general public until one week after the Application Deadline.

56. A store that has not opened its doors is not in existence and available for use by the
general public. On August 13, 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 MJHS South Parcel, Ltd. v. Fla.
Hous. Fin. Corp., No. 23-0903BID, ¥ 110 (Fla. DOAH May 31, 2023) (Recommended Order),
No. 23-007BP (FHFC July 21, 2023) (Final Order). Therefore, Mills 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 10 points, which is below the minimum of 10.5 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 Mills 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 (FDACS)
which designates the store as a Grocery Store or Supermarket.” RFA, p. 114 (Exhibit B, “Grocery
Store”). For an Aldi, the operative date 1s the Application deadline. The Aldi’s FDACS food permit
was not issued until August 14, 2026, the day after the Application Deadline, further rendering
Mills Creek’s Application incligible. 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 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 15 (Monroe Crossings’ Principals Disclosure for the Applicant and
Developers).

6. In its Principals Disclosure for the Applicant, Monroe Crossings identified Monroe
Crossings PC, LLC as the name of the Applicant entity. /d. In the First Principal Disclosure Level,
seven principals 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-Monroe GP, LLC as a Principal. Monroe Crossings PC, LLC
is a Florida limited liability company. Its Articles of Organization, filed with the Florida

Department of State, Division of Corporations, identify three managers of the company: (1) PCHA-
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Monroe GP, LLC; (i1) Calston Monroe, LLC; and (iii) 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 filed 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-Monroe GP, LLC was therefore
a manager, and thus a Principal, of the Applicant under Rule 67-48.002(94).

63.  The Principals Disclosure Form submitted with the Monroe Crossings Application
does not identify PCHA-Monroe GP, LLC at any disclosure level. In its place, the Form identifies
Housing Opportunities of Pinellas, Inc. (“HOPI™) as a firsi-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 separate legal entity formed by, and owned by, HOPL
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 disqualifying defect as
the Mills Creek Application. As of the Application Deadline, PCHA-Monroe GP, LLC was a
manager ol Monroe Crossings PC, LLC, and therefore a Principal of the Applicant under Rule 67-
48.002(94). The Principals Disclosure Form does not disclose it and instead lists HOPI in its place.
The Form therefore fails to “identify . . . the Principals of the Applicant . . . as of the Application

Deadline™ as the RFA requires, and the Application fails the Principals Disclosure Eligibility Item.
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B. Monroe Crossings is Not Entitled to the Proximity Funding Preference

66.  The RFA allows Applicants to earn proximity points based on the distance between
the Development Location Point and Transit Services, including Public Bus Stops, and Community
Services such as grocery stores, medical facilities, pharmacies, and public schools. RFA, pp. 28-
32 (§ Four A.5.¢). Proximity points are not applied toward an Application’s total score. They “will
only be used to determine whether the Applicant meets the required minimum proximity eligibility
requirements and the preferences outlined” in the RFA. See Exhibit 18 (Proximity Worksheets for
Monroe Crossings).

67.  One of the preferences outlined in the RFA is the Proximity Funding Preference.
The Proximity Funding Preference is a tiebreaker in the sorting order used to select Applications
for funding: Applications are sorted by total score, and tied scores are separated first by the
Development Category Funding Preference, next by Leveraging Classification, and then by “the
Application’s eligibility for the Proximity Funding Preference . . . with Applications 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 qualify for the Local Government Areas
of Opportunity Designation must achieve 12.5 or more total proximity points to receive the
Proximity Funding Preference. RFA, p. 29 (§ Four A.5.¢).

68.  Transit Service points for Public Bus Stops are calculated using 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 (Exhibit C, Item 2.a). An Applicant relying on one Public Bus Stop within 0.30 miles
receives 2.0 points; an Applicant relving on two Public 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

23



increase its Transit Service score only by identifying additional stops that each independently
quality.

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)(i1) 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, cach meet
the definition of Public Bus Stop; (ii) are separated by a street or intersection from each other; (iii)
are within 0.2 miles of each other; (iv) serve the same bus route(s); and (v) the buses travel in
different directions.” RFA, p. 118 (Exhibit B). The five elements are 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 element 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, with a Development Location Point at latitude 27.927969 and longitude -82.734245.
See Exhibit 19 (Application, “Development Location™ worksheet, p. 12 of 39).

73, Inits responses to Section 5.¢ of Exhibit A, Monroe Crossings claimed three Public
Bus Stops. See Exhibit 18 (Proximity Worksheets for Monroe Crossings):

a. Public Bus Stop 1: latitude 27.926233, longitude -82.730755, at a stated
distance of 0.24 miles. corresponding to PSTA Stop #4174 located at Us
Hwy 19 N+ 17116, serving PSTA Route 19;
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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 #4166 located at Us
Hwy 19 N + 16991, serving PSTA Route 19; and

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

74.  Because the furthest of the three claimed 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 Public School), Monroe Crossings
was credited with 14 total proximity points and the Proximity Funding Preference. (See Exhibit
18, Application, p. 14 of 39). Monroe Crossings did not claim the PHA or RID 515 Proximity Point
Boost and does not qualify for the Local Government Areas of Opportunity Designation.

73. Monroe Crossings” identified Public Bus Stops 1 and 2 serve the same route or
routes, PSTA Route 19, with buses traveling in different directions. Monroe Crossings therefore
relied on Stops 1 and 2 as Sister Stops, and, as such, it could claim proximity points for both only
if they satisfy the Sister Stop definition. See Exhibit 20 (Pinellas Suncoast Transit Authority route
and stop data for the stops at the coordinates claimed by Monroe Crossings, in effect as of August
13, 2026).

76, Public Bus Stops 1 and 2, however, do not meet the Sister Stop definition in the
RFA. Public Bus Stops | and 2 are located on opposite sides of U.5. Highway 19. They are not
separated by “a street or intersection.” Rather, the 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 barriers, See Composite Exhibit 21 (Aerial images showing
Public Bus Stops 1 and 2).

77.  Measured in a straight line between the stated coordinates, Stops | and 2 are
approximately 0.04 miles apart. Because of the intervening highway, however, a pedestrian cannot
travel directly between them. The shortest walking route between Stop 1 and Stop 2 runs
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 1 to Stop 2.

i. Stops | 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. 118. The definition uses the singular: a street or an
intersection. Stops | 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 corridor of that kind is not
“an intersection.”

79.  The remaining elements of the definition confirm 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 familiar 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 fit that description.
A rider at one cannot readily reach the other, and the two stops do not function as a single point of

access o the route.
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ii. In the Alternative, 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 distances, (RFA, pp. 30-33 (§ Four A.5.e.(2). (4))), the RFA does 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
are 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 public 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 | and 2 are approximately 0.5 miles apart and do not satisfy the
definition.

81.  Because Stops 1 and 2 are not *““separated by a street or intersection from each
other,” they do not meet the definition of Sister Stops, and Monroe Crossings may not receive
proximity peoints for both. RFA, pp. 31, 115,

82.  Alternatively, counting a single stop within (.30 miles of the Development Location
Point, Monroe Crossings is entitled 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 11.5 proximity points satisfies the 10.5

point minimum. RFA, pp. 29-30 (§ Four A.5.¢). But 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
cligible 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. Pship v. Fla. Hous. Fin. Corp., No. 15-002386BID, 4 49 (Fla. DOAH August 3, 2015)
(Recommended Order) (finding that a Public Bus Transfer Stop claimed by applicant was not a
“fixed location™ for purposes of the RFA and was “not entitled to obtain proximity points™); see
also Houston Street Manor Ltd. Pship v. Fla. Hous. Fin. Corp., No. 15-3302BID, 99 23-32 (Fla.
DOAH Aug. 18, 2015) (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. 2015-024BP (FHFC Sept.
18, 2015) (Final Order); Berkeley Landing, Ltd. v. Fla. Hous. Fin. Corp., No 20-0140BID, q 111
(Fla. DOAH Apr. 6, 202()) (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 proximity points),
adopted in pertinent part, No. 2019-102BP (FHFC Apr. 17, 2020) (Final Order); Quail Roost
Trans. Village lI, Ltd. v. Fla. Hous. Fin. Corp., No. 23-0674BID, ¥ 77 (Fla. DOAH May 10, 2023)
(Recommended Order) (finding that the application’s claimed transit service failed to meet the
RFA definition of a Public Bus Rapid Transit Stop and was accordingly not entitled to receive any
transit points), No. 2023-011BP (FHFC June 9, 2023) (Final Order). The same result follows here.
A pair of stops that does 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 still cannot overcome this error. When the remaining claimed stops (Stops 1 and 3) are 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 distance of 0.80 miles yields 0.0 points. RFA, p. 127. On that application,
Monroe Crossings would fail the 2.0 point Minimum Transit Score and would be ineligible for
funding per Section Five A.1.

85, When Mills Creek and Monroe Crossings are each properly deemed ineligible for
funding, Petitioner is the highest ranking eligible unfunded Priority 1 Application in Pinellas
County that qualifies for the Geographic Area of Opportunity / SADDA Goal, and Section Five
B.5.a.(2) requires that it be selected for funding.

86.  Inthe alternative, if Monroe Crossings is not deemed ineligible, it is not entitled 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 third tiebreaker because Egret
on Union qualifies for the Proximity Funding Preference. Therefore, it would rank below the
Petitioner under the sorting order in Section Five B.2.b. of the RFA.

87.  Accordingly, Florida Housing should select Egret on Union, Application 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.5 to the remaining Applications on that basis.

V1. Disputed Issues of Material Fact and Law

&8, Disputed issues of material fact and law include the following:

a. Whether Florida Housing's Approved Scoring Results are 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, arbitrary, or capricious;
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¢ Whether Mills Creek’s Application meets the requirements of the RFA;

d. Whether Mills Creck should be deemed ineligible for submitting an incorrect
Principals Disclosure Form to Florida Housing;

& Whether Mills Creek properly disclosed all Principals of the Applicant as identified
in the Application;

f. 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.1 of the RFA that each Developer entity was a legally formed entity qualified to do
business in Florida as of the Application Deadline;

1. Whether Mills Creek’s Application meets the Eligibility Items “Name of Each
Developer provided,” “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 “Principals for
Applicant and Developer(s) Disclosure Form provided and meets requirements™;

] 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;

. 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 public as of the Application Deadline;

. Whether the grocery store identified by Mills Creek had been issued a food permit,
current and in force as of the Application Deadlineg;

0. Whether Mills Creck met the Minimum Total Proximity Score required to be
eligible for funding under the RFA;

p. Whether Monroe Crossings’ Application meets the requirements of the RFA;

q. Whether Monroe Crossings should be deemed ineligible for submitting an incorrect
Principals Disclosure Form;

T. Whether Monroe Crossings properly disclosed all Principals of the Applicant
identified in the Application;

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

V. Whether Florida Housing’s determination that Monroe Crossings is eligible for
funding (and therefore next in line for selection after Mills Creek) is clearly erroneous, arbitrary

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

89.  The ultimate facts alleged are that Mills Creek and Monroe Crossings are not
eligible for funding. As a result of this determination, Egret on Union should be awarded the
funding for the Pinellas County goal.

VIII. Right to Amend

90. Petitioner reserves the right 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

91.  Statutes and rules 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 rules
28-106 and 28-110, Florida Administrative Code.

X. Demand for Relief

92, Pursuant to section 120.57(3), Florida Statutes and Florida Administrative Code
Rule 28-100.004, Egret on Union requests the following relief:

. 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)1., 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 (ALJ);

. The ALJ enter a Recommended Order holding that Mills Creek and Monroe
Crossings are 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,

/s/ Christopher B. Lunny

CHRISTOPHER B. LUNNY (FBN: (0008982)
E-mail: clunny@radeylaw.com

Secondary E-mail: kellis@radeylaw.com
JORDANN L. WILHELM (FBN: 1003182)
E-mail: jwilhelm@radeylaw.com

Secondary E-mail: pwhite@radeylaw.com
Radey Law Firm

301 South Bronough Street, Suite 200
Tallahassee, Florida 32301

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 Hearing has been filed by email to the Florida Housing Finance Corporation Clerk

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

/s/ Christopher B. Lunny
CHRISTOPHER B. LUNNY
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RFA 2026-202 Board Approved Preliminary Awards Page 1 of 1

Total HC Available for RFA 33,633,880
Total HC Allocated 32,129,000
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Qe Application proposing a Development located in Pinellas County that qualifies for the Geographic Area of Dpportunity / SADDA Gaal
HP Capital Mills Deselapment, LLC;
Caliton Mills Develaper, LLC; HOP -
2027040 il k Funell i , Chamb - F T8 52,100, 1 1] ¥ H N 15 ¥ A ¥ ¥ 1 ‘i L
Gt KX roa i uspiL Cmoere Targeted Opportunities in Time, %2,100,000 .
Iz,
One Application propasing a Development lodated in Browand County that quealifies for the LGAD Gaal
Christal L.
|znzr-[:13|: |Ehm Meisase Manars |Bmm-a |5h;_':r e |MHF Broward Il Developes, LLT |r | 10 Eia.m:ﬂ.m‘.} | 1 | H | | ¥ | ¥ | ¥ | 15 | ¥ | A | ¥ | M | 2 | v | ¥ | 7 |
i Application proposing a Developmant located in Duval County that gualifies for the LGAD Goal
[2027-001C  |Mater Gardens [ Durwal [Kenneth Maglar _ |APC Developmenit i, LLC [F [ 96 fssao0o00 | 1 | W | | ¥ L o+ 1 1 s [ v | a | w [ w [ 3 1 x | v | a7 |
One Application propasging a Development located in Hillsborough County that qualifies for the LGAG Goal
Sputhport Development, Inc., 2
- : - WA corporation doing business in
c I i 1 ¥ ¥ ¥ ¥
2027-034C Surnmerfiedd Landing Hillsharaugh . Dravwidd Page FL a3 Southiport Develogment F 130 | 53,500,000 1 ] L 15 Y A L] ;] z 113
Services, inc.
One Application propasing a Develapment located in Orange County that qualifies for the LGAD Gaal
e
One Application proposing a Development located in Pabm Beach County that qualifies for the LGAD Goal
Pi i | H
20270056 |P|nn Bay Landings Palm Beach [1. Davvicl Hesier i By Lancings evelopar LA ||- | 86 fss.m.mu | 1 | ¥ | b | M | ¥ [ ¥ l 15 | ¥ [ A | ¥ | ¥ [ 1 l ¥ | ¥ | 24 |
WEE Dervislmment LLC
One Application propasing a Development located in Polk County that qualifies for the LGAD Goal
mans
Additicnal Applications If necesssary to ensure that all cosnties received a certain number of awards
20270390 Barkshire Souare Drange Jpnathan L, Walf  |Berkshire Souare Developer, LLC |F 1080 }53,459,000 1 W Wendowver L N ] 15 W A ¥ H 2 i i 3
Reside - Hukack Development Partners
sidences at Magnolia
2027-015C Place B Palk Fobert Hoskirs Imc.; R Howell Desedapenent, LLC; RF 75 |$3.000,000 1 L] N ¥ N 15 ¥ a8 ¥ L] 2 ¥ ¥ 2
Black Develapmaent, LLL

Additional awards in Hillsborough, Drange, and Pabm Beach County
2027-033C  [aNR 01 Hillshorough  [Daniel Coskdey  [ANR 01 Developer, LLC I Jeofsasoomoe | 1 [ N | | ¥ | R T T T T T R U T R R I R T

|2ozvoaze [HP apt |orange |Ganicl Coakiey  [HP Apt Developer, LLC I3 [ se Jezpaoooe [ 1 | N | [ [ ] & | w | 15 | v | & 1 ¥ | #w ] 2 | v | v ]

Cin September 25, 2026, the Baard of Direciors of Florida Housing Fnande Corparation apgroved the Review Commities’s motsan and stafl recammendation to select the above Apsplications for funding and invite the Applicants 1o enter credt undansTiling.
Ay Applcant may fide a natice of pratest and a formal written protest in accordance with Section 120.57[3), Fla. Stat., Rule Chapter 28-110, F.AC, and Rule 67-60.00%, F.A.C. Failure ta file a protest within the time prescribed in Section 100.57[3}, Ha. Stat., shall constitute a waiver of proceedings snder Chapter 120, Fla. Stat

Exhibit 1
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PHOME [BS0) 425-6654  FAN (850} 425-6604 WES WWW.RADEYLAW.COM
MAIL POST OFFICE BOX 10987 | TALLAHASSEE, FL 32302 OFFICE 301 S0UTH BRONOUGH ST.| STE. 200| TALLAHASSEE, FL 32301

September 30, 2026 R E {3 E ! y E D

Via Electronic Filing SEP 30 2026 8:44 AM

Corporation Clerk

Florida Housing Finance Corporation . FLORIDA HOUSING
227 North Bronough Street FINANCE CORPRRATINN
Suite 5000

Tallahassee, Florida 32301

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

Dear Corporation Clerk:

Pursuant to section 120.57(3), Florida Statutes, rule 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 Financing 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 formal written protest petition will be filed
within 10 days of this notice, as required by law.

Sincerely,

(SHe<

Christopher Lunny

Exhibit 2



RFA 2026-202 Board Approved Scoring Results

] R - 2 - _|2 2 & P o g ]
e t - 2 - ” G i 2| T o e FEIE 5|Salg| S 4 w § Zrlz |E ol &
g . ] —_— w = B 8 - o = T o = - ] 2o [ 5
23 | % z SERE g 2 | 5| 25 | ¥ |S|s2lesfz|eiicieos(edls| S8 |RE|Eif|2|cElie5s
2 E E 2 2 E2E 3 - g | & Z 2 22 |E|l3E|Eehsiesti|fab|3ez| sl m:E'gE:E: o S|EE s
2 " 3 me T ow g [=] “ E w5 gt|l=Z ag= Eun-:.-;-. m T ] :EEE-:‘En c
gz z 2 2348 L gl g< 22 [E|Ec|S2s 38833 E|3e|E|s& |aa|ac|FE|EE|9E|208S
2 g =l |=% a =T s |T| & by i E s
Eligible Applications
Pinnacle Communities 11,
2027-001C |PFinnacle Vista  |Broward David 0. Deutch L:.l: M F ap [43,750,000 ¥ 1| w ¥ ¥ vol1s| v a |y | w2z | ¥ vy a
; Pinnacle at Pinnacle Communities 1,  [E, Nan-
202 7-002C Broward David Q. Deutch ! g 116 [%3,800,000 ¥ 1 N N bl Y 15 ¥ a ¥ M 2 ¥ Y 42
Audubon Place LLC ALF
E, Non-
2027-003C |Gateway Lofts  |Broward Dscar Sal Gateway Lofts Dev, LLC | ° 2% oo |43,750,000 ¥ 1] u N ¥ " ET1 B Al vy | w2y v |22
Fine B Pine Bay Landi
2027-005C | Y Palm Beach |1 David Heller o o F 86 [53.100,000 ¥ 1| ¥ N N ¥ v o|1s| a | v | v | 1| v v |24
Landings Developer LLC; WCZ
HTGT T
2027-006C |Tamarac Terrace |Broward Matthew A. Rieger |~ I:P";‘:“LEC mrraRs F ap [53.799,412 ¥ 1| w ¥ ¥ v |1s| ¥ a |y | m| oz | ¥ v |26
Southport Development,
2027-007C |Finellas Pointe | Pinellas 1. David Page e 2k F 120 (33,200,000 ¥ 1| w ¥ N Mo|1s| v Al oy | m| oz | ¥ T
Inc., a3 WA corporation
2027-00BC |Roma Heights Pirvellas Scott Macdonald Blue RH Developer, LLC F 76 |52,975,000 Y 1| M ¥ N N |15 Y & ¥ N 2 ] Y 34
) . HTG Merldian Developer,
2027-010C 1600 Buliding Broward Matthew A. Rieger LU:’ e F B0 |53,500,000 ¥ 1] N M ¥ Y |15 ¥ A ¥ N 2 ¥ ¥ 36
Res T R | t
2027-011c |Pesideneesat o ard Robert Hoskins ufgrck Developman F 0a |43,800,000 ¥ 1| w ¥ N Mofis] v A I I VI T voo|13
Hollywood Partrers Inc.: B Howell
Resid t NURock Devel t
2027012 | RS AL ward Robert Hoskins T F a5 |53.800,000 ¥ 1| w ¥ N Mof1s| a |y | w2 | ¥ v |15
Park Yiew Partners Inc.; R Howell
Ekos Mel MIHF Broward Il
2027-013C [0 e ward Christopher L. Shear b F 120 33,800,000 ¥ 1| m ¥ ¥ O LY a |y | m| oz | ¥ v |7
Marnors Developer,LLC
Ekos Suncoast MIHF Suncoast Vi
2027-014C uie; S [T Christopher L. Shear | |uL;:r LI:C - F 110 33,200,000 ¥ 1| w ¥ N Nof1s| v Al oy | m| oz | ¥ v |33
Residences at NuReock Developrment
027015 |0 e Palk Robert Hoskins P F 75 |43.000,000 ¥ 1| w N ¥ wofis| v B | v | w2z | ¥ vz
Magnolia Place Partners Inc.; R Howell
2027-016C |Blue Tarpon Pinellas Scott Macdonald Blue Tarpon Developer, LLC [F B2 53,200,000 Y 1 N A N N |15 ¥ A Y N 2 Y ¥ 25
Res T
2027-017¢C Hisr'::::':a Pinellas Brian Swantan Gorman & Company, LLC  |F 70 |82,747,500 ¥ 1| w ¥ N Mofis| v A I I VI T v |a3
2027-018c | 2Ee A Braward Mara 5. Mades ComerstoveSroup F ap [53,800,000 ¥ 1| w N ¥ v |1s] ¥ o |y | om| o2 | v v |3s
Dakland Park ) Partners, LLC; Urban ciiad
C tone G
2027-019C |Altamira Broward Mara 5. Mades p:;":;:::fc PR F an |53,800,000 ¥ 1| w ¥ ¥ v o|1s| a |y | m| oz | v v
Mobbly Shore
2027-020C |Mobbly Shores  |Hillsborough |Kenneth Naylor DD Iu‘ém:m SI.LC F 159 33,500,000 ¥ 1| w ¥ N wofis| v a |y | m| oz | ¥ v |3m
2027-021C |Astor Gardens  |Duval Kenneth Naylor APC Development IV, LLC  |F 96 (53,200,000 Y 1 N i A ¥ |15 Y A N N 2 Y Y 37
. . Egret an Lnlon
2027-022C |Egret on Union  |Pinellas Kenneth Naylor F B3 53,200,000 Y 1 N i N W |15 ¥ h Y N 2 Y Y 4
g : ' v Development, LLC; HOP- ?
Finnacle C ities 1l
2027-023C |Pinnacle Manar |Pinellas David 0. Deutch u";”a” ammaibe e 76 |43,200,000 ¥ 1| w ¥ N M o|1s] ¥ g | v | m| 2| v y |11

Exhibit 3
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RFA 2026-202 Board Approved Scoring Results
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Summerfield Southport Development,
2027-024C : ! Hillsberough |). David Page P p. 130 {53,500,000 ¥ 1 N ) ¥ Y |15 Y A M N 2 ¥ Y 19
Landing Inc., a WA corporation
Washi Arch Washingt
2027-025¢C |1 o ngton Pinellas Brett Green ey s e Ba 53,200,000 ¥ 1| w ¥ N Nof1s] a | v | w2 | ¥ ¥ |10
Commans Commans Developer, LLC
Palm Bluff Arch Palm Bluff
2027026 | oo Pinellas Brett Green g e iag F 92 |$3,200,000 ¥ 1| n ¥ N no|is| v Al vy Nz | oy v |27
Commaons Developer, LLC
Arch Sk Pal
2027-027C |Skyway Palms  |Pinellas Brett Green e e B0 53,200,000 ¥ 1| w ¥ N No|1s| ¥ a |l oy | w| oz | ¥ v |18
Developer, LLC
. Berkshire Square
2027-029C |Berkshire Square |Orange Jonathan L Welf F 100 {53,4952,000 ¥ 1|l ¥ | Wendover Y N N |15 ¥ A ¥ N 2 ¥ ¥ 3
Developer, LLC
; ARD Madison Trails, LLC;
2027-030C [Madison Tralls  [Pinellas Patrick E. Law : 90 53,200,000 ¥ 1 M Y M No|15 ¥ A ¥ M 2 ¥ ¥ il
' New South Residential, LLE y
ARD Madison Pines, LLC;
2027-031C |Madison Pines | Orange Patrick E. Law LI 112 (23,500,000 ¥ 1| w ¥ N No|1s| v a |l oy | w| oz | ¥ v |
Mew South Residential, LLC
Ekos at Wekiva MHP Wekiva Springs .
2027-032C Orange Christapher L, Shear _p * F B0 52,400,000 ¥ 1| N ¥ M No[15 ¥ A Y N i ¥ ¥ 28
Springs Developer, LLC
Benschley M E, Non-
2027-033C |Benschiey Manar |Orange N. Dwayne Gray D hudhaligl =M 900 (23,499,000 y 1 Wendaver N N No|1s] ¥ a |l vy | n| 2| ¥ ¥ |16
Developer, LLC ALF
. . HTG Harmony Developer,
2027-034C |District Lofts Crange Matthew A. Rieger L F B2 |53,493,412 Y 1 N Y N N |15 ¥ A ki N 2 ¥ ¥ E¥
2027-035C |Tratlside Estates || Pinellas Nikul A. Inamdar Sage Pointe Developer, LLC |F 94 153,200,000 ¥ 1| N Y N N |15 b & Y N 2 ¥ ¥ 29
John Stanley Florida inc.; E Non
2027-036C |New Life Seniors |Orange Saki 5. Middleton New Life Minlstries of ﬂ:LF 8BS |52,970,074 ¥ 1 Ny A M N No|15 ¥ A ¥ M 2 M ¥ 9
Orlanda, Inc
2027-037C |HF Apt Orange Daniel Coakley HP Apt Developer, LLC F 94 [52,630,000 i 1 N Y M M 15 ¥ & i N 2 ¥ ¥ 20
2027-039C |ANR 01 Hillsborough  |Daniel Coakley AMR 01 Developer, LLC F 90 53,500,000 i 1 M Y M N 15 ¥ & ¥ N 2 ¥ ¥ 12
HF Capital Mills
Development, LLE; Calston
2027-040C [Mills Creek Pinellas loseph ). Chambers | Mills Developer, LLC; HOP - (F T8 152,100,000 Y 1| N ¥ M W15 ¥ A ¥ ¥ 1 ¥ ¥ Y]

Targeted Dpportunities in
Time, Inc.
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RFA 2026-202 Board Approved Scoring Results Faged.ols
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HP Capital Monroe
— Development, LLC; Calston
2027-041C Crossings Finellas Joseph J. Chambers  |Monroe Developer, LLC; F 128 |53,200,000 ¥ 1 M Y ] N[ 15 ¥ A ¥ ¥ 2 ¥ ¥ 1
e HOP-Targeted
Opportunities in Time, LLC
RPY Parcel E1 Develaper,  |E, Momn
2027-043C |RPV Parcel E1 Hillsberough  [Daniel Coakley ' P 100 53,500,000 ¥ 1 N ] ] M 15 ¥ A Y N r4 ¥ ¥ 44
LLC ALF
Ineligible Applications
SHAG Roseland Gardens
Roseland Ph Il Developer, LLC;
2027-004¢ [ oeean Palm Beach | Darren Smith i F 100 |53,500,000 M 1| w N ¥ T ETY " Al v w2 |y P ET
Gardens Phase Il Magnolia Affordable

Developrment, Inc

SHAG Grove Manor Phase
Grove Manor ;
2027-008C Phase Il Polk Darren Smith N Developer, LLC; LWHA F 82 |53,000,000 N 1 N N ¥ Y 15 L A ¥ M 2 i ¥ 5
Dewvelopment, LLC

Heartland Development
2027-028C |Liberty Landing  |Hillsborough  [Michael Ruane Group LLC; CORE Liberty F B0 |52,950,000 N 1 N ¥ ] No[15 ¥ A ¥ N 2 v ¥ a0
Landing Developer LLC

Blue DF Developer, LLC ;

2027-038C |Destiny Place Falk Scott Macdonald i F 96 53,000,000 M 1| N N N N |10 b 'y N ki 1 ¥ ¥ 23
Trinity Developer, LLC
Fern Grove BDG Fern Grove Phase E, Nomn-
2027-042C o Scott Zi 128 53,500,000 N 1 N N M N |15 b A L i 1 ¥ Y 14
Phaze Three s AT Three Developer, LLC ALF 53,5
MNew Affordable Housing
2027 Villas of Clear ; Partners, LLC; Lift Orlando  |E, Nan-
Orange Eddy Moratin 100 (53,500,000 M 1 W N Y ¥ |15 I ] N 2 ¥ Y 8
075C* Lake ne ¥ Community Development, |ALF 3

LLC

*Due to an internal numbering issue, this Application was not assigned a sequential number and was instead assigned #2027-075C.

On September 25, 2026, the Board of Directors of Florida Housing Finance Corporation approved the Review Committee’s motion to adopt the scoring results above.

Any Applicant may file a notice of protest and a formal writben protest in accordance with Sectiom 120.57(3), Fla. Stat., Rule Chapter 28-110, F.A.C., and Rule 67-80.00%, F.A.C. Failure to file a protest within the time prescribed in Section 120.57(3), Fla. 5tat., shall
constitute a waiver of proceedings under Chapter 120, Fla. 5tat,



Date Submitted: 2026-08-13 14:43:51.960 | Form Key: 12630

APPROVED for HOUSING CREINTS
FHFC Advance Review
Received 7.27.26 Approved 7. 30,26

Principal Disclosures for the Applicant

Select the organizational structure for the Applicant entity:
The Applicantis a:  Limited Liability Company

Provide the name of the Applicant Limited Liability Compamy:

Mills Creek PC, LLC

First Principal Disclosure Level:
Chick here for Assistance with Completing the Entries for the First Lewel Principal Disclosurg for the Apphcant

First Lewed Select Type of Princigal of Select organizational strscture
Ennity il leant Enter Mame of First Level Principal of First Leved Principal identified
1 Investor Member  Chambers, Joseph | Matural Person
2 Man-lnwestor Member  HP Capital Mills Apartrnents, LLC Limited Liability Cumpun-lr
3, Man-Investor Member  Calston Mills, LLT Limited Liability Company
4 Man-Investor Member  Howsing Opportunities of Pinellas, Ing, Mon-Profit Corporation
= Manager  HP Capital Mills Agartments, LLC Limited Liability Company
&, Manager Calston Mills, LLC Limited Liability Company
7. Manager  Howing Opportunities of Pinellas, Inc, Mon-Profit Corporation
a <Spdect an option>  Howsing Opportunities of Pinellas, Inc. i% an instromentality <5pdect an option=
g, <5Select an option>  of the Pinellas 1:,:|nu11'l'§I Huu.-:ing_ .ﬂ.ulhnri!'f' <hedect an nptiun}
Second Principal Disclosure Level: Mills Creek PC, LLC

Click here for Assstance with Comgpleting the Entries for the Second Lewve | Princigal Discbosure for the Applicant
Sedect the corresponding First

Level Principal Entity & from Select the type of Principal

abowe for which the Second being associated with the Select organizational structure
bevel Principal is being fecond Level sorrgspgnding Firss Level of Second Level Principal
wdentified Entity # Principal Entity niter Ma nd i Principal identified

2. {HP Capital Mills Apartments, LLE LA, Managing Member  Hemmer, Frederick Matural Person

2. {HP Capital Mills Apartments, LL{ 2B, Managing Member  Hansen, Nicholas Matural Persgn

5. {HP Capital Mills Apartments, LL{ 5A, banaging Member  Hemmer, Frederick Matural Person

5. {HP Capital Mills Apartments, LL¢ 5B, Managing Member  Hansen, Nicholas Matural Perspn

3. |Calston Mills, LLC 1.4, Managing Member  Chambers, loseph ) Natural Person

%, {Calston Mills, LLC] 6.4, banaging Member  Chambers, Joseph | Natural Person

4. {Housing Opportunities of Finelk 4.4, Executive Director  Brickdial d, Cornelius Natural Person

4, |Housing Opporiunitees of Pinelk 4.B, Dfficer/Director  Firebaugh, Chloe Matural Person

4, {Housing Opportunitees of Finell 4.C Dfficar/Director Tomeczak, Alen Natural Person

4. {Housing Opportunities of Finelk 40 OFficar/Director Mineo, Wayne Natural Person

4, |Housing Opporiunities of Finell; 4 Officer/Director  Hickey, Yaronica Matural Person

7. {Housing Opportunities of Pinelk 1A, Executive Director  Brickdial d, Cornelius Matural Person

7. |Howsing Opportunities of Finelk T.B, Dfficar/Director  Firebawgh, Chloe Natural Person

7. {Housing Opportunities of Finelk T.C DOfficar/Director Tomczak, Alen Natural Person

7. {Housing Opportunitees of Finelk 7.0, Officar/Director Mineo, Wayne Natural Person

7. {Housing Opportunitees of Finelk 1.E Difficary/Director Hickey, Veronica Natural Person

Exhibit 4

Page 1af 4 Principals of the Applicant and Developer(s] Disclosure Form (Form Rey. 05-20019) as amended 06-2023



Date Submitted: 2026-08-13 14:43:51.960 | Form Key: 12630

APPROVED for HOUSING CREINTS
FHFC Advance Review
Received 727,26 Approved 7. 30,26

Principal Disclosures for the three Developers

How many Developers are part of this Application structure? [Please complete the Principal Disclosures for each of the three Co-Developers below. )
3
Select the organizational striecture for the first Co-Developer entity:

The first Co-Developerisa:  Limited Liabdity Corngany

Provide the name of the Developer Limited Liability Company:

HE Capital Mills Development, LLC

First Principal Disclosure Level: HP Capital Mills Development, LLC
Click hare for Assistance with Completing the Entries for the First Level Principal Disclasure for a Developer
First Leswe Select Type of Principal af Select organizational structure
Entity @ Develaper Enter Mame of First Level Principal of First Level Principal identified
1. Banaging Member  Hermmer, Frederick Matural Person
2. Managing Member  Hansen, Nicholas Matural Person

Pajge 2 of 4 Principals of the Applicant and Develoger(s] Disclosure Form (Form Rey, 05-20019) as amended 06-2023



Date Submitted: 2026-08-13 14:43:51.960 | Form Key: 12630

APPROVED for HOUSING CREINTS
FHFC Advance Review
Received 727,26 Approved 7. 30,26

Principal Disclosures for the three Developers

Select the organizational structure for the tecond Co-Developer entity:
The second Co-Developer is a;  Limited Liability Company

Provide the name of the Developer Limited Liability Company:

Calston Mills Developer, LLC

First Principal Disclosure Level: Calston Mills Developer, LLC
Click here for Assistance with Completing the Entries for the First Lewvel Principal Disclosure for 8 Developer
First Lewvel Select Type of Principal of Select organizational structure
Entity & Develaper Enter Name of First Leyel Principal of First Level Principal identifiad
1 Managing Member  Chambers, loseph | Natural Person

Pajge 3 of 4 Principals of the Applicant and Develoger(s] Disclosure Form (Form Rey, 05-20019) as amended 06-2023



Date Submitted: 2026-08-13 14:43:51.960 | Form Key: 12630

APPROVED for HOUSING CREDNTS
FHFC Advance Review
Received 727,26 Approved 7. 30,26

Principal Disclosures for the three Developers

Select the organizational structure for the third Co-Developer entity:
The third Co-Developer is a:  Limited Liab#ity Cormpany

Provide the name of the Developer Limited Liability Company:

HOP- Targeted Opportunities in Time, LLC

First Principal Disclosure Level: HOP- Targeted Opportunities in Time, LLC
Click here for Assistance with Completing the Entries for the First Lewvel Principal Disclosure for 8 Developer
First Lewvel Select Type of Principal of Select organizational structure
Entity & Developer Enter Hame of First Level Principal of First Level Principal identifiad
1 Sole Member  Housing Opportunities of Finellas, Inc Non-Frofit Corporation
r3 <Select an option>  Howsing Opportunities of Pinellas, Inc. is an instrumentality <hedect an option>
3 <Select an option>  of the Fanellas County Housing Authority <hedect an option>
Second Principal Disclosure Level: HOP- Targeted Opportunities in Time, LLC
Click here lor Assistance with Completing the Entries for the Secand Leved Principal Disclosure for 4 Develope
Sedect the corresponding First Select the type of Principal
Lewel Principal Entity & from being associated with the Select organizational structure
aheye far which the Second sorrespending First Leve] of Second Level Principal
| Principad i in| ntity # Principal Entil ntpr W n i Principal i ifi
1. {Howsing Opportunities of Finell 1A Executive Director  Brickfield, Cornelius Matural Person
1. {Housing Opportunities of Firell 18 Officer/Director  Firebaugh, Chiga Natural Person
1. |Housing Opporiunities of Finell 1 Officer/Director Tomczak, Alen Natural Person
1. {Housing Opportunities of Finelk; 1.0, Officar/Director Mines, "Wayne Matural Perspn
1. |Howsing Opportunites of Finell LE Officer/Director Hickey, Veranica Natural Person

Pajge 4 of 4 Principals of the Applicant and Develoger(s] Disclosure Form (Form Rey, 05-20019) as amended 06-2023



3 . . . L26000397300
Electronic Articles of Organization EiILED 8:00 AM

For
Florida Limited Liability Company 2ot of Stas
f]eggleston
Article 1
The name of the Limited Liability Company 1s:
MILLS CREEK PC, LLC
Article I1
The street address of the principal office of the Limited Liability Company 1s:

5852 DORA DRIVE
MOUNT DORA, FL. US 32757

The mailing address of the Limited Liability Company 1s:

5852 DORA DRIVE
MOUNT DORA, FL. US 32757

Article 111

The name and Florida street address of the registered agent 1s:

JOSEPH J CHAMBERS
3852 DORA DRIVE
MOUNT DORA, FL.. 32757

Having been named as registered agent and to accept service of process for the above stated limited
liability company at the place designated in this certificate, I hereby accept the appointment as registered
agent and agree 1o act in this capacity. I further agree to comply with the provisions of all statutes
relating to the proper and complete performance of my duties. and I am familiar with and accept the

obligations of my position as registered agent.
Registered Agent Signature:  JOSEPH CHAMBERS

Exhibit 5



i L26000397300
Article IV N 00 AM

The name and address of person(s) authorized to manage LLC: Jul 27 2026
Title: MGR
HP CAPITAL MILLS APARTMENTS, LLC feggleston

9800 4TH ST, SUITE 200
ST. PETERSBURG, FL. 33702 US

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

Title: MGR

CALSTON MILLS, LLC

3852 DORA DRIVE

MOUNT DORA. FL. 32757 US

Article V
The effective date for this Limited Liability Company shall be:
07/27/2026

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

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

CT CORP

(850) 656-4724
3458 lakesore Drive

Tallahassee, FL 32312

07/23/2026

Accil20160000072

4\ )\"’w

Name: PCHA Mills GP, LLC
Document #:
Order #: 17583694

Certified Copy of Arts
& Amend:

Plain Copy:

Certificate of Good
Standing:

Certified Copy of:

Apostille/Notarial
Certification:

100 | )0

Country of Destination;

Mumber of Certs:

Filing:

Certified: D
Plain:
COGS: [:]

Email Address for Annual Report Notifications:

Availability

Document __
Examiner
Updater
Verifier
WP Verifier
RefH

Amount: §

125.00




COVER LETTER

T New Filing Section
Division of Corporations

PCHA-MIls G, LLC
SUBJECT:

Name of Limited Liability Company

The enclosed Articles of Organization and fee(s) are submined for filing.

PPlease return all correspondence concerning this matter 1o the following:

Michaed H, Syme

Name of Person

FFox Kothschild LILF

Firm/Company

Six MG Place, Suite 1000

Address

Pittshurgh. PA 15222

City/State and Zip Code
nbrickficldi@pinellashousing com

E-mail address: (10 be used for future annual report notification)

For further information concerning this matter, please coll;

el Brickhield 727 443-T084
at ¥

tame of Person Area Code Davtime Telephone Number

Enelosed is a check for the following amount:

W$125.00 Filing Fee  (IS130.00 Filing Fee &  £3$155.00 Filing Fec &

Certificare of Status Cenified Copy

{additional copy is enclosed)

CJ%8160.00 Filing Fee.

Cenificate of Status &

Certified Copy
{additional copy is enclosed)

Mailing Address Street_Address

MNew Filing Section New Filing Section Division
[ivision of Corporations The Centre of Tallahassec

P.O. Box 6327 2415 N, Monroe Swreet, Suite 810
Tallahassee, F1L 32314 Tallahassee, FL. 32303



ARTICLES OF ORCGANIZATION FOR FLORIDA LIMITED LIABILITY COMPANY
ARTICLE 1 - Name:

The name of the Limited Liability Company is:

PCHA-Mills GP, LLC
{Must comain the words "Limited Liability Company. “L.1.C..," or "LLC.T)

ARTICLE I - Address:
The mniling address and strect address of the principal office of the Limited Liability Company is:

Princip i didress: Mailing Address:
L1479 Ulmierton R, 11479 Ulmerton Rl
Largn, FI1, 33778 Largo. FL 33778

ARTICLE L1 - Hegistered Agent, Registered Office, & Hegistered Agent’s Signature:
{"The Limited Liability Company cannot serve os its own Registered Agent. You must designate an individual or
another business entity with an active Florida registrmtion. )

The namme and the Florida street address of the registered agent are:

Meil Brickfield

Name

1479 Ulmerion Rd,
Florida sireet address (1.0, Box NOT acceplable)

Lirio L 33778
City State Zip

Harving been named us registered agent and to aceept service of process for the above stated limited tiabiliny company wt the
place designated in this certificate, [ hereby accep the appoiniment us registered agent and ugree to act in this capacity. |
further agree to comply with the provisions of all siamtes relaning to the proper and compleie performeance of my dutics, and |
annt formilicer with el accept the obligations of my position ax registered agent o, peavicleed for in Chaprer 603, 5.

Py

Hegisiered Adent’s Signature (REQUIRED)

(CONTINUEL)



ARTICLE IV-

The name and address of each person authorized to manage and control the Limited Liability Company:

"AMBR" = Authorized Member

“MOGR™ = Manager
AMITK

lousing Cpportunitics of Pinellas, o,
1479 Ulmerton R,

Largo, FI, 33778

iLise auachment if necessary)

ARTICLE V: Eftective date, if other than the date of Giling: AOPTIONAL)

(I an effective dute is listed, the date must be specific and cannot be more than five husiness days prior to or 90 days after
the date af Hling. )

Nute: I the date inserted in this block does not meet the applicable stalutory filing requirements. this date will not be listed as
the document’s efective date vn the Departiment of State’s records,

ARTICLE ¥1: Oiher provisions, if any.

o LA

Signature of a iember or an authorized representative of a member.

This document is executed in accordance with section 605.0203 (1) (b), Florida Statutes.
| am mware that any false information submited in a document 10 the Department of State
constitutes o third degree felony as provided forins817.1 55 F.5.

MNeil Brickficld

Twped or printed name of signee

Eiling Fees:
$125.00 Filing Fee for Articles of Organization and Designation of Registered Agent
§ 30,00 Certified Copy (Optional)

§ 5.0 Certificate of Status {Optional)



Date Submitted: 2026-08-13 14:43:51.960 | Form Key: 12630

RFA 2026-202 HOUSING CREDIT FINAMCING FOR AFFORDABLE HOUSING
DEVELOPMENTS LOCATED IN BROWARD, DUVAL, HILLSBOROUGH, LEE,

Unless stated otherwise, all info mM&E;@MﬁEM& E%ﬁmg:m hﬁm&ﬂﬂﬁ& upon completion. The effective

date of this Exhibit A 15 07/27/2026.

Section 4.4.1.
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 or the
Applicant submitted materially incorrect information in the Application, the Corporation may take any or 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 censider all Principals of the Applicant to have made a material misrepresentation subject to Section 420,518, F.5.

Section 4.A.2
Demographic Commitment
a. Demographic Commitment
State the Demographic Commitment,
Family
Section 4.A.3

Applicant, Developer, Management Company and Contact Person

a. Applicant
(1) (a) Mame of Applicant: Mills Creek PC, LLC

(2) Provide the required documentation to demonstrate 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) Mon-Profit Applicant Qualifications
Does the Applicant or the General Partrer or managing member of the Applicant meet the definition of 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) Wame of each Developer (including all co-Developers, one per ling}

HP Capital Mills Development, LLC

Calston Mills Developer, LLC

HOP - Targeted Opportunities in Time, Inc,

(2) For each Developer entity listed in question {1} above (that is not a natural person, Local Government, or Public Housing Authority),
provide, as Attachment 3, the required documentation demaonstrating that the Developer is a legally formed entity qualified to do
business in the state of Florida as of the Application Deadline.

(3] Developer Experience
{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,

MName of the natural person Principal with the required experience: Joseph J. Chambers

RFA 2026-202 Exh i bit 7 ‘General Information’ worksheet tab: Page 1 of 3%



:F] ORIDA DEPARTMENT

Division of

Sunpiz. >~ CORPORATIONS

.,--"""-_——.-2-""'-—-—-"" [ Stare of Fi ik e
Depardment of Siste [ Diision of Corporations | Search Records [ Search By Enfity Name /
Nexid Lis HOP-Targeted Opporfunitie
Search
Entity Name List
Corporate Name Document Number Status
HOP - TARGETED OPPORTUNITIES N TIME, LLCL25000150657 Active
HOPTEC c L21000312926 INACT
HOP THAMH LLT L20000015867 Active
HOPTHRLU, INC F21000001502 INACT
HOPTHRL NG W2 100003 B9E0 Active
HOP TIL Y¥OU DROP LLC L20000327717 INACTIUA
HOP TiL YOU SHOP_INC. PO&0O0DO11307 INACT
1 L13000138510 InActive
HOPTINGER, LLC L14000083105 Active
HOF TO ELECTRIC INC F22000043829 InActive
HOP DLLC L11000095939 INACT
IMC L2500030%330 Active
L12000062003 INACT
POS00004035 INACT
HOP T L23000352502 INACT
HOP L25000111 600 INACTI/UA
HOP L25000162885 Active
HOP TO IT HOUSEKEERING _LLG LA000227520 Active
HOP TO T INFLATABLES LLC L23000008627 INACT
HOP-TCHT LAWNCARE INC POS0OODO9SEE3 INACT
hMext List [ Cpportuniies in Time, Tnc)
Search

i = e i

Exhibit 8



Date Submitted: 2026-08-13 14:45:39.457 | Form Key: 12631

State of Florida
Department of State

[ certify from the records of this office that HOP - TARGETED
OPPORTUNITIES IN TIME, LLC 1s a limited 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 L25000150657.

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 report
was filed on June 12, 2026, and that its status is active.

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

i

Secretary of Séute

Tracking Number: 3428725315CU

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

ilttps:;"f:ien‘iues.sunhix.urw’Filin g/ CertificateOfStatus/Certificate Auth entiuatimﬂ




BEFORE THE STATE OF FLORIDA
FLORIDA HOUSING FINANCE CORPORATION

HTG ASTORIA, Ltd. FHFC Case No: 3826« 2021-006BP
RFA No. 2020-205

Petitioner, App. No. 2021-197BSN

¥5.
i

FLORIDA HOUSING R E {\ r ! V E D
FINANCE CORPORATION.

Respondent. FEB 8 2021 11:57AM

FLORIDA HOUSING

TINANCE CORPORATION

FORMAL WRITTEN PROTEST AND PETITION
FOR ADMINISTRATIVE HEARING

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. (hereinafier the
"RFA")

Introduction

I 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" Floor, Coconut Grove, Florida 33133.
Petitioner's address, telephone number and email address are those of its undersigned 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 32301-1329.

Notice

4, On October 15, 2020 Florida Housing issued the RFA.

o On November 3, 2020 and again on November 9, 2020, the RFA was modified by Florida

Housing.

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

T Florida Housing received 90 applications in response to the RFA. Petitioner, applied in
response to the RFA, 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 application satisfied all the required elements of the RFA and is eligible for a funding
award.

8. Petitioner received notice of the preliminary RFA 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". Petitioner was deemed eligible for funding but was not

among those recommended for funding.



9. On Wednesday, January 27, 2021 at 12:31 pm., Petitioner timely submitted their Notice of
Intent to Protest Flonda Housing's intended decision. A copy of that Notice of Intent is attached
hereto as Exhibit "B".
10. This Petition is timely filed in accordance with the provisions of section 120.57(3) (b),
Florida Statutes, and rules 28-110.004 and 67-60.009, Fla. Admin. Code.
Background

11.  Florida Housing is a public corporation created by section 420.504, Florida Statutes, to
administer the governmental function 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 loans 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.

RFA 2020-205

13.  Through the RFA process Florida Housing anticipated awarding an estimated $88.959.045
of SAIL funding for proposed Developments in Small, Medium and Large Counties as defined by

the RFA. (RFA at 23)

14. Appointed Review Committee members independently evaluated and scored their assigned
portions of the submitted applications based on various mandatory and scored items. (RFA. at 97)
The maximum point total that an applicant can receive is 25 points. (RFA at 90) Failure to meet

all eligibility items results in an application being deemed ineligible. (RFA at 85)



15.  The RFA provides the following funding goals,

e Two Elderly, New Construction Applications located in a Large County, with a
preference for at least one Application that qualifies for the Veterans Preference.

s  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.

o  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 following order:

d.

By the Application’s eligibility for the Per Unit Construction Funding Preference
(which is outlined in Section Four A.11.d of the RFA) with Applications that qualify
for the preference listed above Applications that do not qualify for the preference.

Next, by the Application's Leveraging Level number (which is outlined 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.

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 qualify for the
preference listed above Applications that do not qualify for the preference.

By the Application’s eligibility for the Grocery Store Funding Preference (which is
outlined in Section Four A. 5. e. of the RFA) with Applications that qualify [or the
preference listed above that do not qualify for the preference);

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);



f. By the Application’s eligibility 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); 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

The first Application selected for funding will be the highest ranking
eligible New Construction Application that is located in Miami-Dade
County or Broward County, regardless of the Demographic Commitment,
the Application’s qualifications for the Veterans Preference, or the
Applicants” status as a Self-Sourced Applicant or Non-Self-Sourced
Applicant.

(b) Second Application

e 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 Selt-Sourced Applicant located
in Broward County.

e If the flirst Application sclected for funding was an Elderly
Application located in Broward County, the second Application will
be the highest-ranking Family Application located in Miami-Dade
County, with a preference that it be a Self-Sourced Application
located in Miami-Dade County.



o [If the first Application selected for funding was a Family
Application located in Miami-Dade County, the second Application
will be the highest- ranking Application located in Broward County
that either (i) is an Elderly Application that qualifies for the Veterans
Preference; or (11) is a Family Application that qualifies as a Self -
Sourced Application. If there are no eligible Elderly Applications
that qualifies for the Veterans Preference 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.

o If the first Application selected for funding was a Family
Application 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 qualifics 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 County, New Construction Applications
This goal will be met under the following circumstances:

(a) If neither of the Applications selected to meet the goal described in
(1) above are Elderly Applications, the two highest-ranking ehigible
Elderly. Large County, New Construction Applications that meets the
Veterans Preference will be selecied 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
County, 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

5}



3)

(4)

(5)

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 unfunded 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.

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 Application(s) will be selected, subject to the County Award
Tally and both Funding Tests, until this goal is met.

Goal to Fund one Elderly, Medium County, New Construction Application

The Application selected for funding will be the highest-ranking eligible
Elderly, Medium County, New Construction Application that meets the
Veterans Preference, subject to the Funding 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
Application will be selected for funding, subject to the Funding Tests.

Goal to Fund two Family, Medium County, New Construction
Applications

The first Application selected for funding will 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, the additional Application(s) selected to meet this goal, will be the

7



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.

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.

If 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, E.5S.

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
further Family Medium County Self-Sourced Applications will be selected
for funding.

(2) One Application that meet the Veterans Preference

Next, the highest ranking cligible 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

8
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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 Funding Tests,
or if there are no eligible unfunded Medium County Applications,
the remaining Medium County Geographic funding will be
allocated to the Large County Geographic Category.

Family or Elderly (ALF or Non-ALF) Large County Applications
(1) 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 Funding 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.



(RFA at p.93-96)

18.

The following applications were selected in the following order for funding by the Review

Committee:

2021-2218-POAH Cutler Manor II, LLC (Large County/Miami-Dade/Family)
2021-199BSN- University Station II Ltd. (Large County/Broward/Family)
2021-216 Quiet Meadows, Ltd (Large County/Palm Beach/Elderly)
2021-2525N-Fulham Terrace (Large County/Hillsborough/Elderly)
2021-244BS-Princeton Crossings LLC (Large County/Miami-Dade/Family)
2021-246BS-MHP FLVII, LLLP (Medium County/Collier /Elderly)
2021-2585-Nathan Ridge, Ltd (Medium/Clay County/Family)
2021-222BS-St. Peter Claver Place, Lid (Medium County/Lee/Elderly)
2021-209BS -Sweetwater Apartments. (Small County/Columbia)
2021-251BS- RST The Willows, LP (Medium County/Saint Lucie)
2021-206BS- BDG Rosewood Pointe, LL.C (Medium County/Osceola)
2021-2558N-Somerset Landings Ltd. (MediumCounty/PalmBeach)
2021-245BS-StadiumTowers (Large County/Miami-Dade)
2021-203BSN-BDG Fern Grove, LP (Large County/Orange))
2021-212BSN-Tallman Pines Phase I (Large County/Broward)
2021-269SN- Southwick Commeons Lid. (Large County/Orange)
2021-2258-Island Cove, LLC (Large County/Palm Beach)

HTG Astoria, Application 2021-197BSN, in Manatee County was deemed eligible but unfunded.

The scoring committee erroneously found RST The Willows (the “Willows™) eligible for funding.

If the 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.

10



The Willows
Principal Disclosure Form

19.  The RFA provides as follows,
“to meet eligibility requirements, the Principals Disclosure Form must identify pursuant 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 Rule 67-48.002(94),
(94) “Principal’” means

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

compay.

21.  Atthe Second Principal Disclosure level, the Applicant disclosed two member entities that
are limited liability companies, Realty Advisors, LL.C 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 disclosed Realty Advisors,
Inc. as the sole Member. Southmark RST, LLC disclosed Southmark Corporation as its sole
Member. Neither Realty Advisors, LLC or Southmark RST, LLC disclosed a manager at the Third

Prineipal Disclosure Level.

11



23. 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 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.

26.  Petitioner is substantially affected by the evaluation and scoring of the responses to the
RFA. The results of the scoring have affected Petitioners ability to obtain funding through the
RFA. Consequently, Petitioners have standing to 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 forth 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 law include, but are not limited to, the following:

a. Whether Florida Housing's actions in determining Willows eligible for funding
were arbitrary and capricious?

b. Whether Florida Housing’s actions in determining Willows eligible elected for
funding were contrary to competition?

12



¢. Whether Florida Housing's actions in determining Willow eligible for funding
were clearly erroneous?

d. Whether the Willows failed to disclose a Principal of the Developer Entity on the
Principal Disclosure for Developer Form?

¢. Such, other issues as may be revealed during the protest process.

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 Reversal of the Agency's Intended Award

30.  Petitioner participated in the RFA process to compete for an award of SAIL funds based

upon the delineated scoring 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 RFA and Florida
Housing's governing statutes and rules.
32. A correct application of the eligibility, scoring and ranking criteria will result in funding
for the Petitioner.
Right to Amend this Petition

33.  Petitioner reserves the right to amend this Petition 1 additional disputed issues of material
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
Admimistrative 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 Petition as provided by Section 120.57(3)(d)(1), Florida Statutes.

13



b) If this protest cannot be resolved within seven days, that the matter be referred to the
Division of Administrative Hearings for a formal hearing to be conducted before an
Administrative Law Judge ("ALJ") pursuant to Section 120.57(1) and (3), Florida

Statutes.

¢) The ALJ enter a Recommended Order determining that the applications of RST The
Willows., LP should have been decmed 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.

L3
Maureen McCarthy Daughton
FBN 655805
Maureen McCarthy Daughton, LI.C
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,
DOAH Case No. 21-0725BID
Petitioner,
V.
FLORIDA HOUSING FINANCE CORPORATION,
Respondent,
and

RST THE WILLOWS, LP,

Intervenor,

MHP FL VIII LLLP,
DOAH Case No, 21-0726BID
Petitioner,
v,
FLORIDA HOUSING FINANCE CORPORATION,
Respondent,

and

FULHAM TERRACE, LTD., BDG FERN GROVE.
LP, and QUIET MEADOWS, LTD,

Intervenors.

VISTA AT COCONUT PALM. LTD,
DOAH Case No. 21-0727BI1D
Petitioner, :

Y.

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,

Intervenors,
/

RST THE WILLOWS, L.P'S NOTICE OF FILING PROPOSED EXHIBIT

RST The Willows, LP, ("Willows") hereby gives notice of providing electronic and paper
copy of RST The Willows, LP’s exhibit to G. W. Chisenhall, Administrative Law Judge on
March 26, 2021,

DATED this 26th day of March, 2021.

Respectfully submitted,

rst Mickhael . Donaldson

Michael P. Donaldsen

Florida Bar No, 0802761

CARLTON FIELDS. P.A.

Post Office Drawer 190

Tallahassee, Florida 32302

Email: mdonaldsonfi@icarltonfields.com
Add'I: rebrown{@earitonfields.com
Telephone: 850/224-1585

Facsimile: 850/222-0398

Counse! for RST The Willows, LP and
Residences at SoMi Pare, LLC

125400417 1



CERTIFICATE OF SERVICE
I HEREBY CERTIFY that a copy of the foregoing has been furnished by E-Mail this

26th day of March 2021 to;

Hugh Brown, General Counsel

Christopher McGuire. Assistant General Counsel

Betty Zachem, Assistant General Counsel
Florida Housing and Finance Corporation
227 North Bronough Street. Suite 5000
Tallahassee, Florida 32301

Betty. Zachem{@tloridahousing.org
Add'l: ana.meglamorvi@floridahousing.ore

Counsel for Respondent
Florida Housing Finance Corporation

Maureen Daughton

Maureen McCarthy Daughton, LLC
1400 Village Square Blvd., Ste. 3-231
Tallahassee, Florida 32312
mdavghtonfmmd-lawiirm.com

Counsel for HTG Astoria, Lid, and University
Station, I, LLC

Brittany Adams Long

Radey Law Firm

301 5. Bronough Street, Suite 200
Tallahassee, Florida 32301
balongfradeylaw.com

Add’l: Imeelroyi@radeyvlaw.com

Counsel for Vista at Coconut Palm, Ltd.

125400417 1

Seann Frazier
Mare lto

Parker, Hudson, Rainer & Daobbs, LLP

215 5. Monroe Street, Suite 750
Tallahassee. Florida 32301
sfrazier@iphrd.com
mitofphrd.com;

Counsel for MHP FL VIII LLLP

Craig Varn

Amy Wells Brennan

Manson Bolves Donaldson & Varn
106 East College Avenue, Ste. 820
Tallahassee, FL. 32301
cvarn{@mansonbolves,.com

Add I asmithfidmansonbolves.com

Counsel for Fulleom Tervace, Lid.

Michael Glazer

Ausley McMullen

123 South Calhoun Street,
Tallahassee, Florida 32301

Add 'l jmevaney@ausley.com

Counsel for BDG Fern Grove LP



William Dean Hall, 111

Daniel R. Russel

John L. Wharton

Dean Mead & Dunbar

106 East College Avenue, Suite 1200
Tallahassee. Florida 32301
whalli@ideanmead.com
drussetl{@deanmead.com
Jwhartonj@deanmead.com

Counsel for Quiet Meadows, Ltd.

iy Micthael P. Ponaldsan

Attorney

125400417 1



BEFORE THE STATE OF FLORIDA
FLORIDA DIVISION OF ADMINISTRATIVEHEARINGS

HTG ASTORIA, LT,
Petitioner,

V5,

FLORIDA HOUSING FINANCE CORPORATION,

Respondent
and
RST THE WILLOWS, LP,

Intervenor.

MHP FL VIIL LLP,

V5.

FLORIDA HOUSING FINANCE CORPORATION,

Respondent,
and

BDG FERN GROVE, LP,

Intervenor.

VISTA AT COCONUT PALM. LTD.
Petitioner,

V5.

FLORIDA HOUSING FINANCE CORPORATION,

Respondent,

and

UNIVERSITY STATION [, LLC. RESIDENCES
AT SOMI PARC, LLC. AND BDG FERN
GROVE. LP,

Intervenors.

DOAH CASE NO. 21-0725BID

DOAH CASE NO. 21-0726BID

DOAH CASE NO. 21-0727BID

Willows Exhibit 1
Page 1 of 5



STIPULATION FOR ENTRY OF FINDINGS OF FACT AND RECOMMENDED
ORDER IN FAVOR OF PETITIONER HTG ASTORIA, LTD

Pursuant to Section 120.57(4), Florida Statutes, Petitioner, HTG Astoria, Ltd. . (*HTG
Astoria”), Intervenor, RST The Willows, LP (“RST Willows™). and Respondent, Florida Housing
Finance Corporation (“Florida Housing™), hereby stipulate and agree as follows:

l. HTG Astoria (Application #2021-197BSN) and RST Willows (Application #202 | -
249B5) each submitted applications in Request for Applications 2020-205 SAIL Financing of
Affordable Multifamily Housing Developments to be Used in Conjunction with Tax-Exempt
Bonds and Non-Competitive Housing Credits (the “"RFA™). Each application was scored as having
satisfied eligibility requirements for funding, RST's Application was preliminarily selected for
funding and HTG Astoria’s Application was not.

2. HTG Astoria timely filed a Petition for Administrative Hearing challenging the
eligibility and selection of RST Willows™ application for funding. In particular, HTG Astoria
challenged Florida Housing’s determination that RST Willows satisfied the Principal Disclosure

Requirements of the RFA.

3. As a result of factual information learned by the parties through discovery, the
parties, in the interest of avoiding time, expense, and uncertainty of further litigation, agree to the
following findings of fact and to resolve this litigation on the following terms:

a. R8T Willows agrees to the designation of its application as ineligible for
consideration for funding. and hereby waives the right to challenge that designation.
RST Willows denies any wrongdoing or intentional misrepresentation, and neither
HTG Astoria nor Florida Housing assert any wrongdoing or intentional
misrepresentations by RST Willows.

b. Florida Housing agrees that RST Willows is ineligible for funding under
RFA 2020-205.

(o

Willows Exhibit 1
Page 2 of 5



¢. Florida Housing agrees that this Stipulation does not constitute the
withdrawal of an application by RST Willows, or by its Applicant, Developer,
Principals of the Applicant or Developer, affiliate of the Applicant or Developer, or
Financial Beneficiary of the Applicant or Developer, and shall not result in any
point loss, preference loss, ineligibility determination, penalty, or negative impact
of any kind against such entities or individuals in any pending or future Florida
Housing program.

d. Flerida Housing agrees that neither the submission of RST Willows’
application nor this Stipulation shall impact in any way the ability of RST Willows,
the Applicant and Developer entities identified in RST Willows™ Application, or
the Principals of the Applicant or Developer entities from submitting Applications
in the future for other RFAs or funding programs and having those Applications
considered for funding under the terms of those future RFAs or funding programs.

e. RST Willows agrees that the Application of HTG Astoria is eligible for
funding and waives the right to challenge that factual finding and an Order ruling
that the Application of HTG Astoria is eligible for funding. At the time of filing
this Stipulation, there are no challenges to the eligibility of HTG Astoria and
Florida Housing’s position is that HTG Astoria is eligible for funding in RFA 2020-
205.

f. Consistent with this Stipulation, the parties respectfully request that the
Administrative Law Judge enter the following Finding of Fact into a Recommended
Order providing that:

i. the RST Willows application should be deemed ineligible for
funding.

4, All parties shall be responsible for their own costs and attorneys’ fees incurred in
this matter.

RESPECTFULLY SUBMITTED this 22nd day of March, 2021.

Willows Exhibit 1
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/v Betty C. Zachem

is/ Michael P Panaldsar

Betty C. Zachem, Esq.

Florida Bar # 025821

Florida Housing Finance Corporation
227 North Bronough Street, Suite 5000
Tallahassee, Florida 32301

Counsel for Florida Housing
Finance Corporation

s/ Maceveen M. Daughton
Maureen McCarthy Daughton, Esq.
Florida Bar # 655805

Maureen McCarthy Daughton, LLC

1400 Village Square Boulevard, Suite 3-231

Tallahassee, Florida 32312
mdauehtonf@@mmd-lawfirm.com

Counsel for HTG Astoria

Michael P. Donaldson, Esq.

Florida Bar No. 0802761

CARLTON FIELDS, P.A.

Post Office Drawer 190

Tallahassee, Florida 32302

Email: mdonaldsoni@carltonfields.com
Add'l: rebrown@icarltonfields.com

Counsel for RST The Willows, LP and
Residences at SoMi Pare, LLC

Willows Exhibit 1
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CERTIFICATE OF SERVICE

I HEREBY CERTIFY that a copy of the foregoing has been furnished by E-Mail this

22nd day of March 2021 to:

Hugh Brown, General Counsel

Christopher McGuire, Assistant General Counsel
Betty Zachem, Assistant General Counsel
Florida Housing and Finance Corporation

227 North Bronough Street, Suite 5000
Tallahassee, Florida 32301

hugh.brown(@floridahousing.org
chris.meouireidfloridahousing.ore

Adel'l: ana. meglamory@floridahousing.org
Counsel for Respondent
Florida Housing Finance Corporation

Maureen Daughton

Maureen McCarthy Daughton, LLC

1400 Village Square Blvd., Ste. 3-231
Tallahassee, Florida 32312
mdaughton{mmd-lawfirm.com

Counse! for HTG Astoria, Lid. and University
Station, I, LLC

Brittany Adams Long

Radey Law Firm

301 5. Bronough Street. Suite 200
Tallahassee, Florida 32301
balongiiradeylaw.com

Add'l: Imcelroy(@iradeylaw.com
Counsel for Vista at Coconut Palm, Ltd,

Willtam Hall

Daniel Russel

John Wharton

Dean Mead & Dunbar

106 East College Avenue, Suite 1200
Tallahassee, Florida 32301
whallizideanmead.com
drussell@deanmead.com
iwharton/eddeanmead.com

Counsel for Quict Meadows, Lid

Seann Frazier

Marc Ito

Parker, Hudson, Rainer & Dobbs, LLP
215 S, Monroe Street, Suite 750
Tallahassee, Florida 32301
sfrazieriphrd.com

Add I stul@phrd.com

Counsel for MHP FIL VIII, LLLP

Craig Varn

Amy Wells Brennan

Manson Bolves Donaldson & Varn
106 East College Avenue, Ste. 820
Tallahassee, FL 32301
cvarnf@imansenbolves.com
abrennan(@mansonbolves.com
Ade’l: asmithfrdmansonbolves.com
Counsel for Fulham Terrace, Ltd.

Michael Glazer

Ausley MeMullen

123 South Calhoun Street,
Tallahassee, Florida 32301
myelazeriausley .com

Add 'l jmevaneyi@ausley.com
Counsel for BDG Fern Grove LP

s Michael F. Denaldson

Attorney

Willows Exhibit 1
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Date Submitted: 2026-08-13 14:43:51.960 | Form Key: 12630

RFA 2026-202 HOUSING CREDIT FINAMCING FOR AFFORDABLE HOUSING
DEVELOPMENTS LOCATED IN BROWARD, DUVAL, HILLSBOROUGH, LEE,

Section 4.A.5
Proximity, Mandatory Distance, and RECAP

e. Proximity
(1) PHA or RD 515 Proximity Point Boost

{a) Does the proposed Development qualify for the PHA Proximity Foint Boost?
Mo

(b) Does the proposed Development qualify for the RD 515 Proximity Point Boost?
Mo

(2) Transit Services

Applicants may select Private Transportation or provide the location information and distance for one of the remaining four Transit
Services on which to base the Application’s Transit Score.

{The proposed Development does not gualify to select this option.}

{a} Other Transit Services

Points

awarded for

Service Latitude Coordinates Longitude Coordinates Distance® Transit Type

Public Bus S5top 1 28.126374 -82.759445 0.05

Public Bus Stop 2 2B.125853 -82 759508 0.08 4

Public Bus Stop 3

Public Bus Transfer Stop

Public Bus Rapid Transit

Stop

Public Rail Station

This area intentionally left blank.

{3) Community Services
Up to three Community Services may be selected, for a maximurm 4 points for each service.
Points
awarded for
Community
Service Service Name Service Address Distance® Services
) 1171 5 Pinellas Ave, Tarpon
G Sto Ald 0.66 3.0
d s ' Springs, Fl 34689
_ i Advent Health North 1395 5 Pineflas Ave, Tarpon
Medical Facil 0.43 3.5
e Pinellas Springs, Fl 34689

Exhibit 12
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Date Submitted: 2026-08-13 14:43:51.960 | Form Key: 12630

RFA 2026-202 HOUSING CREDIT FINAMCING FOR AFFORDABLE HOUSING
DEVELOPMENTS LOCATED IN BROWARD, DUVAL, HILLSBOROUGH, LEE,

ORANGE] 605 5 Pinellas Ave, Tar
, Tarpon
Pharm Pha
acy Walgreens Pharmacy Springs, FL 34689

0.98 25

Public School

*Rounded up to the nearest hundredth of a mile. Distance between the coordinates of the Development Location Point and the
coordinates of the service. The method used to determine the latitude and longitude coordinates must conform to Rule 5)-17, F.AC,
formerhy 61G17-6, 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 autonomaous hand-held GPS units shall be used).

f. Racially and Ethnically Concentrated Areas of Poverty (RECAFP)
Is any part of the proposed Development located in a RECAP designated area?

N

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 statements are not being automatically reviewed,

Transit Service Points calculated based on the information entered above;
Community Service Points caloulated based on the information entered above:
PHA or RD Proximity Boost points achieved?

Total Proximity Points calculated based on information entered above:; 13

& Does the information provided at question 11 indicate that the Application qualifies for the
Local Governmint Area of Opportunity Designation? No

¢ Lsing the information entered above, does the Application meet the minimum Transit Paint
Requirement? Yes

# Using the information entered above, does the Application meet the minimum Proximity Point
Reguirement? Yes

* Using the information entered above, does the Application meet the Proximity Funding
Preference? Yes

* Total Proximity Points calculated based on information entered above, without the benefit of
a PHA Boost: 13

RFA 2026-202 'Proximity, Mand.Dist,, RECAP' worksheet tab: Page 14 of 39



Route JTC — TARPON SPRING / CLEARWATER BEACH

Direction 0 = CLEARWATER BCH TRANSIT CENTER | Mon-Thu | 13 trips
Pattern  |trip_id block DODECANES ([ORANGE ST |BAYSHORE |MAINST+ |OSCEOLA GARDEN & |Clearwater
E BLVD + & RIDGE RD [BLVD + PINELLAS AVE AND PARK STREET |Beach
SPONGE CAUSEWAY |TRAIL CLEVELAND Transit
DOCKS BLVD 5T Center North
stop_id 10386 10506 1485 5523 10417 10384 4212
B 2107020 801007 09:06 09:38 09:50 10:04 10:06 10:14
B 3923020 801017 10:06 10:38 10:50 11:04 11:06 11:14
B 3255020 801027 11:06 11:38 11:50 12:04 12:06 12:14
B 2910020 801007 12:06 12:38 12:50 13:04 13:06 13:14
B 2647020 801017 13:06 13:38 13:50 14:04 14:06 14:14
B 2382020 801027 14:06 14:38 14:50 15:04 15:06 15:14
B 6118020 801007 15:06 15:38 15:50 16:04 16:06 16:14
B 1102020 801017 16:06 16:38 16:50 17:04 17:06 17:14
B 3185020 201027 17:06 17:38 17:50 18:04 18:06 18:14
B 5354020 801007 18:06 18:38 18:50 19:04 19:06 19:14
B 681020 801017 19:06 19:38 19:50 20:04 20:06 20:14
B 4844020 801027 20:06 20:38 20:50 21:04 21:06 21:14
(1] 2713020 801007 20:45 21:21 21:33
Direction 0 - CLEARWATER BCH TRANSIT CENTER | Fri | 16trips
Pattern  [trip_id block DODECANES |ORANGE ST |BAYSHORE |MAINST+ |OSCEOLA GARDEN &  |Clearwater
E BLVD + & RIDGERD |BLVD + PINELLAS  |AVE AND PARK STREET |Beach
SPONGE CAUSEWAY [TRAIL CLEVELAND Transit
DOCKS BLVD 5T Center North
stop_id 10386 10506 1485 5523 10417 103584 4212
B 5402060 801005 09:06 09:38 09:50 10:04 10:06 10:14
B 2183060 801015 10:06 10:38 10:50 11:04 11:06 11:14
B 3300060 801025 11:06 11:38 11:50 12:04 12:06 12:14
B 172060 801005 12:06 12:38 12:50 13:04 13:06 13:14
B 2956060 801015 13:06 13:38 13:50 14:04 14:06 14:14
B 2015060 801025 14:06 14:38 14:50 15:04 15:06 15:14
B 5524060 801005 15:06 15:38 15:50 16:04 16:06 16:14
B 3676060 801015 16:06 16:38 16:50 17:04 17:06 17:14
B 5222060 801025 17:06 17:38 17:50 18:04 18:06 18:14
A 631060 801005 18:06 18:33 18:38 18:50 19:04 19:06 19:14
A 4025060 801015 19:06 19:33 19:38 19:50 2004 20n06 20:14
A 210060 201025 20:06 20133 20:38 20:50 21:04 21:.06 21:14
A 3730060 201005 21:06 31:33 31:38 21:50 22:04 22:06 22:14
A 5786060 801015 2206 2233 2238 22:50 23:04 23:06 23:14
A 305060 801025 23:06 23:33 23:38 23:50 24:04 24:06 24:14
C 2142060 801005 23:45 24:16 24:21 24:33
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Direction 1 -» DUNEDIN DOWNTOWN | Mon-Thu | 15 trips

Pattern  [trip_id block Clearwater |CLEARWATE |[GARDEM & |MAINST+ [BAYSHORE |ORANGEST |SAFFORDST |DODECANES
Beach Transit|R BEACH PARK STREET |PINELLAS  |BLVD + 2727 |& RIDGERD |& TARPON [EBLVD +
Center North | TRANSIT TRAIL AVE SPONGE
CENTER DOCKS
stop_id 4212 4214 10384 5547 1365 10505 10387 10386
D 1168020 E01007 08:21 08:34:44 09:01 09:06
1] 1001020 RO1017 09:21 09:34:44 10:01 10:06
0] 3010020 BO1027 09:35 04:39 09:48 10:04 10:17:44 10-44 10:449
B 3950020 BO01007 10:35 10:34 10:48 11:04 11:17:44 11:44 11:44
B 1574020 RO101T 11:35 11:39 11:48 12:04 12:17:44 12:44 12:49
B 783020 801027 12:35 12:39 12:48 13:04 13:17:44 13:44 13:44
B 4641020 RO1007 13:35 13:30 13:48 14:04 14:17:44 14:44 14:49
B 5726020 BO01017 14:35 14:38 14:48 15:04 15:17:44 15:44 15:49
B 2780020 BO1027 15:35 15:34 15:48 16:04 16:17:44 16:44 16:49
B 3RE0020 AO1007 16:35 16:39 16:48 17:04 17:17:44 17:44 17:49
B G154020 BO1017 17:35 17:39 17:48 18:04 18:17:44 18:44 18:49
B 5619020 BO1027 18:35 18:39 18:48 19:04 1%:17:44 19:44 19:44
B 4905020 01007 15:35 19:38 19:48 20:04 20:17:44 20:44 20:49
c 39810720 BO1017 20:14 20:18 20:27
c 5285020 BO1027 21:14 21:18 21:27
Direction 1 =» DUNEDIN DOWNTOWN | Fri | 18trips
Pattern  (trip_id block Clearwater |(CLEARWATE |GARDEM & |MAINST+ [BAYSHORE |ORANGEST |SAFFORDST |DODECANES
Beach Transit|R BEACH PARK STREET |PINELLAS  |BLVD + 2727 |& RIDGERD |& TARPON |EBLVD +
Center North | TRANSIT TRAIL AVE SPONGE
CENTER DOCKS
stop_id 4212 4214 10384 5547 1368 10505 10387 10386
D 4055060 BO1005 08:21 08:34:44 09:01 09:06
5} 1675060 BO1015 09:21 09:34:44 10:01 10:06
B 4718060 B01025 09:35 09:39 09:48 10:04 10:17:44 10:44 10:49
B 4560060 BO1005 10:35 10:39 10:4.8 11:04 11:17:44 11:44 11:449
B 3531060 BO1015 11:35 11:39 11:48 12:04 12:17:44 12:44 12:44
B B70E0 B01025 12:35 12:39 12:48 13:04 13:17:44 13:44 13:48
B 5465060 BO1005 13:35 13:39 13:48 14:04 14:17:44 14:44 14:49
B 357060 BO1015 14:35 14:39 14:48 15:04 15:17:44 15:44 15:49
B 653060 BO1025 15:35 15:39 15:08 16:04 16:17:44 16:44 16:49
B SEY0G] BO1005 16:35 16:39 16:48 17.04 17:17:44 17:44 17:49
A 2298060 01015 17:35 17:39 17:48 18:04 18:17 18:21 18:30 18:35
A 39RA060 BO1025 18:35 15:30 18:48 19:04 1%:17 12:21 19:30 19:35
A A3BIOEO B01005 19:35 19:38 19:48 20:04 20:17 20:21 20:30 20:35
A 2990060 RO1015 20:35 20:39 20:48 21:04 21:17 21:21 21:30 21:35
A 1389060 BO1025 21:35 21:38 21:48 22:04 22:17 2:1 2230 22:35
A 5050060 B01005 2235 2234 22:48 23:04 2317 2321 23:30 23135
c 5279060 BO1015 73:14 23:18 23:27
C 1051060 801025 24:14 24:18 24:27




From: Walls, Trevor <Trevor.Walls@fdacs.gov>
Sent: Thursday, October 8, 2026 10:50 AM

To: Carine Yhap <cyhap@apcompanies.com>
Subject: FW: Supermarket license status

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 Entity &: [451737 |

Food Entity Name: |Ajdi £308 | Current

Type Category: SUP - Supermarket LS

Type: 111 - Supermarket

Business Conducted: | petal | | Manufactured

Status: Active Regulate:
w— Owner Visits Products & Permit Details Comg

Processes

Additional Information

FE Renewal
Plan Review Complete fes Mo
F a0 d Sells T Yes MNo Botte: = Yes Mo
lses Shared Kitchen: Yes Mo ared Kit fes No
Sele e FE offers a gte foo B
= Flig Yes Mo Backup Gene Yes Mo
fE =ells products (Hemp) pursuant to 581,172, F.5.7 Yes Mo
FE sells oro wrs 97, F.5 Yes Mo
el ST er & 496 406{2) F Small Large M/

Risk Scare i lext Insp.: | w
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Permit Details

Select From the List. 50

O| | PermitNumber | Permit Status | Permit Start Date | Permit Renew By D... | Orginal Print Date | Last Print Dz
EDM Active | B/14/2026 7:56 AM | 2/17/2027 '8/14/2026 7:58 AM  10/8/2026

Thanks,

Trevor Walls

Governmant Analyst 1|

Division of Food Safety

Florida Department of Agriculture and Consumer Services

(850) 245-5415
{850 488-T246 Fax
Trevor. Walls@FDACS . gov

The Conner Building

3125 Conner Boulevard
Tallahassee, Florida 32399-1650
www FDACS gov

Please note that Florida has a broad public records law (Chapter 119, Florida Statutes). Most written communications to or from state employees are
public records obtainable by the public upon request. Emails sent to me at this email address may be considerad public and will only be withheld from

dizclosure 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

You don't often get email from cyhapi@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 recognize the sender and know the content is safe.

Could you please confirm the status of the Supermarket license for Aldi located at 1171 5. 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,

CARIME YHAP | SENICR VICE PRESIDENT
ATLANTIC | PACIFIC COMPANIES

161 NW 6 ST | SLHTE 1020 | MLAMI FL 32136
305357 4724 | cyhapiapcompaniss. com

ATLANTIC

AL PACIFIC

S AN —

BDEOTDamEs. Comamay-oisCisITeEr

2



Florida Department of Agriculture and Consumer Services
Division of Food Safety

ANNUAL FOOD PERMIT

. Chapter 500, Florida Statutes (F.5.)
WILTON SIMPSON Rule Chapter 5K-4.020 Florida Administrative Cade (F.A.C.)
COMMISSIONER 1-B00-HELP-FLA (435-7352) | www.FDACS.gav

Cclober 08, 2026

PERMIT TYPE: 111
PERMIT NUMBER: 2027-N-227 1588

(L RO (ECCrLLE FY C CTLY | L PR G O L) TG FOOD ENTITY NUMBER: 451737

Aldi (Florida) LLC

265'1'5;; R’Wd 178 PERMITTED LOCATION ADDRESS:
: i Aldi #306

Haines City, FL 33844 - 1503 1171 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 conspicuoushy
display the permit may result in administrative 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.5., failure to renew or an incomplete renewal
may subject the food establishment to administrative fines not to exceed 55,000 and/or parmit suspension. Rule
5K-4.020(7), F.A.C., requires food establishments to notify the department within 30 days of closing or dissolution. Visit
https:/ffocdpermit.fdacs.gov to renew or dissolve this permit.

THIS FOOD PERMIT IS NOT TRANSFERABLE

FDACS-14414 Rev. D326
Florida Department of Agriculture and Consumer Services
Division of Food Safety

ANNUAL FOOD PERMIT RENEW BY.
Chapter 500, Florida Statutes (F.S ) FEbruary 1?, 2027

WILTON SIMPSON Rule Chapler SK-4.020 Florida Administrative Code (F.A.C.)
COMMISSIONER 1-BO0-HELP-FLA [435-7352) | www. FDACS.gov

PERMIT TYPE: 111
FOOD ENTITY NUMBER: 451737

OWNER:
LOCATION: Aldi (Florida) LLC
2651 State Road 17 §

1171 3 Pinellas Ave :

Tarpon Springs, FL 34689 - 3717 Haines City, FL 33644 - 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 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
iz received after the renewal date. In accordance with Chapter 500, F.5., 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
S5K-4.020(7), F.A.C., requires food establishments to notify the department within 30 days of closing or dissolution. Visit
hitps:/ifocdpermit.fdacs.gov to renew or dissolve this permit.

THIS FOOD PERMIT IS NOT TRANSFERABLE

FDACS-14414 Rev, 0326



Principal Disclosures for the Applicant

Select the organizational structure for the Applicant entity:
The Apglicant is a:

Date Submitted: 2026-08-13 14:45:39.457 | Form Key: 12631

Limited Liability Campany

Prawide the name of the Applicant Limited Liability Company:

Monroe Crossings PC, LLC

APPROVED for HOUSING CREDNTS

FHFC Advance Review

Received 7.27.26 Approved 7. 30,26

First Principal Disclosure Level:

Click here for Assistance with Completing the Entries far the First Lewel Principal Disclosure for the Apgbeant

First Level
Entity §

Selact

of | of
fpplcant

Inwestor Member

Enter Mame of First Level Principal

Chambers, leseph |

Select organizational structure
First Leved Principal identifiad

Matural Person

Mon-Investor Member

HF Capital Monrog Apartments, LLC

Limited Liability Company

Mon-lnvestor Member

Calston Monroe, LLE

Limited Lizbility Company

Mon-Investor Member

Howsing Opportunities of Pinellas, Inc.

Non-Profit Corporation

Manager

HF Capital Monrog Apartments, LLC

Limited Liability Company

Manages

Cakston Monroe, LLC

Limited Liability Company

Manages

Howsing Dpportunities of Pinellas, Inc.

Non-Frofit Corporatien

<Select an option>

Housing Dpportunities of Pinellas, Inc. is an instrumentality

<Sedect an optlon>

MDY e LR R W R

<Select an optlon=

of the Penellas County Housing Authority

<5elect an option=

Second Principal Disclosure Level:

Monroe Crossings PC, LLC

Click here for Assistance with Complating the Entrigs for the Second Leva| Principal Disdlosure for the Applicant

sefact the corrasponding First,

Lewel Principa! Entity & from aelect the typa of Principal

abi i con Being asociated with the Select organizational striscture
Leve| Principal is being Secand Level corresponding First Level of Second Level Principal
ientified Entity & Principal Entity Enter Marne of Second Level Principal Identified

2. |HP Capital Manrae Apartrisents, 24, Managing Member  Hemmer, Frederick Matural Person
2. |HP Cagpital Manrae Apartrnents, 1B, Managing Member  Hansen,_ Nicholas Matural Person
5. |HP Cagpital Manrae Apartrents, 5.4, Banaging Member  Hemmer, Frederick Matural Person
5. [HP Capital Manroe Apartrients, 5.5 Banaging Member  Hansen, Nicholas Matural Person
3. |Calston Manroe, LLC) aa. Managing Member  Chambers, Joqeph | Matural Person
6. |Calston Manroe, LLC) 6.4, Managing Member  Chambers, Joseph | Matural Parson
4. [Housing Oppartunities of Pinell 4.4, Executive Director  Brickliel d, Corneliug Natural Person
4. |Housing Oppoartunities of Pinell 4., Dffscer/Director  Firehaugh, Chioe Matural Person
4. |Housing Oppartunities of Pinell 4.C. Dffscer/Director Tasmceak, Alen Matural Person
4. |Housing Opportunities of Pinell 4.0, Difseer/Director  Mineo, Wayne Matural Person
4. |Housing Opportunities of Pinell AE. Offscer/Directos  Hickey, Veranica Matural Person
7. [Housing Oppoartunities of Pinell TA. Executive Director  Brickfield, Cornelius Matural Person
7. [Housing Oppartunities of Pinell T.B. Offscer/Director  Firehaugh, Chioe Natural Person
7. (Housing Opportunities of Pinell T.C. Officer/Director  Tamceak, Alen Matural Person
7. [Housing Oppartunities of Pinell 7.0, Offscer/Director — Mineo, Wayne Natural Person
7. |Housing Oppartunities of Pinell T.E. Dificer/Director  Hickey, Veranica Natural Perssn

Page 1af 4

Exhibit 15

Principals of the Applicant and Developer(s] Disclosure Form (Form Rey. 05-20019) as amended 06-2023



Date Submitted: 2026-08-13 14:45:39.457 | Form Key: 12631

APFFUV[:'Dfor HOUSING CREDITS
FHFC Advance Review
Received 727,26 Approved 7. 30,26

Principal Disclosures for the three Developers

How many Developers are part of this Application structure? [Please complete the Principal Disclosures for each of the three Co-Developers below.)
3
Salect the organkzational struecture for the first Co-Developer entity:

The first Co-Developer isa:  Limited Liability Corgany

Provide the name of the Developer Limited Liability Company:

HE Capital Monroa Devefopment, LLC

First Principal Disclosure Level: HP Capital Monroe Development, LLC
Click hera for Assistance with Completing the Entries for the Firgt Level Principal Disclgsure for a Developer
First Leswed Select Type of Principal of Select organizational strectune
Entity @ Develaper Enter Mame of First Level Principal of First Level Principal identified
1. Managing Member  Hermmer, Frederick Matural Perisn
1. Managing Member  Hansen, Nicholas Matural Person

Pajge 2 of 4 Principals of the Applicant and Develoger(s] Disclosure Form (Form Rey, 05-20019) as amended 06-2023



Date Submitted: 2026-08-13 14:45:39.457 | Form Key: 12631

APPROVED for HOUSING CREINTS
FHFC Advance Review
Received 7.27.26 Approved 7. 30,26

Principal Disclosures for the three Developers

Salect the arganizational structure for the second Co-Developer entity:
The second Co-Developer is a;  Limited Liability Comparny

Provide the name of the Developer Limited Liability Company:

Calston Monroe Developer, LLC

First Principal Disclosure Level: Calston Monroe Developer, LLC
Click hare for Assistance with Completing the Eatries for the First Level Principal Disclosure for 8 Developar
First Lewvel Selact Type of Principal of Select organizational stricture
Entity & Devalaper Enter Name of First Level Principal of First Level Principal identified
1. Managing Member  Chambers, loseph | Natural Person

Pajge 3 of 4 Principals of the Applicant and Develoger(s] Disclosure Form (Form Rey, 05-20019) as amended 06-2023



Date Submitted: 2026-08-13 14:45:39.457 | Form Key: 12631

APPROVED for HOUSING CREDNTS
FHFC Advance Review
Received 7.27.26 Approved 7. 30,26

Principal Disclosures for the three Developers

Salect the arganizational structure for the third Co-Developer entity:
Thie third Co-Developeris a;  Limited Liability Company

Provide the name of the Developer Limited Liability Company:

HOP- Targeted Opportunities in Time, LLC

First Principal Disclosure Level: HOP- Targeted Opportunities in Time, LLC
Click hare for Assistance with Completing the Eatries for the First Level Principal Disclosure for 8 Developar
First Lewvel Selact Type of Principal of Select organizational stricture
Entity & Devaloper Enter Name of First Level Principal of First Leved Principal identified
1. Managing Member  Housing Dpportunities of Pinellas, Inc. Non-Profit Corporation
2 <hielect an option>  Housing Dpportunities of Pinellas, Inc. s an instrumentality <Sedect an option>
3 <hedect an option>  of the Fanellas County Housing Authority <Sedect an option>
Second Principal Disclosure Level: HOP- Targeted Opportunities in Time, LLC
Chck hece for Assistance with Completing the Entries for the Second Lewve! Principal Disclosure for a Deseloper
Sedect the corresponding First Select the type of Principal
Lewel Principal Entity & from peing assoclated with the Select organizational structure
abowe for which the Second Second Level corresponding First Lewvel of Second Lavel Principal
avel Principal is being Entity # Principal Enti m Pringipal identified
1. {Housing Opportunities of Finelk 1A Executive Director  Brickfield, Cornelius Natural Person
1. [Housing Opportunities of Finell 18 DOfficer/Director  Firebaugh, Chloe Natural Person
1. |Housing Opportunites of Finelk 1.0 DOfficer/Director Tomczak, Alen Natural Person
1. {Housing Opportunities of Finell 1o Dffecer/Director Mineo, Wayne Natural Person
1. {Housing Opportunites of Finelk LE DOfficer/Director  Hickey, Veranica Natural Person

Pajge 4 of 4 Principals of the Applicant and Develoger(s] Disclosure Form (Form Rey, 05-20019) as amended 06-2023



3 . . . L26000397329
Electronic Articles of Organization EILED 8:00 AM

For
Florida Limited Liability Company 2o of Stas
kcostello
Article 1
The name of the Limited Liability Company 1s:
MONROE CROSSINGS PC, LLC
Article I1
The street address of the principal office of the Limited Liability Company 1s:

5852 DORA DRIVE
MOUNT DORA, FL. US 32757

The mailing address of the Limited Liability Company 1s:

5852 DORA DRIVE
MOUNT DORA, FL. US 32757

Article 111

The name and Florida street address of the registered agent 1s:

JOSEPH J CHAMBERS
3852 DORA DRIVE
MOUNT DORA, FL.. 32757

Having been named as registered agent and to accept service of process for the above stated limited
liability company at the place designated in this certificate, I hereby accept the appointment as registered
agent and agree 1o act in this capacity. I further agree to comply with the provisions of all statutes
relating to the proper and complete performance 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 L26000397329

The name and address of person(s) authorized to manage [LL.C: SLLgEg?a.ggz%M
Title: MGR Sec, Of
CALSTON MONROE. LLC kcostello

3852 DORA DRIVE
MOUNT DORA, FL. 32757 US

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

Title: MGR

HP CAPITAL MONROE APARTMENTS. LLC
9800 4TH ST N, SUITE 200

SAINT PETERSBURG. FL. 33702 US

Article V
The effective date for this Limited Liability Company shall be:
07/27/2026

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

[ am the member or authorized representative submitting these Articles of Organization and affirm that the
facts stated herein are true. [ am aware that false information submitted in a document to the Department
of State constitutes a third 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 in the calendar vear following formation of the LL.C
and every yvear thereafter to maintain "active” status.



LA 000198273

qﬁequeﬂnrs Name)

(Aodress)

(Bddress)

(Culy/StatefZin/Phone #)

E] WAIT |:| MAIL

1:] PICK.UP

{Business Enbity Mame)

{Decument Mumber)

Certificales of Stalus

Cerilied Copies

Special Instneclions 1o Filing Officer

200425589972

Office Use Onby

Exqiibit 17
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CT CORP

(850) 656- 4724
3458 lakesore Drive
Tallahassee, FL 32312
Date: 03/11/2024 Mﬂ
b
Acchl20160000072 o
Name: PCHA-Monroe GP, LLC
Document #:
Order #: 15432778 - 1
Certified Copy of Arts
& Amend: D
Piain Copy! |:|
Certificate of Good |—
Standing: D
Certified Copy of D
tification:
Cereation Number of Certs:
Filing: Certified: Email Address for Anaual Reﬁrt Notifications:
Plain: D nbrickfield@pﬁ?lléghousi‘] .co
m >m. =g
COGS: =ilo=—
D lo = i
e . FEY
Availability ?,.‘;.‘;: w
i oan
r=; [y

Amount: $ 155.00

Document
Examiner
Updater
Verifier
W.P. Verifier
Ref#




COVER LETTER

TO: New Filing Section
Mvision of Corporations

PCHA-Monroe GPP, LLC
SUBJECT:

MName of Limited Liabibity Company

The enclosed Articles of Organization and fee(s) are submitied for filing.

Please rewrn all correspondence concerning this matter to the following:

Michael H. Syme

mame of Person

Fox Rothschald LLP

Firm/Company

00 Gramt Street, Suite 2500

Address

Pittshurgh, PA 15219

City/State and Lip Code

nbrickfichd@pinellashousing com
E-mail address: (10 be used for future annuial report notification)

For further information concerning this matter, please call:

Neil Thompson 727 489-0771
atf )
Mame of Person Arca Code Davtime Telephone Number
. . . . (¢« P
Enclosed is a check for the following dmaount: - =
Loge 2=
SI25.00 Filing Fee  CIS130.00 Filing Fee &  $$155.00 Filing Fee & CIS160.00 Filing Fee
Certilicate of Status Certified Copy Certificate ﬁ_‘l'_’ﬁlntus &2
{additional copy is enclosed) Centified Copy.
fadditional copy is-enclosed)
v2 =
s B
= i L
Mailing Address Strect Address rt=UD
Mew Filing Section Mew Filing Section Division x o EE
Division of Corporations The Centre of Tallahassee
0. Box 6327 2415 M. Monroe Street, Suite 810

Tallahosses, FL 32314 Tallahassee. FL 32303



ARTICLES OF ORGANIZATION FOR FLORIDA LIMTTED LIABILITY COMPANY

ARTICLE I - Namue:
The name af the Limited Liability Company is:

PCHA-Monroe GP, LLC
{ Must contain the words “Limited Liability Company. “L.L.C.." or "LLC."}

ARTICLE [1 - Address:
The mailing address and street address of the principal office of the Limited Liability Company is:

Principal Office Address: Mailing Address:
11479 Ulmerion Rd. 11479 Ulmenon Rd.
Luargo, FL 33778 Largo, FL 33778

ARTICLE I11 - Registered Agent, Registered (3 ifice, & Registered Agent’s Signature:
i The Limited Liability Company cannot serve as i1s own Registered Agent. You must designate an individual or
another business entity with an active Florida registration. )

The pame and the Florida street address of the registened agent are:

MNeil Thompson

MName

11479 Uhnerton R,
Florida street address (PO, Box NQT acceptable)

Largo FL 13778
City State Zip

Having been named as registered agem and ro aceept service of process for the above stared limited liahility eompany ai the
pace designated in this certificate, Dhereby acoepe the appoiniment as registered agent and agree o act in this capacity, ||
Sfrerther apree fo comple with the provisions of olf staiuees relating to the proper and complete performence of my duties, and |
amt familiar with and vccept the obligations af my position as regisiered ageni us provided for in Chapter 605, F.5.

i =~ et
{I«’L.f 7 hormpaon 8 =
Repistered Agent’s Signature (REQUIRED) :ﬁf_{} <=
—i 3w
Taaes 0
(CONTINUED) i
LT

Qo
Men a3

——r
| < (¥ ]

ik
q

gzt



ARTICLE IV-
The name and address of cach person authorized to manage and contral the Limited Liability Company:

“AMBR" = Authorized Member
“MOGR™ = Manager
AMBR Housing rtunitics of Mngllas, Ing
| 1479 Ulmerton R,

Lurgo, FL 33778

(Use aachment i necessary)

ARTICLE V: Effective date, il other than the date of Giling: OPTIONAL)Y

(If un effective dute is listed, the date must be specific and canmot be more than five business davs prior to or %0 days afier
the date of fling.)

Note: 1 the dite inserted in this block does not meet the applicable stavmtory Gling reguircments, this date wall mon be listed as
the document s elfective date on the Department of State’s records.

ARTICLE V1 Other provisions, if any.,

REQUIRED SIGNATURE:
Al 7 'Z!Wm e =

= f'-: o]
Signature of o member or an authorized representative of a mo:-mlwrf" - E

e

This document is exceuted in accordance with section 605.0203 (1) (b). FloridaStatutes =

-'iﬂa
| am aware that any false information submitted in a document to the Departmedit nfi‘:l.ll!_f —
constitules a third degree felany as provided for ins 817155 F.8 k- — E
7 r-r'ri
Neil Thempson : L e v

Typed or printed name of signee _1—-;0_1 o5 @
; —E o
$1215.00 Filing Fee Tor Articles of Organization and Designation of Kegistered Agent m &

5 30,00 Certified Copy (Optional)
§ 500 Certificate of Status ((ptional)



Date Submitted: 2026-08-13 14:45:39.457 | Form Key: 12631

RFA 2026-202 HOUSING CREDIT FINAMCING FOR AFFORDABLE HOUSING
DEVELOPMENTS LOCATED IN BROWARD, DUVAL, HILLSBOROUGH, LEE,

Section 4.A.5
Proximity, Mandatory Distance, and RECAP

e. Proximity
(1) PHA or RD 515 Proximity Point Boost

{a) Does the proposed Development qualify for the PHA Proximity Foint Boost?
Mo

(b) Does the proposed Development qualify for the RD 515 Proximity Point Boost?
Mo

(2) Transit Services

Applicants may select Private Transportation or provide the location information and distance for one of the remaining four Transit
Services on which to base the Application’s Transit Score.

{The proposed Development does not gualify to select this option.}

{a} Other Transit Services

Points

awarded for

Service Latitude Coordinates Longitude Coordinates Distance® Transit Type

Public Bus Stop 1 27.926233 -82.730755 0.24

Public Bus Stop 2 279263953 -82.7301756 0.27 4.5

Public Bus Stop 3 27916438 -82. 732260 0.80

Public Bus Transfer Stop

Public Bus Rapid Transit

Stop

Public Rail Station

This area intentionally left blank.

{3) Community Services
Up to three Community Services may be selected, for a maximurm 4 points for each service.
Points
awarded for
Community
Service Service Name Service Address Distance® Services
) 5000 E Bay Dr, Clearwater,
| 0.70 3.0
Grocery Store Publix FCan TeA G
Medical Facility

Exhibit 18

RF& 2026-202 Proximity, Mand.Dist,, RECAP' worksheet tab: Page 13 of 38



Date Submitted: 2026-08-13 14:45:39.457 | Form Key: 12631

RFA 2026-202 HOUSING CREDIT FINAMCING FOR AFFORDABLE HOUSING
DEVELOPMENTS LOCATED IN BROWARD, DUVAL, HILLSBOROUGH, LEE,

URANGE 3000 E Ba
. y Or, Clearwater,
= % 0.70 30
rmacy Publix Pharmacy FL 33764-5719
2215 Lancaster Dr,
Public School ! o ’
€ S¢ Rslches Elsmentary Scoool | ol iater FE 32764 ;

*Rounded up to the nearest hundredth of a mile. Distance between the coordinates of the Development Location Point and the
coordinates of the service. The method used to determine the latitude and longitude coordinates must conform to Rule 5)-17, F.AC,
formerhy 61G17-6, 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 autonomaous hand-held GPS units shall be used).

f. Racially and Ethnically Concentrated Areas of Poverty (RECAFP)
Is any part of the proposed Development located in a RECAP designated area?

N

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 statements are not being automatically reviewed,

Transit Service Points calculated based on the information entered above; 45
Community Service Points caloulated based on the information entered above: ) 9.5
PHA or RD Proximity Boost points achieved? 0

Total Proximity Points calculated based on information entered above:; 14

& Does the information provided at question 11 indicate that the Application qualifies for the
Local Governmint Area of Opportunity Designation? No

¢ Lsing the information entered above, does the Application meet the minimum Transit Paint
Requirement? Yes

# Using the information entered above, does the Application meet the minimum Proximity Point
Reguirement? Yes

* Using the information entered above, does the Application meet the Proximity Funding
Preference? Yes

* Total Proximity Points calculated based on information entered above, without the benefit of
a PHA Boost: 14

RFA 2026-202 'Proximity, Mand.Dist,, RECAP' worksheet tab: Page 14 of 39



Date Submitted: 2026-08-13 14:45:39.457 | Form Key: 12631

RFA 2026-202 HOUSING CREDIT FINAMCING FOR AFFORDABLE HOUSING
DEVELOPMENTS LOCATED IN BROWARD, DUVAL, HILLSBOROUGH, LEE,

Section 4.A.5
Location of Proposed Development
A Loy Pinellas County Size: Large
b. Address of Development Site
Street Address or closest designated intersection
17068 US Hwy 19 N
City of Development Site*: Largo

*If the proposed Development is located in the unincorporated area of o county, provide that infermation.
¢. State whether the Development consists of Scattered Sites

(1) Does the proposed Development consist of Scattered Sitas? Mo

d. Latitude and Longitude Coordinates
(1) Development Lacation Point

Latitude in decimal degrees, rounded to at least the sixth decimal place: 21.927369

Longitude in decimal degrees, rounded to at least the sicth decimal place: -82.734245

Exhibit 19

RFA 2026-202 Development Location' worksheet tab: Page 12 of 39



service_name psta psta
stop_id 2674 2789
stop_name US HWY 19 N + 16991 USHWY 19N +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













