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2018-313C

Exhibit A to RFA 2018-102- Housing Credit Financing to Provide Affordable Multifamily Rental Housing

that is a Part of Local Revitalization Initiatives

1. Submission Requirement:

Provide the Applicant Certification and Acknowledgement, executed by the Authorized Principal

Representative, as Attachment 1.
2. Demographic Commitment:

¢ a Family
¢ b.  Elderly Non-ALF

3. Contact Person, Applicant, Developer, and Management Company
a. Contact Person
(1) Authorized Principal Representative contact information (required)

First Name: William
Middle Initial: Click he

re to enter text.

Last Name: Schneider
Street Address:

10 S. LaSalle Street, Suite 3510

City: Chicago
State: lllinois
Zip: 60603

Telephone: 312-453-0615
Facsimile: 312-453-0622

E-Mail Address:  bschneider@turnstonedev.org

Relationship to Applicant:

Executive Director of Sole Member of GP

(2) Operational Contact Person information (optional)

First Name: Michael

Middle Initial; A
Last Name: Hartman
Street Address: 13

70 Taurus Court

City: Merritt island
State: Florida
Zip: 32953

Telephone: 321-223-8650

Facsimile: N/A
E-Mail Address: mh

artman@turnstonedev.org

Relationship to Applicant: Dev Manager of Sole Member of GP

b. Applicant

(1) Name of Applicant:

RFA 2018-102
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Turnstone 2018-1, LP

(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 2.

(3) Non-Profit Applicant qualifications

Does the Applicant or the General Partner or managing member of the
Applicant meet the definition of Non-Profit as set forth in Rule Chapter 67-48,
F.AC?

% Yes " No

If “Yes”, provide the required information for the Non-Profit entity as
Attachment 3.

(4) Public Housing Authority as a Principal of the Applicant Entity

Is a Principal of the Applicant Entity a Public Housing Authority?

 Yes & No
o General Developer Information
(1) Name of each Developer (including all co-Developers):

Turnstone Development Corporation

Click here to enter text.

Click here to enter text.

(2) For each Developer entity listed in question (1) above (that is not a natural
person), provide, as Attachment 4, the required documentation demonstrating
that the Developer is a legally formed entity qualified to do business in the state
of Florida as of the Application Deadline.

(3) General Development Experience:
To be eligible for funding, for each experienced Developer entity, provide, as
Attachment 4, the required prior experience chart for at least one (1}
experienced natural person Principal of that entity.

d. Principals Disclosure for the Applicant and for each Developer (5 points):

(1) Eligibility Requirement
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e.

To meet the submission requirements, the Applicant must upload the Principals
of the Applicant and Developer(s) Disclosure Form (Form Rev. 08-16)
(“Principals Disclosure Form”) with the Application and Development Cost Pro
Forma, as outlined in Section Three of the RFA.

(2) Point Item
Applicants will receive 5 points if the uploaded Principal Disclosure Form was
stamped “Approved” during the Advance Review Process provided (a) it is still
correct as of Application Deadline, and (b) it was approved for the type of
funding being requested (i.e., Housing Credits or Non-Housing Credits).
General Management Company Information:

(1) Name of the Management Company:

Royal American Management, Inc.

(2) Provide, as Attachment 5, the required prior experience chart for the
Management Company or a principal of the Management Company reflecting
the required information.

4, General Proposed Development Information

d.

RFA 2018-102

Name of the proposed Development:

Wisdom Village in Sun Garden isles

Development Category/Rental Assistance (RA) Level:

(1) Select the Development Category:

(® New Construction
& Rehabilitation
¢ Acquisition and Rehabilitation

(2) The Development Category requirements are outlined in Section Four.

(3) Rental Assistance (RA) Level
If applicable, the Corporation will calculate the Rental Assistance (RA Level)
based on the Development Category Qualification Letter provided as

Attachment 6 and using the criteria described in Section Four.

(4) Development Category Funding Preference
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C.

If the Applicant selected the Development Category of Rehabilitation, with or
without Acquisition, does the proposed Development meet the definition of
Preservation as defined in Rule Chapter 67-48.002(92), F.A.C.?

" Yes " No

Select the Development Type

Garden Apartments
Townhouses

Duplexes
Quadraplexes
Mid-Rise, 4-stories
Mid-Rise, 5 to 6-stories
High Rise

FIWMTITYIYD

For purposes of the A/B Leveraging Classification calculation, if the Development Type
of Mid-Rise, 5 — 6 stories is selected, are at least 90 percent of the total units in these
Mid-Rise building(s)?

* Yes " No
Concrete Construction Qualifications

Does the proposed Development meet the requirements to be considered Concrete
Construction as outlined in Section Four A.4.d. of the RFA?

% Yes " No

5. Location of proposed Development:

a.

RFA 2018-102

County: Broward
Address of Development Site:

840 W. Dania Beach Blvd., Dania Beach

Does the proposed Development consist of Scattered Sites?

" Yes & No
Latitude and Longitude Coordinates:

(1) Development Location Point:

Latitude in decimal degrees, rounded to at least the sixth decimal place
26.051977
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6. Units

RFA 2018-102

Longitude in decimal degrees, rounded to at least the sixth decimal place
-80.150036

(2) If the proposed Development consists of Scattered Sites, identify the latitude
and longitude coordinate for each site, rounded to at least the sixth decimal
place:

Click here to enter text.

Limited Development Area (LDA)
The Corporation will determine whether the proposed Development qualifies as an LDA

Development, and, if applicable, whether the LDA Requirements are met using the
criteria described in Section Four.

Total number of units in the proposed Development: 66

Select the applicable item below:

o (1) Proposed Development consists of 100% rehabilitation units

o (2) Proposed Development consists of 100% new construction
units

o (3) Proposed Development consists of a combination of new

construction units and rehabilitation units. State the quantity
of each type:

Click here to enter text. new construction units

Click here to enter text. rehabilitation units

The Applicant must indicate which of the following applies to the Development site as of
Application Deadline:

(1) Existing units are currently occupied
(2) Existing units are not currently occupied

(3) There are no existing units

Set-Aside Commitments

(1) Select one (1) of the following minimum set-aside commitments:
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68 % At or Below 60%
Total Set-Aside
78%
Percentage
e. Unit Mix Chart
Number of Bedrooms Number of Baths per Number of Units per Number of Units that
per Unit Unit Bedroom Type are ELI Set-Aside Units
1 1 16 2
2 2 30 3
3 2 20 2
Enter Number Enter Number Enter Number Enter Number
Enter Number Enter Number Enter Number Enter Number
Enter Number Enter Number Enter Nur-“-- Enter Number
f. As further outlined in Section Four A.6.f. of the RFA, in submitting its Application, the
Applicant knowingly, voluntarily and irrevocably commits to waive, and does hereby
waive, for the duration of the 50-year set aside period the option to convert to market,
including any option or right to submit a request for a qualified contract, after year
fourteen (14}, and any other option, right or process available to the Applicant to
terminate (or that would result in the termination of) the 50-year set aside period at any
time prior to the expiration of its full term.
7. Readiness to Proceed

RFA 2018-102

o

&

(2)

Total Set-Aside Breakdown Chart

40% of units at 60% AMI or lower

20% of units at 50% Area Median Income {AMI} or lower

Total Set-Aside Breakdown Chart

Percentage of Residential Units

AMI Level

Enter Number %

At or Below 25%

10%

At or Below 28%

Fntor Miumhor 9

At or Below 30%

tnter Numper %

At or Below 33%

Enter Number %

At or Below 8%

Enter Number %

At or Below 4Uu%

Enter Number %

At or Below 45%

Enter Number %

At or Below 50%
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a. Site Control
Provide the required documentation to demonstrate site control as Attachment 7.
b. Ability to Proceed documents
(1) Provide the required documentation to demonstrate the status of site plan or
plat approval as Attachment 8.
(2) Provide the required documentation to demonstrate zoning as Attachment 9.
(3) Provide the required documentation to demonstrate availability of electricity as
Attachment 10.
(4) Provide the required documentation to demonstrate availability of water as
Attachment 11.
(5) Provide the required documentation to demonstrate availability of sewer as
Attachment 12.
(6) Provide the required documentation to demonstrate availability of roads as
Attachment 13.
8. Construction Features
a. Federal requirements and State Building Code requirements for all Developments are
outlined in Section Four.
b. General feature requirements for all Developments are outlined in Section Four.
C. Accessibility feature requirements for all Developments are outlined in Section Four.
d. Green Building Features:

RFA 2018-102

(1)

(2)

Green Building feature requirements for all Developments are outlined in
Section Four A.8. of the RFA.

in addition to committing to the required Construction Features listed in Section
Four A.8. of the RFA, Applicants of proposed Developments with the

Development Category of New Construction must commit to achieve one of the
Green Building Certification programs described in Section Four A.8. of the RFA,

In addition to committing to the required Construction Features listed in Section
Four A.8. of the RFA, proposed Developments with the Development Category
Rehabilitation, with or without Acquisition, must select enough of the following
Green Building Features so that the total point value of the features selected
equals at least 10.

O Programmable thermostat in each unit (2 points)}
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O Humidistat in each unit (2 points)

O Water Sense certified dual flush toilets in all bathrooms (2 points)

O Light colored concrete pavement instead of or on top of asphalt to
reduce the heat-island effect (2 points)

O Energy Star certified roof coating (2 points) *

O Energy Star certified roofing materials {metal, shingles, thermoplastic

polyolefin (TPO), or tiles) (3 points) *

O Eco-friendly cabinets — no added urea formaldehyde and materiat must
be certified by the Forest Stewardship Council, the Environmental
Stewardship Program, or a certification program endorsed by the
Programme for the Endorsement of Forest Certification (3 points)

O Eco-Friendly flooring for entire unit — Carpet and Rug Institute Green
Label certified carpet and pad, FloorScore certified flooring, bamboo,
cork, 80% recycled content tile, and/or natural linoleum (3 points)

a High Efficiency HVAC with SEER of at least 16 (2 points) **

a Energy efficient windows in each unit (3 points)
o) For all Development Types except Mid-Rise and High Rise:
Energy Star rating for all windows in each unit;
o For Development Type of Mid-Rise and High Rise:
] U-Factor of 0.50 or less and a SHHGC of 0.25 or less
where the fenestration is fixed; and
. U-Factor of 0.65 or less and a SHHGC of 0.25 or less
where the fenestration is operable (i.e., the window
opens)
O Florida Yards and Neighborhoods certification on all landscaping (2
points)
O install daylight sensors, timers or motion detectors on all outdoor

lighting attached to buildings {2 points)

*The Applicant may choose only one option related to Energy Star certified roofing.

**ppplicants who choose high efficiency HVACs must meet the standards listed here,
which exceed the minimum Green Building Features required of all Developments
Section Four A.8. of the RFA.

e. Items to be included in the rehabilitation scope of work are outlined in Section Four
A.8.e. of the RFA.

9. Resident Programs:

a. Applicants that select the Family Demographic must commit to provide at least three (3)
of the following resident programs:

O After School Program for Children
X Literacy Training
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D

Employment Assistance Program

O Family Support Coordinator
Financial Management Program
0 Homeownership Opportunity Program
b. Developments serving the Elderly (Non-ALF) Demographic:

(1) The required Resident Program for all Applicants that select the Elderly
Demographic {(Non-ALF) is outlined in Section Four A.9.b. of the RFA.

(2) Applicants that select the Elderly (Non-ALF) Demographic must commit to at
least three (3) of the following resident programs, in addition to the required
resident program stated in Section Four A.9.b. of the RFA:

g Literacy Training
O Computer Training
O Daily Activities
O Assistance with Light Housekeeping, Grocery Shopping and/or Laundry
U Resident Assurance Check-In Program
10. Funding:
a. Corporation Funding:

(1) Housing Credits

(a)
(b)

(c)

RFA 2018-102

Eligible Housing Credit Request Amount (annual amount): $ 1474625

Is the proposed Development the first phase of a multiphase
Development?

" Yes " No

Basis Boost Qualifications:

(i) Is the proposed Development a subsequent phase of a
multiphase Development and eligible for the basis boost?

" Yes % No
If “Yes”, state the Corporation-assigned Application Number for

the Development where the first phase was declared: Click here
to enter text.
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RFA 2018-102

(i1} Are any buildings in the proposed Development located in a
SADDA?
" Yes ¢ No

if “Yes”, provide the SADDA ZCTA Number(s): Click here to enter
text.

{The Applicant should separate multiple SADDA ZCTA Numbers by a comma.)

(i) Is the proposed Development located in a non-metropolitan
DDA?
" Yes ' No
(iv) Is the proposed Development located in a QCT?
5 Yes " No

If “Yes”, indicate the QCT Number: 805.00 and provide the
required letter from the local planning office or census bureau
as Attachment 14.

(d) The HC equity proposal must be provided as Attachment 15.

(2) Other Corporation Funding:

(a) If a PLP loan has been awarded for this Development, provide the
following information:

Corporation File # Amount of Funding
Click here to enter text S Click here to enter text
(b) If any other Corporation funds will be incorporated as a source of
financing for the proposed Development, provide the information in the
chart below:
Corporation Program Corporation File No. Amount of Funding
SAIL Enter file No. S Enter file No.
HOME-Rental Enter file No. S Enter file No.
MMRB Enter file No. S Enter file No,
EHCL Enter file No. $ Enter file No.

Non-Corporation Funding Proposals:
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The Applicant must attach all funding proposals executed by the lender(s) or by any
other source. Insert the documentation for each source as a separate attachment to
Exhibit A, beginning with Attachment 16, and continuing with sequentially numbered
attachments for each additional funding source.

C. The Qualifying Financial Assistance Funding Preference is outlined in Section Four
A.10.c. of the RFA.

d. Development Cost Pro Forma

To meet the submission requirements, the Applicant must upload the Development
Cost Pro Forma with the Application and Principals of the Applicant and Developer(s)
Disclosure Form (Form Rev. 08-16} (“Principals Disclosure Form”), as outlined in Section
Three of the RFA.

e. Per Unit Construction Funding Preference:

Does the proposed Development qualify for the Per Unit Construction Funding
Preference?

¥ Yes " No

e e ok ok ok ok gk ke gk ok ok ok ok %k %k ok

B. Addenda
The Applicant may use the space below to provide any additional information or explanatory

addendum for items in the Application. Please specify the particular item to which the
additional information or explanatory addendum applies.

Click here to enter text.

C. Narratives

1. Developer and/or Management Company Experience with Local Revitalization
Initiatives (Maximum 15 Points)

As further outlined in Section Four C.1. of the RFA, describe the Developer’s and/or
Management Company’s experience developing affordable rental housing that was
aligned with or an expressly stated part of a local revitalization plan.

The Applicant’s description is limited to no more than three (3) typed pages within the
text box below.
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Turnstone Development Corporation (“TDC”) has many experiences in developing affordable rental
housing that is aligned with a local revitalization plan. Examples include:

Country Club Hills Wellness Center (“CCH"} in Country Club Hills, lllinois, a bedroom community south of
Chicago in Cook County. Cook County is part of the Chicago Metropolitan Agency for Planning (CMAP
2040) Regional Plan. CCH is a 77 unit 5-story building set on just 3 acres of property. This meets one of
the goals of the Plan, which states “Compact developments in existing communities can save our region
costs that local governments or developers — and ultimately residents — would otherwise pay.” CCH
units have low flow water fixtures in all bathrooms, including toilets, faucets and showerheads. We also
did not include a pool at the development. This meets another of the goals of the Plan, which states
“Water is increasingly scarce,...By reducing commercial and residential water consumption and
improving the management and protection of our water resources, we can avoid potential water
shortages in our seven-county area.” CCH was built to the Bronze level certification under the ICC 700-
2008 National Green Building Standard. This meets another of the goals of the Plan, which states
“Energy used by our region’s buildings and cars is the leading source of greenhouse gases that
contribute to climate change. By improving energy efficiency, our regions will reduce emissions, help
residents and businesses save on energy costs, and create opportunities in the “green” economy.” One
of the sources of funding for this development was a 1603 Energy Grant to meet the NGBS. This meets
another of the goals of the Plan, which states “Energy savings in new buildings can be significant when
local and state...programs support green development and practices.”

Summit Senior Apartments (“Summit”) in Summit, lllinois, a bedroom community west of Chicago in
Cook County. Cook County is part of the Chicago Metropolitan Agency for Planning (CMAP 2040)
Regional Plan. Summit is a 78 unit 5-story building set on just 1.5 acres of property. This meets one of
the goals of the Plan, which states “Compact developments in existing communities can save our region
costs that local governments or developers — and ultimately residents — would otherwise pay.” Summit
units have low flow water fixtures in all bathrooms, including toilets, faucets and showerheads. We are
also developing a resident water conservation program. This meets another of the goals of the Plan,
which states “Water is increasingly scarce,...By reducing commercial and residential water consumption
and improving the management and protection of our water resources, we can avoid potential water
shortages in our seven-county area.” This project required the demolition and replacement of an
inefficient, outdated residential rental building. The new building exceeds the Illinois Energy Grant
Standards. This meets another of the goals of the Plan, which states “Energy used by our region’s
buildings and cars is the leading source of greenhouse gases that contribute to climate change. By
improving energy efficiency, our regions will reduce emissions, help residents and businesses save on
energy costs, and create opportunities in the “green” economy.” One of the sources of funding for this
development was local TIF funds. This meets another of the Plan goals, which states “Funding from
several existing sources should be targeted to support local planning by communities,...”

Wisdom Village Crossing (“WVC”) in Fort Lauderdale. WVC is a part of the Northwest —Progresso-Flagler
Heights CRA Redevelopment Plan. It is also a part of the Downtown Master Plan for Redevelopment.
WVC is a 9-story 105-unit new construction affordable rental housing development at the corner of
Sistrunk and N. Andrews Avenues. It has all of its amenities on the first floor on the main street,
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including a gallery area where local artists can display their work. This meets the Vision Statement of the
CRA Plan, which “... is designed to encourage new residential development within an urban village
design approach for the Flagler Heights RAC area.” “Within the Flagler Heights RAC Area, proposed
design guidelines and development standards were adopted ...to foster...development...creating the
environment typical of an urban village. Proposed uses include...studios for artists..., mixed with
residents...” This also meets the vision of the Downtown Master Plan (“DMP”}, which states “The Vision
is of a vibrant mixed-use Downtown, ...with places for art, culture and civic life...” The WVC site was
previously a boat repair yard. Now it is a residential rental property serving 30% and 60% AMI families.
This meets one of the planning principles of the DMP, which is to” Increase residential opportunities
Downtown, with supporting amenities.” WVC was built to and was awarded Certification as meeting the
Florida Green Building Coalition Standard. This meets another goal of the DMP, which is to encourage
Sustainable Building Design to benefit Downtown from an economic as well as an environmental point
of view. WVC was designed so that the residential units wrap around the parking garage that is part of
the building. This meets the goal of the DMP to “Reduce the negative impacts of parking garages.
Encourage parking garages that do the following: disguise or conceal the parking use and...locate the
parking internally to buildings with discrete entrances.” WVC was designed to meet the setback lines of
the property. This meets the first Building Design goal of the DMP. Finally, every unitin WVC has a
balcony. This meets another Building Design goal of the DMP, which states “Encourage balconies and
bay windows to animate residential building facades.”

Royal American Management, Inc. (RAM) will manage our new development. RAM currently manages
approximately 20,000 affordable multifamily apartment homes in eight states and the USVI, with 175 of
those communities and 15,000 plus affordable units located in Florida. . RAM successfully operates
many multifamily properties in neighborhoods which house parts of Miami-Dade’s designated
Neighborhood Revitalization Strategy Area. These neighborhoods include: Perrine, Goulds, Model City,
Opa-Locka, Leisure City/ Naranja and West Little River. Property styles managed by RAM in these areas
include high-rise, mid-rise and garden-style. RAM manages properties in many other neighborhoods
which have recently been or are in the process of being revitalized such as downtown Jacksonville and
the Paramore neighborhood in Orlando. RAM embraces these neighborhoods and ensures that the
property being managed in the neighborhood becomes an integral part of sustaining the changes being
brought to the area being revitalized by:

Maintaining superb curb appeal at all times

Keeping a high-level of cleanliness, proper repair and maintenance to the interior, common areas,
amenities, and exterior of the community

Providing community space and coordinating activities/ services to be offered at no cost to qualifying
participants who include both residents of the community and neighbors. This can be done by
partnering with local businesses/ authorities, colleges/ universities and non-profit organizations to
provide donated or discounted services and supplies and/ or provide volunteers to assist with offering:
Meals, Childcare/ Afterschool Programs, Wellness/ Health Screening Programs, Health and Safety
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Awareness, Budget/ Financial Assistance Programs, and Neighborhood Watch/ Crime Prevention
Programs etc.

Purchasing and using services of neighborhood vendors when possible and encouraging residents to do
the same

As an example, RAM manages Village Allapattah | and Il which have approved community services
facilities located in an area in which the local municipality has adopted a revitalization plan. Village
Allapattah | & Il are in a qualified census track and have a YMCA with a day care and a community
kitchen which serves households in the surrounding area and charges fees that are affordable to those
who meet the 60% income limit.

RAM currently manages numerous mixed income sites that have multiple low-income set-asides as well
as market-rate units. These properties are located in Florida and Georgia. RAM has successfully
managed mixed-income with market-rate properties for over 15 years such as The Reserve at
Northshore in Lynn Haven, Florida and The Reserve at Kanapaha in Gainesville, Florida. Both of these
properties have 20% of the units are set-a-side for 50% of the median income with Section-8 voucher
holders and homeless families having priority on the waiting lists for these low income units while the
other 80 percent of the units leased at higher-end market rate. The Reserve at Northshore always
maintains a long waiting list for all unit types and The Reserve at Kanapaha keeps a long waiting list for
the 20% at 50% set-a-side while maintaining 95% or higher occupancy in market rate units with current
occupancy at 99%.

RAM has no issues with maintaining high occupancy and a high-level of resident satisfaction in all unit
types at its mixed income/ market-rate communities. One cannot distinguish the difference between a
low-income unit and a market-rate unit at these communities as the low income units are integrated
throughout the property and all units/ buildings are well maintained inside and out. RAM achieves high-
level of resident satisfaction in all set-asides and market-rate units by thoroughly and fairly screening all
prospective residents, enforcing rules and regulations, maintaining proper maintenance and repair of
the community, implementing a resident relations plan, and continuously monitoring and adjusting the
property’s specific marketing plan, as well as providing excellent customer service by on-site and
corporate personnel.

RAM properly maintains the property with extensive preventive maintenance programs and 24-hour on-
call maintenance personnel as to quickly address and follow up on work requests made by residents.
The properties stay neat, well-maintained and in good repair at all times. Crisp curb appeal is always a
priority.

2. How the Proposed Development Aligns with Local Revitalization Initiatives {(Maximum
45 Points)
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RFA 2018-102

As further outlined in Section Four C.2. of the RFA, describe Local Government initiatives
or community redevelopment plans completed and adopted on or before January 1,
2017, by the appointed or elected body of the general Local Government with the
authority to regulate the use of the subject site, or an instrumentality thereof (e.g., City,
County, Community Redevelopment Agency).

The Applicant’s description is limited to no more than five (5) typed pages within the
text box below.
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In 2009, the Community Redevelopment Agency for the City of Dania Beach (CRA) adopted a
Redevelopment Plan for the CRA area including the proposed Wisdom Village in Sun Garden isles
{(“WV”) development (http://www.ci.daniabeach.fl.us/DocumentCenterNew/1394). The CRA adopted a
revision of the plan in 2015 as the link below shows:
(http://www.daniabeeachcra.org/sites/default/files/Redevelopment-Plan-Update-City -of-Dania-
FINAL_O.pdf). Inthe heart of the Sun Garden Isles sub area of the CRA is the WV site, which currently
provides housing for 24 unrelated low income residents with Special Needs. These residents are housed
in 12 one bedroom one bath apartments. We propose to replace those less than ideal units with two
bedroom two bath units and to provide 54 additional units for families. One missing piece is adequate
modern affordable housing. Per the 2009 Plan (page 60), the current affordable housing structures are
“institutional in appearance and will likely present an impediment to attracting redevelopment ". The
2015 Plan {page 60) “recommends preservation and enhancement of these areas.” The development of
WV will meet both of these goals.

The overarching vision and guiding principles of the Plan are: the elimination of slum and blight, the
improvement of the quality of life for residents, the protection of the environment, the improvement of
the economy through retention of current business and attraction of new business, and making progress
through public involvement and governance. Since the Plan's adoption, the city and its government and
private sector partners have worked together to invest in capital improvements and provide services in
the community. These have included investments in infrastructure, single and multifamily housing,
health, nutrition, economic and commercial development, as well as recreation. In addition to many
completed projects, implementation projects continue and are included in the current and proposed
City/ CRA budgets.

The Plan includes five strategic goals and several implementation strategies to accomplish these goals.
The public and private sectors have rallied around advancing this Plan and its goals, which are:

Goal I: Enhance and reinforce the CRA sub-areas.
-Enhance code enfor cement to address property maintenance issues.

-The City has added new transportation elements to ensure all services and amenities are accessible for
the residents.

-The City completed $210,000 in storm-water improvement projects and $395,000 in sewer system
upgrades.

-The City provided a “Super Contribution” for the redevelopment of Housing Authority units and home
ownership opportunities by developing 6 single-family homes utilizing NSP funding in the Sun Garden
Isles community.

-The CRA and Broward Regiona | Health Planning Council partnered to create a I.7 acre urban farm
known as "the PATCH", investing 567 1,000, with a weekly farmers mark et to provide local access to
healthy foods within the nei ghborhood. PATCH directly stimulates the area economy by providing a
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venue for community vendors supporting local agriculture and bringing the valuable amenity of fresh,
healthy foods to the community.

-Partnerships for Transforming Our Community's Health (TOUCH) designated the neighborhood as a
Healthy Community Zone (HCZ) in partnership with the City, the CRA, and the Dania Beach Collaborative
Action Network. HUD granted the HCZ more than $100,000 worth of Assistance with the goal of
empowering organizations and community residents to improve their community in four areas: tobacco
free living; active living & healthy eating; healthy environments; and clinical and community linkages.

-Removed Dania Beach Blvd. west of Federal Highway from the Broward County Trafficways Plan, thus
easing the requirement for right-of-way dedications for parcels in the area, alleviating a huge
impediment to development.

-Construct a bridge across the C-10 Canal at Dania Beach Boulevard. Dania Pointe developers have
committed to pay 90% of the engineering and design of the bridge over the C-1 0 canal to facilitate
pedestrian and vehicular access to ma jor job centers. .

-The Dania Beach Solar Lighting Project installed 50 energy-efficient light fixtures with integrated, top-
of-pole mounted solar power modules that capture the sun's energy in the Sun Gardens Isles
neighborhood. These LED fixtures are maintenance-free and have an almost limitless life expectancy.

-Provide $514,000 of building fagade improvement grants matched by $375,000 of private sector
contributions for a total investment of $889,000.

Goal 2: Eliminate substandard housing and provide affordable housing alternatives.

-Established the Housing Investment Program with up to $5 Million to serve as a catalyst to stimulate
residential investment for both for-sale and rental projects by eliminating financial gaps that cannot be
addressed through conventional financing while encouraging quality residential design to create
residential neighborhoods for a mix of household incomes.

-The CRA established the Homeowner Reinvestment Grant, providing owners with a Homestead
Exemption grant to help them reinvest in their homes. The program is designed to discourage
displacement by improving the quality of the existing housing stock.

-Invested $974,000 to upgrade streets in all CRA neighborhoods to include curb and gutter, sidewalk,
storm drainage, street landscaping and easily identifiable on-street and off-street parking areas.

-The City's revitalization effort addresses improvements to residential and public properties within
neighborhoods throughout the City in an effort to foster neighborhood stability, reduce crime, and
alleviate blight. Investment in these pro jects and activities total $264,000 to date. Also, the City
coordinated a neighborhood watch program with the Broward Sheriff s Office and created police
mentoring programs within the community.
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-Provide a range of housing types at varying costs to address affordability, overcrowding, and access for
families and Special Needs individuals.

-The City and CRA created zoning incentives to fund or include affordable housing units and established
new zoning regulations to provide for transitional zones from commercial to residential. These codes
were used to rezone the WV site to allow for additional multi-family affordable housing units on our
site.

Goal 3: Redevelop the CRA in a manner that is energy efficient and sustainable.

-The City has adopted incentive based green building and energy efficiency requirements as a part of the
City's zoning code.

-The first "green" parking garage was constructed downtown near WV.

-The solar lighting campaign has included installation of 26 solar powered bus benches in the
community.

-Brownfields have been declared in the CRA, encouraging the clean-up and redevelopment of
environmentally contaminated properties that are abandoned, idle, or underused with economic
incentives such as sales tax rebates and state income tax credits.

-The City through a partnership with the County was selected under a grant from the US EPA as a pilot
community to advance local efforts to build community climate resiliency.

-Promote water reuse and recycling, including gray water, and rainwater harvesting in public and private
development in the CRA. The Dania Beach Nano-filtration Water Treatment Plant is the first LEED Gold
Certified Water Plant in the world.

Goal 4: Attract targeted new industries and retain and expand core industries.

-Coordinate e with the Marine Industries Association of South Florida (MIASF) to develop a program of
hiring preference for local residents in marine related busi ness located in the CRA.

-Attraction and expansion of the marine industry has been greatly assisted by the Florida Inland
Navigation District's recent completion of a dredging project to deepen the Dania- Cut-Off Canal from | 0
to 1 7 feet, clearing the way for larger yachts to enter into and dock within the community. As a result of
the 2013 pro ject, 1 32 additional jobs totaling $6.6 Million in labor income and $9.9Million in total vatue
were added and nearly $800,000 in additional tax revenue has been generated within Broward County.

-Partner with MIASF (Host of the Ft. Lauderdale International Boat Show) to market the CRA for the
marine industry and lobby for funding to implement marine related pro jects. The zoning code changes
implemented were designed to attract marine industry investment through streamlined permitting and
mixed land use regulations.

I—Incentivize the private sector to | l\/alue 1Status bobs l
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Former Pirates Inn Property {286 units) 548,000,000 Under Construction 502
San Soucy Project - Parco Mare {237 units) 548,000,000 Under Construction 502
The Morrison Hotel ( 143 rooms} S12,000,000 Under Construction 125
Dania Pointe $535,000,000 Under Construction 5,594
The Place at Dania Beach (144 units) 524,000,000 Completed 251
Dania Jai Alai i $40,000,000 Completed 418
Holiday Inn Express (75 rooms) 57.000,000 Completed 73
he Columbus Project (352 units) 544,800,000 Design Phase 468
Total $758,800,000 7,933

These pro jects. Incentivized by the CRA, account for $758.8 Million in private sector investment in the
Redevelopment Plan area and also provide e a significant number of employment opportunities (8,000)
to area residents.

Goal 5: Enhance Redevelopment activities through an active marketing strategy that supports
Redevelopment initiatives.

-Pursuit of an active marketing campaign for implementation of the CRA Redevelopment Plan is
ongoing. The CRA rebranded the City tagline as "First in Broward, Second to None". The Dania Beach
CRA initiated a 20 1 0/20 1 | Strategic Marketing Plan to incorporate opportunities to revitalize existing
commercial corridors and attract new development. The plan required several activities including g a
quarterly Merchant's meeting, an Arts and Seafood Celebration, and promotion s through local and
regional trade organizations. May19-20, 2018 will mark the 6th annual Dania Beach Arts & Seafood
Festival which attracts over 20,000 visitors annuatly.

-The CRA has completed the Dania Beach Gateway Signage plan and implementation has begun.

- The CRA has implemented financial assistance, strategic investment, and facade programs for local
businesses. Programs enacted include: The Dania Beach CRA Housing Investment Program stimulates
private investment by reducing or eliminating financial gaps in development, particularly in mixed-use
environments. The Building Materials Sales Tax Refund is a refund available for sales taxes paid on the
purchase of building materials used to rehabilitate real property located in the Enterprise Zone. The
New Jobs Credit Sales Tax allows a business located within an Urban Enterprise Zone to take a corporate
income tax credit of 1 5% or 20% of wages paid to new employees who reside within an enterprise zone.
The Property Tax Credit enables new or expanded businesses located within an Enterprise Zone to
recoup a credit against Florida corporate income tax equal to 96% of ad valorem taxes paid on the new
or improved property.

-Several municipal and federal agencies have invested in numerous infrastructure and improvement
projects for this community; total public investment to the area is estimated to be over $9 Million to
date.

One specific public investment was implemented via Resolution 2004-423 which approved the funding
program known as the Redevelopment Capital Program (RCP) for Broward County which allows for
financial participation in redevelopment activities proposed by a City &/or CRA. This gave Dania Beach
the ability to implement the CRA Plan, and enter into an Interlocal Agreement with the County. An
important aspect of the 1nterlocal Agreement and the resolution is that redevelopment projects will not
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be funded by revenues from Tax Increment Financing (TIF), rather through the RCP provided by Broward
County. Over $5,338,899 in RCP funds has been drawn down for redevelopment projects such as
completion of the Paul DeMaio Li brary ad jacent to City Hall and a downtown "green " parking garage,
both located within walki ng distance of the WV site.

How does WV align with the CRA Revitalization Plan?

WV is a key component in implementing the Revitalization Plan, brings private investment into the
community, and is an integral part of the larger community redevelopment.

The 20 15 update to the Plan states that the Sun Garden Isles sub area is residential in character and the
Plan recommends preservation and enhancement of this area. This new mixed-income family
development will address the issues cited above and will help implement the goals of the Plan.

WV will play a key role in meeti ng the Redevelopment Plan's 1st goal by providing an additional 54 units
of affordable and market rate housing in addition to replacing the 12 substandard units currently on the
site. WV will have a computer lab as well as free Wi-Fi, a fitness center, onsite management and
maintenance offices, a community room with kitchen that can also be used for resident education, and a
private screening room where local organizations can provide preventative health services to the
residents of WV as well as address the needs of the Special Needs residents. The replacement of the
existing units will alleviate the current untenable situation where unrelated residents are living two
people together in a one bedroom unit and using the couch as a second bedroom.

For the same reasons as listed above, WV will play a critical part of meeting the Plan’s 2nd goal. WV will
eliminate and replace 12 substandard affordable housing units as well as provide an additional 40 new
units of affordable housing and 14 new units of market rate housing to the area.

The proposed WV will play a role in meeting the Plan’s 3rd goal by committing to build to the Florida
Green Building Coalition standards for energy efficiency. Turnstone just received in 2017 its certification
for meeting that standard at Wisdom Village Crossing, located in downtown Fort Lauderdale.

WV will contribute to the 4th goal. The CRA area requires new housing to attract new industries. WV
provide 40 new affordable housing units as well as 14 new market rate housing units in close proximity
to the new private commercial investment that the CRA is attracting to the area. WV will host onsite
employment and job-training programs taught by the local colleges and high schools that cater to the
employment opportunities created by the commercial development flourishing in the area.

To help implement the Plan’s 5th goal, WV will develop a property website extolling all of the amenities
and programs offered to the residents. WV will work with the CRA to specifically send marketing
information about our property to all existing businesses in the area as well as new industries and
employers targeted by the CRA. We will advertise through social media accounts, electronic mailing lists,
and community flyers to local organizations the availability of the additional housing units as well as the
services we will offer to residents of WV.

Page 20 of 28
RFA 2018-102



Date Submitted: 2018-03-01 15:34:44.987 | Form Key: 4471

3. Access to Community-Based Services and Resources (Maximum 28 Points)

As further outlined in Section Four C.3. of the RFA, describe the services and resources
that are and will be accessible to residents who will be served in the proposed
Development (Families and/or Elders).

The Applicant’s description is limited to no more than four (4) typed pages within the
text box below.
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Wisdom Village in Sun Garden Isles (“WV”} is located at 840 W. Dania Beach Blvd., less than 0.5 miles
from downtown Dania Beach. Residents will have easy access to transportation, employment centers,
healthcare, shopping, education, supportive services and recreational activities suitable for a mixed-
income community serving low-income families as well as Persons with Special Needs. The City is just
west of Fort Lauderdale on the US1/195 corridor, providing easy access to all of Broward and Miami-
Dade Counties.

TRANSPORTATION: Broward County and Dania Beach have extensive public transit options, readily
accessible to the residents of the proposed development. Public transit is primarily fulfilled by Broward
County Transit's {BCT) bus system and the Tri-Rail system. Five BCT routes, numbers 1, 4, 6, 16, and US1
-Breeze, all have stops within walking distance (0.5 mile or less) from the site which provide transfers to
24 additional bus routes with service to all corners of Broward and south into Miami-Dade County. All of
these stops are available daily at regular intervals of the day and night.

To reach the #4 bus, residents of the development would walk 0.14 miles north from the northern
entrance to the development along NW 10th Avenue. To access #6, residents would walk 0.34 miles
south to reach the stops along Stirling Road. To reach #16 residents would walk 0.32 miles east on Dania
Beach Blvd. Routes 1and US1-Breeze run north and south along US-I, which is 0.40 miles east of the
development. Located just over a mile away, the Tri-Rail Fort Lauderdale Airport Station is accessible
from the development via routes 4, 6 and 16 with stops located as close as one block away from the
development. The Airport Station provides commuting access to abundant major commercial, transit
and employment centers in South Florida, including the Miami International Airport in 45 minutes.

All BCT buses are wheelchair accessible with bus operators available to provide assistance upon request.
BCT also provides paratransit, shared-ride, door-to-door transportation, bicycle racks and services
through their TOPS! Program for eligible individuals with physical, cognitive, emotional, visual, or other
disabilities. BCT is in the process of making all of their prioritized bus stops accessible over the next 5
years. The City of Dania Beach secured a $724, 165 Transportations Alternatives Program Grant in
November 201 5 for multi-modal improvements including ADA accessible sidewalks, crosswalks, and
traffic calming measures; improvements are scheduled for this year.

EMPLOYMENT: Our site is less than a mile from the Fort Lauderdale-Hollywood International Airport
which has 12,500 employment positions. The City also has a huge local marine industry with many
businesses, generating 13,300 jobs. Port Everglades is the third largest cruise port in the world, as well
as a large cargo facility, and is currently undergoing expansion to support larger ships at higher volume.
These expansion projects at the port are projected to create 7,000 new local permanent jobs. The Dania
Casino and Jai Alai recently underwent major renovations providing 500-600 new jobs to the area and
has held local job fairs to recruit employees from the neighborhood. Additionally, there are over 50
hotels with more than 10,000 rooms that are constantly hiring within 5 mi les of WV. In addition, there
are many local specialty shops, art, and antique stores in Dania Beach along US1.

In addition to the above, several commercial projects are under construction or in development in close

proximity to Wisdom Village. Dania Pointe is under construction and will be a mixed-use project
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consisting of millions of square feet of retait |, commercial, hotel, office and residential spaces, creating
approximately 6,000-7,000 new jobs. Dania Pointe will sponsor job fairs with priority given to local
residents. Dania Pointe will be located west of Wisdom Village on West Dania Beach Blvd. on the other
side of the C-10 canal. There are plans to eventually extend Dania Beach Boulevard by building a bridge
over the C-10 canal to facilitate pedestrian and vehicular access to Dania Pointe. The neighborhood is
also close to the railroad tracks which will carry passenger rail trains pursuant to the All Aboard Florida
program. This project is expected to create more than 10,000 jobs on average per year during
construction. Dania Beach is strategically located to become a growing community as demonstrated by
substantial private sector investment.

Employment Center Distance Transit Travel Time
(Miles) (Minutes)

pania rointe (Under construction) 0.39 Bus 16 10

Dania Casino and Jai Alai 0.66 Bus 4 8

Fort Lauderdale-Hollywood International Airport 0.77 Bus 1 25
Sportsman's Park 0.89 Bus 16 25

Port Everglades 2.90 Bus US1-Breeze 44
Seminole Hard Rock Hotel and Casino 3.65 Bus 16 40

Mardi Gras Casi.no 3.85 Bus 6 35
Downtown Fort Lauderdale and Las Olas 4.55 Bus US1-Breeze 32

All Aboard Florida Railroad 4.60 Bus 4 36

Gulf Stream Park 4 .93 Bus | 42

EDUCATION AND TRAINING: In addition to the vast educational opportunities available and proximate to
the development listed below, we will expand residents' access to education by providing free Wi-Fi and
a fully-equipped computer lab for the residents. Public schools, colleges and vocational training schools
within six miles of the development include:

Distance [Transit Travel Time
(Miles) (Minutes)
School Name
Collins Elementary School (B-ra;ced) 7 0.20 ngking 6
Key College 0.52 Bus 4 7
ISTAR Center 0.82 Bus 1 14
Olsen Middle School 1.18 Bus 1 19
Florida Atlantic University-Institute for Ocean & Systems 2.18 Bus 4 11
Engineering
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Beachside Montessori Village Charter 2.40 Bus 6 26
Sheridan Technical College 3.20 Bus 16 35
McFatter Technical College 5.47 Bus 16 55
Broward College- South Campus 6.59 Bus 6 66
Nova Southeastern University 6.20 Bus 16 67 ]

Onsite, we will host employment and ]og—tra'ining programs geared to the employment oppbrﬁnities“
created by the commercial development flourishing in the area. We will also partner with CareerSource
Broward for their Out of School Youth Program which serves 16-21 year old out of school youth by
providing training to set a path toward a career.

CHILDCARE and YOUTH ACTIVITIES: The City of Dania Beach has multiple education centers within its
boundaries. Collins Elementary, 0.2 miles away, hosts T.I.M.E. 4 Kids, a community-based program that
provides after school care, tutoring, computer training, physical education, and drug- and violence-
prevention free of charge for the students enrolled in the school. We will offer education programs at
the property, including tutoring and mentoring provided by Broward College and CareerSource Broward,
and nutrition as well as cooking instruction provided by FLIPANY (Florida Introduces Physical Activity and
Nutrition to Youth). Less than 0.5 miles away, the Paul DeMaio Library hosts free art classes, reading
and cultural program s for all age groups as well as teen programs like computer programming and
R.0.Y.A .L.T.Y. (Recognizing Our Youth's Ability to Lead Throughout their Years}, a mentoring
organization for girls ages 10-18. Other youth programs in the area are provided by the Dania Optimist
Club, a non-profit organization that provides sports programs such as girls' softball, baseball, coed t-ball
and soccer.

RECREATION, PARKS & CULTURAL ACTIVITIES: Broward County is also home to many museums, parks,
and cultural centers, for example the Museum of Discovery and Science, Broward Center for the
Performing Arts, and NSU Art Museum. The Ann Kolb Nature Center, 2 miles away, is s a coastal wetland
preserve and nature center with fishing, paddling trails, an exhibit hall, and an amphitheater. John U.
Lloyd Beach State Park is located 2.3 miles from the development and is home to many recreational
activities including fishing, canoeing, swimming, nature study, snorkeling and picnicking. The park
includes the Dania Beach Fishing Pier. Through the efforts of the CRA 's Creative Arts Council, the
residents of Dania Beach can visit the Atrium Gallery located in City Hall, less than 0.5 miles away, which
serves as a space for exhibitions and concerts. The cultural diversity of the area is reflected in the five
houses of worship of different religious denominations that are located within walking distance of WV.
One of the biggest recreational opportunities is C.W. Thomas Park, located 0.1 miles from the proposed
development. The park now has a community center, swimming pool, basketball courts and a football
field. The CRA has also made efforts to increase cultural activities in the area. In November 2014, the
CRA organized the Harvest Festival at the Dania Beach PATCH community garden, within walking
distance from the proposed site, where they had music, BBQ, games, activities for children, and a
healthy food demonstration. The CRA also hosted the Dania Beach Arts and Seafood Celebration at Frost
Park, nearby in the heart of Downtown Dani a Beach, a free event with live music, children's activities,
live performance art, a culinary showcase and over 100 artists and vendors.
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HEALTHCARE & SUPPORTIVE SERVICES: Memorial Healthcare Systems has their South Broward
Community Health Services center located at US1 and Stirling Road, about 0.5 miles from WV. This
facility provides a full range of preventative services including annual wellness exams, vaccinations,
chronic disease management, and nutrition and education cl asses. They were awarded the Patient
Centered Medical Home Recognition Level 3 by the National Committee for Quality Assurance- the
highest level award of its kind. This nationally acclaimed award recognizes medical practices for
adopting a care-del i very model that places the patient at the center of care. Memorial has been
providing services in the area on a regular basis including their adult and pediatric medical vans, heart,
diabetes, and HIV screenings. We will request that Memorial provide health screenings, home visitation
to pr event abuse and neglect, i individual and group therapy addressing substance abuse and crime
prevention onsite.

Service ?Distance }h’ransit Travel Time
(Miles) 1 |

Memorial Healthcare System 10.37 fWaIking ‘ ’9 .

General Practitioner's Office 036 ~ Walking 9 _ ]

Broward Health Hospital 334 Bus US1-Breeze 26

CareerSource Broward i5.69 Bus 16 53 ‘

Department of Children & Families , 9.22 Bus 16 52

Social Security Office 954 Busl6 68

SHOPPING: Residents of WV will be able to obtain food, medicine, clothing and other household and
personal items in 15 minutes or less walking or using public transit. Residents can shop for food and
medicine at Publix, Winn-Dixie, Waligreens, and Rexall Pharmacy, all located within one mile. Clothing,
household and other personal items can be purchased at Oakwood Plaza, a large shopping center within
one mile with stores such as Kmart, Big Lots, Ross , Marshall's and other retail stores, banks. and
restaurants. Residents of the development will be able to easily meet all of their household and personal
shopping needs without leaving the comfort of their community.

4, Approach Toward Tenant Application and Screening Procedures for Households with a
Person with Special Needs Applying for Tenancy (Maximum 20 points)

As further outlined in Section Four C.4. of the RFA, describe the specific housing
application process and tenant screening criteria, procedures and policies that will be
used by the Applicant’s property management to assist in determining whether a
prospective tenant is eligible for tenancy.

The Applicant’s description is limited to no more than three (3) typed pages within the
text box below.
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As a result of low incomes and special needs, many Persons with Special Needs often have conditions in
their employment, credit, income, criminal and rental history, which are barriers that affect their ability
to meet traditional requirements for tenancy in safe and decent rental housing. Turnstone
Development Corporation (“TDC”) has experience working with Persons with Special Needs, not only in
creating policies and procedures regarding the application, but also with screening, compliance and
long-term housing of Persons with Special Needs.

To ensure maximum utilization of Special Needs units, the process for identifying prospective residents
and establishing a waiting list with pre-qualified applicants begins up to a year in advance of Placing-
In-Service. Initial contact with the prospective applicant (and their case manager) is usually made by
phone to determine both eligibility and potential obstacles to tenancy. One of the biggest challenges we
encounter is that Special Needs prospects often lose contact with leasing staff because they are unable
to pay their telephone bill, do not have regular access to email, and/or are hospitalized which can
eventually lead to the loss of their opportunity to lease an apartment. Understanding this, our property
management staff will obtain a second point of contact during the first conversation with the Special
Needs applicant and seek to establish long-term relationships with case managers who may be able to
locate the applicant when other means fail, reducing the barrier for potential tenants. Additionally,
leasing staff will use all available methods of communication to actively work the waiting list, regularly
notifying referral agencies and applicants of their position on the list and of impending vacancies.
Because a Person with Special Needs situation will likely change over time, all applicants will be notified
of a vacancy regardless of position on the waiting list, or assumptions about the applicant's disability or

income.

We find that Persons with Special Needs often have difficulty traveling or making travel arrangements to
get to the leasing office due to a lack of their own mobility, available transportation or ability to use
public transportation. In these cases, we will offer to meet the applicant during non-business hours
and/or at a more convenient location off site, such as the referral agency's office, hospital, or home or
facility where the person is currently living.

TDC will exercise an inclusive application process that will be conducive to Persons with Special Needs to
ensure the success of the property and the satisfaction of all residents regardless of income. After the
first telephone contact and information gathering, the in-person application screening process begins
with our trained leasing staff guiding applicants through the required forms and explaining the
additional required verification documents. TDC's property management staff is available every step of
the way to assist applicants with additional questions. Staff will expedite the receipt of required income
verification documents by encouraging applicants, while they are completing the application, to call
their employer, Social Security and/or banking institution and request to have the documents sent over
directly. TDC property management staff will also offer to make these calls on behalf of the Persons with
Special Needs to ensure the correct documentation is provided in an efficient manner. This saves the
applicant time and effort as our experienced staff is able to quickly identify whether the documents will
satisfy requirements of the LIHTC program. TDC's will work with the applicant to regularly communicate
all of the documents received and those still outstanding.
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Additional accommodations will be made depending on the needs of the applicant. For example, if the
applicant is visually and/or mobility impaired, staff can read aloud the application and fill it out with the
responses. Frequently, Persons with Special Needs referred through social service agencies have a great
urgency to settle into safe housing. Because of this, TDC prioritizes social service agency referral
applications in order to get them processed, approved, and moved in as quickly as possible. It is our
expectation that once the prospective resident's complete application has been submitted, they will be
able to move in within 48 to 72 hours.

While all LIHTC developments owned and managed by TDC have policies in place to account for the
instability often faced by extremely-low income persons and persons with special needs, TDC
understands that there are circumstances many Persons with Special Needs face that could prevent an
application from moving forward despite the applicant being a viable tenant. These policies include
considering prospective residents eligible despite having poor credit or no credit and ignoring medical
collections. For referral households, all credit history, including bankruptcies and foreclosures, will be
ignored as a determinant of eligibility. TDC will also only review the applicant's most recent landlord
when examining history of payment. Management has policies that consider mitigating information
during their review of past and current behavior. For example, the existence of outstanding debt with a
prior landlord will not be prohibitive. Instead, TDC staff will still welcome applicants who can
demonstrate they have made and are fulfilling a payment arrangement with the former landlord. TDC
will also accept a referral letter from a social service or emergency shelter/transitional housing service in
lieu of a landlord reference as Persons with Special Needs are often transitioning out of a home or
hospital and may not have rental history.

To further assist potential residents in overcoming income barriers, TDC will consider non-income
sources available to the household, i.e. SNAP benefits, irregular income (seasonal employment), lump
sum payments, payments from supportive organizations and will lower the minimum household income
threshold requirements when these are received. TDC's typical minimum household income
requirement is 2.5 times the net rent. However, under circumstances where a Person with Special Needs
is transitioning to the workforce, TDC will waive the requirement if applicants can evidence that they are
seeking employment through a job placement agency and can cover the rent in the interim. The
standard policy is to require security deposits equal to one to two months' rent depending on credit
history; however, security deposits for referral households will be waived. To further fower the upfront
costs, the application fee(s) will also be waived for referral households. When combined, these
considerations will provide referral households approximately $400 to $750 in savings for a one-
bedroom apartment.

A criminal history of household members is often a barrier to accessing safe, decent housing for persons
with Special Needs. The well-being and safety of the overall community is top priority, so therefore
conviction of violent felonies, violence against women and sexual crimes will result in a denial. Rental
history verifications that reflect recent records of disturbance of neighbors, destruction of property,
dangerous or violent behavior, and/or unsanitary or hazardous housekeeping all typically resultin a
denial; however, all applicants are given the opportunity to provide mitigating information which will be
reviewed on a case-by-case basis accounting for the time passed since the conviction, the nature and

Page 27 of 28
RFA 2018-102



Date Submitted: 2018-03-01 15:34:44.987 | Form Key: 4471

severity of the conviction, and efforts to rehabilitate. Referral applicants may have rental history or a
criminal background that is not indicative of who they are now as a referred tenant, and staff will review
and waive offenses that are connected to or a result of the person's disabling condition, if that condition
is now under treatment. TDC's staff review will include following up with any current or former
community supervision professionals, obtaining employment references, verification of successfully
completed drug or alcohol rehabilitation and discussions with the case manager from the referral
agency to better understand the challenges the referral has faced. TDC’s look-back period on VAWA and
sexual crimes is indefinite; on violent felonies — 3 years from date of conviction; on non-violent felonies
— at TDC’s discretion to determine through the interview process and mitigating circumstances
described above if the applicant is a threat to the safety of the building.

TOC takes pride in providing the opportunity for low income persons with Special Needs of diverse
backgrounds to live in safe, affordable, and quality housing.
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RFA 2018-102 DEVELOPMENT COST PRO FORMA (Page 10f7)
NOTES: (1) Developer fee may not exceed the limits established in Rule Chapter 67-48, F.A.C., or this RFA Any portion of the fee that
has been deferred must be included in Total Development Cost.
(2) Because Housing Credit equity proceeds are being used as a source of financing, complete Columns 1 and 2. The

various FHFC Program fees shouid be estimated and included in column 2 for at least the Housing Credit Program.

3) General Contractor's fee is limited to 14% of actual construction cost (for Application purposes, this is represented by
A1.1. Column 3), rounded down to nearest dollar. The General Contractor's fee must be disclosed. The General Contractor's
fee includes General Conditions, Overhead, and Profit.

4) For Application purposes, the maximum hard cost contingency allowed cannot exceed 5% of the amount provided in
column 3 for A1.3. TOTAL ACTUAL CONSTRUCTION COSTS for Developments where 50 percent or more of the units are
new construction, Otherwise the maximum is 15%. The maximum soft cost contintengy allowed cannot exceed 5% of the
amount provided in column 3 for A2.1 TOTAL GENERAL DEVELOPMENT COST. Limitations on these contingency line items
post-Application are provided in Rule Chapter 67-48. F.A.C.

(5) Operating Deficit Reserves (ODR) of any kind are not to be included in C. DEVELOPMENT COST and cannot be used in
determining the maximum Developer fee. In addition, an ODR is not permitted in this Application at all. If one has been
included, it will be removed by the scorer, reducing total costs. However, one may be included during the credit underwriting
process where it will be sized. The final cost certification may include an ODR, but it cannot exceed the amount sized during
credit underwriting.

6) Although the Corporation acknowledges that the costs listed on the Development Cost Pro Forma, DetaiExplanation Sheet,
Construction or Rehab Analysis and Permanent Analysis are subject to change during credit underwriting, such costs are subject
to the Total Development Cost Per Unit Limitation as provided in the RFA, as weli as the other cost limitations provided in
Rule Chapter 6748, F.A.C., as applicable.

USE THE DETAIL/EXPLANATION SHEET FOR EXPLANATION OF * ITEMS. IF ADDITIONAL SPACE IS REQUIRED, ENTER THE
INFORMATION ON THE ADDENDA LOCATED AT THE END OF THE APPLICATION.

What was the Development Category of the Proposed Development: New Construction (w/ or w/o Acquisition)
Indicate the number of total units in the proposed Development: 66 Units
1 2 3
HC ELIGIBLE HC INELIGIBLE TOTAL
COSTS COSTS COSTS
DEVELOPMENT COSTS

Actual Construction Costs
Accessory Buildings

Demolition I

New Rental Units 9,385,850.00 9,385,850.00

*Off-Site Work (explain in detail)

Recreational Amenities

Rehab of Existing Common Areas

Rehab of Existing Rental Units

Site Work

*Other (explain in detail)

A1.1. Actual Construction Cost $ 9,385,850.00 $ $ 9,385,850.00

A1.2. General Contractor Fee SN2 ®

(Max. 14% of A1.1., column 3) $ 1,314,019.00 $ $ 1,314,019.00

A1.3. TOTAL ACTUAL CONSTRUCTION
COsSTS $ 10,699,869.00 $ $ 10,699,869.00

A1.4. HARD COST CONTINGENCY S Nete ) $ 534,993.00 $ $ 534,993.00
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RFA 2018-102 DEVELOPMENT COST PRO FORMA

General Development Costs
Accounting Fees

Appraisal

Architect's Fee - Site/Building Design
Architect's Fee - Supervision
Builder's Risk Insurance

Building Permit

Brokerage Fees - Land/Buildings
Capital Needs Assessment
Engineering Fees

Environmental Report

FHFC Administrative Fee 5" @
FHFC Application Fee 5" @
FHFC Compliance Fee S®No @

FHFC Credit Underwriting Fees 5% "' @

Green Building Certification/
HERS Inspection Costs

*Impact Fees (list in detail)
Inspection Fees

Insurance

Legal Fees

Market Study
Marketing/Advertising
Property Taxes

Soil Test Report

Survey

Title insurance & Recording Fees
Utility Connection Fee
*Other (explain in detail)

A2.1. TOTAL GENERAL DEVELOPMENT
COSsT

A2.2. SOFT COST CONTINGENCY %"

(Page 2 0of7)
1 2 3
HC ELIGIBLE HC INELIGIBLE TOTAL
COsTS COsTS COSTS
26,000.00 26,000.00
8,665.00 8,665.00
340,000.00 340,000.00
18,000.00 18,000.00
113,298.00 113,298.00
20231000  __ meees 0.00
I
85,000.00 85,000.00
3,600.00 3,600.00
] 81,104.00 81,104.00
] 3,000.00 3,000.00
[ ] 36,383.00 36,383.00
] 217.800.00 217,800.00
70,000.00 70,000.00
264,508.00 264,508.00
20,000.00 20,000.00
90,000.00 90,000.00
165,000.00 40,000.00 205,000.00
7,500.00 7,500.00
I 39,600.00 39,600.00
62,962.00 62,962.00
15,000.00 15,000.00
26,100.00 26,100.00
170,150.00 170,150.00
18,165.00 18,165.00
85,000.00 85,000.00
$ 1,791,258.00 417,887.00 $ 2,209,145.00
$ 106,207.00 $ 106,207.00
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RFA 2018-102 DEVELOPMENT COST PRO FORMA (Page 3 of 7}
1 2 3
HC ELIGIBLE HC INELIGIBLE TOTAL
COsTS COsTS CosTs

Financial Costs
Construction Loan Origination/
Commitment Fee(s) 148,000.00 148,000.00

Construction Loan Credit
Enhancement Fee(s)

Construction Loan Interest 813,800.00 316,037.00 1,129,837.00

Non-Permanent Loan(s) Closing
Costs 25,000.00 25,000.00

Permanent Loan Origination/

Commitment Fee(s) 42.797.00 42,797.00

Permanent Loan Credit
Enhancement Fee(s)

Permanent Loan Closing Costs 35,000.00 35,000.00

Bridge Loan Origination/
Commitment Fee(s)

Bridge Loan Interest

*Other (explain in detail)

A3. TOTAL FINANCIAL COSTS $ 986,800.00 $ 393,834.00 $ 1,380,634.00

ACQUISITION COST OF EXISTING
DEVELOPMENT (excluding land)
Existing Building(s)

*Other {explain in detail)

B. TOTAL ACQUISITION COSTS OF EXISTING
DEVELOPMENT (excluding land) $ $ $

C. DEVELOPMENT COST $ 14,119,127.00 $ 811,721.00 $ 14,930,848.00
(A1.3+A1.4+A2 1+A2 2+A3+B)

Developer Feg S¢¢ Mot ()

Developer Fee on Acquisition Costs

Developer Fee on Non-Acquisition Costs 2,329,570.00 2,329,570.00

D. TOTAL DEVELOPER FEE $ 2,329,570.00 $ $ 2,329,570.00

e. operaTING DEFICIT REserves =" ST <l N
F. TOTAL LAND COST I 2,200,000.00 $ 2,200,000.00

G. TOTAL DEVELOPMENT COST Se¢ Note @ $ 16,448,697.00 $ 3,011,721.00 $ 19,460,418.00
(C+D+E+F)
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RFA 2018-102 DEVELOPMENT COST PRO FORMA (Page 4 of 7)

Detail/Explanation Sheet

Totals must agree with Pro Forma. Provide component descriptions and amounts for each item that has been
completed on the Pro Forma that requires a detailed list or explanation.

DEVELOPMENT COSTS

Actual Construction Cost
(as listed at Item A1)

Off-Site Work:

Other:

General Development Costs
(as listed at Item A2.)

Impact Fees: {Fire, Schools, Police, Parks, Water and Sewer - $264,508.

Other: FF&E - $85,000.

Financial Costs
(as listed at ftem A3.)

Other:

Acquisition Cost of Existing Developments
(as listed at item B2. )

Other:

NOTES: Neither brokerage fees nor syndication fees can be included in eligible basis. Consulting fees, if any, and any financial or other guarantees
required for the financing must be paid out of the Developer fee. Consulting fees include, but are not limited to, payments for Application
consultants, construction management or supervision consultants, or local government consultants.
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RFA 2018-102 DEVELOPMENT COST PRO FORMA

CONSTRUCTION/REHAB ANALYSIS

A.

B.

1.

10.

AMOUNT

Total Development Costs $ e 118.00

Construction Funding Sources:

HC Equity Proceeds Paid Prior to

Completion of Construction which

is Prior to Receipt of Final Certificate

of Occupancy or in the case of

Rehabilitation, prior to placed-in

service date as determined by the

Applicant. $ 2,889,976.00
. HC Equity Bridge Loan $
. First Mortgage Financing $ 14,800,000.00
. Second Mortgage Financing $
. Third Mortgage Financing $
. Grants $
. Other: $
. Other: $
. Deferred Developer Fee $ 2,329,570.00

Total Construction Sources $ 20,019,546.00
. Construction Funding Surplus

(B.10. Total Construction Sources,
less A. Total Development Costs): $ 559,128.00

{Page 5 of 7}

LOCATION OF
DOCUMENTATION

Attachment 15

Attachment

Attachment 16

Attachment
Attachment
Attachment
Aftachment

Attachment

(A negative number here represents a funding shortfall.)

Each Attachment must be listed behind its own Tab. DO NOT INCLUDE ALL ATTACHMENTS BEHIND ONE TAB.
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RFA 2018-102 DEVELOPMENT COST PRO FORMA
PERMANENT ANALYSIS LOCATION OF
AMOUNT DOCUMENTATION
A. Total Development Costs $ 19,460,418.00
B. Permanent Funding Sources:
1. HC Syndication/HC Equity Proceeds $ 14,449 880.00 Attachment 15
2. First Mortgage Financing $ 4,279,730.00 Attachment 16
3. Second Mortgage Financing $ Attachment -
4. Third Mortgage Financing $ Attachment
5. Grants $ Attachment
6. Other: $ Attachment .
7. Other: $ Attachment
8. Deferred Developer Fee $ 2,329,570.00
9. Total Permanent Funding Sources $ 21,059,180.00
C. Permanent Funding Surplus
(B.9. Total Permanent Funding Sources,
less A. Total Development Costs): $

“7~n,762.00 (A negative number here represents a funding shortfall.)

Each Attachment must be listed behind its own Tab. DO NOT INCLUDE ALL ATTACHMENTS BEHIND ONE TAB.

Page6of7






Date Submitted: 2018-03-01 15:34:44.987 | Form Key: 4471

Principal Disclosures for Applicant APPROVED for HOUSING CREDIT APPLICATION
FHFC Advance Review 2.9.18

Select the organizational structure for the Applicant entity:

The Applicantis a:  Limited Partnership

Provide the name of the Applicant Limited Partnership:

Turnstone 2018-1, LP

First Principal Disclosure Level:
Click here for Assistance with Completing the Entriey, for the First Level Principal Disclosure for the Applicant

First Level Select Type of Principal of Select organizational structure
Entity # Applicant Enter Name of First Level Principal of First Level Principal identified
1. General Partner  Turnstone 2018-1 GP, LLC Limited Liability Company
2. Non-investor LP  Turnstone Development Corporation Non-Profit Cory ===~ n
3. investor LP  Raymond James Tax Credit Funds, Inc. For-Profit Corporation
Second Principal Disclosure Level: Turnstone 2018-1, LP

Click here for Assistance with Completing the Entries for the Second Level Principal Disclosure for the Applicant

Select the corresponding First

Level Principal Entity # from Select the type of Principal
above for which the Second being associated with the Select organizational structure
Lev cipal is being Second Level corresponding First Level of Second Level Principal
identinea Entity # Principal Entity Enter Name of Second Level Principal identified
1. {Turnstone 2018-1 GP, LLC) 1.A. Sole Member  Turnstone Development Corporation Non-Profit Corporation
2. {Turnstc = :lopment Corpor 2.A. Officer  McCray, Alicia Rodman Natural Person
2. {Turnstone Development Corpor 2.8, Officer  Higginbottom, Elzie Natural Person
2. {Turnstone Development Corpor 2.C. Officer  Schneider, William Natural Person
2. {Turnstone Development Corpor 2.D. Executive Director  Schneider, William Natural Person
2. (Turnstone Development Corpor 2.E Director ~ McCray, Alicia Rodman Natural Person
2. {Turnstone Development Corpor 2.F. Director  Higginbottom, Elzie Natural Person
2. (Turnstone Development Corpor 2.G. Director Coleman, Linford Natural Person
2. {Turnstone Development Corpor 2.H. Director  Peeples, Audrey Natural Person
2. {Turnstone Development Corpor 2.4 Director  Chavers, Karen Naturat Person
2. {Turnstone Development Corpor 2. Officer  Peeples, Audrey Natural Person
Third Principal Disclosure Level: Turnstone 2018-1, LP

Click here for Assistance with Completing the Entries for the Third Level Principal Disclosure for the Applicant

Select the type of Principal

Select the corresponding Second Level Principal being associated with the The organizational structure of
Entity # from above for which the Third Level corresponding Second Level Enter Name of Third Level Principal Third Level Principal identified
Principal is being identified Principal Entity who must be a Natural Person Must Be a Natural Person

1.A. {Turnstone Development Corporation) Officer McCray, Alicia Rodman Natural Person

1.A. (Turnstone Development Corporation) Officer  Higginbottom, Elzie Natural Person

1.A. {Turnstone Development Corporation) Officer  Schneider, William Natural Person

1.A. {Turnstone Development Corporation}) Executive Director  Schneider, William Natural Person

1.A. {Turnstone Development Corporation) Director  McCray, Alicia Rodman Natural Person

1.A. (Turnstone Development Corporation) Director  Higginbottom, Elzie Natural Person

LA. (Turnstone D« ment ~ ) Director  Coleman, Linford Natural Person

1.A. (Turnstone Development Corporation} Director  Peeples, Audrey Natural Person

1.A. {Turnstone Development Corporation) Director  Chavers, Karen Natural Person

1.A.(TL e Development Corporation) Officer  Peeples, Audrey Natural Person

Page 1of2 Principals of the Applicant and Developer{s) Disclosure Form {Form Rev. 08-16)
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Principal Disclosures for the Developer APPROVED for HOUSING CREDIT APPLICATION
FHFC Advance Review 2.9.18

How many Developers are part of this Application structure?

Select the organizational structure for the Developer entity:

The Developerisa: Non-Profit Corporation

Provide the name of the Developer Non-Profit Corporation:

Turnstone Development Corporation

First Principal Disclosure Level: Turnstone Development Corporation
Click here for Assistance with Completing the Entries for the First Level Principal Disclosure for a Developer
First teve! Select Type of Principal of Select organizational structure
Entity # Developer Enter Name of First Level Principal of First Level Principal identified
1. Officer  McCray, Alicia Rodman Natural Person
2. Officer  Higginbottom, Eizie Naturai Person
3. Officer  Schneider, William Natural Person
4. Director  McCray, Alicia Rodman Natural Person
5. Director  Higginbottom, Elzie Natural Person
6. Director  Coleman, Linford Natural Person
7. Director  Peeples, Audrey Natural Person
8. Director  Chavers, Karen Natural Person
9. Officer  Peeples, Audrey Natural Person

Page 20f2 Principals of the Applicant and Developer(s) Disclosure Form (Form Rev. 08-16)



