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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.

Demographic Commitment:

& a Family
¢ b.  Elderly Non-ALF

Contact Person, Applicant, Developer, and Management Company
a. Contact Person

(1) Authorized Principal Representative contact information (required)

First Name: Jonathan

Middle Initial: L.

Last Name- **’-'f

Street Address: 1105 Kensington Park Drive, Ste. 200
City: Altamonte Springs

State: Florida

Zip: 32714

Telephone: (407) 333-3233

Facsimile: {407) 333-3919

E-Mail Address:  jwolf@wendovergroup.com
Relationship to Applicant: Manager of General Partner

(2) Operational Contact Person information (optional)

First Name: lennie

Middle Initial: D,

Last Name: Lagmay

Street Address: 1105 Kensington Park Drive, Ste. 200
City: Altamonte Springs

State: Florida

Zip: 32714

Telephone: (407) 333-3233

Facsimile: {407) 333-3919

E-Mail Address: jlagmay@wendovergroup.com

Relationship to Applicant: Employee of Develc - -~ Applicant

b. Applicant

(1) Name of Applicant:
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Carisbrooke Terrace, Ltd

(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 o
c. General Developer Information
(1) Name of each Developer (including all co-Developers):

Carisbrooke Terrace Developer, LLC

SHA Development, LLC

(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

Page 2 of 30
RFA 2018-102



Date Submitted: 2018-03-07 08:48:40.083 | Form Key: 4483

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:

Wendover Management, LLC

(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

a.

RFA 2018-102

Name of the proposed Development:

Carisbrooke Terrace

Development Category/Rental Assistance {RA) Level:

(1) Select the Development Category:
s New Construction

Rehabilitation
¢~ Acquisition and Rehabilitation

Y

(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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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.?

T Yes r
c. Select the Development Type
¢  Garden Apartments
¢~ Townhouses
¢ Duplexes
¢~ Quadraplexes
¢~ Mid-Rise, 4-stories
¢~ Mid-Rise, 5 to 6-stories
¢~ HighRise
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 r
d. 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?
5 Yes T
5. Location of proposed Development:
a. County: Seminole
b. Address of Development Site:
Avocado Avenue; Approximately 150 feet Southwest of the intersection of Avocado
Avenue and West 3rd Street, Sanford
c. Does the proposed Development consist of Scattered Sites?
s * No
d. Latitude and Longitude Coordinates:

RFA 2018-102

(1) Development Location Point:

Latitude in decimal degrees, rounded to at least the sixth decimal place
28.809499
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6. Units

RFA 2018-102

Longitude in decimal degrees, rounded to at least the sixth decimal place
-81.280588

(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:

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: 80

Select the applicable item below:

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

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

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

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

new construction units
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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r 20% of units at 50% Area Median Income (AMI) or lower
' 40% of units at 60% AMI or lower

(2) Total Set-Aside Breakdown Chart

Total Set-Aside RraalAdawn Chart
Percentage of Residential Units AMI Level

% At or Below 25%
% At or Below 28%
% At or Below 30%
% At or Below 33%
% At or Below 35%

10% At or Below 40%
o At or Below 45%
% At or Below 50%

) At or Below 60%

90 % Total Set-Aside

- 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 28 3
2 2 40 4
3 2 12 1

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.
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7. Readiness to Proceed

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
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Green Building Features so that the total point value of the features selected
equals at least 10.

d
d
d
d

o a

O

Programmable thermostat in each unit (2 points)
Humidistat in each unit (2 points)
Water Sense certified dual flush toilets in all bathrooms {2 points)
Light colored concrete pavement instead of or on top of asphalt to
reduce the heat-island effect (2 points)
Energy Star certified roof coating (2 points) *
Energy Star certified roofing materials (metal, shingles, thermoplastic
polyolefin (TPO), or tiles) (3 points) *
Eco-friendly cabinets — no added urea formaldehyde and material 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)
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)
High Efficiency HVAC with SEER of at least 16 (2 points) **
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:
L] 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)
Florida Yards and Neighborhoods certification on all landscaping (2
points)
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. ltems to be included in the rehabilitation scope of work are outlined in Section Four
A.8.e. of the RFA.

9. Resident Programs:

RFA 2018-102
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Applicants that select the Family Demographic must commit to provide at least three (3)
of the following resident programs:

X

After School Program for Children

X

Literacy Training

X

Employment Assistance Program
Family Support Coordinator

Financial Management Program

o083

Homeownership Opportunity Program
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:

O Literacy Training

a Computer Training

O Daily Activities

a Assistance with Light Housekeeping, Grocery Shopping and/or Laundry
O Resident Assurance Check-In Program

10. Funding:

a.

RFA 2018-102

Corporation Funding:
(1) Housing Credits
(a) Eligible Housing Credit Request Amount {annual amount): $ 1,464,800

(b) Is the proposed Development the first phase of a multiphase
Development?

% Yes o

(c) Basis Boost Qualifications:

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

7 Yes LCH
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RFA 2018-102

(2)

(ii)

(iii)

(iv)

If “Yes”, state the Corporation-assigned Application Number for
the Development where the first phase was declared

Are any buildings in the proposed Development located in a
SADDA?

LS g

If “Yes”, provide the SADDA ZCTA Number(s}

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

Is the proposed Development located in a non-metropolitan
DDA?

 Yes fe

Is the proposed Development located in a QCT?

* Yes 1.

If “Yes”, indicate the QCT Number: 205.00 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.

Other Corporation Funding:

(a)

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

[ Corporation File # i: Amount of Funding
(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 I Carnoration File No. | Amount of Funding

SAIL N

HOME-Rental L

MMRB N

EHCL i
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b. Non-Corporation Funding Proposals:
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 L

s sk ok ok ok ok ok ok K ok o ok ok ok 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.

C. Narratives

1.

RFA 2018-102

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.
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The Applicant’s description is limited to no more than three (3) typed pages within the
text box below.
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Carisbrooke Terrace Developer, LLC and the Sanford Housing Authority (SHA) are co-developers of
Carisbrooke Terrace. lonathan Wolf is a principal of Carisbrooke Terrace Developer, LLC and Wendover
Housing. Each has extensive knowledge and experience in planning, development, and execution of
mixed-income developments. Carisbrooke Terrace will be the cornerstone of an extensive, mixed-
income revitalization effort in Goldsboro, a historically African-American neighborhood in Sanford. HUD
signed a Stipulation of Settlement and Dismissal with former SHA residents on July 28, 2011, committing
SHA to a goal of 209 public housing replacement units as part of mixed income communities, a portion
of which will be developed as part of Wendover’s new mixed-income communities, starting with
Carisbrooke Terrace. Carisbrooke Terrace will be developed via a land lease on a parcel that is owned by
the SHA, as public housing previously existed on this site. SHA, in conjunction with the City of Sanford,
was awarded in 2016 a Choice Neighborhoods Initiative {(CNI) Planning Grant from HUD in the amount of
$500,000 to begin this revitalization process. The purpose of this grant is to create a clear and
comprehensive vision for Goldsboro’s future, which is to be based around a mixed income and diverse
demographic redevelopment effort. This $500,000 has been matched by the City of Sanford and private
sector participants, including Wendover Housing’s $100,000 contribution, to ensure that adequate
funding is available to successfully complete a community-driven revitalization planning process.

The Sanford Housing Authority {SHA), the grantee of the HUD CNI Planning Grant, entered into an
agreement with the Orlando Housing Authority (OHA) to manage SHA’s day-to-day operations in 2010.
Established in 1938, the Orlando Housing Authority (OHA) is responsible for the successful operation
and maintenance of over 1,900 public housing units and over 500 units of affordable (non-public})
housing throughout the City of Orlando and Orange County, Florida. Since 2000, the OHA has
undertaken massive revitalization of its distressed traditional public housing and transformed it into
vibrant, quality mixed-income communities. OHA has a proven capacity and expertise in the
implementation of multifaceted development initiatives in both housing and delivery of supportive
services for residents impacted by modernization or large-scale revitalization efforts.

HUD awarded OHA two HOPE VI Revitalization Grants: Hampton Park and Carver Park. In 1997, the
agency received a $6.8 million HOPE VI Grant to revitalize the former Orange Villa Public Housing
Complex into what is now known as Hampton Park. The OHA effectively secured and coordinated
multiple funding streams in the implementation of the Hampton Park HOPE VI revitalization effort.
Through leveraging the HOPE VI funds, the OHA created a new, vibrant, mixed income community that
continues to enhance the surrounding neighborhood. The Carver Park HOPE VI redevelopment was the
result of more than 10 years of collaboration and partnership between the OHA, community
stakeholders, residents and the broader community. Prior to submission of the HOPE VI application, the
OHA convened a HOPE VI planning team consisting of Carver Court resident representatives, staff, City
of Orlando staff, members of the OHA Resident Advisory Board {RAB), CRA and local community groups.
This proven strategy of neighborhood involvement resulted in the landmark, mixed income Carver Park
development.

OHA was designated by HUD as a Moving to Work agency in 2010. The prestigious Moving to Work
(MTW) Program designation is a ten-year program that allows housing authorities, with the approval of
HUD to implement incentives normally not permitted by existing regulations. These incentives must
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encourage low income persons to become self-sufficient. The OHA continues to be a High Performer
and is achieving success under its Moving to Work designation. OHA's commitment to excellence and
experience in managing complicated mixed-use and mixed-income properties ensures that OHA can
provide housing to meet the growing and changing demands in the market place.

lonathan Wolf was selected by the City of Lithonia, Georgia (an Atlanta suburb) to develop high quality,
affordable housing within the City’s core commercial district. This revitalization plan started to develop
in 2011, when the City of Lithonia was selected to participate in Blueprints for Successful Communities.
Blueprints uses a community-based approach to sustainable planning and design. The local community
was interested in low-cost design strategies that could be implemented in the near term to engage the
community and enliven downtown Lithonia. Lithonia’s leadership was interested in identifying long-
term redevelopment strategies for the greater Lithonia area that utilized Lithonia’s many natural,
historic, and recreational assets. Through a stakeholder-driven process, the Blueprints Team conducted
a series of community workshops and presentations, collected information and maps, conducted data
collection within the community, and performed resident and business interviews to develop a set of
draft recommendations for consideration by stakeholders. The Blueprints report specifically
recommended the site where Wendover Housing has constructed Granite Crossing, a 75 unit affordable
housing community. Lithonia’s mayor and city commissioners continue to provide unwavering support
for Granite Crossing, which is now open and fully leased. http://www.marketwired.com/press-
release/wendover-housing-partners-granite-crossing-be-cornerstone-city-lithonias-revitalization-
2125740.htm

As early as 2007, the City of Longwood, Florida in Seminole County began studying and creating a master
redevelopment plan for the neighborhood just east of their downtown. This revitalization area became
known as Heritage Village, which at the time consisted of various product types ranging from industrial
to single family residential. As such, there were multiple zoning and urban design issues that had
previously been an impediment to redevelopment. Many of the sites were also designated as
brownfields. http://www.longwoodfl.org/DocumentCenter/Home/View/109

The State of Florida and the Florida Department of Transportation (FDOT) soon after began working with
the City of Longwood to create parking and a platform for the upcoming SunRail commuter train within
Heritage Village. Not only would the addition of SunRail create a viable transportation alternative for
Longwood residents, but it would also act as a catalyst for the revitalization of Heritage Village. It was
imperative that the master planning for SunRail’s arrival be done correctly, and Wendover played a key
role in ensuring its viable execution. Wendover Housing began working with the City of Longwood and
their urban design consultants in 2009 to assist with the creation of a feasible master plan that would
encourage large scale investment and redevelopment within Heritage Village.

Perhaps the most important maneuver undertaken during this stage was to work alongside the FDOT,
Seminole County, and the City of Longwood to ensure that the SunRail parking lots were not located
directly adjacent to the SunRail platform itself. The property abutting the SunRail platform was best
suited for a true Transit Oriented Development (TOD), and it was imperative that the area closest to the
platform was reserved for this use. After years of negotiation, Wendover, the FDOT, the Federal Transit
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Administration, and the City of Longwood agreed on a plan that would allow the FDOT to purchase City
owned property in the vicinity of the SunRail platform for parking, but preserved the tracts of land
immediately adjacent to the platform for TOD development. All of these factors combined to allow for
Wendover Housing to begin final planning for the construction of Weston Park, a 208 unit class-A,
market rate apartment complex.

Weston Park is located on property that is steps away from the SunRail platform within Heritage Village.
A public-private-partnership between Wendover, Longwood, and Seminole County was also executed to
allow the construction of a parking garage for use by both residents of Weston Park as well as SunRail
riders. Weston Park opened in early 2016 and became the keystone for redevelopment in Heritage
Village. In addition to ancillary retail spaces being refurbished and leased, additional investment in single
family development has occurred in the immediate area. Weston Park is the first institutional grade
apartment complex to be constructed in Longwood, and represents private sector investment of over
$32,000,000 in this previously blighted neighborhood. National homebuilders have entered into the
market in immediate proximity to Weston Park, giving further credence to the revitalization impact that
Weston Park has had.

In addition to Weston Park, Wendover Housing and Jonathan Wolf also developed Heritage Village
Commons, a 123 unit LIHTC apartment community for seniors 55 and older. FHFC awarded Heritage
Village Commons funding in the 2013-001 RFA for Affordable Housing Developments Located in Medium
and Small Counties. Located less than a % mile from Longwood’s SunRail station and Weston Park,
Heritage Village Commons further enhanced the redevelopment of the Heritage Village district. By
creating high quality, affordable housing within the boundaries of this overall redevelopment area,
Wendover was able to create a truly mixed-income and mixed demographic dynamic that serves to
better the community as a whole. Heritage Village Commons leased to 100% occupancy within 30 days
of opening, and currently has a waiting list of over 100 potential residents.

Wendover Management will certainly utilize all expertise acquired in the Lithonia and Longwood
redevelopments. With specific knowledge of mixed use development and neighborhood management,
Carisbrooke Terrace will undoubtedly benefit from Wendover Management's best practices. These
include the creation of a specific marketing plan for the development, inclusive of a stand-alone website
and a consistent presence on social media. Of course, management personnel will also be expected to
target the area’s population and community organizations to seek out quality tenants from all
demographics. Wendover’s ongoing compliance is handled off-site by qualified personnel, which allows
on-site management to focus on the tenants and their needs. This division of responsibilities allows all
parties to focus and excel on their own particular core competencies, thus enhancing the entirety of the
management process. Wendover will ensure that market rate, moderate, low, public housing, and ELI
households are all appropriately targeted to ensure that the market is aware of Carisbrooke Terrace and
its offerings. Former residents of Goldsboro that were displaced when the previous public housing was
demolished will also be targeted for residency. This will ensure that a highly diverse tenant base will
exist and thrive in the development itself. Carisbrooke Terrace will be designed and constructed to serve
as the preeminent example of successful redevelopment not only for the immediate area, but for the
region as well.
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RFA 2018-102

How the Proposed Development Aligns with Local Revitalization Initiatives (Maximum
45 Points)

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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Local Government Initiative: Goldsboro Choice Neighborhood Initiative www.choosegoldsboro.com

Goldsboro Choice Neighborhood Initiative Transformation Plan:
https://docs.wixstatic.com/ugd/fc3723_db360b4c85f14f49bda05f5d3bbeef39.pdf

Carisbrooke Terrace is located within the Goldsboro neighborhood, a historically African-American
community immediately southwest of the City of Sanford’s revitalized downtown overlocking Lake
Monroe. Although the Goldsboro neighborhood is within walking distance of downtown Sanford, in
many ways it is miles apart from the city center and affluent Seminole County. When compared to the
City and the County, Goldsboro has much higher rates of poverty, unemployment, and crime. The
median income in Goldsboro is $29,613, while Seminole County’s is $57,875. Crime statistics show that
Goldsboro’s rate of violent crime is more than five times that of the rest of Sanford. With its close
proximity to downtown Sanford, the revitalization of Goldsboro is viewed as key to the economic
vibrancy of the city. In June 2016, Goldsboro was awarded one of 10 Choice Neighborhood Initiative
(CNI) Planning Grants from HUD. (https://archives.hud.gov/news/2016/pr16-103.cfm) in conjunction
with, and to locally codify this CNI Planning Grant, the Goldsboro Choice Neighborhood Initiative
(www.choosegoldsboro.com) was adopted and implemented by the City of Sanford to coordinate ideas,
public and private sector investments, and planning for the redevelopment and revitalization of
Goldsboro. The creation of new affordable and market rate rental product and the need for new fee-
simple housing was identified as the cornerstone of the overall Goldsboro revitalization effort. Without
new residential inventory in Goldsboro, the long overdue neighborhood transformation will likely not
occur, Carisbrooke Terrace’s unit mix will include rent subsidized units, tax credit units for working
households, and market-rate units in an appropriate mix to ensure long-term sustainability for these
residents and for the neighborhood as a whole.

Goldsboro is a defined neighborhood that is recognized by the community, the City of Sanford, Seminole
County, as well as the State of Florida. Historic Goldsboro was the second all African-American township
in Florida, incorporated in 1891. For 20 years the township was a small but prospering city with its own
government, shops, churches and schools. It was forcibly annexed by the City of Sanford in 1911 and
remained a thriving community until the mid-1960s when residents started to shop and attend school
outside of Goldsboro. Soon after, Goldsboro began a slow downward spiral with abandoned buildings,
rising unemployment, and loss of pride and identity. Today, Goldsboro is home to 929 households and
3,100 persons, with recent population loss due primarily to the demolition of five public housing sites
totaling 380 units.

HUD's Choice Neighborhoods Initiative and the Goldsboro CNI Planning Grant both have the stated
purpose to first and foremost create new mixed-income housing that will then foster new retail and
redevelopment opportunities. Housing must be provided first, as the population center must be re-
created after the Goldsboro SHA public housing units were demolished. The detailed Goldsboro CNI
Planning Grant Transformation Plan draft, linked above, and the associated planning process identified
opportunities to expand healthcare options, mobility, public safety, educational offerings, and small
business development. Ali of these are key components to the revitalization of Goldsboro, and specific
steps to enhance each are spelled out in the Transformation Plan draft linked above.
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Sanford Housing Authority (SHA) properties: The site of Carisbrooke Terrace is one of five SHA public
housing properties constructed in Goldsboro more than 60 years ago. Through years of inadequate
capital funding and mismanagement, these five sites — totaling 380 units — were deemed uninhabitable
in 2010 and approved by HUD for demolition. Residents were relocated with rental vouchers between
2012 and 2015, and SHA spent approximately $4 million demolishing and securing the sites. The demise
of these five public housing developments and the correlating loss of population was a major factor
contributing to the overall decline of the Goldsboro neighborhood. The development of new mixed-
income housing on SHA’s 47.9 vacant acres in the heart of Goldsboro is key to the area’s forthcoming
transformation. Carisbrooke Terrace will be the first of several phases of mixed-income development on
existing SHA properties, eventually consisting of rental and for sale product. The SHA and HUD
committed to a goal of creating 209 public housing replacement units as part of a new mixed income
communities. A portion of these public housing replacement units will be developed within Wendover’s
new mixed-income communities, starting with Carisbrooke Terrace.

SHA held a series of strategic planning workshops to identify and prioritize resident needs in 2012. While
top priority was new modern, safe housing, all other feedback focused on the need for such services as
job training programs, childcare, public safety, and healthcare. The creation of new mixed-income
housing, inclusive of affordable, public housing and market rate units, was identified as the cornerstone
of Goldshoro’s redevelopment planning. SHA then engaged in one-on-one interviews with SHA
Commissioners, City Commissioners, key city staff and other stakeholder groups to identify points of
common agreement for redevelopment: the creation of new rental and fee simple mixed-income
housing, fostering public/private partnerships, and the need for comprehensive neighborhood
revitalization to sustain the initial housing investment. Details found here: www.orl-
oha.org/SanfordHA/ProposedReuseofSHALand.pdf

Choice Neighborhoods Initiative Planning Grant Details: As a result of growing momentum and
numerous investments in the Goldsboro neighborhood, the City of Sanford partnered with the Sanford
Housing Authority to apply for a Choice Neighborhoods Initiative (CNI}) Planning Grant from the US
Department of Housing and Urban Development in 2016. Choice Neighborhoods Planning Grants
support the development of comprehensive neighborhood revitalization plans which focus on directing
resources to address three core goals: Housing, People and Neighborhoods. To achieve these core goals,
communities must develop and implement a comprehensive neighborhood revitalization strategy, or
Transformation Plan. The Transformation Plan then becomes the guiding document for the
revitalization of the public and/or assisted housing units, while simultaneously directing the
transformation of the surrounding neighborhood and positive outcomes for families. The Goldsboro
Choice Neighborhood Initiative is responsible for the cultivation and implementation of the CNI Planning
Grant’s Transformation Plan and the area’s subsequent revitalization efforts. The $500,000 CNI Planning
Grant, awarded in June 2016, was leveraged further by an additional $250,000 from the City of Sanford,
$100,000 from the Sanford Housing Authority, and $100,000 from Wendover, the procured housing
developer. Grant Award Notification from 2016: http://www.orl-oha.org/SanfordHA/HUD_CN_fy15-
16_planninggrants.pdf
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The Choice Neighborhoods Initiative {CNI) focuses on three main goals, the first of which is “Replace
distressed public and assisted housing with high-quality mixed-income housing that is well-managed and
responsive to the needs of the surrounding neighborhood”. https://www.hud.gov/cn Since the CN!
process began, Goldsboro residents and officials have also repeatedly identified the creation of new
mixed-income rental and for-sale housing as the top priority and primary driver of the area’s
redevelopment. https://docs.wixstatic.com/ugd/fc3723_cd89231996584c228ch9d892cf1c435f.pdf
People and Neighborhood are the following two goals, which are furthered by the creation of new, high
quality mixed-income housing.

The Choice Neighborhoods Initiative Planning Grant process included extensive community engagement
and outreach and focused on developing a shared vision for the future of Goldsboro, with goals and
objectives, and detailed strategies to address the priority needs of the community. The planning process
in Goldsboro brought together community members and partners in health, public safety, transit,
economic development, education, housing, and more to establish a plan for developing mixed-income,
transit-oriented housing, visibly improving the neighborhood, and improving the health and well-being
of residents. Wendover led the discussion on mixed-income rental housing and the positive affect that
new mixed income housing would have on Goldsboro, and also explained how funding for these
developments would occur. Working groups for each of the other disciplines listed above were also
held, and plans were created to further foster the development of each. The Goldsboro CNI
Transformation Plan includes evidence-based strategies and initiatives that have been successful in
similar communities across the nation, with the intent of implementing best practices from around the
country in Goldsboro. The Transformation Plan serves as a roadmap for future public and private
investments and can be found linked at the top of this section.

Development of new housing: During Goldsboro Choice Neighborhood Initiative’s community outreach,
feedback on the rebuilding of housing on SHA sites emphasized mixed-income developments, amenities
that support adults as well as children, new urban design with units fronting on streets, and designs that
complement existing structures in the neighborhood. As part of the Needs Assessment,
Zimmerman/Volk Associates (nationally recognized mixed-income market specialists) prepared a
detailed market study that indicated a total of 550 to 685 new mixed-income rental units could be
developed and absorbed in Goldsboro over a five year period, including units for households below 60%
AMI as well as those above 60% AMI. These new renters will be primarily younger singles and couples
(69% of the market}; some empty nesters and retirees (22%); and traditional and non-traditional
families {9%). The market study recommended starting redevelopment on the SHA site closest to
downtown and the regional hospital — where Carisbrooke Terrace will be located.

Carisbrooke Terrace, the first phase of a larger mixed-income community, responds directly to the
market study and CNI mandate to create new mixed-income housing, incorporates community feedback
on housing styles, and the accomplishes the need to provide new subsidized public housing replacement
units per the previously signed HUD settlement agreement. The long term vision is to develop a vibrant,
multiphase, mixed-income community on all of the existing SHA properties that will serve as a catalyst
to further both public and private investment in the larger Goldsboro neighborhood. Carisbrooke
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Terrace and all other phases to be developed in Goldsboro will be designed and constructed to attain
“green” building certifications.

Public Sector Investments: The revitalization of Goldsboro and the replacement of much needed
affordable housing is a top priority for the City of Sanford. Since 2010, the City has invested over $25
million in this historic Goldsboro neighborhood including: a new Sanford Police and Fire Headquarters
($21 million) on Historic Goldsboro Boulevard to increase public safety in the neighborhood and spur
economic development; street improvements along Persimmon Avenue ($800,000); Coastline Park
improvements and completion of the Bike Trail from the park to Goldsboro Elementary Magnet School
($1 million); and expansion of the Westside Community Center, tripling its size and adding an indoor
gymnasium (52.35 million). The City is now completing the final phase of street improvements along
Historic Goldsboro Boulevard, valued at over $1 million, which includes new curbs, sidewalks, and
historic street lighting. These improvements will support commercial redevelopment along this major
thoroughfare, which is just blocks away from Carisbrooke Terrace. The City of Sanford in 2014
designated Goldsboro as a CDBG Neighborhood Target Area and the majority of Sanford’s annual CDBG
allocation is targeted to the Goldsboro neighborhood. This CDBG allocation has amounted to over
$300,000 annually. Sanford also benefited in 2014 from a $2.4 million Sustainable Communities grant,
administered by the East Central Florida Regional Planning Council (ECFRPC).

Private Sector Investments: Several development projects are under construction or have been recently
completed in or within walking distance of Goldsboro. These include, but are not limited to: Lake
Monroe Apartments, a new 280 unit market rate apartment community, valued at ~$36,500,000;
Marina Isie Assisted Living Facility, a new 130 room ALF, valued at ~5$15,000,000; Maple Avenue
Apartments, 16 new townhome units, valued at ~$3,000,000; rehabilitation of Seminole Gardens, a 108-
unit Section 8 property, valued at ~55,400,000; Sanford Medical Group Headquarters, a new 3,900SF
medical office complex in Goldsboro, valued at ~$1,600,000. All of these private sector developments
are filling market needs as identified by Goldsboro residents during the CNI meeting process. The
creation of high-quality mixed-income housing is the missing piece of the current ongoing revitalization.

Alignment with other existing public investment areas: In response to its distressed condition,
Goldsboro was designated a “Front Porch” community in 2001, a state initiative for promoting
community revitalization by empowering community members through technical assistance and
training. The Goldsboro Front Porch Council (GFPC), a 501(c){3) organization, leveraged numerous
partnerships leading to neighborhood investments of over $5 million and a robust volunteer program
that provided service hours valued at over $500,000 to address housing, beautification, crime
prevention, education, infrastructure, economic development, and youth mentoring and employment
initiatives. In response to Goldsboro’s designation as a ‘food desert’, GFPC partnered with the Florida
Department of Health in Seminole County to establish a permanent location for the Goldsboro Farmers
Market in 2017.

The southern portion of Goldsboro, below Historic Goldsboro Blvd, is in the NSP3 target area. The City
was awarded a $1 million grant to acquire, rehab and resell 12 foreclosed/abandoned properties. The
City also designated several blocks along both sides of Historic Goldsboro Boulevard as a “GREEN”
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District (Goldsboro Redevelopment Economic Enhancement Neighborhood) to enable property owners
and the City to apply for job creation refunds, loan guarantees, sales tax credits, and grants for
environmental assessments and remediation activities. In 2015 Sanford received an EPA grant for Phase
1 studies citywide. These studies will allow brownfield sites in Goldsboro to be identified and potentially
receive incentives for future redevelopment. The eastern portion of Goldsboro and Sanford are in the
US 17-92 Community Redevelopment Area {CRA), established in 1997 to revitalize one of Seminole
County’s major thoroughfares. Goldsboro is the “head” of the CRA corridor which runs through five
cities. This CRA has distributed over $16 million for infrastructure and building improvements.

The Florida Department of Transportation has plans to construct a ‘fly-over’ road in Goldsboro to
improve traffic flow and pedestrian safety when Amtrak Auto trains move through the neighborhood.
This $5-7 million infrastructure improvement is scheduled within the next 3 years. The FDOT also
opened SunRail, Orlando’s Commuter Rail system in 2014. Sanford’s SunRail stop is roughly 1 mile from
Carisbrooke Terrace, and available to Goldsboro Residents via the LYNX public bus system, private
transportation, or walking. LYNX has also publically indicated that fixed route bus service and stops will
return to internal Goldsboro streets once new housing is created and the previously existing population
returns and expands. LYNX ceased this service when the public housing units in Goldsboro were
demolished, as ridership suffered due to a lack of a concentrated population.

Carisbrooke Terrace’s Positive Effect on Goldsboro Residents: Wendover and Carisbrooke Terrace are
committing to an annual $5,000 scholarship for a resident graduating senior. There will be 10 of these
annual awards, for a total of $50,000 of scholarships awarded. Wendover will be coordinating with
Seminole County Public Schools to assist in the selection and allocation of the scholarships for secondary
education. It is Wendover’s hope that these scholarships encourage area residents to pursue secondary
education either locally or abroad, and possibly one day return to Goldsboro with a degree.
Approximately 58% of Goldsboro residents have never attended any college, and hopefully this
scholarship will help change that statistic for the better. Wendover is also formally committed to hire
local contractors and subcontractors and abide by Section 3 regulations for the development of
Carisbrooke Terrace. Section 3 hiring and contracting requirements provide a great opportunity for
Goldsboro residents and businesses to benefit from the construction of Carisbrooke Terrace. Wendover
will sponsor job fairs for additional opportunities.

Creating Lasting Momentum: The time is now to realize the full potential of the historic Goldsboro
neighborhood ~ economically, socially and physically. Substantial public investments have already been
made, which are leveraging new private investment in the ongoing redevelopment of commercial
properties along Historic Goldsboro Boulevard and in new small-scale infill housing. The City of Sanford,
SHA, Wendover, and a strong existing network of local organizations and partners are committed to the
holistic transformation currently underway in Goldsboro as evidenced by substantial public and private
investments. The proposed Carisbrooke Terrace mixed-income housing development is fully aligned
with the needs of the community and goals of public and private sector partners. Without the creation
of new high quality, mixed-income housing that includes affordable inventory, the revitalization of
Goldsboro will stay stuck in neutral. It is imperative that new and previous Goldsboro residents are
immediately reintroduced into the community to create critical mass for potentially new ancillary
private sector retail development.
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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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in addition to access to the community services below, Wendover also commits to providing free Wi-Fi
for all Carisbrooke Terrace residents. This free service will allow virtual access to unlimited services by
residents, and will hopefully increase the overall quality of life for residents and neighbors.

Transportation: SunRail- Central Florida’s commuter rail line opened on May 1, 2014 and connects
twelve SunRail stations through three different counties, including downtown Orlando that serves asa
regional employment center. The Sanford Station is just over a mile from Carisbrooke Terrace, and is
accessible via Lynx bus service. SunRail weekday departures are every 30 minutes Northbound and
Southbound, with the exception of mid-day service which is approximately every hour. There is a free
shuttle on Monday-Friday from 10am-3pm from the SunRail Station to Sanford’s Downtown Historic
Welcome Center on First Street. In addition, there are connections to the Sunrail Station via LYNX bus
routes #34 and #46.

LYNX- Two LYNX bus routes are only a 5-minute walk (0.17 miles) from Carisbrooke Terrace. In addition
to SunRail, key connections along Route #46 include Seminole Towne Center, Central Florida Regional
Hospital, Seminole County Services Building, and True Health. Key connections along Route #34 include
the Seminole Health Center. Route #34 arrives every 30 minutes from 5:45AM to 9:45PM. Route #46
arrives every hour from 6AM to 7PM. LYNX buses are ADA compliant.

Private Transportation- Wendover commits to purchasing a van and partnering with existing Goldsboro
neighborhood organizations to operate a weekday shuttle service to get Carisbrooke Terrace residents
and their neighbors to appointments or to public transit stops including SunRail. This privately operated
service will complement NeighborLink, as described below.

NeighborLink- This flex-service provided by LYNX aims to make it easier for residents living in less-
populated areas to make use of both local transportation and LYNX' local bus system. NeighborlLink 651
provides curb-to-curb service from Carisbrooke Terrace to other destinations in Central Sanford, an area
bounded by Airport Boulevard to the west, SR46 to the north, 17-92/French Avenue to the east and
25th Street to the south. This on-demand, public, and free bus shuttle service is available to all
residents of Goldsboro and will provide direct access to nearly all amenities listed below for residents of
Carisbrooke Terrace. Service operates Monday through Saturday from 5am to 8pm, and NeighborLink
busses are ADA compliant.

Shopping: Winn Dixie- Located less than a mile from Carisbrooke Terrace at the intersection of 17-92
and 16th Street, Winn Dixie offers a full-service grocery and pharmacy that is easily accessed via
NeighborLink or walking.

Seminole Towne Center Mall- Accessible via LYNX Bus #46 which is only a seven-minute walk, the
Seminole Towne Center Mall is 4.5 miles from Carisbrooke Terrace and offers more than a million
square feet of commercial space including retail, dining and a movie theatre. The Marketplace at
Seminole Town Center, adjacent to the Seminole Towne Center Mall, is a 300,000 SF shopping center
includes Super Target, Marshalls, Ulta, Big Lots, Old Navy, Cost Plus World Market, Petco, Party City,
Dress Barn, and Kirkland's. Customers can also enjoy restaurants such as Panera, Firehouse Subs, and
Smokey Bones.
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Education: Wendover and Carisbrooke Terrace are committing to an annual $5,000 scholarship for a
resident graduating senior. There will be 10 of these annual awards, for a total of $50,000 awarded.
Wendover will be coordinating with Seminole County Public Schools to assist in the selection and
allocation of the scholarships for post-secondary education. It is Wendover’s hope that these
scholarships encourage area residents to pursue post-secondary education and possibly one day return
to Goldsboro with a degree. Approximately 58% of Goldsboro residents have never attended any
college, and hopefully this scholarship will help change that statistic for the better.

Seminole County Public Schools - Students from Carisbrooke Terrace can readily access several high-
performing public schools within walking distance including Goldsboro Elementary Magnet, Sanford
Middle School and Crooms Academy of Information Technology.

Goldsboro Elementary Magnet - Located 1.4 miles away from Carisbrooke Terrace, this school is ranked
1st in English Language Arts, Math and Science in Central Florida. The STEM school offers learning labs
in Science, Technology, Engineering and Mathematics to held youth gain the skills required to success in
today’s challenging world. It also offers Pre-Kindergarten programs as well as extended day enrichment
programs such as karate, golf, cheerleading, basketball, dance and more.

Sanford Middle School - Located 1.1 miles from Carisbrooke Terrace, Sanford Middle School is a Math,
Science and Technology Magnet school that received a school grade of “A” from the Florida Department
of Education for the 2015-2016 school year. STEM initiatives at the school include robotics, bio-tech,
applied physics, pre-med and iJourney.

Crooms Academy of Information Technology (Crooms) - Approximately 1.2 miles from Carisbrooke
Terrace, Crooms earned a school grade of “A” for the 2015-2016 school year and offers students a
rigorous and relevant curriculum that prepares them for post-secondary education with industry-valid
technology skills. Crooms offers an Early College program with Seminole State College leading to the
A.S. degree in Information Systems Technology and the A.A. degrees in Information Technology.

Seminole State College - Located less than six miles away and accessible via LYNX (see below), Seminole
State College of Florida is a full-service education provider, offering four-year bachelor's degrees; two-
year college-credit degrees; specialized career certificates; continuing professional education; adult
education; and an array of culturally stimulating events and timely guest speakers.

Healthcare: Florida Department of Health in Seminole County — FDOH operates a clinic approximately
3.5 miles from Carisbrooke Terrace, accessible via a direct 20-minute ride on LYNX bus line #34, that
provides children, families, men and women with quality, professional specialty care services. Along
with core public health services, and FDOH staff are actively involved in several health initiatives in the
Goldsboro neighborhood where Carisbrooke Terrace is located. In partnership with the Goldsboro Front
Porch Council, FDOH has initiated the Goldsboro Gardening Project and a Goldsboro Farmers Market at
the Westside Community Center. They also make their mobile health unit available in the neighborhood
once per week for health services, screenings and referral. The mobile health unit will also have
dedicated days to be on-site at Carisbrooke Terrace.
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Central Florida Regional Hospital- Located within a walking distance of 0.4 miles from Carisbrooke
Terrace, the Central Florida Regional Hospital is a 221-bed acute care facility serving Seminole and west
Volusia counties. The hospital provides the only full-service cardiovascular program in the area,
including open heart surgery, interventional cardiology, electrophysiology, cardiac rehabilitation and
comprehensive diagnostic services. The hospital has been designated a Level Il trauma center and
provides 24/7 emergency care.

True Health- Located 5 miles from Carisbrooke Terrace and accessible via a direct route on the LYNX
#46, this Federally Qualified Health Center provides complete primary care services for adults and
children, including obstetrical and gynecological services

Community Services: Westside Community Center- The city-owned Westside Community Center located
0.9 miles from Carisbrooke Terrace on Persimmon Avenue is a highly-utilized community amenity. in
2009, the City completed a $2.35 million renovation adding a gymnasium and expanding capacity from
6,000 SF to over 16,000 SF. The current facility also offers a fitness center, game room, computer lab,
kitchen and several other meeting spaces. The Boys and Girls Club, West Sanford Branch operates after
school youth programs six days a week. Senior services and other sports and recreation programming
are also offered. The venue is also available for event rental for family reunions, sporting events, private

parties and such.

Goldsboro Front Porch Council- This 502(c)(3) community based organization was established in 2001
when Goldsboro was designated a “Front Porch Community” by the State to promote revitalization by
empowering community members through technical assistance, training, skill development, and
funding. Since then, the GFPC has developed many partnerships to successfully leverage investments of
over $5 million, supported by a robust volunteer program, for initiatives related to affordable housing
development, beautification, crime prevention, education, and economic development.

Seminole County Community Services- Located 4.6 miles from Carisbrooke Terrace and accessible via a
direct route on the LYNX #34, the Seminole County Community Services offers several anti-poverty
services, homeless prevention programs and special projects via its Community Assistance Division.
Eligible lower income households facing financial hardship may quality for rent, mortgage or utility bills
assistance among other services.

Sanford Public Safety Complex- In recent years, the City invested $21 million for a new 75,000 SF facility
to house both the Police and Fire headquarters on Historic Goldsboro Boulevard, only 0.6 miles from
Carisbrooke Terrace.

Salvation Army Community Center- Located just over a mile from Carisbrooke Terrace, this community
center is open to the public and school age children Monday through Friday. School children are offered
homework assistance and a secure place for fun after school activities which include pool, basketball,
video games, board games and much more. Day Camp Programs are offered for Spring and Summer
breaks, providing a safe location for school children while out of school.
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Recreation: Parks and Open Space- There are two public parks within walking distance of Carisbrooke
Terrace; Coastline {0.4 miles) and George Starke (0.3 miles). The City of Sanford recently completed
substantial improvements to the 7.9 acre Coastline Park totaling nearly $1 million, which included
upgraded ball fields, installation of two basketball and two tennis courts, a 100 person-capacity shelter,
four barbeque grills and restrooms as well as improved landscaping. The City replaced the basketball
courts, pavilions and picnic areas at George Starke Park in 2017. The park also offers ballfields and a
walking path with fitness equipment that was installed via a Greenfield Outdoors grant in 2016.

Historic Downtown Sanford- Sanford’s historic downtown, located less than a mile from Carisbrooke
Terrace, has an impressive collection of historic architecture, and an eclectic array of dining and shops.
Situated on the south shore of Lake Monroe, a multitude of recreational sports and events make the
waterfront an attractive amenity. A multi-use trail system is planned for the entire lakeshore that will
connect the Coast to Coast trail, a major effort by the biking community, local governments and the
Florida Department of Transportation with multi-use trails throughout the Orlando region.

The Central Florida Zoo and Botanical Gardens- In addition to providing access to 400 animals
representing over 200 species, the Central Florida Zoo and Botanical Gardens, located less than four
miles from Carisbrooke Terrace, offers a host of activities and events that provide a relaxing,
entertaining and educational experience for the entire family.

Employment: Per a study by the East Central Florida Regional Planning Council, there are three major
industries with growth potential in a 5-mile radius of Carisbrooke Terrace: Manufacturing and
Fabrication, Construction Trades, and Multimedia. Additionally, other local centers include downtown
Sanford, the Central Florida Regional Hospital, and the Orlando Sanford International Airport. All areas
are accessible via fixed route Lynx service or via the Lynx NeighborLink. Wendover will bring employers
and recruiters to Carisbrooke Terrace on a regular basis to assist residents with job procurement or

advancement.

Orlando Sanford International Airport- Orlando Sanford International Airport was ranked the fastest
growing airport in the country for several years since 2000. It is home to a great number of employment
opportunities, and LYNX provides access to the airport for residents that will be employed there.

Goodwill Self-Sufficiency Job Center- Less than a mile from Carisbrooke Terrace, the Goodwill Self-
Sufficiency Job Center is designed to assist a variety of individuals, from the underemployed to the
unemployed, find employment at no cost to the participant. Assistance with resume preparation, honing
job interview skills, and providing leads for available jobs are a few of the services offered. NeighborLink
provides direct access to this center.

Carisbrooke Terrace is formally committed to hiring local contractors and subcontractors and abiding by
Section 3 regulations for the development of the community. It is anticipated that many Goldsboro
residents will benefit from the jobs created by the construction of the development. Section 3 hiring and
contracting requirements provide a great opportunity for Goldsboro residents and businesses to benefit
from the construction of Carisbrooke Terrace and future development as well.
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RFA 2018-102

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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Wendover understands that to foster the overall success of Carisbrooke Terrace, the needs of individual
tenants must be understood and met on a consistent basis. HUD signed a Stipulation of Settlement and
Dismissal with former Sanford Housing Authority (SHA) residents on July 28, 2011, committing SHA to a
goal of 209 public housing replacement units as part of mixed income community. A portion of these
replacement units will be developed as part of Wendover’s new mixed-income communities within
Goldsboro, starting with Carisbrooke Terrace. In 2016, HUD awarded Goldsboro with a Choice
Neighborhoods Initiative Planning Grant of $500,000 to incentivize the first stages of this overall
revitalization process.

Persons with Special Needs (PSN) typically face a unique set of challenges when it comes to qualifying
for and remaining in high guality affordable housing. Wendover Housing Partners has its own
management division, Wendover Management, which is adept at assisting PSN households with every
stage of the housing process: from application, through move in, as well as providing ongoing resident
assistance programs. There are several PSN households that occupied the previously existing public
housing in the Goldsboro neighborhood where Carisbrooke Terrace will be constructed. Although the
old public housing inventory in Goldsboro has been demolished, the Sanford Housing Authority has kept
track of all former residents. Wendover and the Sanford Housing Authority will contact each former
resident (and any newly identified ELI/PSN resident) individually beginning one year before Carisbrooke
Terrace is ready for leasing to provide them the best opportunity to move into new, high quality
affordable housing in the neighborhood where many of them had previously spent large portions of
their lives. In addition to outreach of previously displaced neighborhood residents, Wendover will work
closely with its co-developer, the Sanford Housing Authority, to contact other community service
providers, referral agencies, and case managers in an effort to identify and procure additional ELI/PSN
residents. Carisbrooke Terrace will contain some public housing units, and rental assistance vouchers
will be made available to many qualifying ELI/PSN tenants.

Income history and verification (i.e. potential ELI/PSN residents with income levels too low to otherwise
qualify) of ELI/PSN applicants for Link Units will be fully ignored. By taking this approach, Carisbrooke
Terrace’s Link Units will be made available to a variety of ELI/PSN tenants that otherwise may have not
qualified as residents. The market rate units that will be included in Carisbrooke Terrace will also be
marketed to Persons with Special Needs. Wendover will ensure that ADA compliant units will also be
made available within the market rate segment. Therefore, PSN residents that may not need or qualify
for a LIHTC unit will be given the opportunity to move in to a new, high quality apartment community
built with their needs in mind.

Wendover will take specific measures to identify and assist potential new ELI/PSN residents with the
application process, particularly as it pertains to leasing the Link Units. Local case managers will be
engaged and retained by Carisbrooke Terrace’s team to both identify and maintain relationships with
potential PSN residents. Previous SHA tenants and newly identified potential ELI/PSN tenants will be
contacted via phone by management to set an appointment to go over application requirements. Once
contacted, management will also attempt to identify alternate points of contact to ensure that these
potential residents will be able to be contacted again as needed in the future. If a potential resident is
unable to travel, Carisbrooke’s management team will go to the applicant and walk them through the
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application process. During initial lease-up, Carisbrooke Terrace’s staff will adjust normal operating
hours as needed to accommodate applicants that cannot meet during normal business hours.

Altering traditional financial policies are amongst the first changes that Wendover will employ to assist
ELI/PSN applicants. Application fees and security deposits will be entirely waived for all ELI/PSN Link Unit
applicants. Additionally, Wendover understands that previous derogatory marks on credit reports can
prevent otherwise qualifying ELI/PSN residents from securing high quality affordable housing. Wendover
commits to thoroughly reviewing each ELI/PSN application on a case-by-case basis and will forgive any
and all previous derogatory credit marks in an effort to get the maximum amount of ELI/PSN applicants
moved in as quickly as possible. Previous evictions also will not mean automatic denial of ELI/PSN
applicants. Circumstances pertaining only to the most recent eviction will be reviewed and discussed by
management with the applicant in an effort to have this previous indiscretion overlooked. Without
taking these steps, ELI/PSN applicants may never be able to move forward from previous transgressions
that may prevent them from advancing their quality of life. Carisbrooke’s bilingual management team
will also personally walk through the application and required information with every ELI/PSN applicant,
and assist them in filling out the required information. If required application information is not readily
available to the prospective tenant, Carisbrooke’s team will personally assist the applicant in acquiring
the necessary documentation.

Criminal history will also be waived for all ELI/PSN applicants, with the exception of federal or sexual
crimes. These exclusions are solely due to the fact that the physical and mental wellbeing of all
Carisbrooke Terrace residents is paramount to the overall success of the development.

Once an ELI/PSN applicant has been approved as a resident, Carisbrooke Terrace’s management will
monetarily assist with necessary moving costs in order to facilitate and expedite ELI/PSN household
residency at Carisbrooke Terrace. Partnerships with local organizations to provide household items and
furniture will also be solidified to provide critically important home goods to ELI/PSN residents. Multiple
options for the payment of rent will be made available to all Carisbrooke Terrace’s residents. These will
include auto-debit, one-time online payments, and money orders.

Wendover Housing has extensive experience with assisting special needs residents. Wendover recently
completed Haley Park, a senior affordable community in Tampa. Disabled and/or previously homeless
veterans constituted a significant portion of applicants. As such, Wendover Management’s team
immediately reached out to the Veteran’s Affairs office and the James A. Haley VA Hospital in Tampa in
an effort to craft and provide appropriate support services to these new residents. VASH vouchers were
allocated and procured by qualifying tenants of Haley Park. Local organizations provided move-in
assistance, home goods, and furniture free of charge to these new residents. United States Secretary of
Veterans Affairs Robert McDonald personally made a visit to Haley Park and lauded its ability to not only
house, but also to enhance the lives of its veteran residents.

Wendover will commit to processing all Link and PSN applications within 24-48 hours. In many cases, it is
critical that PSN households receive housing quickly, and Carisbrooke Terrace’s bilingual management
team will do everything in their power to facilitate a quick and seamless transition. A one-on-one tour
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will be given to every new resident at Carisbrooke Terrace, including PSN residents. This tour will
provide important details of the community to new residents, and also will provide them with a resident
manual that clearly outlines all of the pertinent policies for residents. By utilizing this method, PSN
households will have an opportunity to immediately ask questions of staff and request any other
accommodations that they may need. This should dramatically help all new residents become
acclimated within the community. Carisbrooke Terrace’s bilingual management team will also distribute
a written policy manual in English and Spanish to referral agencies that will assist potential future
residents with details of the application process and provide important information about the
community itself. These steps will further help ensure that PSN applicants are made aware of potential
housing opportunities at Carisbrooke Terrace.

Ongoing management of Carisbrooke Terrace by Wendover Management focuses on the safety,
security, and well-being of its tenants. The Goldsboro neighborhood has typically had higher crime rates
than surrounding areas, and Wendover will do what it can to assist in reversing this trend. Carisbrooke
Terrace’s management has reached out to the Sanford Police and Fire Departments in an effort to
create an ongoing partnership and consistent on-site presence. Carisbrooke Terrace will designate an
area in the lobby as a small substation for police men and women to operate out of. To that end, every
resident of Carisbrooke Terrace will be expected to commit to living a smoke-free, crime-free and drug-
free lifestyle, which will be supplemented by the physical presence of law enforcement.

Wendover will work with area healthcare providers, such as FQHC TrueHealth and the FDOH, to design
programs that deliver routine preventive healthcare services on-site at Carisbrooke Terrace, or allow
residents to conveniently access nearby clinics. Central Florida Regional Hospital is located less than a
mile north of Carisbrooke Terrace, and ancillary medical office buildings are located in the same
complex. Goldsboro residents do not always have transportation to these facilities, which provides a
significant obstacle to receiving the necessary care. Mental healthcare services will also be brought in to
Carisbrooke Terrace as needed, and partnerships with case managers will be finalized to coordinate
these services. This is critical to the success of some PSN residencies.

Wendover will purchase and provide a bus that will operate on weekdays to get Carisbrooke Terrace
residents and other community members to healthcare and other appointments. Wendover will also
work with Lynx’s NeighborLink flex-bus system to make residents more aware of the already available
door-to-door, free, on-demand bus service in Goldsboro. NeighborLink provides ADA bus services for
free service throughout Goldsboro, and this will allow PSN residents in the area immediate access to
healthcare as well.

Wendover’s commitment to the revitalization and redevelopment of the entire Goldsboro community
hinges upon the success of Carisbrooke Terrace. Understanding and accommodating the variety of
potential residents, including veterans, Persons with Special Needs, ELI, and market rate, is the top
priority. Staff will undergo regular training for all Fair Housing issues, which will help Carisbrooke Terrace
consistently service all of its unigue resident populations. Based on historical experiences and
incorporation of industry best practices, Wendover is poised to make Carisbrooke Terrace a prototype
affordable housing community that can act as a template for future mixed-income developments.
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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 ltem A1.)

Off-Site Wor

Other:

General Development Costs
(as listed at Item A2.)

Impact Fees:

Other:

Financial Costs
(as fisted at item A3.)

Other:

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

Other:

NOTES: Neither brokerage fees nor syndication fees can be included in eligible basis. Consutting 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 Appilication
consultants, construction management or supervision consultants, or local government consultants.
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RFA 2018-102 DEVELOPMENT COST PRO FORMA

CONSTRUCTION/REHAB ANALYSIS

10.

. HC Equity Bridge Loan

. Second Mortgage Financing
. Third Mortgage Financing

. Grants

AMOUNT
. Total Development Costs $ 15,344,494.00
. 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.

. First Mortgage Financing

. Other ~
. Other "

. Deferred Developer Fee

Total Construction Sources $

. Construction Funding Surplus

(B.10. Total Construction Sources,

less A, Total Development Costs): $ 0.00

15,344,494.00

(Page 5 of 7)

LOCATION OF
DOCUMENTATION

Attachment
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment

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 (Page 6 of 7)
PERMANENT ANALYSIS LOCATION OF
AMOUNT DOCUMENTATION
A. Total Development Costs $ 15,344,494.00

B. Permanent Funding Sources:

1. HC Syndication/HC Equity Proceeds Attachment
2. First Mortgage Financing Attachment
3. Second Mortgage Financing - Attachment
4. Third Mortgage Financing " Attachment
5. Grants " Attachment
6. Other - Attachment
7. Other - Attachment
8. Deferred Developer Fee
9. Total Permanent Funding Sources $ 15,344,494.00
C. Permanent Funding Surplus

(B.9. Total Permanent Funding Sources,

less A. Total Development Costs): $ 0.00 (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.
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Principal Disclosures for the two Developers

How many Developers are part of this Application structure? {Please complete tne rinupar Listivsures 1ur eaLn Ul R WU LU-UevEILPETS LEIVW. )

Select the organizational structure for the first Co-Deveivper crrany.

The first Co-Developer is a:

Provide the name of the Developer Limited Liability Company:

First Principal Disclosure Level: Carisbrooke Terrace Developer, LLC

Select organizational structure

of First Level Principal identified

rirst Level delect 1ype o1 rrincipdi o1

Entity # Developer Enter Name of First Level Principal
1.
2.
3.
4.

Page 2 0of 3 Principals of the Applicant and Developer(s} Disclosure Form {Form Rev. 08-16)






