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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:

‘e a. Family
g b. Elderly Non-ALF

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

(1) Authorized Principal Representative contact information (required)

First Name: Richard

Middle Initial

Last Name: Higgins

Street Address: 3629 Madaca Lane

City: Tampa

State: Florida

Zip: 33618

Telephone: 813-933-0629

Facsimile: 813-935-3420

E-Mail Address:  rhiggins@norstarus.com
Relationship to Applicant: VP of Managing GP of Applicant

(2) Operational Contact Person information {optional)

First Name: Brian

Middle Initial

Last Name: Evien

Street Address: 3629 Madaca Lane

City: Tampa

State: Florida

Zip: 33618

Telephone: 813-933-0629

Facsimile: 813-935-340

E-Mail Address: bevien@norstarus.com
None. Director of Development for co-

Relationship to Applicant: developer Norstar Development USA, LP

b. Applicant
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(1) Name of Applicant:
Grand Oaks Apartments, LLLP

(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,
FAC?

" Yes oy

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 T

c. General Developer Information

(1) Name of each Developer (including all co-Developers):
Norstar Development USA, LP
PCHA 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):

RFA 2018-102
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(1) Eligibility Requirement

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:

Norstar * 1lade Property Management

(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:

Grand Oaks

Development Category/Rental Assistance (RA) Level:

(1) Select the Development Category:

‘e 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.
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4) Development Category Funding Preference

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 Ty
c. Select the Development Type
‘e Garden Apartments
~  Townhouses
- Duplexes
Quadraplexes
i Mid-Rise, 4-stories
Mid-Rise, 5 to 6-stories
High Rise
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)?
s ! )
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 S
5. Location of proposed Development:
a. County: Pinellas
b. Address of Development Site:
134th Ave N, SE of the intersection of 134th Ave N and 125th St. N a/k/a Jackson St,
unincorporated Pinellas County; SE of the intersection of Monroe Ct and 125th St. N
a/k/a Jackson St, unincorporated Pinellas County; SE of the intersection of 134th Ave N
and Washington Dr, unincorporated Pinellas County; SE of the intersection of 125th St.
N a/k/a Jackson St and 132nd Ave a/k/a Lincoln Pl, unincorporated Pinellas County;
inside the traffic circle on Monroe Ct, unincorporated Pinellas County; inside the traffic
circle on the SW of Washington Dr, unincorporated Pii " s County; inside the traffic
circle on the SE of Washington Dr, unincorporated Pinelias County
c. Does the proposed Development consist of Scattered Sites?

RFA 2018-102
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6. Units

C.

RFA 2018-102

‘e Yes

z

o]

Latitude and Longitude Coordinates:

(1)

(2)

Development Location Point:

Latitude in decimal degrees, rounded to at least the sixth decimal place
27.894550

Longitude in decimal degrees, rounded to at least the sixth decimal place
-82.811520

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:

§S1:27.893700, -82.811470; SS2: 27.894510, -82.810120; SS3: 27.893170, -
82.811640; SS4: 27.894130, -82.811090; SS5: 27.893720, -82.810400; SS6:
27.893660, -82.810210

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: 86

Select the applicable item below:

(1) Proposed Development consists of 100% rehabilitation units

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

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

(3) There are no existing units

d. Set-Aside Commitments
(1) Select one (1) of the following minimum set-aside commitments:
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 Breakdown Chart
Percentage of Residential Units AMI Level
% At or Below 25%
6 At or Below 28%
% At or Below 30%
6 At or Below 33%
5 At or Below 35%
10% At or Below 40%
6 At or Below 45%
6 At or Below 50%
U% At or Below 60%
80 % 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 4 1
2 15 39 4
3 2 37 3
4 I - 18 11 ]
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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

Site Control
Provide the required documentation to demonstrate site control as Attachment 7.
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

RFA 2018-102

Federal requirements and State Building Code requirements for all Developments are
outlined in Section Four.

General feature requirements for all Developments are outlined in Section Four.
Accessibility feature requirements for all Developments are outlined in Section Four.
Green Building Features:

(1) Green Building feature requirements for all Developments are outlined in
Section Four A.8. of the RFA.
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(2) 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.

(3) 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.

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

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

Oo0Oood

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 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)

O Eco-Friendly fiooring 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) **

O Energy efficient windows in each unit (3 points)
0 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
L] 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 refated to Energy Star certified roofing.
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** applicants who choose high efficiency HVACs must meet the standards listed here,
which exceed the minimum Green Building Features required of all Devefopments
Section Four A.8. of the RFA.

e. Iltems 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:

X

After School Program for Children

X Literacy Training
X Employment Assistance Program
O Family Support Coordinator
a Financial Management Program
L 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:

Literacy Training

Computer Training

Daily Activities

Assistance with Light Housekeeping, Grocery Shopping and/or Laundry

OoOonoano

Resident Assurance Check-In Program
10. Funding:

a. Corporation Funding:
(1) Housing Credits

(a) Eligible Housing Credit Request Amount (annua! amount): $ 1,660,000

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

‘¢ Yes
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(c) Basis Boost Qualifications:

(i)

(ii)

(jii)

(iv)

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

-

Yes ‘s No

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?

‘e Yes v

If “Yes”, provide the SADDA ZCTA Number{s): 33774

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

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

" Yes s No

Is the proposed Development located in a QCT?

" Yes ‘o

If “Yes”, indicate the QCT Number: ind
provide the required letter from the local planning ottice 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:

[

RFA 2018-102

Coroaration File # l: Amount of Funding
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(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 tarnaration File No. Amaunt of Funding
SAIL I
HOME-Rental
MMRB

EHCL I

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?

% 3 ok 2k ok 2k 2k ok 3k ok 3k ok Xk ok Kk K F

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.
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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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Norstar Development USA, L.P. (“Norstar”} is a full-service development, construction and management
company operating in New York, Michigan, and Florida. Norstar has in-house planning, architectural,
finance, construction, management, and government expertise. Norstar has developed 21 affordable
housing communities with 18 development partners. Each different community and partner brings
about a unique set of circumstances and needs that Norstar seeks to fulfill.

Norstar Accolade Property Management (“NAPM”} is an affiliate of Norstar. NAPM has developed a
successful track record in managing residential properties. Headquartered outside of Dallas in the City
of irving, Texas, NAPM manages or co-manages approximately 6,200 housing units at 41 properties
located throughout Texas and Florida. Since its inception, NAPM has developed particular expertise in
operating and maintaining high-quality mixed-income and affordable housing complexes. NAPM has
over 21 years of experience implementing and supervising affordable housing programs which include
LIHTC, AHDP, FNMA Bonds, Project Based Section 8, 515 Rural, HOME, and SHIP,

The affiliate relationship between Norstar and NAPM enables collaboration toward the same goals: to
positive impact neighborhoods and increase quality of life through affordable housing development and
redevelopment. Though each community and project is unique with its own set of complexities, Norstar
has learned that its most successful projects have emanated from a well-organized planning process

involving local stakeholders.

The Homes of Renaissance Preserve Il in Fort Myers, Florida was an expressly stated part of a local
revitalization plan. The City of Fort Myers, in conjunction with the Fort Myers City Council, local
companies, and city residents, developed the Dr. Martin Luther King, Jr. & Veronica S. Shoemaker
Boulevards Revitalization Plan (MLK & VSS Plan) with the input of key community stakeholders and in
combination with the area’s HOPE VI Plan. The plan was developed as a “guidebook to help residents,
property owners and the City of Fort Myers to steer the future development of Dunbar including its
major road corridors and nearby neighborhoods (MLK & VSS Plan pg. i).” The redevelopment of
Michigan Court/ Flossie Riley, of which The Homes at Renaissance Preserve Il is a part, was a key Action
Step outlined in the plan. The Plan stated that this rebuilding will “create a safer and more diverse
neighborhood of highly valued houses and apartments,” and “re-knit the surrounding neighborhoods.”

Norstar and the development team held numerous community meetings along each stage of
development including charrettes, where the proposed design was presented before the community for
input and recommendations. The team worked until there was complete resident and community
approval and all local stakeholder parties were satisfied.

Norstar also led the development of a HOPE VI Plan after it became the master developer for the Center
Court project in Niagara Falls, New York in 2003. Although the first attempt was unsuccessful, Norstar
and the Niagara Falls Housing Authority re-drafted the plan with stakeholder support and the Hope VI
award was granted in 2006. Though the Center Court project was developed as part of a HOPE VI
revitalization plan, the redevelopment of Center Court was a crucial element in a comprehensive City-
driven redevelopment and revitalization plan in the Highland Avenue neighborhood. The Center Court
site is located in a HUD Renewal Community, Community Outreach Partnership Center (COPC) and an
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Empire Zone — initiatives that encouraged investment in the neighborhood — and also benefitted from
the Department of Justice’s Weed and Seed designation and support. The Center Court redevelopment
reconnected the site to the surrounding neighborhood and City. This connection was further
strengthened by developing off-site parcels that included a vacant site (Phase 1) adjacent to the existing
Center Court site. The inclusion of off-site parcels created a greater area of impact and further
integrated the site into the community. A newly-built community center and the reconfigured existing
pool and park facilities created a vibrant community with activities for residents.

Columbus Square Phase |, which Norstar is currently developing in Montgomery, Alabama, is also part of
an revitalization plan for its downtown area. Upon assembling a master planning team for the project,
Norstar worked to ensure the site planning was consistent with the character and complexity of the
neighborhood while stili maintaining the vision and goals of the revitalization plan. Norstar engaged the
community to develop the project goals and present potential building layouts, unit mixes, and design
criteria. The goal was to focus the community and stakeholders’ decisions on the project on the most
feasible, connected, and sustainable community plan. The results were positive and a new and

improved Columbus Square (previously Trenholm Court) opened in 2017.

Although not all of Norstar’s projects are included in expressly-stated revitalization plans, Norstar always
aligns itself with local development and revitalization initiatives. Because Norstar works so closely with
local governments and housing authorities, Norstar and NAPM constantly seek to represent the best
interests of those communities and to work toward their revitalization goals. In addition, one of
Norstar’s key practices is assembling a highly effective development team that includes both a national
and local planning and design firm. Norstar has found this mix brings some of the best practices to a

project, while also ensuring alignment with local revitalization plans.

Norstar’s team investigates and evaluates all existing plans prior to pursuing a development to ensure
each project leverages any previous efforts to build consensus and develop unique concepts. Norstar
believes that community engagement and input is essential for any successful plan. To this end, Norstar
utilizes an input strategy that identifies the key stakeholders and solicits participation regarding the
issues, opportunities, and priorities of the various segments of the community. Norstar routinely holds
community meetings in order to obtain feedback from community members during the development

process.

The community planning process undertaken by the Housing Authority, the local municipality, existing
residents, and other concerned parties must be consistent with any overall redevelopment plan. As
ideas are formed through the community meetings, the project planners and architects work to design
community-based solutions to identified needs.

Ultimately, this planning process results in a concise, realistic plan that addresses the vision, priorities
and opportunities that arise from local contributions and opinions. A well-conceived and communicated
plan can be a key to garnering support and resources for the overall effort. In cities where expressly-
stated local revitalization plans are in effect, Norstar regards these plans highly and uses them to guide
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its development and planning process to ensure that the project is in line with the existing plan and

community goals.

A key element in design planning is to integrate new public housing and mixed-income rental units into
the fabric of the neighborhood. NAPM has developed effective strategies to market, lease up and
manage market rate projects. Specifically, in Florida within the last four years, NAPM has leased up and
stabilized 1,686 mixed-income units that maintain an average 98% occupancy. In an effort to build
community spirit and to reduce the likelihood of residents discounting community policies or iease
requirements, NAPM has identified strategies to increase the value of the developments via proactive
management and attempts to improve residents’ perspectives on the communities in which they live.
For example, exterior elevations, community amenities, common green spaces, and curb appeal are
designed and maintained to attract residents from all income levels and encourage a sense of pride for

residents.

Although these exterior appearances attract residents based on aesthetically pleasing physical
improvements initially, for long term satisfaction, management offers superior customer service and
retention programs. The positive community spirit that results from enrichment programs and
increased value of the neighborhood as a result of new development and NAPM’s management
techniques garners the attention of those in the community and makes NAPM-managed communities
desirable places to live. NAPM’s outreach marketing plans involve targeting not only employees of retail
industries, but also local school districts, hospitals, and other major employers. This proven
management practice attracts market-rate households as well as affordable households to mixed-
income properties and retains them by keeping a high standard for resident behavior and meticulous
property maintenance. NAPM’s goal is to create a community in which all residents are proud to be

members.

Because Norstar develops and NAPM manages very low, extremely low, and mixed-income properties,
these developments present an opportunity for management to service residents from diverse socio-
economic backgrounds. NAPM requires all onsite managers to develop rapport with the neighborhood
associations, neighboring apartment community managers, and local police. By becoming involved in
the community, local businesses and neighbors all became part of the management team to maintain
community safety. Most Low Income Tax Credit site developments require resident enrichment
programs per the Land Use Restriction Agreement. NAPM’s management teams are well-equipped to
reach out to local municipalities as well as housing agencies to assist in filling these requirements. Many
of these requirements dovetail with housing agencies’ pre-set objectives. Therefore, working together
allows NAPM and its housing authority partners to accomplish more, in a timelier fashion, to more

effectively benefit residents.

Norstar’s developments have proven to be catalysts for positive change in their surrounding
neighborhoods by increasing the value of adjacent projects, thus encouraging new business
investments. The combination of the enrichment initiatives, the resident-retention resources and the
local market-savvy onsite team and vendors allows the residents of a NAPM-managed property to
become a thread in the fabric which makes up local community spirit, support, and rapport.
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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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The Greater Ridgecrest Area (“GRA”) is a community in mid-west Pinellas County comprised of eleven
neighborhoods where the proposed development, Grand Oaks, is located. The Pinellas County Housing
Authority completed development of the Rainbow Village apartments, in the heart of the GRA, in 1969.
Grand Oaks intends to be the first phase of a multi-phase revitalization of Rainbow Village. The origins
of the GRA stemmed from citrus workers settling in the area from the 1940’s to the 1970’s. By the early
1990’s, the GRA's median income was 28% below the countywide median, 49% of the residents were
not graduating from high school, and families below poverty comprised about 26% of the population.
The presence of debris, lack of landscaping, and garbage piles along the curbs signaled this was a
blighted community. Identifying the GRA as an area of critical need, HUD established the GRA as a
Neighborhood Revitalization Area in 1999. In the same year, Pinellas County adopted the Greater
Ridgecrest Area Revitalization Plan (“Plan”)
(http://www.pinellascounty.org/community/pdf/GRA_Revitalization_Plan_HUD_Approved.pdf) which is
now the area’s applicable local plan/initiative. Because the GRA is primarily residential, the Plan focuses
mainly on housing. Today, the GRA is seeing multiple positive changes resulting from execution of the
Plan. As detailed in the following sections, there have been gains in homeownership, education,
housing, crime prevention, and diversity. Below are the Plan’s specific focuses and objectives listed in

chronological order of implementation.

Goal 1: Environmental/Neighborhood Improvement - Renovate, build, clean and beautify the
community and provide a safe environment for residents.

At the time the Plan was implemented, multiple streets were unpaved and in need of repair. The GRA
contained few sidewalks and almost no street lighting. Within the last 10 years, Pinellas County has
invested over 5950,000 in beautification and streetscape improvements and sidewalk creation in the
GRA and over $2 million improving the failing infrastructure surrounding the neighborhood. Recently,
the Pinellas County Planning Department has begun the process of rewriting its development code to
include overlay districts developed with input from multiple neighborhood associations within the
County. The new form-based code will focus on implementing narrower setbacks, creating bike lanes,
widening sidewalks, and encouraging rear parking and landscape minimums. The updates and overlay
districts will also seek to unify the GRA with surrounding communities in establishing a more walkable,
urban environment. The codification of the community’s goals and strategies as they relate to transit-
oriented development and live-work communities will function as a major step toward achieving the
Plan’s objectives. The updated code should be adopted within the next two years.

Another neighborhood improvement goal highlighted in the Pian was to improve substandard public
transportation; when the County approved the Plan, there was only one bus route within the entire
community. Great progress toward this goal is evidenced by the fact there are now multiple bus stops
and routes within Rainbow Village, as well as many newly-added bus routes that run through the GRA
community, two of which are directly accessible to Grand Oaks.

Goal 2: Housing - Insure the preservation of existing housing stock, develop affordable housing, and
educate residents of the community. The first strategy described pursuant to this objective is the
development of high quality affordable housing.
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In recent years, the County has invested over $2.5 million in acquisition, appraisals, re-platting, title
work, and legal fees to create and purchase 50 single family lots for future development to prevent
against gentrification and to preserve housing possibilities for future affordable housing development
and home ownership. Some of these lots have been donated to the Housing Authority, Habitat for
Humanity, and other organizations who seek to build single family homes. Other lots have been
donated for development by community members. The local government has also committed to sell or
donate 67 more vacant lots for future development, a portion of which will be reserved for affordable

housing purchasers.

In 2012, Norstar Development (“Norstar”} and the Pinellas County Housing Authority partnered to
complete the $24 million Pinellas Heights project, which entailed redeveloping a failed retail strip center
adjacent to Rainbow Village into a 153-unit affordable rental housing community for seniors. In 2013, to
further invest in and enhance the GRA, the Housing Authority and Norstar set out to redevelop Rainbow
Village. Norstar engaged Torti Gallas and Partners to develop a master plan for what would be called
the Oaks at Ridgecrest (of which Grand Oaks will be the initial phase). The plan incorporates a mix of
residential units that seamlessly mix aesthetics, demographics, and income levels with safe and
pedestrian-friendly streets. This plan made such an impact that Pinellas County sought to build upon
these efforts by engaging Torti Gallas to develop a more expansive master plan for the entire GRA.
Pinellas County’s engagement of a third-party consultant is unique in that the GRA Master Plan is the
County’s only neighborhood plan to have been developed by County-funded professionals. This
neighborhood plan was subsequently incorporated into the County’s Future Land Use Element.

Because the local government feels that this project aligns so closely with its revitalization goals, the
County committed to funding the highest possible amount of local government support during the first
year the Local Government Area of Opportunity funding was implemented by FHFC. Specifically, in
2016, it funded approximately $550,000 for Heritage Oaks’s (one phase of the Oaks at Ridgecrest) tax
credit application. Heritage Oaks ultimately was not funded, and this application for Grand Oaks
represents the next attempt to fund the first phase of the Oaks at Ridgecrest. In addition, local
municipalities are also taking action to encourage the development of affordable housing due to the fact
that local wait lists are currently as long as six to nine months (the waitlist for Rainbow Village, for
example, even in the development site’s current condition, totals 387 applicants). This can be seen
through the City of Largo’s 2017 amendment of its policies to allow developments with higher
percentages of affordable housing to be constructed in varying areas, rather than just redevelopment

districts.

While the above efforts have helped homeownership rates increase since the Plan was implemented,
renters in the GRA are increasingly spending more than 30% of their income on rent (up from 45% in
2012 to 52% in 2015), This demonstrates that the need for affordable rental units for families in the GRA
is greater than ever. Grand Oaks and the other phases of the Oaks of Ridgecrest will provide almost 400
units of critically-needed affordable housing in the GRA.

Goal 3: Education - Provide opportunities that will enhance the education of youth, extend adult
education, and open avenues for advancement for all residents in the community.
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Founded in 1986, the nonprofit Pinellas Education Foundation has raised more than $140 million to
support students and teachers of Pinellas County Schools and is consistently ranked among the top
public school education foundations in the US. The Foundation is a coalition of business and community
leaders who work together to improve the quality of public education. The Foundation accomplishes its
goals by advocating for public education reform, creating programs to improve student performance
and raising funds for scholarships and grants. Last year alone, the Foundation provided 300 college
scholarships, organized 700 mentorships, and taught 22,000 5th and 8th grade students about free
enterprise and personal finance. Further, 100 students who had previously stated that they were not
planning to graduate recovered from that trajectory. Pinellas County’s graduation rate last year was
96%.

Goal 4: Drug Education - 1) Develop an enriching program for drug education, rehabilitation, and
mentorship. Unite community members to combat drugs. 2) Build up the male image and the male

support system in the community.

The Mattie Williams Neighborhood Family Center was established when a group of concerned citizens
formed a coalition to address local substance abuse problems. To address the underlying causes of
abuse, the founders utilized a grant from the Juvenile Welfare Board to fund the Center. The Center’s
support services include one-on-one counseling, substance abuse prevention services, and literacy
programs. In addition, the Crimewatch and Dad’s Club services and meetings provided by the Friends of
Ridgecrest help the community identify and prevent criminal activity internally and encourage male
leaders and positive male influence as specifically described in the plan’s objectives.

Goal 5: Job Training - 1) Provide resources that will help people in the community. 2) Upgrade current
jobs of residents through training programs. 2) Explore mechanisms for better employment
opportunities through appropriate training. 3) Identify the talents of qualified individuals.

The Friends of Ridgecrest Center, which is located in Rainbow Village, frequently holds meetings and
events which encourage residents in the job search process and promote employment opportunities. It
also offers computer literacy and other technical assistance in a collaborative, community setting. In
addition, the Florida Division of Vocational Rehabilitation offers employment support focus on students
with disabilities, deaf or hearing-impaired services, and VR employment support. Finally, Grand Oaks’s
management company will offer technical support and employment seeking services for residents.
Grand Oaks, therefore, would function to accomplish this specific goal illustrated in the revitalization

Plan.

Some examples of new employment opportunities and private investment in and around the GRA
include: 1) a $10 million redevelopment of a grocery store completed in 2016, just an 8 minute
commute from Rainbow Village, 2) a $65 million redevelopment of the nearby Seminole City Center
completed in 2017, which includes 40 stores, restaurants, grocery stores, and a movie theater, 3) the
redevelopment of the Largo Mall in 2007, which includes 39 stores, grocery stores, restaurants, and a
movie theater (also an 8 minute commute from Rainbow Village). Other examples of recent private
development include within minutes of Rainbow Village include: Waffle House, Wawa, O’Reilly Auto
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Parts, Walmart, Aspen Dental, First Watch, Tijuana Flats, Smoothie King, a renovated and re-opened
Publix, Dunkin Donuts, Pollo Tropical, Zaxbys, St. Petersburg College Veterinary Technology Center, and
Five Below. These developments represent improvements to community amenities and employment
opportunities that are occurring simultaneously with implementation of the Plan and will enrich the

lives of GRA, and more specifically, Grand Oaks residents.

Goal 6: Youth Development - 1) Provide for the survival and growth of youth. 2) Increase public interest
in the need for youth development. 3} Strengthen the role of youth serving the community by invoiving
the youth in the neighborhood development.

Recently, the local government has invested over $200,000 on capital improvements to the Young Life
Center in Ridgecrest and another $82,000 to rehabilitate the Young Life building nearby. Young Life
provides faith-based youth programs that strengthen development and help revitalize the community
by breaking the cycle of poverty in community youth. In addition, the Greater Ridgecrest Area Youth
Development Initiative (GRAYDI) is a nonprofit located in Rainbow Village and established by community
members which consists of a group of residents, community leaders, concerned citizens and
professionals working to develop youth activities. GRAYDI has been influential in bringing resident
children together and helping them strive for excellence. In addition, the Boys and Girls Club of the
Suncoast provides ample out-of-school club experiences to youth and services over 8,000 local children,
82% of whom come from single-family homes and 89% of whom receive free or reduced lunches. These
projects, in addition to the Head Start facility and its associated programs also located on site (currently
serving 100 children), have enriched health and community services and increased connectivity by
providing additional gathering places and enhancing activities for the youth community.

Goal 7: Recreation - 1) Provide recreation and social activities shown to be most desired by the youth
survey. 2) Provide recreational and social opportunities for adults and families, and for senior citizens.

In 2013, the Ridgecrest YMCA (a/k/a the Omni Center), with a current registration of 350 households,
was reopened after local businesses and local governments contributed over $4 million to rehabilitate
the facility. Programs include education, recreational and health and community service activities for
adults, families, and seniors. Recreation activities include a fully equipped Wellness Center with a
variety of training equipment and free weights, swimming pool with lap lanes and zero-entry play
zone and water slide, full gym for basketball and volleyball, conference room with free internet access
computer, regulation football field and stadium, playground and group exercise room. Multiple and

varying youth recreation activities are scheduled every day of the week.

Goal 8: Neighborhood Family Center - 1) Develop supportive activities for parents and other caretakers
of children. 2) Develop activities that will increase the number of community residents who are
employed and the level at which they are employed. 3) Provide child development activities. 4) Develop
activities that will enhance the education of youth in the GRA. 5) Provide a center that encourages the
coming together of families to strengthen bonding with each other and create greater community
cohesion. 6) Provide quality child care at all activities, thereby supporting parents’ ability to participate.
7) Provide support to young men who are at risk of involvement in drugs and other potentially
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detrimental activities. 8) Enhance education and economic opportunities by operating a facility with
programs and services that provide opportunities for personal, spiritual, and professional growth.

One of the ways the community has achieved this goal is by redeveloping the Friends of Ridgecrest
Center. With over $1.3 million in public and private contributions to renovate and additional parking,
the Center holds many weekly events for a multitude of local organizations and nonprofits designed to
bring community members together. Some of these events include teen night, cooking classes, job
training, tax prep, women’s group, dad’s group, potlucks, movie night, and many more. Residents run
the Friends of Ridgecrest organization within the Center and coordinate almost daily activities to keep
residents engaged and focused on improving themselves and their neighbors.

Working collaboratively, the local government, local businesses, and community members have served
as catalysts for cultural development, improved education, enhanced recreation, and have achieved
substantial community planning improvements. The community’s implementation of the goals
articulated in the Plan have been very effective and the statistics these efforts illustrate speak for
themselves. For example, according to the most recent Census, 75% of housing units are currently
owner-occupied as opposed to 67% when the Plan was implemented. Demographics have changed as
well. When the GRA was established, most of the residents were African American, whereas current
demographics are much more diversified. There is strong evidence of education improvements as well.
In the 1990’s, only 51% of the GRA residents were graduating from high school. Now, over 85% of
residents graduate from high school. Furthermore, whereas the GRA’s median income was 28% below
the countywide median at the time of the Plan’s enactment, now the GRA’s median income is $45,783
and the countywide median income is $47,090. The amount of families below poverty level has also
improved dramatically in that the percentage of individuals below the poverty level was 26% when the
Plan was created but now presently rests at 13%. In terms of crime rates, the GRA has very low crime
relative to the rest of Pinellas County. Finally, according to market trends, the median home price in the
GRA is higher than ever before and whereas the market value of homes fell between $25,000 and
$60,000 in 1999, the median today is $176,450.

It is evident that the GRA is being revitalized and has seen substantial improvements since the
enactment of the Plan. Despite these outcomes in the portion of the GRA lying outside of Rainbow
Village, though, the average percentages are still lessened by Rainbow Village which has remained at
poverty levels for decades due to 100% of its 200 units functioning as public housing. However, by
converting this public housing community to LIHTC and market rate units, the largest current
impediment to positive change in the GRA will be removed. Further, this RFA presents Grand Oaks and
the GRA with an opportunity to make its first multifamily affordable housing development a reality. Not
only will this project revitalize the heart of the decaying Rainbow Village apartment complex, it will also
provide dignified housing for the GRA’s families who have resided in the area and have managed to
flourish even though the existing development has been in desperate need of improvement for many
years. If Grand Oaks is funded, it will only serve to strengthen and underscore all the efforts, time, and
financial commitments contributed by community members since the inception of the Plan.
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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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Grand Oaks is the initial family phase of The Oaks of Ridgecrest, a master-planned, multiphase
redevelopment and revitalization of the aging Rainbow Village public housing community. Located in
Pinellas County’s Greater Ridgecrest Area, the Oaks at Ridgecrest will part of a redeveloped 26-acre
walkable community with an urban feel. The Grand Oaks site has access to public transportation with
bus stops located throughout the site along bus route 61, and an additional stop located less than two
blocks from the project along bus route 59. There is also a public bus transfer stop that provides access
to four different bus routes located approximately 1.5 miles from the site. Both the 61 and 59 bus
routes provide service to this transfer stop. Virtually all the services and amenities described in this
narrative are located near public bus routes that are accessible from Grand Oaks.

CHILD CARE/YOUTH EDUCATION:

Grand Oaks falls within the Ridgecrest Elementary, Seminole Middle, and Largo High School zones.
Parents can also apply for the Choice School Program and rank preferred schools for their children to
attend. Children have opportunities to participate in focused programs such as arts, international
studies, journalism, and science/technology/engineering beginning as early as elementary school.

- Head Start (on site and currently serving 100 pre-school students free of cost), Itsy Bitsy Kids World, R-
Club Child Care, and KiddyKare DayCare are all day care facilities located within 1.5 miles of Grand Oaks.

- Ridgecrest Elementary’s campus is unique because it offers a Center for Gifted Students that allows
students in 1st — 5th grade who meet state criteria to apply and is located 0.7 miles from Grand Oaks.

- Seminole Middle School is located 3.3 miles from Grand Oaks and offers various extra-curricular
activities and programs for both academic and artistic growth. One such program is Advancement Via
Individual Determination (AVID) which provides intensive support with tutorials and strong
student/teacher relationships. Other programs include band, chorus, orchestra, and visual arts, in

addition to various other academic and sports clubs.

- Largo High School (3.6 miles from Grand Oaks) opened a brand-new $60 million campus in August of
2016. In addition to revitalizing its structures, Largo High also added several new technical programs to
its curriculum, including automotive and welding. Students who graduate from these programs receive
a certificate and are almost guaranteed a local job in their field of study according to statistics. Local
companies sign up to help train, mentor, and potentially hire these students.

- UF/IFAS Pinellas County Extension is located three blocks from Grand Oaks and serves as an agriculture
learning facility that provides public and youth education and courses in agriculture, science, health and
nutrition, youth development, and marine and natural resources.

- Located on the Rainbow Village site, Greater Ridgecrest Area Youth Development Initiative (GRAYDI) is
a group of residents, community leaders, concerned citizens, and professionals who work to develop
youth activities. GRAYDI’s mission is to provide coordinated efforts of youth development while
engaging residents in activities that build leaders through increased learning and adult support. GRAYDI
has been influential in bringing children together and creating positive influences in their lives.

Page 23 of 30
RFA 2018-102



Date Submitted: 2018-03-08 09:25:19.750 | Form Key: 4503

- Youth Garden (approximately 2.5 mils from Grand Oaks) is a cooperative venture of the GRAYDI,
Pinellas County 4-H, the Police Athletic League, and Young Life. The garden is used to connect kids to
the natural environment and consists of raised beds, ground-level planting areas, hydroponics, and an
orchard. Children do the majority of the planting and local volunteers maintain the garden.

- Largo for Youth and the Boys and Girls Club are other organizations that hold events around the
Greater Ridgecrest Area and solicit participation from resident children.

CAREER RESOURCES/OPPORTUNITIES:

- The following major employers are located within an 8 minute walk or a 5-7 minute bus ride from
Grand Oaks: The Largo Health Department, Pinellas County Animal Services, Home Depot, Florida
Department of Children and Families, Pinellas County Housing Authority, Lowes Home Improvement,
Sunstar Paramedics, Fire Station 39, Pinellas County Sheriff’s Office, Parks and Conservation Resource,
and Pinellas County Code Enforcement, Largo Mall {(and all the stores therein), FexEx, Publix, Safeway,
Petland, Regal Largo Movie Theater, Largo Medical Center, Bank of America, Fifth Third Bank,
Cornerstone Realty, Pier 1, Best Buy, MIDFLORIDA Credit Union, Chase Bank, Regions Bank, State Farm
Insurance, and various others. Because the site is located directly off of a major commercial roadway
(running all the way from St. Pete Beach through downtown Tampa), Grand Oaks is readily accessibie to

a vast array of employment opportunities.

- The Florida Division of Vocational Rehabilitation is located approximately one mile (or a 5-minute bus
ride) from the site. The programs offered focus on students with disabilities, deaf or hearing-impaired
services, employment support, ticket to work, mental health programs, independent living, and FAAST.

- St. Petersburg College Veterinary Technology Center is located two blocks from the site and offers
practical training courses necessary to achieve a bachelor’s degree in Veterinary Technology.

- Jersey College — Nursing School at Largo is located approximately 1.3 miles from the site.

- St. Petersburg College and Everest University-Largo are two universities offering bachelor’s degrees to
attendees and are located approximately 3.5-4 miles (or 20-25-minute bus rides) from Grand Oaks.

CULTURAL RESOURCES/FAMILY ACTIVITIES:

- Friends of Ridgecrest Center is a facility operated by Friends of Ridgecrest Inc. and is located
approximately 2 blocks from the site. This organization publishes a monthly calendar and holds daily
events at the Center such as: free income tax prep, men’s bible study, young life, kids’ activities, movie
nights, cooking classes, family and volunteer activities, etc.

- Whitesell Softball Complex is located approximately 1 mile from Grand Oaks and offers three 300’
softball fields with portable mounds that can be adjusted to accommodate baseball games. The facility
is maintained by the County Parks & Recreation department and offers restrooms and picnic tables.
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- Greater Ridgecrest YMCA is located approximately 1 mile from Grand Oaks and is available for people
of all income levels. The YMCA recently underwent a community-funded renovation to expand and
enhance its gymnasium, fitness center, aerobics room, kids’ gym, exercise classes, full swimming pool
with lap lanes, concessions, football stadium, and multi-purpose playing fields. The YMCA offers events
for the whole family multiple times per week and currently has a membership of 350 households.

- The Southwest Recreation Complex is located three blocks from Grand Oaks and is accessible to
residents of Largo for $10 per year. The facilities include an Olympic-sized swimming pool, tennis
center, gym/auditorium with indoor basketball, fitness center, preschool services, and space for a wide
variety of programming. Some programs include before and after school care for grades k-5, finishing
classes, guitar lessons, voice lessons, martial arts, and dance as well as other organized sports.

- The Central Park Performing Arts Center provides affordable ticket prices for cultural events for local
residents and is located within 3.2 miles of the Grand Oaks site. The Suncoast Performing Arts
Foundation (within the Performing Arts Center) is a community-based non-profit which offers programs
that provide theater training to youth free of charge and initiates various outreach programs so that
children who may not normally experience live theater are able to attend performances.

- Ridgecrest Park is located just across from the future Grand Oaks development. The park offers a 5-
acre fresh water lake with fishing, 3 picnic shelters with grills, a pier, playground, and a softball field.

- The Florida Botanical Gardens are located approximately 0.7 miles from Grand Oaks. The Gardens
include nine demonstrative gardens, three formal gardens, and two natural areas at no cost.

- Walsingham Park is located approximately 1 mile away from the site. It offers a 354-acre park, divided
by a 100-acre lake. The Park provides visitors with recreation such as hiking, jogging, cycling, a 6-mile
trail, a 10-station fitness area, bird-watching, fishing, and/or boating. There is also a dog park,
playground eguipment, and eight picnic shelters and grills, all of which is free to visitors.

- John S. Taylor Park is accessible via a 17-minute bus ride or a 0.5-mile walk. The Park consists of 156
acres including a 53-acre freshwater lake, a 1.8-mile multipurpose shell trail, a small istand, and an open
playing field. Amenities include a ball field, boat ramp, disc golf, fishing, hiking, playgrounds, and seven
picnic shelters and grills.

- Largo Central Park is approximately 3 miles from the site and includes 70 acres, fountains, accessible
playgrounds, 8 picnic pavilions, and the Largo Central Railroad.

- Heritage Village is approximately 1 mile from Grand Oaks and consists of a 21-acre open air living
history museum featuring more than 31 historic structures and features, some dating back to the 19th
century. The Village is a free destination where visitors can spend time outside, or attend weekly
educational local history lectures presented by the Pinellas County Historical Society.

- Largo Public Library is located approximately 3.5 miles from Grand Oaks and is one of the most widely-
used public libraries in the county offering computers, study rooms, children’s wing, and a teen room.
The Teen Room is equipped with a 3D printer, IPads, MacBooks, Lego Mindstorms, and other softwares.
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- The Seminole Community Library is located approximately 3.5 miles from the site and serves as a
public library and a college library in one integrated facility. It offers free wifi and computer access,
regularly-scheduled special events for all community members, as well as access to the innovation lab.

HEALTHCARE SERVICES:

- The Community Health Center of Pinellas Inc. (CHCP) is a non-profit accredited health care organization
located approximately 0.2 miles from Grand Oaks. CHCP accepts most major insurance and has a sliding
scale payment method for low income individuals. CHCP offers a wide range of services including
pediatrics, family medicine, ob/gyn, dental, podiatry, diabetes management, pharmacy services etc.

- Largo Medical Center, Tampa Bay Oncology Center, Dental Care of Largo, and Anona Medical Center
are all located approximately 1.3 miles from the site. Largo Medical serves as the area’s major hospital
with a wide range of services, including emergency services with a total of 425 beds. Tampa Bay
Oncology Center provides cancer screenings and treatment. Dental Care of Largo provides general,

restorative, and comfort dentistry services.

- Anona Medical Center is located approximately 2 miles from Grand Oaks and offers urgent care

services, 24-hour on-call physicians, women services, dermatology and laboratory services.

- Publix offers multiple pharmacies nearby. The closest of which is approximately 1 mile, or a 9 minute
bus ride away. The pharmacy at Target Supercenter, CVS Pharmacy and Walgreens Pharmacy are all
located approximately 2 miles from Grand Oaks.

SHOPPING/COMMERICAL USES:

- There are four Publix supermarkets located within 3 miles of the site, the closest of which is
approximately 1 mile or a 9-minute bus ride away. Winn Dixie and Safeway are also both located
approximately 2-2.5 miles from Grand Oaks and offer grocery and household items.

- A Target Supercenter is located approximately 2 miles away and offers affordable clothing options as
well as grocery, household and personal items, and a pharmacy.

- Largo Mall is 2 miles from Grand Oaks and offers 39 restaurants/stores including Plato’s Closet
consignment, a movie theatre, Marshalls, shoe repair, Supercuts, Staples, and two cell phone stores.

- Southwest of the site, approximately 2 miles away, Walmart, Tuesday Morning, Chase Bank, Wells
Fargo Bank, BB&T Bank, Regions Bank, Walmart, Bank of America, State Farm Insurance, Bealls,
Speedway, Dollar Tree, Animal Hospital of Largo, and USPS are all located in two shopping centers.

- Lowes and Home Depot are both located less than 2 miles from the site and are accessible via bus.

- Both located one to two blocks from the site, Neighborhood Mart is a convenience store, and Handy
Corner Meats is a neighborhood deli.

Page 26 of 30
RFA 2018-102



Date Submitted: 2018-03-08 09:25:19.750 | Form Key: 4503

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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Norstar Accolade Property Management {“NAPM”) is the affiliate property manager for ali properties
developed by Norstar Development USA, LP (“Norstar”), and its Florida development partners. Since
2008, Norstar has partnered with five different public housing authorities (“PHAs”} in Florida to
complete twelve affordable housing communities. Virtually all the units NAPM manages for Norstar and
its partners are affordable with ELI/special needs unit set asides. Accordingly, Norstar and NAPM
recognize the importance of overcoming barriers for residents with disabling conditions to afford them
convenient access to lease and reside in our communities. NAPM has developed special screening,
application, and tenant selection processes to help remove barriers that would typically prevent special
needs applicants, including those that face economic barriers, from leasing quality, safe, affordable
housing. Since 2008, NAPM has helped more than 3,700 families and individuals lease affordable
apartment homes, and over 1,100 of these residents were ELI/special needs applicants.

NAPM has found that lower income households and those with disabling conditions do not necessarily
have access to media outlets, access to transportation, access to apply in person during office hours, a
stable continuity in residency or employment, or the ability to communicate effectively, which often
affects their backgrounds. With those types of barriers in mind, NAPM has established relationships
with multiple non-profit agencies throughout Florida who have established referral processes for ELI and
special needs individuals and families in their areas. Utilizing FHFC's Link Strategy as well as other
referrals, NAPM cultivates relationships with other agencies that can provide a safety net for their
residents who are at risk. These agencies assist in keeping in contact with these households for ease in
referring them to our communities and then providing supportive services to assist them with
continuity. Currently, referring agencies through Link’s Strategy are: Sunshine Health, Charlotte County
Homeless Coalition, Abuse Counseling and Treatment, Inc., Directions to Living, Disability Achievement
Center and Heartland for Children. NAPM also provides on-site supportive services at its communities
by tying together local service providers offering services such as case management, health and wellness
screenings, transportation to community services, and access to healthy nutritional food options.
Availability of the communities’ apartments will be provided to the referring agencies, non-profits in the
area, faith-based organizations, city libraries, housing authorities, the local Department of Health and
Human Services, and the Florida Department of Children and Families to ensure this targeted population
is aware of the apartment community and the availability.

For those applicants with transportation issues, NAPM’s staff will make arrangements to visit each
person in their current job or home to deliver the application package and information about the
community. Online access to the application process is also available for those that need additional
access afterhours. Additionally, applications and collateral material about the apartment community
will be distributed to public libraries, supportive agencies, housing authorities, and faith-based
organizations in the area for ease in application. Afterhours rent drop boxes are also offered onsite for
delivery of applications afterhours.

NAPM’s gualifying guidelines were written to be inclusive of those with disabling conditions. Specific
areas that NAPM has made accommodations are residential histories, credit and financial checks,
criminal history, and upfront and move in costs. Lack of credit, poor credit, bankruptcies, foreclosures
and medical collections are not considered in the evaluation of an applicant. Often due to factors
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beyond their control, applicants with disabling conditions are unable to meet the landlord’s
expectations. NAPM would consider this during the qualifying process and research mitigating factors
to assist in the evaluation of the applicant. NAPM would request residential histories for the past year
and if there was a derogatory reference, NAPM would request the applicant and their advocate from the
referring agency make themselves available to discuss the facts. Inthese circumstances, referral letters
from transitional or homeless shelters will be acceptable in lieu of a landlord reference. Often in these
cases, mitigating derogatory references may be as simple as setting up a payment plan with the prior
landlord for the applicant to follow. In other cases, we research to determine whether the issue may
have arisen because applicant was not residing in the unit temporarily due to medical reasons and the
landlord didn’t follow up on the reasons for a lease violation. NAPM’s criminal guidelines do take into
account trends, mitigating circumstances, and if the applicant has taken steps to correct their behavior
through rehabilitation or counseling. For example, NAPM may accept these applicants if there is
evidence they have been rehabilitated, or if their crime and sentence served is over 10 years old. This
enables NAPM to remove or minimize barriers these applicants would typically face. In consideration of
the safety of its ELI and special needs residents, as well as all other residents, though, NAPM will still
screen out applicants with criminal records who threaten the health, safety, or right to peaceful
enjoyment of the premises by other residents. Specifically, records indicating violent, sexual, or drug-
related crimes without mitigating factors could serve as reasons for denial. NAPM understands the
unique financial and credit challenges the extremely low income and special needs families and
individuals often face, and that only when they are given a second chance are these families and
individuals able to start on a new path toward successful self-sufficiency and stability.

Beyond the typical credit history issues, NAPM understands extremely low income and special needs
applicants often struggle with application fees and security deposits as well. NAPM will not charge
these applicants an application fee and will reduce its typical $500 security deposit to $100 for most ELI
and special needs applicants allowing the applicant to pay the $100 in instaliments. NAPM frequently
works with its local non-profit partners to facilitate payment of applicant security deposits by these
partner agencies. At the time of application, applicants with disabling conditions will not be required to

submit any payments.

Additionally, verification of income sources can often be difficult due to inconsistency in job history or
income substantiation. For extremely low-income applicants the threshold for acceptance is lowered
from 3 times the monthly rent to 2.5 times the tenant-paid portion of the rent, or the lower affordable
rent. In general, the threshold for income is to ensure sustainability of the household for the long term.
Income from any source will be verified and management will consider irregular periodic payments such
as seasonal work, contributions from agencies and other sources, and SNAP benefits. In some cases, the
applicant will be working through the process of job placement with a local back to work agency and
management will verify the anticipated position and accept the applicant if the applicant has a
supportive service that can subsidize the rent until a job is acquired.

Lastly, communication is paramount to an effective application and residency process. Utilizing the
resources of caseworkers at the referring agencies and other supportive agencies, management will also
obtain from the applicant not only their existing phone number, work phone number and email if
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available, but also, in case of emergency, their contact’s information so that effective communication
can be established. In many cases in the past, management has met with applicants in their homes, at
work, or at an agency to facilitate communication. In other cases, we have contracted with a translator
to assist in communicating with those with speech or hearing impediments. Applicants need this direct

communication in order to establish a long-term relationship with management.

Norstar and NAPM are supportive of reducing barriers to entry into our community and are confident in
the above framework of applicant screening for persons with disabling conditions, but we also believe
that our mandate is to assist these households with long term viability within our community. The
responsibility of supporting that household through ongoing challenges is our priority. At its existing
affordable housing communities, NAPM has partnered with multiple non-profit agencies to address
resident needs associated with up-front as well as ongoing challenges. Specifically, NAPM has cultivated
partnerships to provide: case management; health and wellness programs including medical screenings
such as screening for diabetes, blood pressure, and HIV; vision and hearing exams; financial health
classes; job training; transportation; and surplus food supply.

After completing the application and lease-up processes for residents, NAPM will employ various
management practices to create a positive, safe environment and a sense of community. NAPM will
ensure the community is well maintained, clean, attractive, and safe for both residents and visitors by
actively enforcing lease provisions and facility policies. To do so, the staff will conduct quarterly
maintenance inspections in all units to identify issues relating to life safety, maintenance, and
compliance. Management will actively verify occupants in the units to ensure only qualified, known, and
registered occupants reside in and utilize the facility. The staff will also utilize a well-developed work

order tracking process to ensure maintenance issues are identified and addressed in a timely manner.

Other barriers for ELI and special needs households renting safe and well-maintained housing can be the
lack of a welcoming rental environment. New tenants can feel isolated or disoriented, which can lead to
potential problems. For this reason, NAPM provides an individualized orientation to make each new
tenant aware of the available amenities and services and ensure that each tenant is cognizant of the
community rules and lease obligations to avoid any unnecessary setbacks to tenancy. During the move
in process, a management team member accompanies the resident to their unit and demonstrates the
apartment to provide a working knowledge of their new home. Ongoing supportive services located
onsite often help these at-risk households to integrate into the community through involvement with
other residents and local resources. Supportive Services are key for the ELI and special needs
households to integrate into a mainstream community. Services include for example, training on
budgeting, nutrition, leadership skills, job training, how to be a good neighbor, and parental guidance.
Through the established partnerships with the community, management also offers transportation to
medical providers, donated surplus grocery delivery to the site and in some cases medical providers on
the site weekly. From the application process to retention of residents, NAPM’s goal is to educate and
provide programs to support the unique needs of affordable, ELI and special needs households to
successfully integrate them into their communities.
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RFA 2018-102 DEVELOPMENT COST PRO FORMA {Page 40f 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 ftem A1)

Off-Site Worl

Other:

General Development Costs
(as listed at ltem A2.)

Impact Fees:

Other:

Financial Costs
(as listed at item A3.)

Other:

Acquisition Cost of Existing Developments
{as listed at ftem B2. }

Other:

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

CONSTRUCTION/REHAB ANALYSIS

A

B.

1.

10.

. HC Equity Bridge Loan

. Second Mortgage Financing

. Third Mortgage Financing

. Other

AMOUNT

Total Development Costs $ 19,899,319.00

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

. Grants

. Other -
. Deferred Developer Fee

Total Construction Sources $ 20,782,664.00

. Construction Funding Surplus

{B.10. Total Construction Sources,

less A Total Development Costs): $ 883,345.00

LOCATION OF
DOCUMENTATION

Attachment
Aftachment
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

PERMANENT ANALYSIS

A.

B.

1.

Total Development Costs
Permanent Funding Sources:

HC Syndication/HC Equity Proceeds

. First Mortgage Financing

. Second Mortgage Financing

. Third Mortgage Financing

. Grants

. Other

. Other

. Deferred Developer Fee

. Total Permanent Funding Sources

. Permanent Funding Surplus

(B.9. Total Permanent Funding Sources,
less A. Total Development Costs):

$

AMOUNT

2,083,818.00

LOCATION OF
DOCUMENTATION

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.

{Page 6 of 7)
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Principal Disclosures for the two Developers

How many Developers are part of this Application structure? {Please complete uic rinipar visrauIes 11 Cau VI LIE LEY w-UeYCRUpE Vo,

Select the organizational structure for the first Co-Lrvervpc cinany.

The first Co-Developer is a:

Provide the name of the Developer Limited Partnership:

First Principal Disclosure Level: Norstar Development USA, LP
rirst tevel select 1ype o1 Principal ot Select organizational structure
Entity # Developer Enter Name of First Level Principal of First Level Principal identified
1.
2.
3.
Second Principal Disclosure Level: Norstar Development USA, LP

Select the correspon@ing rirst

Level Principal Entity # from Select the type of Principal
above for which the Second being assaciated with the Select organizationa] structure
Level Principal is being Second Level corresponding First Levei of Second Level Principal
identified Entity # Pringipal Entity Enter Name of Second Level Principal identified

1A.

1.B.

1.C

1D.

1.E

1F.

2A.

3A.

3.8.

3.C

3.D.

3.E.

3.F.

Page 3of 4 Principals of the Applicant and Developer(s) Disclosure Form (Form Rev. 08-16)
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Principal Disclosures for the two Developers

Select the organizational structure for the second Co-Developer entity:

The second Co-Developer is a:

Provide the name of the Developer Limited Liability Company:

First Principal Disclosure Level: PCHA Development, LLC

LIrst Level Yelect 1ype of Frincipas oy Select organizational structure
Entity # Developer Enter Name of First Level Principal of First Level Principal identified
1.

Second Principal Disclosure Level: PCHA Development, LLC

Select the corresponging rirst DEILCLNE LYPE U1 FTINLIpdt
. Principal Entity # from being associated with the Select organicational structure
awuve for which the Second Second Level corresponding First Level of Second Level Principal
Level Principal is being Entity # Princinal Fntity Fnter Name of Secand | evel Princinal identified

1A

18.

1.C

1.D.

1.E

1.F.

1.G.

LH.
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