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Exhibit A to RFA 2018-116- SAIL Financing Of Affordable Multifamily Housing Developments To Be 
Used In Conjunction With Tax-Exempt Bonds And Non-Competitive Housing Credits 

1. Submission Requirement 

Provide the Applicant Certification and Acknowledgement, executed by the Authorized Principal 
Representative, as Attachment 1.   

2. Demographic Commitment 

Family 

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

a. Contact Person 

(1) Authorized Principal Representative contact information (required) 
 
Name:  J. David Page 
Organization: SP Forest LLC 
Street Address: 5403 W Gray Street 
City: Tampa 
State: FL 
Zip: 33609 
Telephone: 813-288-6988 
E-Mail Address: jdpage@sphome.com 

 
(2) Operational Contact Person information (optional) 
 

Name:  Brianne Heffner 
Organization: Southport Development, Inc. 
Street Address: 5403 W Gray Street 

City: Tampa 
State: FL 
Zip: 33609 
Telephone: 813-288-6988 
E-Mail Address: FHFCcontact@sphome.com 

 

b. Applicant 

(1) Name of Applicant:   

SP Forest LLC 
 
(2) Provide the required documentation to demonstrate that the Applicant is a 

legally formed entity qualified to do business in the state of Florida as of the 
Application Deadline as Attachment 2. 

(3) Non-Profit Applicant qualifications 
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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.A.C. or Rule Chapter 67-21, F.A.C.? 

No 

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

c. General Developer Information 

(1) Name of each Developer (including all co-Developers): 

Southport Development, Inc., a WA corporation doing business in FL as 
Southport Development Services, Inc. 
 

(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 (5 Points)  

To be eligible for funding and be awarded five (5) points, 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 

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”), 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). 

e. General Management Company Information 

(1) Name of the Management Company:  

Cambridge Management, Inc. a WA corporation doing business in FL as 
Cambridge Management of Washington, Inc. 
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(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. Name of the proposed Development: 

Jackson Forest 
 
b. Development Category/Rental Assistance (RA) Level 
 

(1) Select the Development Category: 
 

New Construction 

*For purposes of SAIL funding, Rehabilitation includes Substantial 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. 
 

c. Select the Development Type 
 

Mid-Rise, 4-stories 
 

For purposes of the Leveraging Classification calculation, if the Development Type of 
Mid-Rise, 4 or 5 – 6 stories is selected, are at least 90 percent of the total units in these 
Mid-Rise building(s)?  

Yes 

d. Enhanced Structural Systems (“ESS”) Construction Qualifications 
 

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

No 

5. Location of proposed Development 

a. County: Leon 

b. Address of Development Site: 
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2131 Jackson Bluff Rd, Tallahassee 
 
c. Does the proposed Development consist of Scattered Sites? 
 

No 

 
d. Latitude and Longitude Coordinates 
 

(1) Development Location Point 
 

Latitude in decimal degrees, rounded to at least the sixth decimal place 
30.434376 
 
Longitude in decimal degrees, rounded to at least the sixth decimal place  
-84.321930 
 

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

Click here to enter text. 
 
e. Proximity  

 
(1) PHA or RD 515 Proximity Point Boost 

(a) Does the proposed Development qualify for the PHA Proximity Point 
Boost? 

No 

If “Yes”, provide the required letter as Attachment 7. 

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

No 

If “Yes”, provide the required letter as Attachment 16. 

(2) Transit Services  

Applicants may select Private Transportation or provide the location 
information and distance for one (1) of the remaining four (4) Transit Services 
on which to base the Application’s Transit Score. 

(a) Does the Applicant commit to provide Private Transportation? 
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N/A 

(b) Other Transit Services  

Service Latitude Longitude 

Distance 
(rounded up 

to the nearest 
hundredth of 

a mile) * 

Public Bus Stop 1 30.434505 
 

-84.323964 
 

.13 
 

Public Bus Stop 2 Latitude Coordinates 
 

Longitude Coordinates 
 

Distance 
 

Public Bus Stop 3 Latitude Coordinates 
 

Longitude Coordinates 
 

Distance 
 

Public Bus Transfer 
Stop 

Latitude Coordinates 
 

Longitude Coordinates 
 

Distance 
 

Public Bus Rapid 
Transit Stop 

Latitude Coordinates 
 

Longitude Coordinates 
 

Distance 
 

SunRail Station, 
MetroRail Station, 
or TriRail Station 

Latitude Coordinates 
 

Longitude Coordinates 
 

Distance 
 

 

*Distance between the coordinates of the Development Location Point and the 
coordinates of the service.  The method used to determine the latitude and 
longitude coordinates must conform to Rule 5J-17, F.A.C., formerly 61G17-6, 
F.A.C.    All calculations shall be based on “WGS 84” and be grid distances.  The 
horizontal positions shall be collected to meet sub-meter accuracy (no 
autonomous hand-held GPS units shall be used). 

(3) Community Services  

Service Name and Address of Service Latitude Longitude 

Distance 
(rounded up 

to the nearest 
hundredth of 

a mile):* 

Grocery Store 
Publix 800 Ocala Rd., 
Tallahassee FL 32304 

30.445592 -
84.318375 

.80 

Medical 
Facility 

Cyneetha Strong MD Family 
Practice  
505 Appleyard Dr., 
Tallahassee FL 32304 

30.448687 84.337011 1.34 

Pharmacy 
Address of Service Latitude 

coordinates 
Longitude 
coordinates 

Distance 
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Public School 

Sabal Palm Elementary 
School  
2813 Ridgeway Street, 
Tallahassee FL 32310 

30.427157 -
84.334387 

.90 

*Distance between the coordinates of the Development Location Point and the 
coordinates of the service.  The method used to determine the latitude and longitude 
coordinates must conform to Rule 5J-17, F.A.C., formerly 61G17-6, F.A.C.  All 
calculations shall be based on “WGS 84” and be grid distances.  The horizontal positions 
shall be collected to meet sub-meter accuracy (no autonomous hand-held GPS units 
shall be used). 

f. Mandatory Distance Requirement 
 

Does the propose Development meet the Mandatory Distance Requirement 
automatically? 

No 

If “No”, does the proposed Development and any Development(s) on the List have one 
or more of the same Financial Beneficiaries and meet at least one (1) of the following 
criteria: (i) they are contiguous or divided by a street, and/or (ii) they are divided by a 
prior phase of the proposed Development? 

No 

 
If “Yes”, identify the specific Development(s) on the List to disregard: 

Click here to enter text. 
 
The Corporation will determine whether the Mandatory Distance Requirements are met 
using the criteria described in Section Four.  

 
6. Number of Buildings and Units  

a. Total number of units in the proposed Development:  96  

b. Select the applicable item below: 

100% New Construction 

If “Combination of new construction and rehabilitation units” is selected, state the 
quantity of each type: 

Click here to enter text.  new construction units 

Click here to enter text.  rehabilitation units 

c. The Applicant must indicate which of the following applies to the Development site as of 
the Application Deadline: 
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There are no existing units 

d. Set-Aside Commitments 
 

(1) Select one (1) of the following minimum set-aside commitments: 
 

40% of units at 60% or lower 

 
(2) Set-Aside Commitments per Corporation Requirements 
 

The Corporation has additional minimum set-aside requirements beyond those 
required by Section 42 of the IRC which are stated in Section Four, and must be 
reflected on the Total Set-Aside Breakdown Chart.  

 
(3) Total Set-Aside Breakdown Chart 
 

(a) Applicants committing to the minimum set-aside commitment of 20 
percent of the total units at 50 percent of the Area Median Income or 
less or 40 percent of the total units at 60 percent of the Area Median 
Income or less must complete the following chart: 

 Total Set-Aside Breakdown Chart -  
Percentage of Residential Units 

 

 Units with a 50 Year 
Commitment for SAIL 
(with exception for ELI 

which convert after 
year 15) 

Units with a 50 Year 
Commitment for MMRB 

(if requesting MMRB) 

Units with a 50 Year 
Commitment for Non-

Competitive HC 

AMI Level 

 Enter Number % Enter Number % Enter Number % At or Below 25% 

 Enter Number % Enter Number % Enter Number % At or Below 28% 

 Enter Number % Enter Number % Enter Number % At or Below 30% 

 10 % Enter Number % Enter Number % At or Below 33% 

 Enter Number % Enter Number % Enter Number % At or Below 35% 

 Enter Number % Enter Number % Enter Number % At or Below 40% 

 Enter Number % Enter Number % Enter Number % At or Below 45% 

 Enter Number % Enter Number % Enter Number % At or Below 50% 

 90 % 100 % 100 % At or Below 60% 

Total Set-
Aside 

Percentage 
100 % 100 % 100 %  

 
Note:  In order for the ELI Set-Aside Units to convert to serve residents at or below 60 percent 
AMI after 15 years, the ELI Set-Aside Units must only be a SAIL commitment and only be stated 
in the SAIL column of the Total Set-Aside Breakdown Chart.  Applicants that restate the ELI 
commitment in the Housing Credit or MMRB column are committing to set-aside that 
percentage of the total units for ELI Households for the entire 50 Compliance Period.  
Additionally, Applicants should not represent any NHTF Units in this chart.   
 

(b) Applicants committing to the Average Income Test must complete this 

chart: 
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Total Set-Aside Breakdown Chart 

Number of Residential Units 
for 50 year commitment 

AMI Level 

Enter Number At or Below 20% 

Enter Number 
At or Below 30% (must commit 

to at least 15% at this level) 

Enter Number At or Below 40% 

Enter Number At or Below 50% 

Enter Number At or Below 60% 

Enter Number At or Below 70% 

Enter Number At or Below 80% 

Enter Number Market Rate Units 

Enter Number % 

(Total Set-Aside Percentage) 
 

 
In order for the NHTF Units to convert to serve residents at or below 60 
percent AMI after 30 years, the NHTF Units should not be stated on the 
Total Set-Aside Breakdown Chart.  Because the column represents a 50 
year commitment, Applicants that restate the NHTF commitment in the 
column are committing to set-aside that number of units as NHTF Units 
for the entire Compliance Period.  Applicants should not represent any 
NHTF Units in this chart.   
 

Note:  The Development Cost Pro Forma includes an Average Income 
Test worksheet to assist Applicants in this calculation.  If the Total Set-
Aside Breakdown Chart reflects that the Average AMI of all Set-Aside 
Units exceeds 60 percent, and/or if the number of Set-Aside Units set 
aside at 30 percent AMI or less, is not equal to or greater than the 
required ELI commitment, and/or the overall Set-Aside Commitment is 
not met, the Application will not be eligible for funding. 

e. Unit Mix Chart 
 

Number of Bedrooms 
per Unit 

Number of Baths per 
Unit 

Number of Units per 
Bedroom Type 

Number of Units that 
are ELI Set-Aside Units 

1 1 4 1 

2 2 56 5 

3 2 36 4 

Enter Number Enter Number Enter Number Enter Number 

Enter Number Enter Number Enter Number Enter Number 

Enter Number Enter Number Enter Number Enter Number 

 
f. Number of Buildings 
 

Number of anticipated residential buildings:  1 
 

7. Readiness to Proceed 
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a. Site Control 
 

Provide the required documentation to demonstrate site control as Attachment 8. 
 
b. Ability to Proceed documents 
 

(1) Provide the required documentation to demonstrate zoning as Attachment 9. 
 
(2) Provide the required documentation to demonstrate availability of electricity as 

Attachment 10. 
 
(3) Provide the required documentation to demonstrate availability of water as 

Attachment 11. 
 
(4) Provide the required documentation to demonstrate availability of sewer as 

Attachment 12. 
 
(5) 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: 

(1) Green Building feature requirements for all Developments are outlined in 
Section Four. 

(2) Applicants must select enough of the following Green Building Features so that 
the total point value of the features selected equals at least 10, in addition to 
committing to the required Construction Features listed in Section Four.   

☒ 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) * 
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☐ 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: 
 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. 
**Applicants 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. 

 
9. Resident Programs: 

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

☐ After School Program for Children 

☒ Adult Literacy  

☒ Employment Assistance Program 

☐ Family Support Coordinator 

☐ Financial Management Program 

☒ Homeownership Opportunity Program 

b. Developments serving the Elderly (ALF or Non-ALF) Demographic: 

(1) Required Resident Programs for all Applicants that select the Elderly 
Demographic (ALF or Non-ALF) are outlined in Section Four. 
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(2) Additional required Resident Programs for all Applicants who select the Elderly 
ALF Demographic Commitment are outlined in Section Four. 

(3) Applicants that select the Elderly (ALF or Non-ALF) Demographic must commit 
to at least three (3) of the following resident programs, in addition to the 
required resident programs stated in Section Four:   

☐ Adult Literacy  

☐ Computer Training  

☐ Daily Activities  

☐ Assistance with Light Housekeeping, Grocery Shopping and/or Laundry 

☐ Resident Assurance Check-In Program 

11. Funding 

a. Corporation Funding 

(1) Total SAIL Request Amount 

(a) SAIL Request Amount: 5,850,000 

(b) ELI Loan Request Amount:  600,000 

(2) Non-Competitive Housing Credits 

(a) Housing Credit Request Amount (annual amount): $ 840,000 

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

Development? 

No 

(c) Basis Boost Qualifications 

 
(i) Is the proposed Development a subsequent phase of a 

multiphase Development and eligible for the basis boost? 
 

No 

If “Yes”, state the Corporation-assigned Application Number for 
the Development where the first phase was declared: Click here 
to enter text. 
 

(ii) Are any buildings in the proposed Development located in a 
SADDA? 
 
No 

If “Yes”, provide the SADDA ZCTA Number(s): Click here to enter 
text. 
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(The Applicant should separate multiple SADDA ZCTA Numbers by a comma.) 

 

(iii) Is the proposed Development located in a non-metropolitan 
DDA? 
 
No 

(iv) Is the proposed Development located in a QCT? 
 
Yes 

If “Yes”, indicate the HUD-designated QCT census tract number:  
Leon County Cesus Tract 20.04  

 

(d) The HC equity proposal must be provided as Attachment 14. 

(3) Corporation-Issued MMRB Loan Request Amount (if applicable): $ 9,500,000 

If the Applicant intends to utilize County HFA-issued Tax-Exempt Bonds for the 
proposed Development, provide the required documentation as Attachment 15. 

(4) NHTF will be awarded as outlined in Section Five and Exhibit H. 

(5) Other Corporation Funding 

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

 
Corporation File #  Amount of Funding 

Click here to enter text  $ Click here to enter text 

 
(b) If any other Corporation funds will be incorporated as a source of 

financing for the proposed Development, provide the information in the 
chart below: 

 
Corporation Program Corporation File No. Amount of Funding 

SAIL Enter file No. $ Enter file No. 

HOME-Rental Enter file No. $ Enter file No. 

MMRB Enter file No. $ Enter file No. 

EHCL Enter file No. $ Enter file No. 

 
b. Non-Corporation Funding 
 

(1) If the proposed Development is assisted with funding under the United States 
Department of Agriculture RD 515 Program and/or the RD 538 Program, 
indicate the applicable program(s) below and provide the required 
documentation as Attachment 16 to Exhibit A. 
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☐  RD 515 ☐  RD 538 
 

(2) 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 17, and continuing with sequentially numbered 
attachments for each additional funding source. 

 

c. 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. 

 
d. Per Unit Construction Funding Preference 

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

 
Yes 

 
e. Public Housing Authority as a Principal of the Applicant Entity 

 
Is a Principal of the Applicant Entity a Public Housing Authority or an instrumentality of a 
Public Housing Authority? 

No 

If the Principal of the Applicant Entity is an instrumentality of a Public Housing 
Authority, state the name of the Public Housing Authority: 

Click here to enter text. 
 

11. Local Government Contributions 

With the exception of Applicants of proposed Developments located in Miami-Dade County, if 
the Applicant selected the Development Category of Rehabilitation, with or without Acquisition, 
the Application will automatically receive maximum points. 

If the Applicant has a proposed Development located in Miami-Dade County or if the Applicant 
selected the Development Category of New Construction or Redevelopment, with or without 
Acquisition (i.e., the Application is not eligible for automatic points), has a Local Government 
committed to provide a contribution to the proposed Development? 

Yes 
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If “Yes”, in order to be considered for points for this section of the RFA, the Applicant must 
provide the applicable Local Government Verification of Contribution form(s) as Attachment 18 
as outlined in Section Four, 11. of the RFA. 

 

***************** 

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. 
 

3.d. Scott Seckinger, Michael Molinari, and Brianne Heffner are Vice Presidents of SP and MS 
LLC.  They are also Vice Presidents of SP Forest Manager LLC.  LLC's are allowed to have officers 
such as Vice Presidents under Florida Statute 605.0109(8).  Officers are not permitted to be 
listed on the Principals of the Applicant and Developer(s) form under LLC's.  However, by a 
resolution of the LLC's, Scott Seckinger, Michael Molinari, and Brianne Heffner have been 
appointed as Vice Presidents and granted signatory authority as Vice Presidents in accordance 
with Florida Statute 605.0109(8).   
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NOTES: (1) Developer fee may not exceed the limits established in Rule Chapter 67-21, F.A.C., or this RFA Any portion of the fee that 

has been deferred must be included in Total Development Cost.  When the 

(2) Because Housing Credit equity proceeds are being used as a source of financing, complete Columns 1 and 2.  The 

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

(3) General Contractor's fee is limited to 14% of actual construction cost (for Application purposes, this is represented by 

A1.1. Column 3), rounded down to nearest dollar. The General Contractor's fee must be disclosed.  The General Contractor's 

fee includes General Conditions, Overhead, and Profit.

(4) For Application purposes, the maximum hard cost contingency allowed cannot exceed 5% of the amount provided in 

column 3 for A1.3. TOTAL ACTUAL CONSTRUCTION COSTS for Developments where 50 percent or more of the units are 

new construction.  Otherwise the maximum is 15%.  The maximum soft cost contintengy allowed cannot exceed 5% of the

amount provided in column 3 for A2.1 TOTAL GENERAL DEVELOPMENT COST.  Limitations on these contingency line items

post-Application are provided in Rule Chapter 67-48, F.A.C. 

(5) Operating Deficit Reserves (ODR) of any kind are not to be included in C. DEVELOPMENT COST and cannot be used in 

determining the maximum Developer fee.  In addition, an ODR is not permitted in this Application at all.  If one has been 

included, it will be removed by the scorer, reducing total costs.  However, one may be included during the credit underwriting 

process where it will be sized. The final cost certification may include an ODR, but it cannot exceed the amount sized during 

credit underwriting.

(6) Although the Corporation acknowledges that the costs listed on the Development Cost Pro Forma, Detail/Explanation Sheet, 

Construction or Rehab Analysis and Permanent Analysis are subject to change during credit underwriting, such costs are 

subject to the Total Development Cost Per Unit Limitation as provided in the RFA, as well as the other cost limitations provided 

in Rule Chapter 67-48, F.A.C., as applicable.

USE THE DETAIL/EXPLANATION SHEET FOR EXPLANATION OF * ITEMS.  IF ADDITIONAL SPACE IS REQUIRED, ENTER THE

INFORMATION ON THE ADDENDA LOCATED AT THE END OF THE APPLICATION. 

What was the Development Category of the Proposed Development:

Indicate the number of total units in the proposed Development: 96 Units

1 2 3

HC ELIGIBLE

COSTS

HC INELIGIBLE

COSTS

TOTAL

COSTS

DEVELOPMENT COSTS

Actual Construction Costs 

Accessory Buildings

Demolition

New Rental Units 10,000,000.00 10,000,000.00

*Off-Site Work (explain in detail)

Recreational Amenities

Rehab of Existing Common Areas

Rehab of Existing Rental Units

Site Work 1,000,000.00 1,000,000.00

.

*Other (explain in detail)

A1.1. Actual Construction Cost $ 11,000,000.00 $ $ 11,000,000.00

A1.2. General Contractor Fee 
See Note (3)

(Max. 14% of A1.1., column 3) $ 1,200,000.00 $ $ 1,200,000.00

A1.3. TOTAL ACTUAL CONSTRUCTION

COSTS $ 12,200,000.00 $ $ 12,200,000.00

A1.4. HARD COST CONTINGENCY 
See Note (4)

$ 600,000.00 $ $ 600,000.00

New Construction (w/ or w/o Acquisition)
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1 2 3

HC ELIGIBLE

COSTS

HC INELIGIBLE

COSTS

TOTAL

COSTS

General Development Costs

Accounting Fees 30,000.00 10,000.00 40,000.00

Appraisal 10,000.00 10,000.00

Architect's Fee - Site/Building Design 200,000.00 200,000.00

Architect's Fee - Supervision 35,000.00 35,000.00

Builder's Risk Insurance 67,250.00 67,250.00

Building Permit 135,000.00 135,000.00

Brokerage Fees - Land/Buildings

Capital Needs Assessment

Engineering Fees 125,000.00 125,000.00

Environmental Report 5,000.00 5,000.00

FHFC Administrative Fee 
See Note (2) 

75,600.00 75,600.00

FHFC Application Fee
 See Note (2) 

4,000.00 4,000.00

FHFC Compliance Fee 
See Note (2) 

205,651.00 205,651.00

FHFC Credit Underwriting Fees
 See Note (2)

24,093.00 24,093.00

Green Building Certification/

HERS Inspection Costs

*Impact Fees (list in detail) 511,250.00 511,250.00

Inspection Fees 30,000.00 30,000.00

Insurance 45,000.00 15,000.00 60,000.00

Legal Fees 175,000.00 50,000.00 225,000.00

Market Study 5,000.00 5,000.00

Marketing/Advertising 25,000.00 25,000.00

Property Taxes 50,000.00 25,000.00 75,000.00

Relocation Costs

Soil Test Report 15,000.00 15,000.00

Survey 40,000.00 40,000.00

Title Insurance & Recording Fees 72,560.00 72,560.00

Utility Connection Fee 200,000.00 200,000.00

*Other (explain in detail) 125,000.00 125,000.00

A2.1. TOTAL GENERAL DEVELOPMENT

COST $ 1,871,060.00 $ 439,344.00 $ 2,310,404.00

A2.2. SOFT COST CONTINGENCY 
See Note (4)

$ 110,000.00 $ $ 110,000.00
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1 2 3

HC ELIGIBLE

COSTS

HC INELIGIBLE

COSTS

TOTAL

COSTS

Financial Costs 

Construction Loan Origination/

Commitment Fee(s) 95,000.00 95,000.00

Construction Loan Credit

Enhancement Fee(s)

Construction Loan Interest 285,000.00 25,000.00 310,000.00

Non-Permanent Loan(s) Closing

Costs 10,000.00 10,000.00

Permanent Loan Origination/

Commitment Fee(s) 75,000.00 75,000.00

Permanent Loan Credit

Enhancement Fee(s)

Permanent Loan Closing Costs

Bridge Loan Origination/

Commitment Fee(s)

Bridge Loan Interest

*Other (explain in detail) 289,500.00 289,500.00

A3. TOTAL FINANCIAL COSTS $ 380,000.00 $ 399,500.00 $ 779,500.00

ACQUISITION COST OF EXISTING

DEVELOPMENT (excluding land)

Existing Building(s)

*Other (explain in detail)

B. TOTAL ACQUISITION COSTS OF EXISTING

DEVELOPMENT (excluding land) $ $ $

C. DEVELOPMENT COST $ 15,161,060.00 $ 838,844.00 $ 15,999,904.00

(A1.3+A1.4+A2.1+A2.2+A3+B)

Developer Fee 
See Note (1)

Developer Fee on Acquisition Costs

Developer Fee on Non-Acquisition Costs 2,600,000.00 2,600,000.00

D. TOTAL DEVELOPER FEE $ 2,600,000.00 $ $ 2,600,000.00

E. OPERATING DEFICIT RESERVES 
See Note (5)

$ $ $

F. TOTAL LAND COST $ 1,690,000.00 $ 1,690,000.00

G. TOTAL DEVELOPMENT COST 
See Note (6)

$ 17,761,060.00 $ 2,528,844.00 $ 20,289,904.00

(C+D+E+F)
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Detail/Explanation Sheet

Totals must agree with Pro Forma.  Provide component descriptions and amounts for each item that has been 

completed on the Pro Forma that requires a detailed list or explanation.

DEVELOPMENT COSTS

Actual Construction Cost

(as listed at Item A1.)

Off-Site Work:  

Other:  

General Development Costs

(as listed at Item A2.)

Impact Fees:  

Other:  

Financial Costs

(as listed at Item A3.)

Other:

Acquisition Cost of Existing Developments

(as listed at Item B2. )

Other:  

NOTES: Neither brokerage fees nor syndication fees can be included in eligible basis.  Consulting fees, if any, and any financial or other guarantees 

required for the financing must be paid out of the Developer fee. Consulting fees include, but are not limited to, payments for Application 

consultants, construction management or supervision consultants, or local government consultants.

Impact fees for roads, schools, fire and police.

$125,000 for payment and performance bond

(please select)

<Enter a whole #>

$225,000 for MMRB cost of Issuance.  $64,500 for SAIL commitment fees.
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CONSTRUCTION/REHAB ANALYSIS

AMOUNT

A. Total Development Costs $ 20,289,904.00

B. Construction Funding Sources:

1. SAIL Loan Request Amount $ 5,850,000.00

2. ELI Loan Request Amount $ 600,000.00

3. MMRB Request Amount $ 9,500,000.00

4. 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. $ 5,913,008.64

5. HC Equity Bridge Loan $

6. First Mortgage Financing $

7. Second Mortgage Financing $

8. Third Mortgage Financing $

9. Grants $

10. Other: $

11. Other: $

12. Deferred Developer Fee $ 1,500,000.00

13. Total Construction Sources $ 23,363,008.64

C. Construction Funding Surplus

(B.13. Total Construction Sources, 

 less A. Total Development Costs): $ 3,073,104.64 (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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PERMANENT ANALYSIS

AMOUNT

A. Total Development Costs $ 20,289,904.00

B. Permanent Funding Sources:

1. SAIL Loan Request Amount $ 5,850,000.00

2. ELI Loan Request Amount $ 600,000.00

3. MMRB Request Amount $ 7,500,000.00

4. HC Syndication/HC Equity Proceeds $ 7,391,260.80

5. First Mortgage Financing $

6. Second Mortgage Financing $

7. Third Mortgage Financing $

8. Grants $

9. Other: $

10. Other: $

11. Deferred Developer Fee $ 1,500,000.00

12. Total Permanent Funding Sources $ 22,841,260.80

C. Permanent Funding Surplus

(B.12. Total Permanent Funding Sources, 

 less A. Total Development Costs): $ 2,551,356.80 (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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The intent of this page is to assist the Applicant in determining a TDC PU Limitation for the proposed Development and comparing it to the appropriate 

RFA's TDC PU Limitation.  The accuracy of the comparison is dependent upon the accuracy of the inputs and Florida Housing takes no responsibility in 

any programing errors.  FHFC will not use this page to score TDC PU Limitation criteria.  If FHFC makes any adjustments to the Applicant's data or 

assumptions, FHFC's TDC PU for Limitation purposes of the proposed Development or the TDC PU Limitation determined by FHFC may be different than the 

amounts provided below.  Please read the RFA for qualifying responses and definition of terms.  This table is optional and its use is at the sole discretion 

of the Applicant.   Applicant is responsible to verify and be in compliance with all aspects of the Application to meet RFA criteria.

TDC PU LIMITATION ANALYSIS Not in South Florida, New Construction, Mid-Rise, Wood.

In which county is the proposed Development to be located?

You have indicated above on row 32 that the Development 

Category of the Proposed Development is………………………………………….

What is the proposed Development's Development Type?

Does the proposed Development qualify as Enhanced Structural

Systems Construction (ESSC)?

The TDC PU Base Limitation for the above defined Development is……………………………………

Does the proposed Development qualify for any of the following TDC PU Add-Ons or Multipliers?  Choose all that apply.

1. (a) PHA is a Principal Add-On……………………………………………………………………..

(b) Requesting HOME funds from FHFC Add-On………………………………………………….

(c) Requesting CDBG-DR funds from FHFC Add-On…………………………………………….

2. Tax-Exempt Bond Add-On…………………………………………………………………………………………….(Select if applicable)

3. (a) North Florida Keys Area Multiplier……………………………………………………………..

(b) South Florida Keys Area Multiplier…………………………………………………………….

4. (a) Persons with Special Needs Multiplier…………………………………………………………

(b) Persons with a Disabling Condition Multiplier…………………………………………………

(c) Homelss Demographic Multiplier……………………………………………………………….

5. Elderly ALF Multiplier……………………………………………………………………………. (Select if applicable)

6. (a) Less than 51 units Multiplier*…………………………………………………………………….

(b) More than 50 units, but less than 81 units Multiplier*…………………………………………

The final overall TDC PU Limitation for the above defined Development is……………………

Derivation of the TDC PU of the proposed Development for Limitation purposes:

Total Development Costs (Line G., column 3)

Less Land Costs (Line F., column 3)

Less Operating Deficit Reserves (Line E., column 3)

Less Demolition and Relocation Costs, if applicable

TDC of the proposed Development for Limitation Purposes:

TDC PU of the proposed Development for Limitation Purposes:

Is the proposed Development's TDC PU for Limitation purposes equal 

to or less than the TDC PU Limitation provided in the RFA?.......................................................

New Construction (w/ or w/o Acquisition)

(Select one or no 

option, as applicable)

(Select one option if 

applicable)

*For 9% HC Permanent Supportive Housing RFAs only.  The proposed Development must be new construction to 

qualify as well as not being located in Monroe County.

$248,000

$253,000.00

No

No

No

$0.00

(Select one or no 

option, as applicable)

$18,599,904.00

(Select one option if 

applicable)

No

$1,690,000.00

$0.00

Yes

$193,749.00

No

Yes

$20,289,904.00

Leon

Mid-Rise
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The intent of this page is to assist the Applicant in determining the overall Average Median Income for the proposed Development.  This portion of the 

Development Cost Pro Forma is to assist the Applicant in understanding some of the variables involved when selecting Income Averaging as the minimum 

housing credit set-aside offered in the RFA.  The data entered below will not be used to score the Application.  The entries below will not be used to 

establish the Applicant's set-aside commitment for Application purposes.  This is to be used as a tool to assist the Applicant in selecting appropriate 

set-aside commitments in the Application.  The accuracy of the table is dependent upon the accuracy of the inputs and Florida Housing takes no responsibility 

in any programing errors.  This table is optional and its use is at the sole discretion of the Applicant.  Applicant is responsible to verify and be in compliance 

with all aspects of the Application to meet RFA criteria.

INCOME AVERAGING WORKSHEET

AMI Set-Aside # of Units % of Units

20% 0.00%

(ELI Designation) 30% 0.00%

40% 0.00%

50% 0.00%

60% 0.00%

70% 0.00%

80% 0.00%

Total Qualifying Housing Credit Units 0 0.00%

Market Rate Units 0.00%

Total Units 0 0.00%

0.00%
Average AMI of the Qualifying 

Housing Credit Units

(This should match the HC Set-Aside 

Commitment in the Application)
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Principal Disclosures for Applicant

Select the organizational structure for the Applicant entity:

The Applicant is a:

Provide the name of the Applicant Limited Liability Company:

First Principal Disclosure Level:

First Level

Entity #

Select Type of Principal of 

Applicant Enter Name of First Level Principal

1. Manager SP Forest Manager LLC Limited Liability Company

2. Non-Investor Member SP Forest Manager LLC Limited Liability Company

3. Non-Investor Member Page, J. David Natural Person

4. Investor Member Regions Bank For-Profit Corporation

Second Principal Disclosure Level:

Second Level

Entity # Enter Name of Second Level Principal

Select organizational structure 

of Second Level Principal 

identified

1. (SP Forest Manager LLC) 1.A. Sole Member SP and MS LLC Limited Liability Company

1. (SP Forest Manager LLC) 1.B. Manager SP and MS LLC Limited Liability Company

1. (SP Forest Manager LLC) 1.C. Manager Page, J. David Natural Person

2. (SP Forest Manager LLC) 2.A. Sole Member SP and MS LLC Limited Liability Company

2. (SP Forest Manager LLC) 2.B. Manager SP and MS LLC Limited Liability Company

2. (SP Forest Manager LLC) 2.C. Manager Page, J. David Natural Person

Third Principal Disclosure Level:

Enter Name of Third Level Principal

who must be a Natural Person

The organizational structure of 

Third Level Principal identified 

Must Be a Natural Person

Member Page, J. David Natural Person

Member Page, Stephen W Natural Person

Member Page, Paul W Natural Person

Member Seckinger, Scott Natural Person

Member Molinari, Michael Natural Person

Manager Page, J. David Natural Person

Member Page, J. David Natural Person

Member Page, Stephen W Natural Person

Member Page, Paul W Natural Person

Member Seckinger, Scott Natural Person

Member Molinari, Michael Natural Person

Manager Page, J. David Natural Person

Member Page, J. David Natural Person

Member Page, Stephen W Natural Person

Member Page, Paul W Natural Person

Member Seckinger, Scott Natural Person

Member Molinari, Michael Natural Person

Manager Page, J. David Natural Person

Member Page, J. David Natural Person

Member Page, Stephen W Natural Person

SP Forest LLC

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

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

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

Select the corresponding First 

Level Principal Entity # from 

above for which the Second 

Level Principal is being 

identified

APPROVED for HOUSING CREDIT APPLICATION

FHFC Advance Review 9.27.18

Select the type of Principal 

being associated with the 

corresponding First Level 

Principal Entity 

Select organizational structure 

of First Level Principal identified

SP Forest LLC

Limited Liability Company

SP Forest LLC

Select the corresponding Second Level Principal 

Entity # from above for which the Third Level 

Principal is being identified

Select the type of Principal 

being associated with the 

corresponding Second Level 

Principal Entity 

1.A. (SP and MS LLC)

1.A. (SP and MS LLC)

1.A. (SP and MS LLC)

1.A. (SP and MS LLC)

1.A. (SP and MS LLC)

1.A. (SP and MS LLC)

1.B. (SP and MS LLC)

1.B. (SP and MS LLC)

1.B. (SP and MS LLC)

1.B. (SP and MS LLC)

1.B. (SP and MS LLC)

1.B. (SP and MS LLC)

2.A. (SP and MS LLC)

2.A. (SP and MS LLC)

2.A. (SP and MS LLC)

2.A. (SP and MS LLC)

2.A. (SP and MS LLC)

2.A. (SP and MS LLC)

2.B. (SP and MS LLC)

2.B. (SP and MS LLC)

Page 1 of 3 Principals of the Applicant and Developer(s) Disclosure Form (Form Rev. 08-16)
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Principal Disclosures for Applicant APPROVED for HOUSING CREDIT APPLICATION

FHFC Advance Review 9.27.18

Member Page, Paul W Natural Person

Member Seckinger, Scott Natural Person

Member Molinari, Michael Natural Person

Manager Page, J. David Natural Person

2.B. (SP and MS LLC)

2.B. (SP and MS LLC)

2.B. (SP and MS LLC)

2.B. (SP and MS LLC)

Page 2 of 3 Principals of the Applicant and Developer(s) Disclosure Form (Form Rev. 08-16)
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Principal Disclosures for the  Developer

How many Developers are part of this Application structure?

1

Select the organizational structure for the Developer entity:

The Developer is a:

Provide the name of the Developer For-Profit Corporation:

First Principal Disclosure Level:

First Level

Entity #

Select Type of Principal of 

Developer Enter Name of First Level Principal

1. Shareholder Page, J. David Natural Person

2. Shareholder Page, Stephen W. Natural Person

3. Officer Page, J. David Natural Person

4. Officer Page, Stephen W Natural Person

5. Officer Fortino, Paul C Natural Person

6. Officer Seckinger, Scott Natural Person

7. Officer Molinari, Michael Natural Person

8. Officer Leach, Peter H Natural Person

9. Director Page, J. David Natural Person

10. Director Page, Stephen W Natural Person

11. Officer Heffner, Brianne E Natural Person

APPROVED for HOUSING CREDIT APPLICATION

FHFC Advance Review 9.27.18

For-Profit Corporation

Southport Development, Inc. a WA corporation doing business in FL as Southport Development Services, Inc.

Select organizational structure 

of First Level Principal identified

Southport Development, Inc. a WA corporation doing business in FL as Southport Development Services, Inc.

Click here for Assistance with Completing the Entries for the First Level Principal Disclosure for a Developer

Page 3 of 3 Principals of the Applicant and Developer(s) Disclosure Form (Form Rev. 08-16)
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ASSIGNMENT AND ASSUMPTION 

THIS ASSIGNMENT AND ASSUMPTION is dated effective as of November 15, 2018, by and 
between Stewart Rutledge ( "Assignor''), and SP Forest LLC, a Florida limited liability 
company( "Assignee"). 

Jackson Bluff Properties, LLC., a Florida Limited Liability Company ( "Seller''), and Assignor, as 
Purchaser, entered into that certain Purchase and Sale Agreement dated November 7, 2018 (the 
"PSA ''). 

Assignor hereby assigns to Assignee all of its right, title and interest in and to the PSA. This 
Assignment includes, without limitation, all of Assignor's rights to the Deposits under the PSA. 
Assignee hereby accepts such assignment and hereby assumes all of the obligations of Assignor 
under the PSA. 

This Assignment may be executed in a number of identical counterparts. Delivery of a facsimile, 
scanned, or other copy of a signed version of this Assignment has the same effect as delivery of 
an original. Delivery by electronic transmission such as email or facsimile shall be deemed 
effective delivery of a copy. 

ASSIGNOR: 

Page 1 of 1 

ASSIGNEE: 

SP Forest LLC 

By: SP Forest Manager LLC, a Florida limited 
liability company, its Manager 

By: --''-+-"-..:...;.L_._.o<.L.....lh-"=-��,o:::__ ____ _ 

Seo t Seckinger, 
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DEPOSIT RECEIPT AND  
CONTRACT FOR SALE AND PURCHASE 

______________________________________________________________________________ 
 
 Jackson Bluff Properties, LLC. , a Florida Limited Liability Company, whose principal 
address is P.O. Box 20438, Tallahassee Fl, 32311 hereinafter referred to as “SELLER”, and Stewart 
Rutledge, whose address is 1739 University Avenue, Suite 116, Oxford, MS 38655 hereinafter called 
“BUYER”, agree that SELLER shall sell and BUYER shall buy the following property upon the 
terms and conditions hereinafter set forth. 
  
1. PROPERTY.  2131 Jackson Bluff Road Tallahassee Fl 32304 (3.96 +/- acres) more or less 

and more particularly described as follows: 
 
 a. Tax ID No.:  4103202010000 
 b. Legal Description: See attached 
 c. Personal Property: None 
 
2. TOTAL PURCHASE PRICE      $1,690,000.00  

        
  Initial Deposit tendered to Manausa Law Firm 
   in accordance with paragraph 13 ………................................. $5000.00 
  Additional Deposit due to Manausa Law Firm  
   Due by December 20, 2018  
   In accordance with paragraph 13………………...…………...$10,000.00 
  Additional deposits due every two months until closing…………See paragraph 13 
 
  Balance to close by U.S. Cash or locally drawn cashiers or official  
   bank check, subject to adjustments or pro-rations....................$TBD 
 
3. TIME FOR ACCEPTANCE.  If this offer is not executed and delivered to all parties on or 

before 5:00 p.m. on November 10, 2018 then this offer shall be considered withdrawn and 
any deposit shall, upon request of BUYER, be returned to BUYER.  A facsimile copy of this 
Contract and any signatures hereon, shall be considered for all purposes as originals.  The date 
of Contract (“Effective Date”) will be the date when the last one of the parties has signed this 
contract and initialed any corrections. 

 
4. FINANCING.  Contingent on financing through 12/20/18. 
 
5. SURVEY.  BUYER, at BUYER’s expense may have the Property surveyed and certified by 

a registered Florida surveyor no later than ninety 120 days from the date of this contract.  If 
the survey shows encroachment on the Property, or that improvements located on the 
Property encroach on setback lines, easements, lands of others or violate any restrictions, 
Contract covenants or applicable governmental regulation, the same shall constitute a title 
defect.  
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general contractors, subcontractors, suppliers and material men and further affirming that all 
charges for improvements or repairs which could serve as a basis for a mechanic’s lien or a 
claim for damages have been paid or will be paid at closing of this Contract. 

 
9.   PRORATIONS.  All taxes for the current year, rents, interest and other income and 

expenses of property shall be prorated as of date of closing.  As to pro-rations, the day of 
closing shall belong to BUYER.  If information as to current year’s taxes is not available 
at the time of closing, taxes shall be prorated on the basis of the prior year’s gross taxes 
with regard to applicable exemptions, provided the pro-ration shall be adjusted at the 
request of either party when the tax bill for the year of closing becomes available.  All 
pro-rations shall be adjusted to the cash due at closing.   

 
10.   CLOSING COSTS.  SELLER shall pay all documentary stamp taxes on the deed, recording 

fees for corrective instruments, SELLER’s attorney’s fees, any applicable prepayment 
penalty, and any and all mortgage satisfaction fees.  BUYER shall pay Owner’s and 
Mortgagee’s Title Insurance plus fees, loan origination fee, loan discount points, 
documentary stamp taxes on note, intangible taxes on mortgage, recording fees, credit 
report, appraisal fee, survey, flood certification letter, any loan costs required by lender, 
BUYER’s attorney fees, Real Estate Commission, and any other closing fees.   

         
11. INSPECTION, REPAIR, ZONING, AND MAINTENANCE.  The real property is being 

sold “AS IS”.  BUYER shall have until December 20, 2018 to inspect the property 
(hereinafter the “inspection period”).  During the inspection period the BUYER, or his 
designated Agent(s), will be allowed to enter onto the Property by appointment only (48 hour 
notice required), at reasonable times, to perform inspections and tests as BUYER deems 
necessary to determine, in BUYER’s sole discretion, that the Property is suitable for 
BUYER’s intended use, including but not limited to, surveys, soil borings, and environmental 
audits, and investigation of all zoning and development guidelines.  Such investigations, 
inspections or tests shall be made at BUYER’s sole expense.  Should BUYER notify 
SELLER or SELLER’s agent in writing prior to the expiration of the Inspection Period that 
the Property is not suitable, in BUYER’s sole and absolute discretion, the balance of the 
deposit shall be refunded to BUYER, and this Contract, and the rights and obligations of the 
parties shall terminate, except as to matters which expressly survive the termination of the 
Contract.  BUYER’s failure to timely give notice of termination shall constitute a waiver of 
the right to terminate hereunder and forfeiture of deposit.    

 
12. FAILURE OF PERFORMANCE:  If for any reason other than a contingency not being 

met or a failure of title or breach of any other covenant, condition or warranty made, to 
be performed or met by SELLER, BUYER fails to close, the sums deposited and paid by 
BUYER as the Deposits shall be forfeited to SELLER as liquidated damages for 
nonperformance under the terms of this agreement, and all rights and obligations not 
specifically intended by the parties to survive the closing shall be terminated except 
matters which expressly survive the termination of the closing.  SELLER and BUYER 
specifically understand and agree as follows:  (i) the foregoing remedy is intended to be 
the sole and exclusive remedy of SELLER should BUYER default under this agreement; 
(ii) the foregoing remedy is intended to operate as a liquidated damages clause and not as 
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a penalty or forfeiture provision; (iii) the actual damages that SELLER may suffer if 
BUYER defaults are impossible of precise ascertainment and therefore the Deposit 
represent the parties’ reasonable estimate of such damages considering all of the 
circumstances existing on the date of this agreement; (iv) the Deposit is intended to fully 
compensate SELLER for entering into this agreement and therefore SELLER shall not be 
entitled to bring any action at law or in equity against BUYER for an alleged default 
under this agreement, except such actions as are necessary to obtain such Deposits, and 
(v) upon termination of this Contract and payment of the Deposit to SELLER in 
accordance with the terms and conditions set forth herein, this agreement shall cease and 
terminate and be of no further force and effect and SELLER shall have no further claims 
against BUYER hereunder.  In the event of a default by SELLER (other than SELLER to 
make SELLERs’ title marketable), BUYER shall have the option of demanding and 
receiving all deposits paid hereunder, and upon such payment, all rights and obligations 
under this agreement shall be terminated, or alternatively BUYER shall have recourse to 
any and all remedies afforded under the laws of the State of Florida, at law or in equity, 
including the right to specific performance.   

 
13.   DEPOSIT.  BUYER shall tender a Deposit of $5000.00, to be held by Manausa Law Firm, 

within five (5) days of execution of this contract.  That Deposit shall remain refundable in full 
until December 20, 2018.  BUYER shall tender an additional Deposit of $10,000.00 to be 
held by Manausa Law Firm no later than December 20, 2018 and an additional $10,000.00 
every two months until closing.  From December 20, 2018 forward, all deposits, past and 
present, will be non-refundable and released to the Seller on December 21, 2018. 

  
14. LEASES.  SELLER shall provide to BUYER copies of all active leases to the property 

within five (5) days of execution of this contract.  Seller shall have the right to enter into 
any leases they desire prior to closing and will give notice of and provide copies of such 
lease(s) to the Buyer within seven (7) days of execution of said lease(s).  If the Buyer is 
not satisfied with the lease(s) presented they may give the Seller notice within five (5) 
days of receiving notice of the lease(s) from the Seller that they are not satisfied and may 
void contract and receive a refund of the deposits.  This provision will carry on past the 
end of the inspection period of December 20, 2018. 

 
15. HAZARDOUS SUBSTANCE.  SELLER represents that SELLER has no knowledge of any 

toxic, petroleum, asbestos or hazardous substances being stored, used or otherwise released on 
the subject property.  BUYER acknowledges that BUYER has the ability to audit the subject 
Property during the herein described Inspection Period and to terminate this Contract and 
receive a refund of all deposits in the event any are found and SELLER is not willing to pay 
the costs of removal or remediation.  BUYER may terminate the Contract by giving written 
notice of termination to SELLER prior to the expiration of the Inspection Period.  BUYER’s 
sole remedy for such contaminates found on site shall be the termination of the Contract and 
return of any deposits, unless SELLER has herein misrepresented SELLER’s knowledge of 
the same.   

 
16. RADON GAS.  Radon is a naturally occurring radioactive gas that, when it has accumulated 

in a building in sufficient quantities, may present health risks to persons who are exposed to it 
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over time.  Levels of radon that exceed federal and state guidelines have 
been found in buildings in Florida.  Additional information regarding radon and radon testing 
may be obtained from your county public health unit. 

 
17. AMERICANS WITH DISABILITIES ACT (A.D.A.).  The A.D.A. makes it unlawful to 

discriminate against people with disabilities.  This law may affect all improved properties 
requiring equal access and services to disabled individuals.  The BUYER acknowledges that 
SELLER has not made any representation as to whether the subject Property conforms to  

 the A.D.A. and shall indemnify and hold SELLER harmless in the event the Property does  
 not meet A.D.A. standards.  This provision shall survive the closing. 
 
18. ATTORNEY FEES AND COSTS:  In connection with any litigation, including appeals,  

arising out of this contract, the prevailing party shall be entitled to recover all costs incurred, 
including reasonable attorney fees. 
 

19.   TYPEWRITTEN, WRITTEN AND OTHER AGREEMENTS:   There are no 
agreements, promises, or understandings between these parties except as specifically set forth 
herein.  No alterations or changes shall be made to the contract except those in writing, 
initialed and dated by all parties.  Typed or written provisions inserted in this contract shall 
control all printed provisions in conflict. 

 
20. RISK OF LOSS. The risk of loss or damage to the premises by fire or otherwise is 

assumed by SELLER until closing of this transaction.  If the property is damaged by fire or 
other casualty before closing, BUYER has the option to void this Contract. 

 
21. TIME.  TIME IS OF THE ESSENCE IN THIS CONTRACT. 
 
22. BROKER.  BUYER and SELLER represent to each other the only realtor that is owed a 

commission is Hattie Steiner of Oxford Property Group and will be paid by the BUYER.   
 
23. GOVERNING LAW AND VENUE.  This Contract shall be construed in accordance with 

the laws of the State of Florida.  The venue of any litigation arising out of or instituted for the 
purpose of enforcing this contract shall be in the county in which the Property is located. 

 
24. CONTRACT NOT RECORDABLE, PERSONS BOUND, NOTICE.  Neither  this 

Contract, nor any notice of it, shall be recorded in any Public Records.  This Contract 
shall bind and inure to the benefit of the parties and their successors in interest. 

 
 Whenever the context permits, singular shall include plural and one gender shall include 

all.  Notice given by or to the attorney for any party shall be as effective as if given by or 
to that party. 

 
25.   NOTICES.  Any notice required or provided for under this  agreement shall be effective 

upon receipt by the addressee, upon hand delivery during regular business hours or 
mailed by certified mail, return receipt requested, express or FedEx, electronic mail, or 
other overnight courier with receipted delivery to the following addresses: 
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  BUYER: 
  Stewart Rutledge 
  1739 University Avenue, Suite 116 
  Oxford, MS 38655 
  stewart.rutledge@rosedalecorporation.com 
   
  With a  copy to:  
  Len Reeves 
  lreeves@ridgewoodconsulting.net 
 
  SELLER: 
  Stadium Place of Tallahassee, LLC.  
  C/O Josh Kasper 
  P.O. Box 20438  
  Tallahassee Fl, 32316 
   
  Attn: Josh Kasper 
 
  With a copy to: Daniel Manausa 
     1701 Hermitage Blvd 
     Tallahassee Fl 32308 
     Suite 100 
 
26. EMINENT DOMAIN.  If, at the time of closing, all or any part of the property is or has 

previously been acquired, or is about to be acquired, by authority of any governmental 
agency in purchase in lieu thereof, or in the event that at such time there is any notice of 
any such acquisition or intent to acquire by any governmental agency, BUYER shall 
have the right, at BUYER's option, to terminate this purchase contract by giving written 
notice within thirty (30) days of BUYER's receipt from SELLER of the occurrence of 
such event and recover the deposit and the additional deposit, if paid, under this purchase 
contract, or to settle in accordance with the terms of this purchase contract for the full 
purchase price and receive the full benefit or any condemnation award. The parties 
expressly agree that this paragraph shall in no way apply to customary dedications for 
public purposes which may be necessary for the development of the property. 

 

27. ASSIGNABILITY.  BUYER may assign this Contract to related persons or entities for 
the purposes of tax credit housing development, but all other Assignments shall require 
Seller’s consent. 

 
28. EXCHANGE.  BUYER and SELLER agree to cooperate with each other in completing 

a 1031 Tax Free Exchange under the Internal Revenue Code by arranging closing to 
qualify for such exchange and by completing such additional documentation as may be 
reasonably necessary to accomplish the same; provided, however, the partner desiring the 
exchange shall be obligated to assume all liability or cost associated with such exchange. 
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The party not desiring the exchange shall not be required to purchase an exchange parcel,  
 nor shall the terms of this Contract, including the date of closing, be modified as a result 

of compliance with the terms of this provision.   
 
29. BINDING EFFECT. This purchase contract shall be binding on and inure to the 

benefit of SELLER and BUYER, and their respective successors, heirs, and permitted 
assigns. 

 
30. BROKER DISCLOSURE.  BUYER acknowledges that (SELLER) is comprised of 

multiple parties who are licensed real estate brokers/sales persons.  These parties do not 
represent (BUYER) and are conducting business for their own benefit and gain. 

 
31.  SPECIAL CLAUSES.  Buyer agrees to make commercially reasonable efforts to 

secure the financing for the purchase of the property contemplated herein.  The Buyer 
will provide updates as requested by Seller regarding said efforts, but said updates shall 
be summary and procedural only and shall not obligate the Seller to provide to Buyer 
proprietary documents or other internal financing or development documents. 

 
THIS IS INTENDED TO BE A LEGALLY BINDING CONTRACT.  IF NOT FULLY 
UNDERSTOOD, SEEK THE ADVICE OF AN ATTORNEY PRIOR TO SIGNING. 
 
BUYER 
 
 
__________________________________ 
BY: Stewart Rutledge      Date: 11/07/2018 
                 
 
 
SELLER 
 
 
_________________________________ 
BY:_______________________________   Date___________________ Josh Kasper, Managing Member 11/7/2018
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Parcel: 4103202010000 Property Use: 1600 - COMMUNITY SHOPPING CENTERS
Owner: JACKSON BLUFF PROPERTIES LLC 2131 JACKSON BLUFF RD

Leon County Property Appraiser

The Tax Roll is compiled by the Legal Descriptions as recorded in the Public Records of Leon County. Location
addresses are not used in the preparation of the Tax Roll. They should not be used for title searches or preparation of
legal documents.

Parcel Information

Parcel ID: 4103202010000 Tax District: 1 - CITY
Owner(s): JACKSON BLUFF PROPERTIES LLC Legal Desc: 3 1S 1W 3.96 A

IN N 1/2
OR 896/69 896/75 1328/1950
(JACKSON BLUFF SHOPPING CENTER)

Mailing Addr: PO BOX 20438 OR 1467/1102
TALLAHASSEE FL 32316

Google Map Parent Parcel:
Location: 2131 JACKSON BLUFF RD Acreage: 3.960

Location (Street) Addresses are provided Subdivision: NOT IN SUBDIVISION
by City Growth Management 850-891-7001 Property Use: 1600 - COMMUNITY SHOPPING CENTERS
(option 4), and County DSEM 850-606-1300. Bldg Count: 2

Sales Information

Sale Date Sale Price Book/Page Instrument Type Improved / Vacant
07/26/2012 $500,000 4398/421 Warranty Deed Improved
01/01/1990 $600,000 1467/1102 Warranty Deed Improved
01/01/1978 $539,800 0896/0069 Warranty Deed Improved
01/01/1977 $268,300 0870/0949 Warranty Deed Improved

Certified Value Detail

Tax Year Land Value Improvement Value Total Market Value SOH Differential Classified Use Homestead
2018 $123,335 $785,441 $908,776 $0 $0 2018 - No

Certified Taxable Values

Tax Year Taxing Authority Rate Market Assessed Exempt Taxable
2018 Leon County 8.31440 $908,776 $908,776 $0 $908,776

Leon County - Emergency Medical Service 0.50000 $908,776 $908,776 $0 $908,776
School - State Law 4.09500 $908,776 $908,776 $0 $908,776
School - Local Board 2.24800 $908,776 $908,776 $0 $908,776
City of Tallahassee 4.10000 $908,776 $908,776 $0 $908,776
NW FL Water Management 0.03380 $908,776 $908,776 $0 $908,776
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http://maps.google.com/maps?q=2131%20JACKSON%20BLUFF%20RD%20TALLAHASSEE,FL
http://cvweb.clerk.leon.fl.us/public/clerk_services/official_records/download_document.asp?book=4398&page=421
http://cvweb.clerk.leon.fl.us/public/clerk_services/official_records/download_document.asp?book=1467&page=1102
http://cvweb.clerk.leon.fl.us/public/clerk_services/official_records/download_document.asp?book=0896&page=0069
http://cvweb.clerk.leon.fl.us/public/clerk_services/official_records/download_document.asp?book=0870&page=0949


Building Summary

Tax Year Card Bldgs Building Use Building Type Yr Built Base SqFt Auxiliary SqFt
2018 1 1 Commercial 220 - Convenience Center 1973 25,164 2,196
2018 2 1 Commercial 220 - Convenience Center 1973 5,000 700

Total: 2 30,164 2,896

Quick Links - (Note: Clicking links below will navigate away from our website.)

County Links County Map Links Other Map Links
Leon County Tax Collector Land Information Google Map
Permits Online (City / County) (Contains FEMA, Zoning, Fire Hydrant, etc.) Map
Property Info Sheet Flood Zone (FEMA)

Zoning Map
Fire Hydrant Map
More TLCGIS Maps
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https://www.leontaxcollector.net/ITM/PropertyDetails.aspx?Acctno=4103202010000&Acctyear=&Acctbtyear=&Page=1
http://tlcgisinter.leoncountyfl.gov/landinfopublic/index.html?esearch=4103202010000
http://maps.google.com/maps?q=2131%20JACKSON%20BLUFF%20RD%20TALLAHASSEE,FL
https://tlcpermits.org/PermitHistory/Permits/searchparcelnumber?ParcelNum=4103202010000
http://www.leonpa.org/pt/maps/map.aspx?sIndex=0&pin=4103202010000&LMparent=20
http://tlcgisinter.leoncountyfl.gov/PropInfo/index.html?TAXID=4103202010000
http://tlcgisinter.leoncountyfl.gov/fema/index.html?esearch=4103202010000
https://tlcgisinter.leoncountyfl.gov/zoning/?find=4103202010000
http://tlcgisinter.leoncountyfl.gov/hydrants/index.html?esearch=4103202010000
http://tlcgis.org/
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Regions Bank 
600 W. Hillsboro Blvd., Ste 340 
Deerfield Beach, FL 33441 

I 

November 26th, 2018 

Mr. Scott Seckinger 
SP Forest LLC 
5403 West Gray Street 
Tampa, FL 33609 

s 

Re: SP Forest LLC (Applicant), beneficiary of the equity proceeds. 

Dear Mr. Seckinger: 

Regions Bank is pleased to offer you the following letter of interest based on information received 
to date. We appreciate the opportunity to work with you as a provider of tax credit equity and 
related debt products. The purpose of this letter of interest is to generally describe an investment 
Regions Bank is considering. These terms are subject to change upon the completion of the Banks 
Due Diligence, and as may be required pursuant to the Bank's applicable investment criteria, credit 
policies, or underwriting standards as may be in effect from time to time, along with other factors 
relevant to making an investment or lending decision. This correspondence is not a commitment to 
invest, and no commitment to invest will exist prior to the negotiation and execution of a 
mutually satisfactory Partnership Agreement. 

Investment Entity: SP Forest Manager LLC the Managing Member, with a 0.01 % ownership 
interest in SP Forest LLC the "Partnership", and Regions Bank, as Federal 
Investor Limited Partner (hereafter "Regions") with a 99.99% ownership 
interest in the Partnership. 

Project Description:  Jackson Forest a 96-unit affordable apartment complex located in 
Tallahassee, FL 

Eligible Annual Housing 
Credit Request Amount: $840,000 

Total Housing Credit 
Allocation for 
Investment: $8,399,160.00 

Tax Credit Price: $0.88 

Total Capital $7,391,260.80 
Contribution: 

• ($2,586,941.28 or 35% of total equity) paid prior to or simultaneous with the closing of construction
financing

• ($1,108,689.12, or 15% of total equity) paid at 25% construction completion

• ($1,108,689.12, or 15% of total equity) paid at 50% construction completion
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