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APPLICATION 

HOUSING FINANCE AUTHORITY OF PALM BEACH COUNTY, FLORIDA 
MULTIFAMILY RENTAL HOUSING BOND PROGRAM 

PROJECT APPLICATION FORM 

 

A. Developer Information: 

1. Applicant Name: Fairfield Residential Company LLC "Fairfield Residential" 

2. Name of Owner for Inducement Resolution: Fairfield Abbey Park, LP, a Florida 
limited partnership 

3. Type of Entity (e.g. Florida corporation, limited partnership, etc): Florida LP  
Ownership chart of the Entity including individual principals is provided as “Exhibit 
A”. 

4. Address: 5510 Morehouse Drive, Suite 200, San Diego, CA, 92121 

5. Contact Person: Paul Kudirka 

6. Telephone:  858 824 6406 

7.  E-mail address: pkudirka@ffres.com 

B. Project Information 

1. Project Name: Pinnacle at Abbey Park 

            NOTE: After Inducement, Project name MAY NOT BE CHANGED OR ALTERED 
WITHOUT CONSENT OF THE AUTHORITY. If available, provide the actual 
trade, 'marking' or d/b/a name. 

2. Project Street Address/Zip Code (if new construction, give street names, city and zip 
code): 1921 Abbey Park Road, West Palm Beach, FL 

3. County Commission District in which Project is Located:2, Gregg Weiss 

C. Project Category and Population: 

1. Choose all that apply: 

 New Construction    Acquisition   Remarketing   
 Rehabilitation    Refunding    Acquisition/Rehab   
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(a) If acquisition or acquisition/rehab was selected, is the project occupied? 

No   Yes   If yes include plan for temporary relocation of 
existing tenants as “Exhibit B” 

 
2. Is the Project designated to serve a specific target group (i.e. elderly, disabled)?   No

  Yes  If yes, please specify and indicate an minimum age 
requirements of household members:       

D. Project Status:  

Has construction begun? No    Yes    Date permits issued      
 
Is the project complete?  No    Yes    Date CO issued 11/21/2003 

E. Number of Units: 

Total Number of Units: 160 
 
Number of Residential Units: 160 
 
Number of Set-Aside Units:160 
  
Percent of Set-Aside Units: 100% 

F. Manager/Employee Units:  

Are there one or more manager or employee units in the Project?  

No   Yes     If yes, how many?   TBD Unit Type(s):        

G. Breakdown of Units by Square Footage and Monthly Rent Charged.  

All units in the Project must be listed including all manager/employee units. Indicate 
manager/employee units with an asterisk. 

# of 
Bedrms 

/Unit 

# of 
Baths  
/Unit 

Sq. Ft.  
/Unit 

# of Units 
Per 

BR/BA 
type 

% of Area 
Median 
Income 

Monthly 
Gross 

Rent for 
Set- Aside 

Units* 

Less 
Utility 
Allow. 

(for 
LIHTC 
Project ) 

Net Rent 
for Set- 
Aside 
Units 

Monthly 
Market 
Rent+ 

2 2 876 3 30% 564 66 498 1350 
2 2 876 109 60% 1129 66 1063 1350 
3 2 1001 6 30% 652 69 583 1550 
3 2 1001 42 60% 1304 69 1235 1550 
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* NOTE: For any Project anticipating the use of tax credits, gross rents include the net rent plus the 
allowance for tenant-paid utilities for set-aside units. These rents may not exceed the allowable rents 
for the chosen set-aside as shown on the applicable rent charts by the FHFC. Rents will be capped 
based on set-aside chosen below or if lower due to other funding source(s). 

Utility allowance of  $      1 bedroom  $66 2 bedroom  $69 3 bedroom       4 bedroom

+ NOTE: Answer for market rate units only. 

H. Proposed minimum Set-aside required for Tax Exempt Bond Financing.   

CHOOSE ONLY ONE: 
 

  20% of units at 50% of area median income 
 
  40% of units at 60% of area median income 

I. Describe Project:  

Pinnacle at Abbey Park is a 160 unit existing LIHTC project, which was originally placed 
into service in 2004. Currently the project is in the 16 year of the initial compliance period 
and is eligible for resyndication.  The project is two story and contains a nice unit mix of 
70% 2 Bedroom and 30% 3 Bedroom units. The project is located near the intersection of 
Forest Hill Rd and Haverill Rd.  

J. Describe Project Features, Amenities and any Resident Programs that will be  

           provided:  

The project includes a business center, clubhouse, library, fitness center, swimming pool, 
barbeque and picnic areas, two playgrounds and a leasing office. 

K. Will any units be accessible to the handicapped? 

Yes   No   How many? TBD 

L. Type of Building(s): 

Elevator   Walkup   Townhouse   
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Detached    Semi-detached   

M. Style of building(s), number of buildings and number of stories:  

Garden Style, 2 Story, 11 Buildings 

N. Does the current Land Use and Zoning permit the proposed development at the 
proposed Density?      
 
Yes     No   
If no, explain:       

O. Project Financing And Proposed Structure: 

1. Overview of Proposed Financing Summary: 

NOTE:  Material changes in the proposed structure after submittal of the application may 
result in delay of consideration by the Authority or loss of priority 

 Check If app. Amount % of Project Cost 

Tax-exempt Bonds  16,625,000 59.4% 
Taxable Bonds              
SAIL   650,000 2.3% 
HOME (State Funds)              

 HOME (Identify Local Funds)              
CDBG              
SHIP              
LIHTC Equity (4% credits)  8,500,000 30.4% 
Other   2,225,000 7.9% 
Total  28,000,000 100.0% 

 
Briefly describe sources listed above: 
The project will be financed with $16.625MM in tax exempt bonds to be purchased by CBRE and 

Freddie Mac, the assumption of appx. $650,000 in existing SAIL Loan Proceeds, $8.5MM in tax 

credit equity provided by Raymond James, and $2,250,000 in developer equity contribution.  

Additionally the developer will be deferring the majority of the developer fee in order to finance 

the project. The developer is requesting an initial inducement of $19MM, in order to provide 

flexbility.  
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2. Subordinate Financing: 

(a) If SAIL, HOME, CDBG, FHLB, SHIP and/or other funding is shown as 
already committed, attach a letter from the appropriate governmental entity 
detailing the commitment, including the dollar amount, source of funding, 
conditions of funding (including income and/or rent restrictions), whether the 
funding is a loan or a grant, and if a loan, the interest rate, loan terms, 
amortization, and payback schedule. Attach the letter(s) as an exhibit.  Said 
letter shall be attached hereto as “Exhibit      .” 

(b) If SAIL, HOME, CDBG FHLB, SHIP and/or other funding is shown and is 
not firmly committed, attach an explanation of how the development will be 
completed without those funds. Said explanation shall be attached as 
“Exhibit      .”  

(c) Does the Applicant firmly commit to complete the bond financing if those 
funds are not received?  Yes  No  

3. Tax Credits - If the Project receives Bond financing, will LIHTC be used?  

Yes  No  

(a) If yes, LIHTC Requested Amount $900,000 per year or $9,000,00 in total 

(b) If yes, name of Syndicator: Raymond James 

A preliminary commitment letter, including general terms such as a 
description of how the syndication funding will be paid out during 
construction and following completion, must be attached hereto.  Said letter 
shall be attached hereto as “Exhibit C.”  

(c) Is the project located in a QCT/DDA/ZCTA/RECAP:  Yes  No                 
If yes evidence of such designations are attached as “Exhibit’s D.” 

(d) If the project is subject to a FHFC location restriction (LDA) area attach a 
description as “Exhibit      .” 

4. Rental Assistance.  Is project-based rental assistance anticipated for this Project?  

No  Yes  

If yes, check all that apply: 

Moderate Rehab  RD 515   

Section 8  Other   
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Number of units receiving assistance      
Number of years remaining on rental assistance contract:        
Number of years expected for new rental assistance contract:        
 

5. Credit Enhancement or bond purchaser: 

Describe any letter of credit, third party guarantor, bond purchaser, private placement 
agent, housing program funding (FHA-insured loan, Fannie Mae or Freddie Mac), 
surety bond or other financing enhancements anticipated for this project, including, 
but not limited to the name of the party providing such financing/credit enhancement, 
the rating of such provider and the term of such financing/credit enhancement: 

The project will be financed by a direct purchase of bonds by CBRE and Freddie 
Mac, via Freddie Mac's Tax Exempt Loan program.  The term of the bond purchase 
will be for 15-17 years.               

A preliminary commitment letter/term sheet from the provider of such 
financing/credit enhancement shall be attached hereto as “Exhibit E” 

6. Proposed bond structure:  

Type of interest rate expected:   fixed  floating  

Term of Bonds including option put: 17 

Estimated interest terms: 4.33% 

Placement structure: private placement   public offering   

7. Economic Feasibility of the Project:  

A description of the Project feasibility structure shall be attached hereto as “Exhibit 
F” including, at a minimum, the following:  

(a) Pro forma cash flows at maximum interest rate at which Project will work; 

(b) Detailed sources and uses, including developer's fees, overhead and all hard 
and soft costs. 

(c) The maximum annual debt service at which the Applicant commits to 
proceed: $      

(d) The minimum principal amount of tax exempt bonds the Applicant will accept 
to proceed with the Project: $      

P. Proposed Project Schedule 
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 Activity        Date 

 HFA board meeting to consider application     5/10/19 
 Final site plans & architectural drawings                                       N/A 
 Complete third party credit underwriting                                       9/2019 

Approval of subordinate financing     9/2019 
All other necessary local approvals     9/2019 

 Obtain Credit Enhancement/Bond Purchase Commitment  8/2018 
HUD approvals (if applicable )     N/A    
Issue bonds        12/2019 

 Start construction or rehabilitation     1/2020 
 Complete construction or rehabilitation    6/2021 
 Start rent-up        6/2021 
 Complete rent-up       6/2021 
 
Q. Ability To Proceed 

Each Application shall be reviewed for feasibility and ability of the Applicant to 
proceed with construction of the Project. 

1. Site Control 

Site Control must be demonstrated by the Applicant through bond closing or 
termination of the Memorandum of Agreement. At a minimum, a Contract for 
Purchase and Sale or long-term lease must be held by the Applicant for the 
proposed site. A purchase contract must include the following:  (i) the remedy 
for default on the part of the seller must include or be specific performance, 
(ii) the buyer MUST be the Applicant and, (iii) other than clear title, the only 
permissible contingency for seller or assignor to transfer the site to the 
Applicant is the award of bond financing.  

Site is controlled by:Purchase Contract 

Evidence of Site Control shall be attached hereto as “Exhibit G” and shall be 
in the form of either: 

(a) Contract for Purchase and Sale or long-term land lease agreement (a 
Title Insurance Commitment may be requested to show marketable 
title in the name of the Seller).  

(b) Deed (a Title Insurance Policy Showing marketable title in the name 
of the Applicant may be requested).  

2. Zoning and Land Development Regulations: 
 

NOTE: Applicant must provide documentation that the site is appropriately zoned 
and consistent with local land use regulations regarding density and intended use.   
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(a) Is the site appropriately zoned for the proposed Project?  
No   Yes  

(b) Indicate zoning designation(s):  RM Residential Multifamily District 
with Condition Use PUD (Abbey Park PUD) 

(c) Current zoning permits 16.36 & 17.42  units per acre, or 160 units 
for the site (PUD). 

 
(d) Total number of Units in Project: 160 

(e) A letter from the appropriate local government official verifying i.) 
the zoning designation, ii.) that the proposed number of units and 
intended use are consistent with current land use regulations and 
referenced zoning designation shall be attached hereto as “Exhibit 
     ” 

 
3. Site Plan:    

 
(a) New Construction: Has the preliminary or conceptual site plan been 

approved by the appropriate local government authority?  
Yes   No  

 
If yes, a copy of the approved site plan shall be attached hereto as 
“Exhibit      .” 
 
If no, local approval is expected on:       and a letter from the 
appropriate local government official indicating preliminary or 
conceptual site plan, or if no neither preliminary or conceptual 
approval is given prior to final site plan approval, a description of 
status of the local government review of the Project shall be attached 
hereto as “Exhibit      ” 
 

(b) Rehabilitation: Was site plan approval required by local governmental 
authorities at the time this Project was originally placed in service? 

 
          Yes   No  

 
4. Environmental: 
 
 Has an Environmental Assessment been completed and if so describe any 

required remedial action necessary: Yes. No known issues.   
 
5. Concurrency:  
 

Project-specific letters from the local government or provider verifying 
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availability of infrastructure and capacity (water, sewer, road, and school) for 
the proposed Project shall be attached hereto as “Exhibit’s (N/A - Existing).” 
 

R. Other Information: 
(a) Do you presently have an application for this project submitted 

elsewhere or has this project been denied financing elsewhere?  

 Yes  No  

(b) How many and what type of projects have you completed in the Palm 
Beach County? Farifield has acquired, developed and owned 11 
projects in Palm Beach County over the last 20 years. The majority of 
the projects were garden style apartments. At least 4 of the projects 
included some level of affordability including Emerald Bay Club, La 
Costa, Turtle Cove, and Bayberry Apartments all of which were 
financed by the HFA of Palm Beach County via tax exempt bonds.   

 
(c) Applicant/borrower GP: 

Firm: Fairfield Residential 
Phone: 858 824 6406 
Natural principals: N/A 
Contact Person:  Paul Kudirka 

 
(d) Developer: 

Firm: Fairfield Residential 
Phone: 858 824 6406 
Natural principals: N/A 
Contact Person:  Paul Kudirka 
 

(e) Proposed Architect: 
Firm: N/A 
Phone:       
Contact Person:   
 

(f) Proposed Managing Agent: 
Firm: FF Properties LP (Fairfield Residential)   
Phone: 858-457-2123 
Contact Person: Paul Kudirka 

(g) Proposed General Contractor: 
Firm: FF Development LP 
Phone: 858-457-2123 
Contact Person:  Paul Kudirka 

(h) Proposed Developer's Attorney:  
Firm: Nelson Mullins 
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Phone: 407-839-4239 
Contact Person: Holly Croft 

(i) Proposed Investment Banker (see Authority “Bond Underwriter 
Selection Policy”) or private placement bond purchaser: 
Firm: TBD 
Phone:       
Contact Person:       

(j) Proposed Credit Underwriter: 
Firm: TBD 
Phone:       
Contact Person:       
 

(k)        Provide the following for the property/project seller or lessor: 
Entity: Pinnacle at Abbey Park, Ltd 
Pinnacle Housing 
Phone: 305-854-1700 
Contact Person: David Deutsch 

 
     

[Remainder of page intentionally left blank]







EXHIBIT A 

PROPOSED ORG STRUCTURE 
  



Key

Pass-Through Entity

Corporation/REIT/TRS

Preferred Shareholders/Individuals

Regarded Entity

Disregarded Entity

Outside Investor

0-10% Member 

[Management 

Co-Invest LLC]
a “to-be-for med” Delawar e limited  

liability com pany

90-100% Member 

100% Member

100% Member

Managing Member

Fairfield 
Investment 

Company LLC

a Delaware l imited l iabilit y com pany

[Board of Managers]

[Of ficers Appointed]

__% Member 

FF 
Investments 

IV LLC
a Delaware l imited l iabilit y com pany

FEIN: 38-4050690

 as of 4/30/2019

Non Member Manag er
[FF I Affordab le Manag er  LL C]

a “to-be-for med” Delawar e limited  lia bility comp any

FFI 
Affordable 

Housing Fund 
Investor LLC
a “to-be-for med” Delawar e 

limited  lia bility comp any

100% Member

Fairfield
Abbey Park LP

a “to-be-for med” Delawar e limited  
par tner ship

99.9% Investor LP 0.1% GP

Non Member Manag er

FF I Affordab le Manag er  LL C

a Dela wa re limite d liability com pany

FFI 
Abbey Park  
Investor LLC

a “to-be-for med” Delawar e limited  
liability com pany

Non Member Manag er

FF I Affordab le Manag er  LL C
a Dela wa re limite d liability com pany

Non Member Manag er

FF I Affordab le Manag er  LL C

a Dela wa re limite d liability com pany

FFI 
Affordable 

Housing Fund 
Tranche I LLC

a Dela wa re limite d liability 
com pany

Fairfield

Affordable  

Housing 

Fund Tranche I LLC
a Delaware limited liability company

Non Member Manag er

FF I Affordab le Manag er  LL C

a Dela wa re limite d liability com pany

FFI 
Abbey Park 

Operator LLC
a “to-be-for med” Delawar e 

limited  lia bility comp any

DRAFT -  Fairfield Affordable Housing Fund LLC Organization Structure

Pinnacle at Abbey Park 
 as of 4/30/2019

West Palm Beach, FL   

Pinnacle at Abbey Park 
West Palm Beach, FL

Raymond 

James 

– 

Tax Credit 

Investor
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TENANT RELOCATION PLAN 

  



Exhibit B 

Pinnacle at Abbey Park 

Temporary Relocation Plan 

 

Pinnacle at Abbey Park is a 160-unit existing LIHTC project in West Palm Beach, FL.  Fairfield Residential 
plans to resyndicate the project as a 4% LIHTC Acq Rehab project with an estimate redevelopment 
budget of $33,500/unit.  As part of Fairfield’s plan units will be upgraded with new cabinets, 
countertops, appliances, plumbing fixtures and electrical fixtures.  In order to minimize any disturbance 
to tenants and minimize any relocation needs, Fairfield will renovate these units with tenants in-place 
over a several day period.  

 



EXHIBIT C 

TAX CREDIT COMMITMENT LETTER 

  



 

 

March 27, 2019 

 

Paul Kudirka 

Jack St.Marie 

Fairfield Residential 

5510 Morehouse Drive, Suite 200 

San Diego, CA 92121 

 

Re: Partnership:  To be determined 

 Property Name:   Pinnacle at Abbey Park 

 City/State:  West Palm Beach, FL 

 

Dear Paul and Jack: 

 

 This letter will confirm our agreement (“Agreement”) whereby Raymond James Tax Credit 

Funds, Inc. (“RJTCF”) shall effect a closing (“Closing”) of an investment by a Fund sponsored by RJTCF 

(the “RJTCF Fund”) in the above named partnership (“Partnership”) on the assumptions, terms, and 

conditions contained in this letter, or such other assumptions, terms and conditions as are acceptable to 

you, RJTCF and the RJTCF Fund.      

 

CURRENT ASSUMPTIONS: 

 

I. DESCRIPTION OF THE PROJECT AND THE INVESTMENT. 

 

A. Project: 

 

1. Acquisition/Rehabilitation. 

2. Units:  160. 

3. Estimated Construction Start Date:  January 2020. 

4. Estimated Construction Completion Date: December 2020. 

5. Estimated 100% Occupancy Date:  January 2020. 

6. Set-aside Requirements:  Nine units at 30% of AMI and 151 units at 60% of 

AMI.  

7. Rental Assistance:  None  

8. Management: 

a. Company:  An affiliate of Fairfield Residential.  

b. Management Fee:  3% 

9. General Contractor:  An affiliate of Fairfield Residential 

 

B. Tax Credit Information: 
 

1. Reserved or Allocated Credits:  $895,274. 

2. Assumed Partnership Annual Credits: $895,274. 

3. The RJTCF Fund’s Share of Partnership Annual Credits:  99.99%. 

4. The RJTCF Fund’s Annual Credits:  $895,183. 

5. Applicable Fraction:  100%. 

6. Applicable Percentage:  3.27% (estimated) 

7. First Credit Year:  2020. 

 

 



 

 

 

 

C. Equity Investment: 

 

1. $0.98 per dollar of the RJTCF Fund’s Federal Credits, subject to final Investment 

Committee Approval of RJTCF.  

 

2. The RJTCF Fund’s Estimated Total Capital:  $8,772,798. 

Note that the RJTCF Fund’s estimated actual contributions are based on actual 

credits delivered.  If actual RJTCF Fund Credits are less than the assumed 

amount, estimated capital contributions will be reduced by the shortfall times the 

Credit Price.  If actual RJTCF Fund Credits are greater than the assumed amount 

(“Excess Credits”), then the RJTCF Fund estimated Capital Contributions will be 

increased by an amount equal to the Excess Credits times the Credit Price up to 

105% of the Estimated Total Capital, unless such increase is attributable to an 

additional reservation of Credits.  The RJTCF Fund will specify under which 

terms it will purchase any Excess Credits attributable to an additional reservation 

of Credits, and/or those that would otherwise cause capital contributions to 

exceed 105% of the Estimated Total Capital.  The General Partners can accept or 

reject those terms.  Any Excess Credits that the RJTCF Fund is unwilling to buy 

or that the General Partners are unwilling to sell at the price specified by the 

RJTCF Fund shall be allocated to the General Partners. 

 

3. Installment Payment of Estimated Capital Contributions: 

a. $877,280 (10%) to be funded at closing, of which $35,000 shall be paid 

to RJTCF as reimbursement of expenses incurred in connection with due 

diligence 

b. $7,720,518 (88%) to be funded at the later of July 1, 2021 and Stabilized 

Operations (“Stabilization Capital Contribution”)  

c. $175,000 (2%) to be funded at receipt of IRS Form 8609. 

  

Conditions for payments are described in Appendix B  

 

 

If RJTCF fails to make a required installment payment after confirming all 

funding conditions have been met, providing notice as such, and failing to cure 

within 30 days, the Partnership and Co-General Partner shall have all the 

remedies of a secured creditor under the UCC, including the right to foreclose 

upon RJTCF’s interest in the Partnership. 

 

4. Timing Adjusters:   

The capital contribution of the RJTCF Fund shall be reduced by 50% of the 

shortfall between the Credits actually delivered and the Credits assumed to be 

delivered in 2020 and 2021 Currently it is assumed that the Partnership will 

deliver the maximum amount of credits in 2020 and 2021. The capital 

contribution of the RJTCF Fund shall be adjusted if and to the extent that the 

RJTCF Fund is admitted after Credits have begun to run by an amount equal to 

the credits not received by the RJTCF Fund times the credit price. 

 

 



 

 

 

 

D. Allocation of Distributions: 

 

1. Asset Management Fee:  The RJTCF Fund shall receive an annual asset 

management fee of $5,000 prior to any cash distributions.  The Asset 

Management Fee shall begin once the Project has been placed in service and 

shall be prorated for the year that the Project is placed in service and will 

increase at 3% per annum. The fee shall be cumulative to the extent unpaid in 

any year and shall be payable from sale proceeds of the property to the extent not 

previously paid.   

 

2. Cash From Operations:  Cash available to be distributed after paying Partnership 

expenses, funding the Replacement Reserve, and maintaining working capital 

reserves.  Cash From Operations shall be allocated in the following order: 

 

a. To RJTCF until reimbursed under Tax Credit Guaranty; 

b. To pay any accrued but unpaid asset management fees;  

c. To the Developer, to pay any unpaid Deferred Development Fee (until 

such fee is paid in full);  

d. To the Guarantors to repay any loans due under the Operating Deficit 

Guaranty and Construction Completion Guaranty; 

e. 90% to the General Partner as an Incentive Management Fee 

f. The balance to the RJTCF Fund.  

 

In all events, the RJTCF Fund must receive at least 10% of the amount available 

for distributions to partners and payment of incentive management fees to the 

General Partners (such 10% to include the LP asset management fee).  

 

3. Cash From Sale or Refinancing:  Proceeds available after paying all debts and 

liabilities and establishing any required reserves shall be allocated in accordance 

with capital accounts, in the following order: 

 

a. To the RJTCF Fund until reimbursed under Tax Credit Guaranty, to the 

extent not reimbursed from Cash From Operations; 

b. To pay any accrued but unpaid Asset Management Fee; 

c. To pay any accrued but unpaid partnership management fees to 

Wakefield and Fairfield; 

d. To the Developer to pay any unpaid Deferred Development Fee; 

e. To the Guarantors to repay any loans due under the Operating Deficit 

Guaranty and Construction Completion Guaranty; 

f. 90% to the General Partner and 10% to the RJTCF Fund. 

 

The distribution of Cash From Sale or Refinancing shall be subject to the requirement of 

the Internal Revenue Code that liquidating distributions be made in accordance with 

capital accounts. 

 

Additionally, after the close of the credit period, the General Partner, will have an option 

to purchase the property or the Limited Partner’s Partnership interests. The price to 

purchase the property shall be equal to the greater of i) 94% of the fair market value of 



 

 

the property, and ii) the principal amount of outstanding indebtedness secured by the 

building, all Federal, State, and local taxes attributable to such sale and any amounts due 

to the RJTCF Fund under the Tax Credit Guaranty.  The purchase price for the Limited 

Partner’s Partnership interests shall be equal to the greater of (i) Limited Partner exit 

taxes, or (ii) the fair market value of the interests and shall commence at the end of the 

tax credit period (year 11) and will end 2 years after the end of the 15-year 

compliance period The amount of the purchase price attributable to taxes payable by the 

RJTCF Fund, if any, shall be distributed to the RJTCF Fund.  

 

E. Allocations of Profits and Losses: 

 

1. Operating Profits and Losses:  99.99% RJTCF Fund; 0.01% General Partner. 

2. Credits and Depreciation:  99.99% RJTCF Fund; 0.01% General Partner. 

3. Gain or Loss on Sale:  So as to bring the capital accounts into the ratios that will 

allow Proceeds of Sale to be distributed 90% to the General Partners and 10% to 

the RJTCF Fund, to the extent possible given the requirements of the Internal 

Revenue Code and the Treasury Regulations. 

4. Operating Losses Prior to Credit Delivery:  At the discretion of the RJTCF Fund, 

Operating Losses attributable to the period prior to the start of Credit delivery 

may be specially allocated to the General Partners. 

 

F. Developer and Development Fee: 
 

1. Developer:  An affiliate of Fairfield Residential 

2. Estimated Development Fee: $2,746,200.  

3. Development Fee is currently estimated to be paid as follows: 

a. Total fee, less $175,000, at project stabilization.  

b. $175,000 at receipt of 8609  

 

If necessary, part of the development fee, not to exceed at amount that can be 

repaid within 14 years after placed-in-service date, will be deferred beyond the 

date of the RJTCF Fund’s final capital contribution installment, without interest, 

and shall be paid in accordance with the terms of allocations of Cash From 

Operations and Cash from Sale or Refinancing or, if not paid within 14 years 

after placed-in-service date, from General Partners’ capital as described below.  

 

RJTCF and the General Partner shall determine the amount of deferred 

development fee that can be repaid within 14 years and, to the extent the 

projected deferred development fee at time of closing exceeds that amount, the 

Managing General Partner will make a loan or capital contribution at closing 

equal to difference. The General Partner shall have a right to purchase the 

Managing General Partner loan or capital contribution.   

 
 

 

 

 

 

 



 

 

G. Reserves: 

 

1. Replacement Reserve:  $56,000 ($350 per unit) per year, increasing at 3% 

annually, beginning at permanent loan conversion. In the aggregate, no more than 

$20,000 will be withdrawn from the Replacement Reserve in any calendar year 

without the approval of the RJTCF Fund unless provided for in the approved 

budget. 

 

2. Operating Reserve:  $499,198 to be funded at the time of the Stabilization 

Capital Contribution. The Operating Reserve shall be used to fund operating 

deficits that occur after the Stabilization Capital Contribution and shall not be 

used to reimburse the General Partners or Guarantors for amounts expended prior 

to such contribution, including without limitation for cost overruns or operating 

deficits. Amounts held in the Operating Reserve shall not be released (other than 

to fund operating deficits at the consent of RJTCF which consent shall be limited 

to verifying that an operating deficit exists) and will not become Cash From 

Operations without the written consent of the RJTCF Fund.  The RJTCF Fund 

must be notified if aggregate draws of more than $10,000 are made from the 

Operating Reserve in any year. If the Operating Reserve is drawn down below 

$499,198 (the “Operating Reserve Minimum’), it must be replenished from Cash 

From Operations.  

 

H. Obligations of General Partners: 

 

1. Co-General Partners: TBD 

2. General Partners’ Capital:  TBD 

3. The General Partners (co-GP and Managing GP) agree that to the extent any 

deferred development fee has not been repaid from cash flow at the end of 14 

years from the date the property is placed in service, they will contribute 

sufficient capital so that the partnership can pay any amount of the deferred fee 

outstanding at that time. 

 

I. Obligations of the Guarantors: 

 

1. Guarantors:  An affiliate of Fairfield Residential, subject to the approval of 

RJTCF.  

2. Guaranties: 

a. Completion Guaranty – The Guarantors will guarantee lien-free 

completion of the Property and will pay any of the below costs that are in 

excess of the allowed sources of funds (including any allowed deferred 

development fee).  Such costs include costs to: 

 

(1) acquire the Property and complete construction substantially in 

accordance with plans and specifications and free from any 

defects;  

(2) pay all acquisition and construction costs, including any 

construction period interest, costs, fees, and reserves; and  

(3) pay all operating expenses, debt service and capital maintenance 

items that exceed rental and other income through the date the 

RJTCF Fund makes its final capital contribution. 



 

 

 

Subject to no adverse effect on the 50% test, cost overruns will be treated 

as a loan to the partnership. Guarantors will also advance funds as 

needed during construction if proceeds of financing and/or capital 

contributions are not yet available to pay such costs.  Such advances will 

be repaid, without interest, once such sources of funds become available. 

. 
 

The General Partners will also guarantee that the permanent financing 

will close and that the debt service on the permanent financing will not 

exceed an amount that would allow the Partnership to achieve Stabilized 

Operations within a reasonable time.  Any reduction in principal amount 

of, or interest rate on, the permanent financing necessary to achieve 

Stabilized Operations will be considered an excess cost to be funded 

under the Completion Guaranty 

 

In the event that certain events occur, the RJTCF Fund shall have the 

right to require the Guarantors to repurchase the RJTCF Fund's interest 

for a price that returns its investment to date plus interest.  Examples of 

such events include failure to complete construction by an agreed-upon 

drop dead date, failure to replace withdrawn commitments for permanent 

financing, failure to qualify for at least seventy (70%) of the expected 

Credits, failure to achieve Stabilized Operations within a specified 

period, etc. The repurchase obligation will terminate upon RJTCFs final 

capital contribution. 

 

b. Tax Credit Guaranty – Guaranty that expected Credits will be available 

to the RJTCF Fund and Credits taken will not be recaptured.  If the 

actual annual Credits available to the RJTCF Fund in any year are lower 

than the Credits expected, to the extent there are insufficient partnership 

funds,  the Guarantors shall reimburse the RJTCF Fund (on a present 

value basis) for the shortfall on a dollar for dollar basis.  If it is 

determined that the shortfall in Credits will apply to future years as well, 

Guarantors will refund the purchase price (on a present value basis) of 

those future credits.  If the RJTCF Fund is subject to recapture (including 

disallowance of credits) of previously claimed credits, the Guarantors 

shall reimburse the RJTCF Fund for its recapture amount. 

   

This guaranty shall apply to a period that ends at the end of the LIHTC 

compliance period. 

 

The maximum obligations of the Guarantors will not exceed the RJTCF 

Fund's expected Total Payments.  The Guarantors will not be obligated if 

the reduction in the amount of Credits or recapture is a result of a change 

in the tax law or regulations, the acts of the Limited Partner, or the 

disposition by the RJTCF Fund of its interest. 
 

To the extent that payments under the Tax Credit Guaranty are not made 

or are insufficient to compensate the RJTCF Fund for amounts due the 

RJTCF Fund as a result of reduced or recaptured Credits, the amounts, 



 

 

plus interest, will be paid as a priority from all available cash, including 

Cash From Operations or Sale Proceeds. 

 

c. Operating Deficit Guaranty – Guaranty that the Partnership will have 

sufficient funds to remain current in its obligations during a specified 

period and that Guarantors will make subordinated, interest-free loans to 

the Partnership to the extent necessary to meet obligations, including 

debt service and the funding of reserves, for the period beginning with 

the Stabilization Capital Contribution and ending on the fifth anniversary 

of the Stabilization Capital Contribution and on which each of the 

following is true: 
 

(1) In the three preceding calendar years, the Partnership has achieved 

a 1.15 debt service coverage (measured on an annual basis) as 

shown in the audited financial statements for such years. . 

(2) The Partnership is current with regards to all liabilities. 

(3) The balance in the operating reserve equals the Operating 

Reserve Minimum.  

 

Guarantors shall also be responsible throughout the entire Compliance 

Period for deficits attributable to the failure to obtain or the loss of any 

property tax abatement expected to be received by the Project. 

 

Operating deficit loans shall not bear interest and shall be payable on a 

subordinated basis from available cash, including Cash from Operations 

and Sale Proceeds. 

 

The maximum obligations of the Guarantors under this Operating Deficit 

Guaranty will not exceed $1,000,000. 

 

Guaranty of Performance – Guarantor(s) will guarantee that the 

General Partner will perform all of its monetary obligations under the 

partnership agreement, including the obligation to make a capital 

contribution as and when required to pay deferred development fee. 

Notwithstanding the foregoing, the maximum cumulative amount of the 

guarantors obligations under sections I2b and c and for environmental 

indemnities will not exceed the total amount of the Developer Fee 

 

J. Total Depreciable Basis:  $25,631,200. 

 

1. Approximately $23,171,063 – 30.0 year depreciable property 

2. 2020 Bonus Depreciation - $2,460,138 

 

 

K. Financing: 

1. Construction Financing 

a. Lender:  To be determined. 

b. Amount:  $28,400,000 (estimated) 

c. Rate:  TBD 

d. Term: 20 months (estimated). 



 

 

 

2. Permanent Financing - First Mortgage  

a. Estimated Amount:  $16,000,000. 

b. Lender:  TBD  

c. Converts at stabilization. 

d. Non recourse. 

e. Term (years): 35. 

f. Amortization period (years):  35. 

g. Interest rate:  4.70% underwritten  

i. Fixed. 

ii. Annual payment:  Estimated $932,579. 

h. Prepayment provisions:  None (penalties, etc.) 

i. Other provisions:  Minimum debt service coverage of 1.15.  

 

3. Permanent Financing - Second Mortgage 

a. Estimated Exceed Amount:  $1,048,411. 

b. Lender:  SAIL. 

c. Funds at or prior to stabilization. 

d. Recourse or Non recourse:  Non recourse. 

e. Not tax-exempt bond financed. 

f. Term (years):  30 

g. Amortization period (years): N/A 

h. Interest rate:  3% 

i. Fixed. 

ii. Annual payment:  No hard debt service payments required. 

i. Prepayment provisions:  None (penalties, etc.). 

j. Other provisions:  None.  

 

 

L. Other Sources 

 

GP Capital - $1,467,965  

 

M. Definitive Documents 
 

   All of the terms and conditions of the investment shall be set forth in definitive documents to be 

negotiated by the parties including but not limited to an Amended and Restated Agreement of Limited 

Partnership and a Subscription Agreement, together with certain closing exhibits (including various 

Guaranty Agreements).  Such documents shall be consistent with the terms and conditions set forth in this 

letter with such changes as the parties may agree are appropriate.  Once executed, the definitive 

documents shall supersede this letter, which shall be of no further force or effect.  RJTCF will begin 

preparation of the definitive documents upon the completion of our due diligence to our satisfaction, as 

determined in our sole discretion.    

 

II. INFORMATION REQUIRED BY THE RJTCF FUND - DUE DILIGENCE AND REPORTING 

REQUIREMENTS 

 

The specific information required by the RJTCF Fund prior to Closing, as a condition of making 

its capital contribution, and on an ongoing basis throughout the term of the Partnership, are as follows: 

 



 

 

A. Before closing, the RJTCF Fund will require receipt of those items set forth in Appendix 

A. 

B. Before making its various capital contribution installments, the RJTCF Fund will require 

receipt of those items set forth in Appendix B.  

C. The RJTCF Fund will require reports from time to time, as described in Appendix C. 

 

III. THE RJTCF FUND EXIT RIGHTS 

 

The RJTCF Fund shall have the right to require the General Partner to acquire its interest after the 

end of the compliance period for a price equal to $30,000. If the General Partner fails to acquire the 

RJTCF Fund’s interest, then the RJTCF Fund shall have the right, without the concurrence of the General 

Partners, to order a sale of the Project. 

. 

 

IV. OTHER ASSUMPTIONS TO CLOSING 
 

1. Prior to Closing, there shall have been no changes in tax laws or Treasury 

pronouncements, or changes in interpretations of existing tax issues that would materially 

and adversely affect this investment. 

2. In the event an investment in the Partnership requires HUD Previous Participation 

Certification (HUD Form 2530), the ability of the RJTCF Fund and its investor members 

to request and obtain HUD 2530 approval in accordance with the electronic filing 

requirements promulgated by HUD.  

3. RJTCF and the RJTCF Fund's review and approval in its sole discretion of all due 

diligence materials, including the construction and permanent loan commitments, 

proposed extended use agreement, real estate, plans and specifications, market study 

(including any additional market studies determined by the RJTCF Fund and the fund to 

be necessary - at RJTCF expense), basis for the Credits, operating budgets, construction 

and lease-up budgets, current financial statements of the General Partners, other 

guarantors and their affiliates, verification of background information to be provided by 

the General Partners and their affiliates, and references to be provided by the General 

Partners.   

4. Satisfactory inspection of the property by RJTCF and the RJTCF Fund investors.  

5. Approval by the Investment Committee of RJTCF and the RJTCF Fund investors of the 

terms and conditions of the investment in their sole discretion based on then current 

market conditions. 

6. Availability of investment funds; 

7. The negotiation of definitive documents as described herein (and this Agreement shall 

terminate if all such documents are not executed and delivered by the Closing date).   

 

V. TERM 

 

The initial term of this Agreement shall be for a period of 9 months from the date of this letter, 

with a closing no later than January 31, 2020, providing that either party may terminate this Agreement 

by giving the other party at least 30 days written notice and both parties can agree in writing to an 

extension. If due diligence activities and negotiation of definitive documents continue beyond termination 

of this Agreement, the parties shall not be bound hereunder, but only to the extent provided in definitive 

documents or other written agreements that are actually executed and delivered. 

 



 

 

VI. EXCLUSIVITY 

 

You acknowledge that RJTCF Fund will expend significant effort and expense, and may forego 

other investment opportunities, in connection with its best efforts to effect a Closing.  You agree that you 

will not solicit or entertain any offers by other parties to acquire an equity interest in the Partnership 

during the Term of this Agreement.  Furthermore, you agree to reimburse RJTCF Fund for due diligence 

expenses, up to a maximum of $35,000, if you violate the conditions set forth herein. 

 

VII. FEES 
 

At the Closing, the Partnership shall pay $35,000 to the RJTCF Fund for the costs associated with 

the due diligence process and preparation of Partnership documents and legal opinions.  At the Investor’s 

request, and at Partnership expense, the legal opinion(s) must be updated or reissued after Admission to 

assure continued accuracy of the legal conclusions set forth in such opinions.  You will be responsible for 

payment of the $35,000 or greater agreed upon due diligence/legal reimbursement fee whether or not the 

Investment closes, unless such failure to close was due to RJTCF inability to effect the Closing. 

 
VIII. CONFIDENTIALITY 
 

This letter is delivered to you with the understanding that neither it nor its substance shall be 

disclosed to any third party except those who are in a confidential relationship with you, or where the 

same is required by law. 

 

IX. ACCEPTANCE 

 

If these terms and conditions are acceptable to you, please sign and return one copy of this 

memorandum.  If not accepted by April 15, 2019, this offer shall terminate.   

 

By acceptance of this letter, you authorize Raymond James Tax Credit Funds, Inc. to make any 

credit inquiries that we may deem necessary as part of our underwriting process.  These credit inquiries 

may be performed on the General Partners, Guarantors, or any significant business operation of General 

Partners or Guarantors.  This authorization also applies to follow-up credit inquiries that we may deem 

necessary after our admission to the Partnership. 

 

  



 

 

For more than 25 years Raymond James Tax Credit Funds and our affiliates have been involved 

with the development of affordable housing.  We have provided equity for more than 1,200 properties 

nationwide.  We look forward to working with you again. 

 

     
 

 

Accepted: 

 

 

___________________________   _________________ 

By: General Partner     Date 

 

 

___________________________   _________________ 

By: Guarantor     Date 

 

 

 

Appendices: 

 Appendix A  - Pre-Closing Due Diligence 

 Appendix B  - Due Diligence Requirements for Capital Contribution Installments 

 Appendix C  - Reports 

  



 

 

APPENDIX A 

PRE-CLOSING DUE DILIGENCE 

 

 The closing of the acquisition by the RJTCF Fund of an interest in the Partnership shall be subject 

to the satisfactory completion of due diligence by the RJTCF Fund.  In connection with such due 

diligence, the General Partners shall provide certain information and closing exhibits at the cost of the 

Partnership, including but not limited to the following: 

 

I. EVIDENCE OF TAX CREDIT ALLOCATION: 

 

A. A tax credit reservation approximately equal to the projected Credits. 

 
 

B. Intentionally deleted (N/A for Bond transactions): 

 

II. EVIDENCE OF QUALIFICATION FOR ACQUISITION CREDITS 

 

Evidence satisfactory to the RJTCF Fund that the Project meets the requirements of the Code 

relating to qualification for acquisition credits (Section 42(d)(2)) and the rehabilitation credit (Section 

42(e)).  

 

III. MULTI-PHASE PROJECTS 

 

The project cannot be part of a multi-phase development or be subject to or require any cross use 

or cross easements without the RJTCF Fund’s written approval.  If it is intended that the project will be 

part of a multi-phase development or if the project is being built on part of a larger parcel of land 

controlled by the developer/general partner or any affiliate, this information must be disclosed to the 

RJTCF Fund as soon as possible and prior to closing so that issues such as cross use and cross easements 

can be approved by the RJTCF Fund.  No cross default provisions with respect to other projects will be 

permitted.  The RJTCF Fund shall have a right of first refusal to invest in any Section 42 project that is 

part of a subsequent phase.  In the case of a second or later phase of a multi-phase project, Stabilized 

Operation must be achieved without reducing occupancy with respect to prior phases (i.e., the RJTCF 

Fund must determine in its sole discretion that Stabilized Operation was not achieved at the expense of 

earlier phases). 

 

IV. LEGAL OPINIONS 

 

The Partnership must provide a legal opinion (form available upon request), in form and 

substance acceptable to the RJTCF Fund’s counsel confirming, among other things: 

 

A. Valid formation and good standing of the Partnership; 

B. Valid title in the Project; 

C. The RJTCF Fund’s admission as the sole limited partner of the Partnership; 

D. No material litigation; 

E. Due execution, delivery and enforceability of documents; and 

F. Limited liability of the limited partner. 

 

V. MANAGEMENT AGREEMENT 

 



 

 

  The Partnership must provide an executed management agreement, including management plan 

detailing inspection requirements, tenant screening procedures, etc.  

 

VI. RENT LIMITATIONS (3 LURAS  - TCAC, CDLAC, CITY) 

 

The Partnership must provide a list of all rent and income limitations to which the project is 

subject, including any limitations in excess of those imposed by Section 42 of the Code (e.g. restrictions 

related to HOME or other financing), or restrictions contained in the extended use agreement.  

 

VII. DOCUMENTATION AND COMMITMENTS FOR  

ALL CONSTRUCTION AND PERMANENT LOANS.  

 

A. If the permanent loan documents have not been executed, the General Partners agree 

that they will provide the RJTCF Fund with drafts of such documents and will not 

execute such documents until they are in a form acceptable to the RJTCF Fund. 

 

B. Fixed interest rate.  Each permanent loan must bear a fixed interest rate through the 

end of the 15-year compliance period.  Fixed rate does not include “synthetic” fixed 

rates accomplished through use of swaps or other financial derivatives.  The fixed 

rate shall be locked prior to or at the time of the admission of the RJTCF Fund to the 

Partnership. 

 

C. Non-recourse loans. 

1. All permanent loans, except as noted above, shall be non-recourse loans. 

2. The note for each non-recourse loan shall contain language similar to the 

following: 

 

“Notwithstanding anything stated herein or elsewhere to the contrary, 

Borrower and the general and limited partners of the Borrower shall have no 

personal liability hereunder whatsoever and the Lender’s sole recourse for 

payment shall be to the assets that are subject to the Mortgage.” 

 

D. Each permanent loan shall include the following provisions: 

1. To notify the General Partners and the RJTCF Fund of any default. 

2. To give the General Partners and the RJTCF Fund the right to cure any 

default. 

 

E. No construction or permanent loan will require the RJTCF Fund to execute any 

document to which the lender is a party, including without limitation any 

acknowledgement or consent. 

 

F. No permanent loan may require the Partnership to maintain a debt service coverage 

ratio on an ongoing basis (i.e., at any time after initial sizing of the permanent loan). 

 

G. If the property is being financed with tax exempt bonds, evidence reasonably 

satisfactory to the RJTCF Fund that the bonds are tax exempt under Section 103 of 

the Code and cause Section 42(h)(4) to apply to the project.  



 

 

 

VIII. MARKET STUDY 

 

An independent market study completed at the cost of the Partnership within six months 

of the RJTCF Fund’s closing with its equity investor, in a form acceptable to the RJTCF Fund, 

indicating the demand for units by prospective tenants with tax credit eligible incomes at the 

proposed rents assuming no rental subsidies are available to the property, and demonstrating that 

the proposed rents provide at least a 10% rental rate advantage, acceptable to the RJTCF Fund 

compared to market alternatives. It is generally expected that a new market study meeting the 

RJTCF Fund’s requirements will be conducted at Partnership expense in connection with the 

RJTCF Fund’s admission to the Partnership. 

 

IX. APPRAISAL 

 

An independent appraisal of the property as engaged by the Lender, completed within 

one year of closing by a qualified independent appraiser acceptable to the RJTCF Fund, which 

shall include a projected operating budget for the Project prepared by the appraiser. If the 

Property consists of the acquisition and rehabilitation of an existing property, the property must 

conclude an “as is” value for the property and an “as vacant” value for the land. 

 

X. PHASE I ENVIRONMENTAL REPORT 

 

Environmental reports must be completed within six (6) months of the closing date and must be 

acceptable to the RJTCF Fund and must meet the following requirements: 

 

A. Must be a Phase I report performed to ASTM E 1527-05 by a qualified third party 

environmental firm that is acceptable to the RJTCF Fund and has a minimum of $2 

million in errors and omissions insurance. 

B. The ESA Report shall be completed prior to acquisition of the property, but no more 

than 180 days prior to the acquisition date. If the property is not acquired within 180 

days from the date of the ESA, an update to the ESA must be obtained prior to the 

property being acquired. If the property is not acquired with in the 180 days, but is 

acquired within one year of the date of the ESA an updated database search including 

opinion letter should be obtained prior to acquiring the property. If the property will 

not be acquired within one year from the data of the ESA a full updated or new ESA 

is required. 

C. The environmental firm must provide a reliance letter allowing the RJTCF Fund to 

rely on the report and, if the report is addressed to someone other than the 

partnership, allowing the partnership to rely on the report.  

D. If the Project involves the acquisition of existing buildings, the environmental report 

shall address lead based paint, asbestos, radon, lead in drinking water, etc.  The 

environmental firm must test for the presence of such contaminants, provide the 

results of the testing and make recommendations for abatement and for an O & M 

plan addressing, to the extent required, continued monitoring and/or maintenance 

required to address these environmental conditions. 



 

 

 

 If the environmental reports disclose environmental conditions, the Partnership must provide a 

plan acceptable to the RJTCF Fund to abate or remediate such conditions. 

 

 Any costs required to meet these environmental requirements shall be the responsibility of the 

Partnership. 

 

XI. CONSTRUCTION CONSULTANT 

 

An independent consulting architect/engineer will be engaged by the RJTCF Fund but 

paid by the Partnership to undertake the following: 

 

A. A pre-rehab property inspection, a construction needs assessment review including a 

cost analysis, and a comparison of its assessment to the proposed rehab scope of 

work and budget.  The independent consulting architect/engineer shall certify that the 

Project complies with the applicable requirements of the ADA Act and, if the Project 

was recently constructed or rehabbed and to the extent possible based on available 

information, that the previous construction was completed in accordance with the 

plans and specifications or other scope of work. 

B. Periodic work-in-place inspections, as specified by the RJTCF Fund. 

C. After completion, a certification that the project has been built in accordance with the 

plans and specifications, the recommendations in the soils report, and the applicable 

requirements of the ADA Act (the RJTCF Fund will pay for the post-completion 

report). 

 

The following items need to be provided so that the RJTCF Fund can order the report:  

 

A. Plans/Scope of Work and specifications.  

B. A survey, locating all improvements & matters of public record (easements, rights of 

way, setback requirements, etc.). 

C. Construction Cost Certification. 

D. Construction budget (itemized by trades). 

E. Construction schedule and construction cash flow projections, including construction 

period interest and loan advances. 

F. Construction general contract and evidence of 100% payment and performance bond 

or a letter of credit at least equal to 15% of the construction contract amount. 

G. Copies of agreements between the developer and all design professionals – 

architectural, engineering, landscaping, etc. 

H. Resumes for the general contractor and architect. 

I. If the property is located in a high-risk earthquake/seismic zone, the pre-construction 

review should include a discussion regarding the plan’s conformance with 

construction standards for the area as set forth under the Uniform Building Code. 

 

XII. INTENTIONALLY DELETED 

 

XIII. OWNER'S TITLE INSURANCE POLICY 

 



 

 

An owner’s title insurance policy in the amount equal to the sum of all permanent financing (less 

deferred development fee) and projected tax credit equity that meets the RJTCF Fund Title Insurance 

Requirements (available on request).   

 

XIV. SURVEY 

 

An American Land Title Association (“ALTA”) or equivalent survey of the property, prepared by 

a surveyor licensed by the state, and which has been prepared with the benefit of the owner’s title 

insurance commitment showing the location of all easements, setbacks, and other matters affecting the 

property.  A copy of the RJTCF Fund Survey Requirements is available upon request.   

 

XV. PERFORMANCE BOND 

 

Waived..  

 

XVI. INSURANCE  

 

 Copies of all insurance policies required by RTJCF Insurance Requirements (available upon 

request) as set forth in the definitive documents, including but not limited to: 

 

1. Builder’s Risk; 

2. Special perils (all risk) insurance; 

3. Comprehensive general liability insurance; 

4. Rental loss insurance; 

5. Flood insurance, if required;  

6. Workmen’s Compensation Insurance for Management Company and General 

Contractor; 

7. General Contractor liability insurance; 

8. Seismic/earthquake insurance, if required (only if PML > 20%) 

9. Sinkhole/mine subsidence insurance, if required. 

 

 Numbers 2, 4, 5 and 6 above may be deferred to completion unless the Project involves the 

acquisition and rehabilitation of existing buildings. 

 

XVII. GENERAL PARTNER AND GUARANTOR BACKGROUND INFORMATION 

 

 Information with respect to the General Partners and Guarantors, including without limitation 

organizational, industry experience, reference and financial and tax return information. 
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APPENDIX B 

DUE DILIGENCE REQUIREMENTS FOR CAPITAL CONTRIBUTION INSTALLMENTS 

 

 The RJTCF Fund will release its capital contribution installments according to the following 

schedule.  In order to allow sufficient time for review by the RJTCF Fund and its legal counsel, please 

allow not less than five business days from our receipt of all items prior to payment (assuming no issues 

are identified that would require more time to resolve):   

 

I. CONTRIBUTIONS PRIOR TO COMPLETION OF CONSTRUCTION/REHABILITATION  

 $877,280 (10%) at closing. 

 

 The following documentation, without limitation, will be provided prior to the release of any 

funds: 

 

A. A certificate from the General Partners confirming construction progress, no defaults, 

etc. 

B. To the extent not previously delivered to the RJTCF Fund, items described in 

Appendix A.  

C. Evidence acceptable to the RJTCF Fund that: 

1. The RJTCF Fund has been admitted as the sole limited partner. 

2. Closing of the construction loan will occur concurrently with funding of the 

contribution; 

3. The Partnership has been issued commitments for each Mortgage Loan. 

4. The Partnership has been issued an annual tax credit reservation of 

approximately $895,274 for Federal Credits and has continued to comply 

with all requirements of the state agency allocating the credits. 

 

During construction, even if draws of equity are not being made, the General Partners will provide the 

RJTCF Fund with all copies of AIA draw forms or their equivalent that are submitted to lenders.  Such 

copies do not need to include back-up documentation, but should detail construction progress, costs 

incurred to date, costs to complete and any change orders. 

 

II. STABILIZATION CAPITAL CONTRIBUTION 

 $7,720,518 (88%) – to be released at the later of July 1, 2021 or the completion of the items 

mentioned below: 

 

A. Receipt of the final certificates of occupancy for all of the units. 

B. Receipt of the audited cost certification. 

C. Receipt of the As-Built Survey  

D. Receipt of updated Owner’s Title Insurance policy. 

E. Achievement of 95% physical and 100% qualified occupancy  

F. Closing of the permanent loan (concurrently with funding of the contribution) as 

evidenced by the achievement of 3 consecutive months of a 1.15 debt service coverage 

ratio on the full P+I payment of all foreclosable debt. 

G.  Other documentation as may be reasonably requested by RJTCF in the final Partnership 

Agreement to verify the above conditions have been met 
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III. 8609 CAPITAL CONTRIBUTION 

 

 $175,000 (2%) – the final capital contribution shall be paid once the RJTCF Fund has received 

copies of Internal Revenue Service Form 8609 with both Parts I and II completed (provided prior 

to filing with the IRS), an extended use agreement and a certificate from the General Partners 

confirming no defaults, etc. 

 

.  
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APPENDIX C 

REPORTS 

 

The General Partners will provide the RJTCF Fund with the following reports or information.  To the 

extent that any item described in II or III below is not provided within 10 days after formal written notice 

from the RJTCF Fund that it is overdue, a per day penalty of $100.00 shall apply for the first 30 days with 

respect to any late item and the penalty shall be increased to $200 per day thereafter.  All penalties shall 

be paid by the General Partners from their own funds and not funds of the Partnership. 

 

I. ANNUALLY BY JANUARY 31:  

 

A business report.  (the RJTCF Fund  will provide the form.) 

 

II. ANNUALLY BY FEBRUARY 15:  THE PARTNERSHIP TAX RETURN AND SUPPORTING SCHEDULES 

 

III. ANNUALLY BY MARCH 1: 

 

A. Audited financial statements. 

B. A report of agreed upon procedures from the partnership’s accountants to verify that 

the property meets the IRS and any other Low Income Housing tenant compliance 

rules regarding tenant rents and incomes: 

1. They will review the completed Tenant Income Rent Summary as of 12/31. 

2. They will review with the General Partners the rent and income limitations to 

which the project is subject and stated the limitations and state the limitations 

in their report. 

3. They will determine that the utility allowances are being correctly calculated.  

4. They will compare the tenant income amounts to the income limits 

applicable to the Project under Section 42 of the Code and any other 

limitations and determine if the tenant income amounts are at or below the 

limitations. 

5. They will compare the tenant rental charges and utility allowances to the 

limits applicable to the Project under Section 42 of the Code and any other 

limitations and determine if the rents are at or below the limitations. 

6. They will review 20% of the tenant files and determine that the Partnership 

has obtained the necessary documentation to support the tenant income 

certifications (as described in Treasury Regulation § 1.42-5 or its successor); 

 

IV. ANNUALLY BY JULY 31:  

 

  Pictures of the Property. 

 

V. ANNUALLY BY JANUARY 31:  

 

An operating budget for the following calendar year in a form acceptable to the RJTCF 

Fund, comparing the budgeted revenues and expenses to the actual revenue and expenses 

for the current year.  

 

VI. ANNUALLY IN CONJUNCTION WITH INSURANCE POLICY RENEWAL: 

 

Insurance Reports - Evidence of renewal or replacement of required policies along with 
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copies of endorsements naming the RJTCF Fund to be given 30 days notice in the event 

of premium due, lapse, expiration, cancellation or non-renewal. 

 

VII. QUARTERLY: 

 

A. Unaudited financial statements (Balance Sheet and Statement of Profit and Loss) 

within 30 days of the end of each of the first three calendar quarters, including 

annual, monthly and year-to-date actual results compared to budgeted amounts. 

B. A completed Property Tax Credit and Tenant Analysis with General Partner 

certification. (We will provide the forms.)  If the RJTCF Fund requests, such other 

supporting documentation, including selected tenant income verifications. 

 

VIII. MONTHLY: 

 

The following shall be provided monthly, but only until such time as the RJTCF Fund has made 

its Stabilization Capital Contribution: 

 

A. Once any units in the Property are leased, unaudited financial statements (Balance 

Sheet and Statement of Profit and Loss) within 30 days of the end of each month, 

including annual, monthly and year-to-date budget amounts. 

B. Once any units in the Property are leased, rent rolls within 30 days of the end of each 

month.. 

C. During construction and to the extent available, copies of all AIA Draw Forms or 

equivalent submitted to lenders, which should detail construction progress, costs 

incurred to date, costs to complete and any change orders. 

D. Monthly progress updates on construction and lease-up. 

E. Copies of the complete initial tenant files for all of the tenants shown on the rent roll 

including: the tenant income certificates, income verifications, asset verifications, 

student status certifications, leases, tenant applications and copies of any other 

documentation required, under Treasury Regulations, to support the income levels 

stated on the tenant income certificates, and any other supporting information 

required by the RJTCF Fund. Files should be submitted as they are received, but in 

no event less frequently than monthly.  Each submitted tenant file must be reviewed 

and accepted as complete by the RJTCF Fund. 

 

IX. FORMS 8609: 

 

A. Within sixty (60) days after completion of Construction and prior to its submission to 

the State Agency, the Partnership shall submit to the Limited Partner a copy of the 

completed cost certification ("Cost Certification") prepared by the accountants 

showing the costs incurred with respect to the Construction of the Project, together 

with any application for Forms 8609 and/or State Agency Cost Certifications to be 

submitted to the State Agency or to any other government agency.  The General 

Partners shall not file the application for Forms 8609 and/or the Cost Certification until 

the Limited Partner has advised them that it has reviewed the proposed submission and 

does not object to its filing, which review the Limited Partner shall complete not less 

than fifteen (15) days before the due date of the filing.   

 

B. As soon as they are available, but in all events prior to the filing of the Forms 8609, the 

General Partners shall provide to the Limited Partner fully completed (as to both Parts I 



 

C-3 

and II) and executed (by both the State Agency and the Partnership) copies of the 

Forms 8609 for all of the buildings in the Project.  The General Partners shall not file 

the Forms 8609 until the Limited Partner has advised them that it has reviewed the 

forms and does not object to the filing of the forms, which review the Limited Partner 

shall complete not less than ten (10) days before the due date of the filing.   

 

C. The General Partners shall be solely responsible for the truthfulness and accuracy of all 

information included in the Forms 8609 notwithstanding any review of said forms by 

the Limited Partner.  The General Partner shall provide evidence reasonably acceptable 

to the Limited Partner that the Forms 8609 have been properly and timely filed at the 

Philadelphia Campus of the Internal Revenue Service. 
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EXHIBIT E 

BOND PURCHASE COMMITMENT 

  



 
CBRE Capital Markets, Inc. 
          1420 Fifth Avenue 

Suite 1700 
Seattle, WA 98101 
T: 206 826 5800 

 
www.cbre.com/affordablehousing 

 
 
April 16, 2019    CONFIDENTIAL 
 
Mr. Paul Kudirka 
Fairfield Residential 
5510 Morehouse Drive, Suite 200 
San Diego, CA 92121 
 
Re: Pinnacle at Abbey Park at 1943 Abbey Road, West Palm Beach, FL 33415 with 160 units (the "Property"). 

Dear Mr. Kudirka: 
 
Based upon the preliminary loan information provided to CBRE Capital Markets, Inc. (the “Lender”) we are pleased to 
issue this application letter (the “Application”) for a loan (the “Loan”) to be secured by the Property. 
 
Please sign this Application and provide the Application Deposit described below so that we may continue the loan 
underwriting and closing process.  
 

LOAN: Freddie Mac–  Early Rate Lock Tax Exempt Loan (“TEL”) 
 

KEY DATES 
 
Application Date:  04/16/2019 
 
Application Expiration Date:   04/23/2019 
 
Spread Hold Fixed Rate Comp Expires/ Rate lock required by: 07/14/2019 
 
Anticipated Closing Date: 9/30/19 
 
NOTE: To hold the Spread on the TEL as shown in the Preliminary Loan Terms Section below, this application must be 
executed and returned to CBRE prior to the Application Expiration Date. 
 
The undersigned (“Applicant”) hereby applies to CBRE Capital Markets, Inc. (“Lender”) for a mortgage loan 
commitment (“Commitment”) for the amount and terms set forth herein, with the understanding that the loan is secured 
by the Property as described above and in the Security section below.   
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I. PRELIMINARY LOAN TERMS 
 
Proposed TEL Amount  
(Total proceeds after 
projected 2019 Net Max Rents in place): $16,625,000 (subject to the assumptions outlined in this Application and 

subject to final underwriting by Lender and Freddie Mac. Proposed amount subject 
to adjustment after receipt of the new projected 2019 Net Max Rents).  

 
Type of TEL: Early Rate Lock Immediate TEL 
 
Term:    15 years 
 
Amortization: 35 years 
 
Interest Only: 24 months 
 
Estimated Interest 
Rate: The fixed rate on the Initial TEL is estimated as follows: 
  
 Index: 10-year Treasury:            2.50%  
 Freddie Mac Spread/Servicing:  1.83% 
 All-in Rate (“Rate”):                4.33% 
 

The Spread includes an estimated Servicing Fee of 0.140%.  
 

Early Rate Lock:   12 months. Any extension subject to  Freddie Mac approval and Freddie Mac 
 extension fee which is typically 0.50% for 6-months. 
 

Issuer: TBD. Assumed to be Florida Housing Finance Corporation 
 
Floor Treasury Rate: Treasury rate at rate lock will not be less than the treasury floor of 2.25% for the 10 

year US Treasury.  If the treasury rate at commitment is less than the treasury floor, 
the spread will be increased by the corresponding amount.  [Example:  If the treasury 
at commitment is 2.06% and the treasury floor is 2.16%, the spread will increased by 
10 bps.] 

 
Interest Calculation Method: Actual/360. 
 
Loan-to-Value: Not to exceed 90% of the value as determined by Freddie Mac utilizing a market 

capitalization rate, pursuant to Freddie Mac’s underwriting guidelines. 
  
Minimum Debt Service 
Coverage Ratio 
(“Minimum DSCR”): 1.15x, which will be derived by an amortizing debt service constant calculated at 

the final locked Rate, as noted above. 
 
Subordinate Financing:  Subordinate financing will be permitted and must be subordinated to the first 

mortgage using a standard Freddie Mac Subordination Agreement and/or a 
standstill provision whereby the subordinate lender cannot foreclose without the 
consent of Freddie Mac. Unsecured subordinate financing shall be permitted which 
is not secured by any interest in the Property or any of the members' interest in the 
borrowing entity. Notwithstanding the foregoing, any secondary financing is subject 
to prior written approval by Freddie Mac. Freddie Mac requires that payments on 



CBRE Affordable Housing 
Pinnacle at Abbey Park  CONFIDENTIAL 
4/16/19  
Page 3 
 
 

 3 

any Soft Subordinate financing  be made out of no more than 75% of available cash 
flow and that the term of any Subordinate Loan  expire at least  6 months after the 
maturity of the TEL.  Subordinate financing which has a "hard pay" component 
must meet Freddie Mac Guide requirements. 

 
Rehabilitation Escrow: At closing, Freddie Mac will require that the Borrower fund into escrow with 

Freddie Mac’s fiscal agent(to the extent that excess funds are available), all excess 
debt proceeds and tax credit equity proceeds at closing after payment of acquisition 
and closing transaction costs. Additionally, all equity payments funded post-closing 
for rehabilitation will be escrowed and administered by Freddie Mac’s fiscal agent. 
A Continuing Covenant Agreement will outline the requisition process whereby 
rehabilitation hard and soft cost draws may be requested on a monthly basis, subject 
to compliance  with the policies and procedures of the Lender and Freddie Mac. 
Monthly inspections for the draw requests will be made by a third party consultant 
engaged by the Lender at Borrower's expense.  

 
Renovations & Draws:  •Updated detailed rehab scope and renovation budget required with full 

underwriting. 
 •CBRE to review, inspect and approve all draws with qualified staff or third party 

consultant(s). 
•Borrower must provide CBRE with quarterly attestations/certification on the 
progress of the renovations. Freddie Mac and CBRE must have the ability to inspect 
the progress of renovations. 

 •Change orders from total development  budget by >10 % require Lender and 
Freddie Mac approval. 

 •Rehabilitation must be completed and the property must achieve stabilization 
(90/90) within 24 months of the loan origination. 

  
Completion & Operating 
Deficit Guarantees:   The Guarantor(s) will be required to provide an unconditional Completion 

Guarantee and an Operating Deficit Guarantee whereby it guarantees completion of 
all scheduled improvements and the funding of all operating deficits until the 
completion of scheduled rehab and stabilized occupancy. Upon completion of rehab 
to satisfaction of Lender and Freddie Mac, the above referenced guarantees will be 
released. 

 
Assumption/Transfer:  The TEL is assumable or transferable at the discretion of Freddie Mac with 

payment of a non-refundable $15,000 transfer processing fee and borrower payment 
of all related legal costs. Unless otherwise specified, the transfer fee will be equal to 
1% of the outstanding principal balance of the Indebtedness as of the date of the 
transfer. 

 
Prepayment: The TEL will be under lockout for 10 years, followed by standard yield 

maintenance for 54 months (4.5 years). Thereafter, the loan is prepayable at 1% for 
3 months, and open at par for the last 3 months prior to maturity. 

 
Additional Stipulations 
 

• Minimum DSCR of 1.15x / Maximum LTV of 90% 
• 15-year term with two (2) years of IO; 35-year amortization 
• 12-month Early Rate Lock Period to an immediate TEL 
• Requires an As Is and As Stabilized proforma. Project must support loan 

proceeds at a minimum 1.00x DSCR on the “As Is” proforma or cash 
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collateral/Letter of Credit will be required for the difference in supportable loan 
proceeds. 

• Physical vacancy of 4% based on proof of physical vacancy of less than 3% for 
the past 3 years 

• Tenant displacement during the rehab may be no more than the underwritten 
vacancy percentage 

• As-Is Expenses and economic vacancy to be supported by historical 
performance, appraisal and comps 

• Value to be based on the As Completed Value 
• Guarantor must meet Freddie Mac’s NW and Liquidity requirements 
• 3 years of historical operating statements 
• Management fee = greater of appraisal or actual management fee 
• Due Diligence should include discussion of crime onsite over the last 2 years 

and, if applicable, a mitigation plan 
• Issuer and TEL related fees should be included in Miscellaneous Expense 
• Freddie Mac approval of the Bridge Lender and the terms of the Bridge Loan 
• Satisfactory review of construction documents by Freddie Mac 
• Tax credit equity plus any applicable bridge loan at closing will be => 20% 
• Freddie Mac compliant Tax abatement must be in place within 12-months of 

closing 
• Freddie Mac compliant soft debt 
• Syndication Benchmarks 

o Bond Inducement Resolution 
o Submission of Tax Credit Allocation 
o 4% Tax Credit Allocation 
o Final plans and specs for rehab 
o Tax credit investor commitment 
o Commitments for all other sources necessary to close the Tax Credit 

Re-syndication 
• Subject to satisfactory review of final plans and specs by Lender and Freddie 

Mac. 
• FMAC satisfactory review of LIHTC syndicator documentation including 

Form 1115 and summary of track record, experience and recapture history over 
the past 5- years required prior to loan funding. 

• Prior to Rate Lock, the proposed LIHTC investor and the LIHTC equity pay-in 
schedule must be acceptable to Lender and Freddie Mac.  Initial Tax credit 
equity at closing will be greater than or equal to 20% of total tax credit equity. 

• Program permits 10% upward or downward adjustment of unpaid principal 
balance at the forward rate locked all-in rate, at final underwriting prior to loan 
funding. Adjusted UPB must maintain maximum priced LTV and minimum 
priced DCR parameters. 

 
Fees / Deposits: 
 
Application Deposit: $20,000 to be used for third party reports, plus a non-refundable $7,500 lender 

processing/due diligence fee, plus a Legal Fee Deposit of $5,000 (described below) 
for a total Application Deposit of $-32,500. Any unused portions of the Application 
Deposit will be returned at TEL closing or termination of this Application. In the 
event such costs are in excess of this estimate for third party reports, Borrower agrees 
to pay such excess amount, even if no Commitment is issued and/or the Loan is not 
made.  Provided the Application Deposit covers such expenses, Lender will pay for 
such expenses from this deposit, and will refund any excess to Borrower at closing. 
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Freddie Mac Application Fee: 0.10% of the TEL amount paid upon submission of the TEL underwriting 

package to Freddie Mac. 
 
Freddie Mac Standby Fee: 0.15% of the loan amount per year of the Early Rate Lock Period, payable upfront. 

Based on the 12 month Early Rate Lock Period.  
 
Good Faith Deposit:  2.0% of the TEL amount to be posted in the form of cash, though 50% of the Good 

Faith Deposit may, at discretion of Lender and Freddie Mac, be posted in the form 
of a Letter of Credit acceptable to Freddie Mac.  The Good Faith Deposit is 
required prior to locking the Rate and delivery of the TEL to Freddie Mac.  

 
If the conditions of the Commitment are not met due to the fault of Borrower, and 
the loan is not closed by Lender, the Good Faith Deposit will be retained toward 
liquidated damages for the non-delivery of the loan. 

 
Construction Monitoring Fees: $34,500 estimated payable at TEL closing to cover costs associated with 

construction monitoring site visits and reports. Any costs in excess of the above 
estimate will be the responsibility of the Borrower and paid upon request by 
Lender.  

 
Following timely completion of the proposed renovations, Freddie Mac and/or 
Lender or their designated third party will inspect the Property as needed to confirm 
completion of rehab, and Property financial performance has been achieved as 
anticipated by Lender and Freddie Mac underwriting, and in conformance to the 
mortgage and bond documents. 

 
At the TEL closing, the Borrower will also be responsible for the payment of any 
3rd party report updates that may be required and any underwriting costs which are 
estimated to not exceed $15,000. 

 
TEL Origination Fee:  0.75% of the TEL amount paid at closing to Lender. 
 
Lender / Freddie Mac 
Legal Counsel Fees: Estimated at $60,000 plus costs, which Borrower will be responsible for paying by 

the TEL closing. The foregoing estimate for legal costs assumes that the Lender and 
Freddie Mac form loan documents are accepted without substantial negotiation and 
that Lender's or Freddie Mac’s due diligence will not reveal conditions warranting 
additional legal work. The legal fee deposit paid at the time of Loan Application 
will be credited against the total legal fees due at closing. 

 
 
OTHER CONDITIONS and ASSUMPTIONS 

The above terms are based on the following conditions and assumptions: 
 
1. Borrower does not intend to seek or obtain preferred equity or mezzanine debt in its capital structure with the Tax 

Exempt Loan. 
 

2. Minimum occupancy required, which must be documented with certified Property rent rolls:  
 

Stabilized: estimated 96.0% Economic Occupancy (documented for at least 90 consecutive days prior to commitment 
of the TEL). 



CBRE Affordable Housing 
Pinnacle at Abbey Park  CONFIDENTIAL 
4/16/19  
Page 6 
 
 

 6 

 
3. Minimum underwritten collections from occupied units, as evidenced by projected 2019 Net Max Rents  

 
Stabilized: $1,979,484 
 
Steady to increasing collections and occupancy trends required through closing. 
 

4. Net Operating Income, as evidenced by 3 consecutive months of certified Property operating statements:  
 

Stabilized:  $1,079,424 
 

5. Evidence to support the underwritten Property expense line items including but not limited to: 

Property Management Fee: Property Management Agreement not to exceed 3.5% of underwritten EGI.  

Other items noted in this Application or as required by Lender/Freddie Mac. 
 

6. Tax, insurance and replacement reserve escrows are collected. Lender/Freddie underwriting assumes the following:  
 
• Real Estate Taxes: $155,912 (annual per borrower pro forma) 

At Closing: A temporary escrow in the amount of 3 months of real estate taxes calculated at the fully assessed 
value as if the property tax exemption is not in place in the name of the Borrower at closing,  with ongoing monthly 
full taxes escrowed until the exemption is in place.  (Upon receipt of information satisfactory to Lender that the 
property tax exemption is in place, the Lender will refund the aforementioned escrow). Additionally, Freddie Mac 
Rider to the Loan Agreement whereby the Borrower must pay down the Loan to a stabilized level at a 1.15 DSCR 
should the tax exemption as underwritten not be in place within 12 months of closing. A final 6-month extension 
may be available at the sole discretion of the Lender. 
  
• Property Insurance: $83,965 (annual) 
 

Property insurance must be acceptable to Lender and Freddie Mac and comply with their requirements. 
 
• Replacement Reserve: To be determined prior to rate lock based on Lender’s property condition report 

(estimated to be $250/unit per year assuming post-rehab condition). At no time will the Replacement Reserve 
amount be less than what is required by the Limited Partnership Agreement, Lender's Property Condition Report, 
or Regulatory Agreement(s). 

 
7. Issuer and TEL related fees should be underwritten  in Miscellaneous Expense 

 
8. Underwritten expenses and economic vacancy to be supported by historical performance, appraisal, market 

comparables and borrower’s current portfolio. 
 

9. Receipt of 3 years of acceptable underlying operating statements to verify historical income and expenses. 
 

10. Noted Tenancy Concentrations: None. 
 

11. Full due diligence on Borrower and Guarantor, including review of current, certified financial statements, detailed 
schedule of real estate owned, and all Contingent Liabilities (if applicable). 

 
12. Appraisal to support underwritten vacancy, management fee, value and cap rate.  

 
13. There will be no waiver of the standard Freddie Mac loan requirements, including Special Purpose Entity (SPE), SPE 
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Equity Owner, Borrower structure requirements, and insurance requirements unless noted above. Waivers of any of 
these requirements, if approved, may result in an increase in the Spread noted above.  Additionally, any significant 
modification to the standard form loan documents may also result in an increase in the Spread. 
 

14. Sources and Uses:  At acceptance of this Application and as material updates are made, Borrower will provide 
detailed Sources and Uses for at least the following stages: at acquisition, at construction completion, and at 
stabilization. Sources & Uses provided at acceptance of this Application will show the TEL in an amount that does 
not exceed the amount specified in this Application. Borrower is also required to provide As-Is and As-Stabilized 
Pro forma. Any difference in supportable loan proceeds between As-Is and As-Stabilized values must be 
collateralized by Cash or approved Letter of Credit. 

15. Final Appraisal, Phase I Environmental Site Assessment (including radon gas test results), Seismic report, Property 
Condition Report/wood-damaging organisms report, Flood Zone, M&M plan, and Plan & Cost Engineering Review.  

 
16. A satisfactory site visit by the Lender and Freddie Mac prior to rate lock. 

 
17. Borrower will provide on timely basis to Lender evidence of achieving benchmarks including:   

 
a) Bond Inducement Resolution;  
b) Submission of Tax Credit Application;  
c) 4% Tax Credit Allocation; 
d) Final Plans and Specs for Rehab 
f) Commitment from LIHTC investor(s);  
g) Written commitments for all other sources necessary to close the tax credit syndication transaction; etc.  
 

18.  Material changes from assumptions noted herein may impact pricing. Should the borrower elect an alternate interest 
rate type and/or loan term after this quote is accepted, revised terms will be subject to the corresponding spreads, treasury 
floors and timeframes determined on the date of this application outlined herein. 
 
II.  APPLICANT 

 
A. Applicant:  ______________ 
 Corp.             GP              LP ___   LLC ____   State                 
 
B. Proposed Borrowing Entity (the “Borrower”) (which must comply with Section IV below): 

                 
TEL:          
Corp.             LP              LLC           State              Date Formed                                 
Principal business address:                                                             Fed Tax ID #                                  

                                                          
 
C. 1.  Principal(s) of Applicant and Borrowing Entity. [(all (i) GP’s, Managing Members and Controlling 

Stockholders and (ii) LP’s, Members and Stockholders with greater than a 25% ownership 
interest) (specify whether each is a Principal in Applicant (A) or Borrowing Entity (B))]: 

Title/      Years In 
Name    Entity  % Interest Net Worth Real Estate 
  Fairfield Investment Company LLC GP               
 
Principals are subject to Lender and Freddie Mac review of organizational documents. 
 
2.  Proposed Guarantor for non-recourse exceptions (each must be a Principal within the organizational 

structure. No application will be accepted without Indemnitors acceptable to Lender in its sole discretion: 
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Name    Home Address  Est. Liquidity Est. Net Worth 
Fairfield Investment Company LLC    $        million $        million   
If Guarantor is an individual, does Guarantor have a personal or family trust?       

  
  
 

III.  SECURITY 
 
The Loan shall be evidenced by a promissory note executed by Borrower (the "Note") and secured by a first mortgage or 
deed of trust (the "Mortgage") on the following described real property and a first priority security interest on all personal 
property of Applicant located on or relating to such real property (collectively, the "Property"): 
 
A. Name of Property:   Pinnacle at Abbey Park 
 Address:  1943 Abbey Road 

City:  West Palm Beach      State: FL    Zip Code: 33415       
County:      Nearest Cross Street:      
Current title held by:    TBD                                
                                                                    

B. Improvements: Apartment, Number of Units:   160 
Year built/Rehab:  2003 (built)    Acres:        Parking:     
 

C. Known Environmental Issues:  
Asbestos ________   Lead Paint  _______  Mold   ____   

  
 Transformers ____   Overhead Wires ____ 

 
Comments/Explanation:__________________________________________________________________ 

 
D. Ground Leases:  If any portion of the Property is encumbered by a ground lease under which Applicant 

is the lessee, please describe:______________________________________________________________ 
 

E. Existing Debt: If the loan will be used to pay-off an existing debt, please indicate the: 
Lender:              Current Balance:                          Maturity Date:  

 
F. Encumbrances or Restrictions: Other than the Existing Debt, describe any encumbrances or restrictions on 

the Property: 
  
 
 
 
  

 
IV. SUMMARY OF IMPORTANT LOAN TERMS 

 
Applicant understands that the following summary of important loan terms is not a summary of all of the Loan terms and 
that the Loan documents will contain provisions in addition to those summarized below. If there is any conflict between 
the Loan documents and the following summary, the Loan documents shall control.  
 
1) LIABILITY/ Recourse:  

 
The loan shall be non-recourse to Borrower, subject to the specific exceptions set forth in the loan documents.   
The Borrower and the Proposed Guarantor will be personally liable for the standard non-recourse carve outs, 
together with possible additional property-specific/deal-specific carve-outs that Freddie Mac may require (for 
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example, if the property has galvanized steel piping, polybutylene piping, aluminum wiring or Stab-Lok breaker 
panel assemblies, Freddie Mac typically requires an additional carve-out covering actual losses, if any, the 
Lender may suffer as a result of repair or replacement of such piping, or if the zoning for the property is legal 
nonconforming, Freddie Mac may require an additional carve-out for actual losses, if any, suffered by the Lender 
after a casualty loss at the property if the property cannot be rebuilt under the applicable zoning regulations). 
Additionally, if the Borrower commences any substantial property improvements as permitted under the Loan 
Agreement, the completion of those improvements that were in fact commenced will be an additional obligation 
of the Guarantor.  
 

2) SURVEY:  
 
A survey of the property prepared in accordance with Freddie Mac guidelines will be required.  The cost of the 
survey will be paid directly by the Borrower. If the property is located in California, Arizona, Oregon, 
Washington, Utah or Nevada, and the Borrower owns all, as opposed to only a portion of the improvements on 
the property, the Lender may waive the survey requirement provided: (i) the final Loan Policy does not contain 
any exception to coverage for matters that would be disclosed by a survey, and (ii) certain endorsements to the 
Loan Policy are obtained, including but not limited to: CLTA 100.2-06/ALTA 9.3-06 (Comprehensive), CLTA 
103.2-06 (Unlocatable Easements) and/or CLTA 103.3-06 (Locatable Easements) and/or ALTA 28-06 
(Easement-Damage or Enforced Removal), CLTA 116-06/ALTA 22-06 (Designation of Improvements, 
Address), CLTA 103.7/ALTA 17-06 (Direct Access) and/or ALTA 17.1-06 (Indirect Access), CLTA 116.4-
06/ALTA 19-06 (Contiguity of Parcels) and CLTA 116.7-06/ALTA 26-06 (Lawfully Created Parcels).  The 
Loan Policy must also include both an ALTA 3.1-06 (Zoning) endorsement and an ALTA Form 8.1-06 
(Environmental Protection Lien) endorsement.  Finally, the property must either be legal, conforming with 
regard to current zoning regulations or if the property is legal nonconforming, a statement of full restoration 
acceptable to Lender must be provided and the Borrower must satisfy other Lender requirements relating to 
zoning matters. 

 
3) TITLE: 

 
Lender must receive an acceptable Title Policy from an acceptable national Title Company, licensed to do 
business in the jurisdiction in which the property is located. The Title Policy may be required to include the 
following endorsements or their equivalent, as applicable and available in the property jurisdiction: ALTA Form 
9, Alta Form 8.1, a "same as survey" endorsement, an access endorsement, and a contiguity endorsement. 

 
4) REPLACEMENT RESERVES: 

 
Replacement reserves will be required.  The initial deposit, if any, and monthly payments will be determined by 
Freddie Mac based upon review of the Engineering Report (Property Condition Report), and will be established 
in the Commitment.   
 

5) TAX AND INSURANCE ESCROWS: Escrows will be required for Real Estate Taxes and Insurance, 
sufficient to allow payment by Lender when due.  The Lender may also escrow for additional Assessments, 
Water and Sewer charges (which, if not paid, may result in a lien on the Property) and/or other charges.  Should 
Lender agree to defer the collection of any escrow, non-payment of the imposition prior to the delinquency date 
will be a non-recourse carveout. 
 

6) SINGLE PURPOSE ENTITY:  The Borrower must be a special single purpose entity (“SPE”) whose sole 
asset will be the Property.  No individual Borrowers are acceptable.  The Borrower must be a newly-formed 
entity; provided, however, that Lender will consider accepting an existing entity (referred to as a “recycled SPE”) 
if such recycled SPE can make specific representations and warranties about its status as an SPE from the date 
of its initial formation until the present, including a representation that it has previously owned only the subject 
property.  The borrower’s inability to make all such representations as a recycled SPE can result in either the 
requirement to form a new borrower entity or additional loan requirements for approval of the recycled SPE, 
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including an added recourse carve-out and/or additional due diligence documents to be delivered to Lender.  If 
the Borrower is a single-member limited liability company, it must be formed in Delaware (unless the loan 
amount is under $5,000,000). 

 
7) OTHER COSTS TO BORROWER:  Borrower will be responsible to pay all costs incidental to the loan, 

including all legal costs incurred by Lender in preparation of the mortgage loan documents and the closing of 
the loan and costs relative to title insurance, survey costs, recording and filing fees, warehouse charges, ongoing 
tax service contracts, flood certifications and any other out-of-pocket or third party expenses payable in 
connection with the mortgage loan.  All such costs incurred shall be payable by Borrower whether or not the 
Commitment is issued or the loan is made.  

 
8) DURATION OF APPLICATION: In consideration of Lender’s efforts to obtain a Commitment to Purchase 

from Freddie Mac and to issue its Commitment to Borrower (including, but not limited to, the organization and 
evaluation of data), the Borrower gives Lender the sole and exclusive right to provide said Commitment for a 
period of 180 days from the date of Lender’s receipt of this signed Application and Application Fee. The terms 
of this Application will expire on the Application Expiration Date indicated in the Preliminary Loan Terms 
unless accepted in accordance with this Application. 

 
9) ENTIRE UNDERSTANDING:  This is not a loan commitment.  It is a loan application subject to the sole 

discretion and approval of Lender and Freddie Mac.  Upon written notification to Applicant, Lender, at its sole 
discretion, may elect not to proceed with the processing of this Application and/or the issuance of a loan 
Commitment and the Application shall automatically terminate.  If a loan is approved it will be evidenced by 
Lender’s issuance of a written loan commitment setting forth the specific terms and conditions of such financing.  
This application represents the entire understanding between the parties and may not be contradicted by evidence 
of prior, contemporaneous, or subsequent oral agreements of the parties.  There are no unwritten oral agreements 
between the parties and any changes to this application must be in writing.  
 

10) DOCUMENTS:  All documents governing, evidencing and securing the Loan (the Loan Documents) must be 
on Freddie Mac Multi-Family forms which shall be forms prepared by Lender and its counsel.  Such documents 
may contain only those revisions or amendments which are acceptable to Lender, Freddie Mac and their counsel 
in their sole and absolute discretion.  The Borrower acknowledges the loan documents are standard form 
documents for sale in the secondary market, and are substantially non-negotiable.  A draft of these documents 
will be provided upon request.   
 

11) APPLICATION EXPIRATION DATE:  This Application must be accepted and returned with the required 
deposit by the Application Expiration Date.  If the Application and deposit are not received by the expiration 
date, and not otherwise extended by the Lender, this Application shall be null and void. 

 
12) ANTICIPATED CLOSING DATE:  The anticipated closing date is as stated in the Loan Terms.  Although 

Lender has no obligation to issue a Loan Commitment and/or close by the stated date, this is the date targeted 
by Lender and Borrower.  If the Borrower desires a closing date other than the Anticipated Closing Date, the 
Lender must receive written notice of the proposed closing date and the reason for the proposed date with the 
signed application.  Following acceptance of the commitment and/or Rate lock, the Loan must close by the date 
set forth in the Loan Commitment to allow time for Lender to deliver the Loan to Freddie Mac under its purchase 
contract.  

 
13) DUE DILIGENCE MATERIALS:  In support of this Application, the Borrower shall provide to Lender those 

due diligence materials listed in Exhibit A, attached hereto, as well as such other material or information as 
Lender may require or request at its sole and absolute discretion.  Borrower hereby assumes responsibility for 
the truth and accuracy of all information delivered by it to the Lender. 

 
14) AUTHORIZATION:  The Borrower understands that Lender intends to sell the mortgage loan for which 

Borrower is applying to Freddie Mac and that Freddie Mac intends to sell this the Loan into a commercial 



CBRE Affordable Housing 
Pinnacle at Abbey Park  CONFIDENTIAL 
4/16/19  
Page 11 
 
 

 11 

mortgage-backed securitization or similar type execution and may not hold this Loan in Freddie Mac’s portfolio. 
If Freddie Mac purchases the Loan, the Borrower’s signature below constitutes the Borrower’s authorization for 
Freddie Mac and Lender to publicly use, at Freddie Mac’s or Lender’s discretion, the name of the Property, 
photographs of the Property, and basic transaction information (for example, the number of units in the Property, 
the loan amount, etc.) relating to the Loan. Subsequent to the closing of the Mortgage, Freddie Mac will require 
regular financial statements from the Borrower outlining the Property’s financial performance.  
 

15) FINANCIAL REPORTING and INSPECTIONS: An important requirement for any commercial mortgage is 
the timely and ongoing reporting of financial information for the property and the Borrower as well as providing 
access to Freddie Mac, Lender, or their designated third parties for inspections of the Property. The loan 
documents will detail specific reporting timelines and inspection requirements. 

 
16) SERVICE FEE: After Freddie Mac has purchased the loan from Lender, a service fee is typically paid by 

Freddie Mac to the Lender for the ongoing servicing of the loan. The estimated service fee is included in the 
estimated interest rate. If Freddie Mac includes the Loan in a securitization or similar type execution, ongoing 
servicing of the Loan will be transferred to a master servicer and Lender’s servicing of the Loan will terminate.  
 

17) SIGNATORY AUTHORIZED: The person who signs this Application on behalf of Applicant hereby 
personally represents and warrants to Lender that he or she is authorized to sign this Application on behalf of 
Applicant and to bind Applicant to this Application. 

 
18) PATRIOT ACT: To help the U.S. government prevent the funding of terrorism and money laundering 

activities, Federal law requires all financial institutions to obtain, verify and record information that identifies 
each person or entity who applies for a loan.  The Lender may require additional information to verify identity 
of Borrower, SPE Equity Owner and Principals.  

 
19) DELIVERY OF OPINION LETTER: Borrower acknowledges and agrees that as part of the loan closing 

process it is required to deliver to CBRE Capital Markets, Inc. certain legal opinion letters in form and substance 
acceptable to the Federal Home Loan Mortgage Corporation (“Freddie Mac”) addressing, among other things, 
enforceability (under certain circumstances), due formation, execution and delivery, non-consolidation (under 
certain circumstances) and such other matters as may be required by Freddie Mac (collectively if more than one, 
the “Opinion Letter”).  In order to properly review the Opinion Letter, Freddie Mac must receive a draft of the 
Opinion Letter, with analysis and recommendations from CBRE Capital Markets, Inc., not less than 3 Business 
Days prior to the anticipated consummation of the loan transaction.  Accordingly, Borrower acknowledges and 
agrees to deliver to CBRE Capital Markets, Inc., not less than 5 Business Days prior to the anticipated 
consummation of the loan transaction, a draft Opinion Letter for review. Borrower acknowledges and agrees 
that CBRE Capital Markets, Inc. will not be responsible for reviewing any Opinion Letter received less than 3 
Business Days prior to the anticipated consummation of the loan transaction and that Borrower’s failure to timely 
deliver such Opinion Letter may result in the consummation of the loan transaction being delayed.  Borrower 
further acknowledges and agrees that neither CBRE Capital Markets, Inc. nor Freddie Mac will be responsible 
for any loss, costs or damages incurred by Borrower as a result of the consummation of the loan transaction 
being delayed due to the failure of Borrower to timely deliver a draft Opinion Letter. 

 
20) ATTORNEY’S FEES:  If a dispute arises under this Application, or the Commitment, the prevailing party in 

such dispute shall be entitled to recover its reasonable attorneys’ fees and costs actually incurred.   
 
21) TIME OF THE ESSENCE:   Time shall be of the essence with respect to Applicant’s obligations under this 

Application and, if issued by Lender, the Commitment.   
 
22) ADDITIONAL REQUIREMENTS:  The Addendum attached hereto and made a part hereof contains 

additional required Conditions of Closing. 
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{Signature Page Attached}  
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The terms and conditions of the foregoing Loan Application are hereby agreed to and accepted as of the _____ day of 
___________________________, 2018. 

 
 
APPLICANT:                                                         

 
By:                                                                                          
Name: Paul Kudirka     
Firm:  Fairfield Residential                                                                   
Title:  SVP                                                                              

 
Correspondence Address:              

                                                                                                         
 
 
Telephone Number: (           )                -                                             
Fax Number:  (           )                -                                             
Email Address        
 
Applicant’s Legal Counsel is:      
 
Name:                                                                                                         
 
Address:                                                                                                          

                                                                                                           
                                                                                                       

Telephone Number: (           )                -                                              
Fax Number:  (           )                -                                             
Email Address        
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PLEASE MAIL A CHECK PAYABLE TO “CBRE CAPITAL MARKETS, INC.” IN THE AMOUNT 
INDICATED IN PRELIMINARY LOAN TERMS TO THE FOLLOWING ADDRESS 
REPRESENTING THE APPLICATION FEE. 

CBRE Capital Markets 
P.O. Box 301615 

Dallas, TX  75303-1615 
 

Use the following address if you over night the check: 
 

JPMorgan Chase  
CBRE Capital Markets/301615 

14800 Frye Road 
Fort Worth, TX  76155-1615 

Attn:  CBRE Capital Markets 
Box #301615 

 
IF YOU SHOULD CHOOSE TO WIRE THE APPLICATION FEE, OUR WIRING 
INSTRUCTIONS ARE ATTACHED AS EXHIBIT B: 
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PLEASE RETURN THIS APPLICATION SIGNED BY APPLICANT TO LENDER AT THE 
FOLLOWING ADDRESS:  CBRE CAPITAL MARKETS, INC., 929 Gessner Road, Suite 1700, 
Houston TX  77024, ATTENTION: Jeff Hurley, TELEPHONE: 832-839-5058 UNLESS THIS 
APPLICATION IS RECEIVED BY LENDER ON OR PRIOR TO THE EXPIRATION DATE SET 
FORTH ON THE FIRST PAGE HEREOF, THIS APPLICATION, AT LENDER’S OPTION, 
SHALL BE DEEMED NULL AND VOID AND OF NO FORCE OR EFFECT. 
 
The following Exhibits are attached to and made a part of this Application: 
Exhibit A: Due Diligence Checklist 
Exhibit B: Wiring Instructions 
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      Exhibit A 
 

Due Diligence Checklist 
 

to be provided under separate cover  
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Exhibit B 
 
 

CBRE Capital Markets 
Wiring Instructions for Underwriting Deposit Account 

 
 
 

 
 BANK:    JPMORGAN CHASE BANK 
     4 New York Plaza 
     Floor 15 
     New York, NY  10004 
 
ABA ROUTING NUMBER:  021000021 
 

 ACCOUNT NAME:   CBRE Capital Markets, Inc. Underwriting Deposit Account 
 
ACCOUNT:    1890759762 
 
REFERENCE:   Pinnacle at Abbey Park (West Palm Beach, FL) 
 
TELEPHONE ADVICE TO:  Wendy Ortega at 832-839-5082 
 
 
 
 
 



EXHIBIT F 

PROJECT ECONOMIC FEASIBILITY 

  



PINNACLE AT ABBEY PARK
West Palm Beach, FL

Investor Model: AF v8 w/Fund + Add'l S/U

Last Revised: 4.25.19

PROPERTY  ACQUISITION  SUMMARY

PROPERTY  INFORMATION PURCHASE  INFORMATION

 Year Built: 2003 Purchase Price: $19,650,000
 Number Of Units: 160 Price Per Unit: $122,813
 Number Of Buildings: 11 Price Per Square Foot: $134.44
 Net Rentable Square Feet: 146,160
 Average Unit Size: 914 Total Cost (Net of Const. Period Interest): $20,677,135

Total Cost Per Unit: $129,232
 Net Acres: 10.79 Total Cost Per Square Foot: $141.47
 Density: 14.83

 Number of Uncovered Spaces: 378 Current Cap Rate  (In-Place Rents): 5.16%
 Number of Carport Spaces: 0 Current NOI  (In-Place Rents): $1,013,605
 Number of Garage Spaces: 0
 Total Spaces: 378 Current Cap Rate  (2019 Max): 5.66%

Current NOI  (2019 Max): $1,111,330
 Parking Ratio: 2.36

Current Cap Rate  (Asking Rents): 5.06%
Current NOI  (Asking Rents): $995,024

SOURCES  OF  FUNDS Stabilized ROC (Uninflated): 5.32%
Bridge at Syndication Permanent Stabilized NOI (Uninflated): 1,100,281

First Mortgage: $17,100,000 (17,100,000) 0
Second Mortgage: 650,000 0 650,000 Stabilized ROC (Year 5 - Inflated): 5.89%
Bonds: 0 16,625,000 16,625,000
Construction Period Income: 0 0 0 Stabilized NOI (Year 5 - Inflated): 1,218,289
Tax Credit Equity: 0 8,504,249 8,504,249
Deferred Developer Fee: 0 2,746,200 2,746,200
Investor Equity Contribution: 2,927,135 (750,787) 2,176,348
Fairfield Equity Contribution: 0 0 0 Return on Rehab Dollars: 161.50%

       TOTAL  SOURCES: $20,677,135 $10,024,663 $30,701,798 End of Initial Compliance Period: 2019
End of Extended Compliance Period: 2058
Years of Restriction from Takeover: 39

USES  OF  FUNDS Latest Placed-in-Service Date: 3/11/2004
Bridge at Syndication Permanent Resyndication Year: 2020

Purchase Price: $19,650,000 0 19,650,000  REHABILITATION  INFORMATION
Capital Improvement Budget: 80,000 5,200,000 5,280,000 Initial Post Syndication
Construction Period Interest: 0 0 0  Capital Improvement Budget: $80,000 $5,280,000
Loan Origination / Assumption Fees: 177,500 557,625 735,125  Capital Improvement Budget / Unit: $500 $33,000
Equity Placement Fees: 0 0 0
Acquisition Fee: 0 0 0  Projected Close of Escrow: Apr-19
Developer Fee: 176,850 2,746,200 2,746,200
Interest Reserve: 155,674 0 155,674  # of Months until Start of Construction: 2
Prepayment Penalty: 0 0 0  Months of Constr. until 1st Units Delivered: 3
Prepaid Taxes & Insurance: 187,111 499,613 686,724  Total Months of Construction: 3
Transfer Taxes: 0 0 0  % of Total Units Rehabilitated: 100%
Legal & Closing Costs: 175,000 971,225 1,323,075
Fairfield Due Diligence Costs: 25,000 0 25,000  Units Delivered per Month: 160
Contingency / Working Capital: 50,000 50,000 100,000  Maximum Units Absorbed per Month: 25
Unallocated Project Funds: 0 0 0

 Rehabilitation Costs Funded at Closing?: N
       TOTAL  USES: $20,677,135 $10,024,663 $30,701,798  Reserves Funded During Construction?: Y

CHECK: Sources match Uses?: 0 0 0  Additional Vacancy During Construction: 0%
 # of Months Before Const. Vacancy Starts: 0

PALM BEACH HFA
Maximum Interest Rate Project will work: 4.75%
Maximum Annual Debt Service at which applicant commits to proceed: $995,271
Minimum Principal Amount of Tax Exempt Bonds: $19,000,000

Pinnacle at Abbey Park - 20 Year - 13 PB HFA



PINNACLE AT ABBEY PARK
West Palm Beach, FL

Investor Model:F v8 w/Fund + Add'l S/U
Last Revised: 4.25.19

SOURCES AND USES OF FUNDS

SOURCES OF FUNDS TAX - CREDIT EQUITY CALCULATION
Bridge At Syndication Permanent Notes/Assumptions Eligible Basis $25,631,200

Total Per Unit Total Per Unit Total Per Unit Threshold Basis $48,963,968
Bridge Loan $17,100,000 $106,875 -$17,100,000 -$106,875 $0 $0 Unadjusted Eligible Basis $25,631,200
SAIL Loan $650,000 $4,063 $0 $0 $650,000 $4,063
Bond Proceeds $0 $0 $16,625,000 $103,906 $16,625,000 $103,906 Difficult to Develop Area Bonus $1,747,200 bonus on Capital Budget & Ass
Tax-Credit Equity $0 $0 $8,504,249 $53,152 $8,504,249 $53,152 Adjusted Eligible Basis $27,378,400
Deferred Developer Fee Note $0 $0 $2,746,200 $17,164 $2,746,200 $17,164 Percentage of Affordable Units 100%
Owner Equity Commiment $2,927,135 $18,295 -$750,787 -$4,692 $2,176,348 $13,602 Qualified Basis $27,378,400

Total Sources of Funds $20,677,135 $129,232 $10,024,663 $62,654 $30,701,798 $191,886
Acquisition Tax-Credit Percentage Used 1/2019 3.27% Mar-19

USES OF FUNDS
Bridge At Syndication Permanent Eligible Basis Notes/Assumptions Rehab/Construction Tax-Credit Percentage Used 1/2019 3.27% Mar-19

Total Per Unit Total Per Unit Total Per Unit Total Per Unit
Acquisition Costs Annual Tax Credits $895,274

Purchase Price $19,650,000 $122,813 $0 $0 $19,650,000 $122,813 Percentage of Credits Sold 99.99%
     assumed Land Value 1,965,000 $12,281 10.0% Price per Tax Credit Dollar $0.950
     assumed Building Basis 17,685,000 $110,531 17,685,000 $110,531 90.0% 10 yrs

Partnership Expenses Total Tax Credit Equity $8,504,249
Capital Improvement Budget $80,000 $500 $5,200,000 $32,500 $5,280,000 $33,000 5,200,000 $32,500
Contingency THRESHOLD BASIS - UPDATE FOR FL
Construction Period Interest: $0 $0 $0 $0 $0 $0 $0 $0 Source: King County (QAP), see table to left
Equity Placement Fee $0 $0 $0 $0 $0 $0 $0 $0 Unit Type 2019 Basis QTY Total
Acquisition Fee $0 $0 $0 $0 $0 $0 $0 $0 Studio $259,533 $0
Interest Reserve $155,674 $973 $0 $0 $155,674 $973 $0 $0 1BR $300,380 112 $33,642,560
Prepayment Penalty $0 $0 $0 $0 $0 $0 $0 $0 2BR $319,196 48 $15,321,408
Developer Fee $0 $0 $2,746,200 $17,164 $2,746,200 $17,164 $2,746,200 $17,164 3BR $357,987 $0

FL Transfer Taxes $176,850 $1,105 $0 $0 $176,850 $1,105 $0 $0 4BR + $394,343 $0
Initial Fairfield Legal & Closing Costs $100,000 $625 $0 $0 $100,000 $625 Threshold Basis $306,025 160 $48,963,968
Initial Fairfield Due Diligence Costs $20,000 $125 $0 $0 $20,000 $125 50% AMI Basis Boost 0% Confirm via QAP
ALTA Survey $5,000 $31 $0 $0 $5,000 $31 $0 $0 Adjusted Threshold Basis Boost $48,963,968
Initial Compliance Expense (Syn) $0 $0 $25,000 $156 $25,000 $156 $0 $0     Per Unit $306,025
Title and Escrow (Syn) $75,000 $469 $30,000 $188 $105,000 $656 $0 $0
Third Party Studies (Syn) $0 $0 $30,000 $188 $30,000 $188 $0 $0 DDA / QCT
Partnership Legal Expenses (Syn) $0 $0 $200,000 $1,250 $200,000 $1,250 $0 $0 Census Tract (2018) 300.04 per HUDUser.gov
Initial Deposits into OPEX Reserve (Syn) $0 $0 $499,613 $3,123 $499,613 $3,123 $0 $0 SADDA N
Prepaid Taxes & Insurance $187,111 $1,169 $0 $0 $187,111 $1,169 $0 $0 QCT Y
Transfer Taxes: $0 $0 $0 $0 $0 $0 $0 $0 Bonus 30%
Working Capital $50,000 $313 $50,000 $313 $100,000 $625 $0 $0

REQUIRED REHAB*
TC/Bond Application Costs Buliding Basis $17,685,000

Tax Credit Application/UW Fee $0 $0 $100,150 $626 $100,150 $626 $0 $0 "20% Requirement" 20%
Tax-Credit Administration Fee $0 $0 $80,575 $504 $80,575 $504 $0 $0 Rehab Requirement $3,537,000
Tax-Credit Monitoriting Fee $0 $0 $75,000 $469 $75,000 $469 $0 $0 less  Rehab Developer Fee -$624,000

Adjusted Rehab Requirment $2,913,000
Bond Cost of Issuance     Per Unit $18,206

Loan Origination / Assumption Fee $177,500 $1,109 $249,375 $1,559 $426,875 $2,668 $0 $0 * Per Federal Section 42 Tax Code
Bond Reservation Fee: $0 $0 $75,000 $469 $75,000 $469 $0 $0
Bond Issuer Fee: $0 $0 $33,250 $208 $33,250 $208 $0 $0 DEVELOPER FEE
Bond/TC CC Contingency $0 $0 $200,000 $1,250 $200,000 $1,250 $0 $0 Basis Rate Developer Fee
Bond Application Fee & Public Hearing Fee $0 $0 $7,500 $47 $7,500 $47 $0 $0 Acquisition $17,685,000 12.0% $2,122,200 Non-Land Acquisition Cost
Issuer Bond Counsel $0 $0 $50,000 $313 $50,000 $313 $0 $0 Rehab (Capital Improvement Budget) $5,200,000 12.0% $624,000 Capital Improvement Budget
Lender / Regulatory Legal $0 $0 $350,000 $2,188 $350,000 $2,188 $0 $0 Total $22,885,000 $2,746,200
Bond Trustee $0 $0 $8,000 $50 $8,000 $50 $0 $0
Cost Certification $0 $0 $15,000 $94 $15,000 $94 $0 $0 Rehab as a % of Building Value 26%

Total Uses of Funds 
$20,677,135 $129,232 $10,024,663 $62,654 $30,701,798 $191,886 $25,631,200 $160,195

83% of Total Uses 50% Bond Test
Total Uses of Funds less  Dev Fee $27,955,598 $174,722 Bond Proceeds $16,625,000

Eligible Basis 25,631,200

Pinnacle at Abbey Park - 20 Year - 13 PB HFA



PINNACLE AT ABBEY PARK
West Palm Beach, FL

Investor Model:F v8 w/Fund + Add'l S/U
Last Revised: 4.25.19

FINANCING  AND  INVESTMENT  SUMMARY

1ST  MORTGAGE  INFORMATION PARTNERSHIP  STRUCTURE

 Loan Amount: $17,100,000 % of Equity Contributed - Investor: 100%
% of Equity Contributed - Fairfield: 0%

LIBOR + 25bps All-In Rate
 Interest Rate - Year 1: 3.09% 6.84% Preferred Return: 0%
 Interest Rate - Year 2: 3.34% 7.09%
 Interest Rate - Year 3: 3.32% 7.07% Investor Cash Flow Participation: 100%
 Interest Rate - Year 4: 3.27% 7.02% Fairfield Cash Flow Participation: 0%
 Interest Rate - Year 5+: 3.28% 7.03%

Initial Investor Residual Participation: 100%
Spread: 3.75% Initial Fairfield Residual Participation: 0%

 Amortization: 0.00 Residual Hurdle Rate - 1 7%
 # of Months Before Starting Amortization: 0 Investor Residual Participation: 90.0%
 Interest Rate Used for Amortization: 7.03% Fairfield Residual Participation: 10.0%

 % of Rehab Costs Funded From Loan?: 0% Residual Hurdle Rate - 2 100%
 Partnership Rehab Equity Used First?: N Investor Residual Participation: 90.0%
 Interest Capitalized?: N Fairfield Residual Participation: 10.0%
 Loan Taken Out by Permanent Loan?: Y
 Construction Period Income to Lender?: N Residual Hurdle Rate - 3 100%

Investor Residual Participation: 90.0%
 Loan to Purchase Price: 87% Fairfield Residual Participation: 10.0%
 Loan to Total Project Costs: 83%
 Loan to Stabilized Value (Uninflated): 97% Construction Period Income Distributed? Y

 DCR on Current NOI: 0.87 Use Subscription Financing for Investor? N
 DCR on Stabilized NOI (Uninflated): 0.94 Use Subscription Financing for Fairfield? N

Month Equity Funds: 0
Debt Yield on Current NOI: 5.93% Upfront Subscription Financing Cost: 0.00%
Debt Yield on Stabilized NOI: 6.43% Subscription Financing Interest Rate: 0.00%

Asset Management Fee (% of GAV): 0.00%

Equity Placement Fee in Investor IRR?: N
Asset Management Fee in Investor IRR?: N

2ND  MORTGAGE  INFORMATION
Max FIC IRR 10%

 Loan Amount: $650,000
SAIL Loan TAKEOUT  LOAN  INFORMATION

Index All-In Rate
 Interest Rate - Year 1: 0.00% 3.00%  Loan Amount: $16,625,000
 Interest Rate - Year 2: 0.00% 3.00%
 Interest Rate - Year 3: 0.00% 3.00% 10yr + 25bps All-In Rate
 Interest Rate - Year 4: 0.00% 3.00%  Interest Rate - Year 1: 2.53% 4.51%
 Interest Rate - Year 5+: 0.00% 3.00%  Interest Rate - Year 2: 2.53% 4.51%

 Interest Rate - Year 3: 2.53% 4.51%
 Interest Rate Spread: 3.00%  Interest Rate - Year 4: 2.53% 4.51%

 Interest Rate - Year 5+: 2.53% 4.51%
 Amortization: 0.00
 # of Months Before Starting Amortization: 0  Interest Rate Spread: 1.98%
 Interest Rate Used for Amortization: 3.00%

 Amortization: 35
 % of Rehab Costs Funded From Loan?: 0%  Interest Rate Used for Amortization: 4.51%
 Partnership Rehab Equity Used First?: N
 Interest Capitalized?: N  # of Months From Completion to Takeout?: 4
 Loan Taken Out by Permanent Loan?: N
 Construction Period Income to Lender?: N Loan to Purchase Price: 88%

Loan to Total Project Costs: 84%
 Loan to Purchase Price: 90% Loan to Stabilized Value (Uninflated): 98%
 Loan to Total Project Costs: 86%
 Loan to Stabilized Value (Uninflated): 101%

 DCR on Current NOI: 0.85
 DCR on Stabilized NOI (Uninflated): 0.93
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PINNACLE AT ABBEY PARK
West Palm Beach, FL

Investor Model: v8 w/Fund + Add'l S/U
Last Revised: 4.25.19

PROPERTY  INCOME  ASSUMPTIONS

CURRENT  LEASE  RENTS INCOME  ASSUMPTIONS

# Units Type Sq. Ft. Gross Rent UA Max Net Rent Monthly Rent PSF Inflation Inflation Vacancy Vacancy
3 2BR - 2BA - 30% 876 $519 $66 $453 $738 $0.84 Restricted Unrestricted 1st Half 2nd Half

109 2BR - 2BA - 60% 876 $1,039 $66 $973 $996 $1.14 Year 1: 0.00% 0.00% 6.00% 6.00%
6 3BR - 2BA - 30% 1,001 $600 $69 $531 $902 $0.90 Year 2: 3.00% 3.00% 6.00% 6.00%
42 3BR - 2BA - 60% 1,001 $1,200 $69 $1,131 $1,140 $1.14 Year 3: 3.00% 3.00% 5.00% 5.00%
0 0 0 $0 $0 $0 $0 #DIV/0! Year 4: 3.00% 3.00% 5.00% 5.00%
0 0 0 $0 $0 $0 $0 #DIV/0! Year 5: 3.00% 3.00% 5.00% 5.00%
0 0 0 $0 $0 $0 $0 #DIV/0! Year 6+: 3.00% 3.00% 5.00% 5.00%
0 0 0 $0 $0 $0 $0 #DIV/0!
0 0 0 $0 $0 $0 $0 #DIV/0!
0 0 0 $0 $0 $0 $0 #DIV/0! Economic Vacancy as of: 2/19 3.00% 2.3%

Physical Vacancy as of: 3/18/2019 2.50% 0.00%
160 914 $988 $1,026 $1.12

$1,023
Current lease rents are from seller rent roll dated: 3/18/2019

RECENT RENT Monthly Laundry Income Per Unit: $58
Monthly Deposit Forfeitures Per Unit: $0

QTY # Units Type Sq. Ft. Gross Rent UA Max Net Rent Monthly Rent PSF Monthly Late Fees Per Unit: $0
0 3 2BR - 2BA - 30% 876 519 66 453 $738 $0.84 Monthly Pet Rent Per Unit: $0
9 109 2BR - 2BA - 60% 876 1,039 66 973 $981 $1.12 Monthly Miscellaneous Charges Per Unit: $21
0 6 3BR - 2BA - 30% 1,001 600 69 531 $902 $0.90       Total Monthly Other Income Per Unit: $80
3 42 3BR - 2BA - 60% 1,001 1,200 69 1,131 $1,140 $1.14

0 0 0 0 0 0 $0 #DIV/0! Number of Surface Parking Spaces: 0
0 0 0 0 0 0 $0 #DIV/0! Surface Parking Rental Charge: $0
0 0 0 0 0 0 $0 #DIV/0!
0 0 0 0 0 0 $0 #DIV/0! Number of Rented Garages: 0
0 0 0 0 0 0 $0 #DIV/0! Garage Rental Charge: $0
0 0 0 0 0 0 $0 #DIV/0!

Carport and Garage Vacancy: 0.00%
12 160 914 $988 $1,015 $1.11

Total Monthly Other Income: $12,752

Monthly Commercial Income: $0
 STABILIZED  RENT  SCHEDULE

2019 Rent Increase: 8.7%
# Units Type Sq. Ft. Gross Rent UA Max Net Rent Monthly Rent PSF

3 2BR - 2BA - 30% 876 564 66 $498 $738 $0.84
109 2BR - 2BA - 60% 876 1,129 66 $1,063 $1,063 $1.21
6 3BR - 2BA - 30% 1,001 652 69 $583 $902 $0.90
42 3BR - 2BA - 60% 1,001 1,304 69 $1,235 $1,235 $1.23 Number of Washer Dryers: 0
0 0 0 0 0 $0 $0 #DIV/0! Washer and Dryer Rental Charge: $0
0 0 0 0 0 $0 $0 #DIV/0!
0 0 0 0 0 $0 $0 #DIV/0!
0 0 0 0 0 $0 $0 #DIV/0! Number of New Garages: 0
0 0 0 0 0 $0 $0 #DIV/0! Garage Rental Charge: $0
0 0 0 0 0 $0 $0 #DIV/0!

Carport and Garage Vacancy: 0.00%
160 914 1,147 67 1,080 $1,096 $1.20

Total Additional Monthly Other Income: $0

Month First New Carports Completed: 0
UNRESTRICTED  RENT  SCHEDULE Month Last New Carports Completed: 0

# Units Type Sq. Ft. Gross Rent UA Max Net Rent Monthly Rent PSF
3 2BR - 2BA - 30% 876 $1,350 $1.54

109 2BR - 2BA - 60% 876 $1,350 $1.54 UNIT MIX
6 3BR - 2BA - 30% 1,001 $1,550 $1.55 Type # %
42 3BR - 2BA - 60% 1,001 $1,550 $1.55 2BR - 2BA 112 70%
0 0 0 $0 #DIV/0! 3BR - 2BA 48 30% ABR
0 0 0 $0 #DIV/0! 160 100% 2.3
0 0 0 $0 #DIV/0!
0 0 0 $0 #DIV/0!
0 0 0 $0 #DIV/0! AFFORDABILITY MIX
0 0 0 $0 #DIV/0! Units Restriction % of Units

9 30% 6%
160 914 $1,410 $1.54 151 60% 94%

160 58% 100%
Rent Increase: $384

% of Rent Increase Due to New Management: 100%
% of Rent Increase Due to Rehabilitation: 0%
# of Months to Realize New Management Increase: 12

NEW  OTHER  INCOME

OTHER  INCOME
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PINNACLE AT ABBEY PARK
West Palm Beach, FL

Investor Model: v8 w/Fund + Add'l S/U

Last Revised: 4.25.19

PROPERTY  EXPENSE  ASSUMPTIONS

EXPENSE  INFORMATION PROPERTY  TAX  INFORMATION

 Annual Inflation of Expenses: 3.00% Property Tax Rate: 1.72102%
 Annual Inflation of Property Taxes: 3.00% Non Ad-Valorem Taxes $20,640

 Management Fee: 3.50% Current Property Taxes: $150,077
 Capital Reserves Per Unit: $300 Year Property is Reassessed  (1-20): 1

% of Value Assessed: 40%
 Management Fee Used at Sale: 3.00%
 Vacancy Rate Used at Sale: 5.00% Assume Reassessment on Back-End Sale?: Y
 Capital Reserves Used at Sale: $300
 Sales and Closing Costs: 2.00%

 Capitalization Rate at Sale: 6.25% UTILITY  PASS - THROUGH
 Cap Trailing 12 Months NOI for Sale?: N
 Cap Future 12 Months NOI for Sale?: N Existing Utility Pass-Through: $0
 Cap Month of Sale Annualized?: Y Additional Utility Pass-Through: $0

Total Projected Utility Pass-Through: $0
 Capitalization Rate (Commercial Income): 9.00%

Is Pass-Through Phased In with Rehab? Y
 Use Unrestricted Rent Schedule at Sale?: N If No, Years to Phase-In New Pass-Through: 0

# of Months Const. Period Expenses used: 240

CONSTRUCTION  PERIOD  EXPENSES STABILIZED  OPERATING  EXPENSES

 Annual  Per Unit  Annual  Per Unit
 Management Fee: $70,828 $443  Management Fee: $75,350 $471
 Personnel Costs: 224,000 1,400  Personnel Costs: 224,000 1,400
 Administrative: 40,000 250  Administrative: 40,000 250
 Advertising & Promotion: 8,000 50  Advertising & Promotion: 8,000 50
 Repairs & Maintenance: 64,000 400  Repairs & Maintenance: 64,000 400
 Make Ready: 18,400 115  Make Ready: 18,400 115
 Building Services: 68,000 425  Building Services: 68,000 425
 Utilities: 241,758 1,511  Utilities: 241,758 1,511
 Utility Pass-Throughs: 0 0  Utility Pass-Throughs: 0 0
 Real Estate Taxes: 155,912 974  Real Estate Taxes: 155,912 974
 Insurance: 109,155 682  Insurance: 109,155 682
 Capital Reserves: 48,000 300  Capital Reserves: 48,000 300

 Annual Operating Exp.: $1,048,053 $6,550  Annual Operating Exp.: $1,052,575 $6,579
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PINNACLE AT ABBEY PARK
West Palm Beach, FL

15 - YEAR  FINANCIAL  PROJECTIONS
2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033

Current Rents Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15
 OPERATING  INCOME:
     Gross Potential Rental Income 1,969,082 2,042,750 2,139,137 2,203,311 2,269,410 2,337,493 2,407,617 2,479,846 2,554,241 2,630,868 2,709,794 2,791,088 2,874,821 2,961,066 3,049,898 3,141,394
     (Increase Over Previous Year) 4.72% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
          Less:  Vacancy (118,145) (122,565) (128,348) (110,166) (113,471) (116,875) (120,381) (123,992) (127,712) (131,543) (135,490) (139,554) (143,741) (148,053) (152,495) (157,070)
     Total Rental Income 1,850,937 1,920,185 2,010,789 2,093,145 2,155,940 2,220,618 2,287,236 2,355,854 2,426,529 2,499,325 2,574,305 2,651,534 2,731,080 2,813,012 2,897,403 2,984,325
     Commercial Income 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
     Other Operating Income 153,027 153,027 155,502 160,167 164,972 169,921 175,019 180,269 185,677 191,248 196,985 202,895 208,982 215,251 221,709 228,360
             Total Operating Income 2,003,964 2,073,211 2,166,291 2,253,312 2,320,912 2,390,539 2,462,255 2,536,123 2,612,207 2,690,573 2,771,290 2,854,429 2,940,062 3,028,263 3,119,111 3,212,685

 OPERATING  EXPENSES:
     Management fee  @ 3.50% 70,139 72,562 75,820 78,866 81,232 83,669 86,179 88,764 91,427 94,170 96,995 99,905 102,902 105,989 109,169 112,444
     Operating Expenses 773,313 785,822 809,397 833,679 858,689 884,450 910,983 938,313 966,462 995,456 1,025,320 1,056,079 1,087,762 1,120,395 1,154,007 1,188,627
     Utility Pass-Through 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
     Capital Reserves  @ $300 48,000 48,000 48,000 48,000 48,000 48,000 48,000 48,000 48,000 48,000 48,000 48,000 48,000 48,000 48,000 48,000
     Property Taxes 155,912 155,912 160,590 165,407 170,369 175,481 180,745 186,167 191,752 197,505 203,430 209,533 215,819 222,293 228,962 235,831
             Total Operating Expenses 1,047,364 1,062,297 1,093,807 1,125,952 1,158,291 1,191,599 1,225,907 1,261,244 1,297,642 1,335,131 1,373,745 1,413,517 1,454,483 1,496,677 1,540,138 1,584,902

 NET  OPERATING  INCOME 956,600 1,010,914 1,072,484 1,127,360 1,162,621 1,198,940 1,236,348 1,274,878 1,314,565 1,355,442 1,397,545 1,440,911 1,485,579 1,531,586 1,578,974 1,627,783

     Cap Rate / Return on Costs 4.87% 4.89% 5.19% 5.45% 5.62% 5.80% 5.98% 6.17% 6.36% 6.56% 6.76% 6.97% 7.18% 7.41% 7.64% 7.87%

      Less:  Debt Service 1st Mortgage (974,904) 0 0 0 0 0 0 0 0 0 0 0 0 0 0
      Less:  Debt Service 2nd Mortgage (19,500) (19,500) (19,500) (19,500) (19,500) (19,500) (19,500) (19,500) (19,500) (19,500) (19,500) (19,500) (19,500) (19,500) (19,500)
      Less:  Debt Service Takeout Loan (125,075) (750,453) (799,309) (945,878) (945,878) (945,878) (945,878) (945,878) (945,878) (945,878) (945,878) (945,878) (945,878) (945,878) (945,878)
      Less:  Debt Service Subscription Financing 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
      Less:  LP AM Fee & Cash Flow $10,000 0 (10,000) (10,000) (10,000) (10,000) (10,000) (10,000) (10,000) (10,000) (10,000) (10,000) (10,000) (10,000) (10,000) (10,000)

 NET  CASH  FLOW (108,565) 292,531 298,552 187,244 223,562 260,970 299,501 339,187 380,064 422,167 465,534 510,201 556,208 603,596 652,405

      Less:  Cash Flow Used in Project Budget 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
      Plus:  Funding From Interest Reserve 155,674 0 0 0 0 0 0 0 0 0 0 0 0 0 0

 DISTRIBUTABLE  CASH  FLOW 47,109 292,531 298,552 187,244 223,562 260,970 299,501 339,187 380,064 422,167 465,534 510,201 556,208 603,596 652,405
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EXHIBIT G 

PURCHASE CONTRACT 
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RESOLUTION NO. R-2019-__ 

A RESOLUTION OF THE HOUSING FINANCE AUTHORITY 

OF PALM BEACH COUNTY (THE “AUTHORITY”) 

DECLARING THE AUTHORITY’S PRELIMINARY INTENT 

TO ISSUE ITS NOT TO EXCEED $19,000,000 MULTIFAMILY 

HOUSING REVENUE BONDS, NOTES OR OTHER 

EVIDENCES OF INDEBTEDNESS (IN ANY EVENT 

REFERRED TO HEREIN AS THE “BONDS”) WHICH MAY BE 

ISSUED IN ONE OR MORE SERIES TO OBTAIN FUNDS TO 

BE LOANED TO FAIRFIELD ABBEY PARK, LP OR ITS 

SUCCESSORS OR ASSIGNS (THE “BORROWER”), FOR THE 

FINANCING OF THE ACQUISITION, REHABILITATION 

AND/OR EQUIPPING OF A QUALIFYING HOUSING 

DEVELOPMENT IN THE CITY OF WEST PALM BEACH, 

FLORIDA, KNOWN AS PINNACLE AT ABBEY PARK; 

INDICATING THE AUTHORITY’S OFFICIAL INTENT TO 

USE A PORTION OF THE PROCEEDS OF SUCH BONDS TO 

REIMBURSE CERTAIN EXPENDITURES PAID OR 

INCURRED PRIOR TO THE DATE OF ISSUANCE THEREOF; 

APPROVING THE FORM OF AND AUTHORIZING THE 

EXECUTION OF A MEMORANDUM OF AGREEMENT; 

AUTHORIZING VALIDATION OF THE BONDS; PROVIDING 

CERTAIN OTHER DETAILS WITH RESPECT THERETO; 

AND PROVIDING AN EFFECTIVE DATE. 

WHEREAS, pursuant to the provisions of the Florida Constitution, Part IV of 

Chapter 159, Florida Statutes, as amended and supplemented, and other applicable provisions of 

law (the “Act”) and the policies of the Housing Finance Authority of Palm Beach County, 

Florida (the “Authority”), Fairfield at Abbey Park, LP, a Florida limited partnership (the 

“Borrower”), has submitted a request to the Authority requesting that the Authority issue, 

pursuant to the provisions of the Act, multifamily housing revenue bonds, notes or other 

evidences of indebtedness to finance the costs of the acquisition, rehabilitation and/or equipping 

of an approximately 160 unit multifamily rental housing facility known as Pinnacle at Abbey 

Park, located at 1921 Abbey Park Road in the City of West Palm Beach, Florida (the “Project”), 

to be rented to qualified persons and families as required by the Act and the Internal Revenue 

Code of 1986, as amended (the “Code”) in Palm Beach County, Florida; and 

WHEREAS, the Authority desires, as requested by the Borrower, to declare its 

preliminary intent to issue, in one or more series, its Multifamily Housing Revenue Bonds in the 

initial aggregate principal amount of not exceeding $19,000,000 (the “Bonds”) (or such other 

debt instrument as may be allowed by the Act and approved by Bond Counsel and the 

Authority’s counsel) pursuant to the limitations and conditions set forth in this Resolution and in 

subsequent resolutions and other instruments of the Authority, which amount the Borrower has 

represented will, together with available funds of the Borrower, be sufficient to finance the 

Project; and 
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WHEREAS, the Bonds will be secured by amounts payable under the terms of a loan or 

financing agreement between the Authority and the Borrower providing for payments in amounts 

or other collateral sufficient to pay the principal of and interest on the Bonds as the same become 

due and payable, and/or such other security as shall be acceptable to the Authority; and 

WHEREAS, it is intended by the Authority that the interest on a majority of the Bonds 

will be excludable from gross income for federal income tax purposes; and 

WHEREAS, the action taken by this Resolution does not constitute final approval of the 

financing of the costs of the Project or of the issuance of the Bonds and is not an absolute 

commitment by the Authority to issue the Bonds; and 

WHEREAS, the Authority’s approval of the financing of the costs of the Project will be 

effected in accordance with applicable law and regulations and the financial terms, security for 

the repayment of the Bonds, restrictions on transferability, if applicable, and other matters will 

be determined and/or approved by subsequent proceedings of the Authority and by other 

appropriate regulatory bodies as may be required by applicable law and regulations, including 

but not limited to, approval by the Board of County Commissioners of Palm Beach County, 

Florida of certain matters relating thereto; and 

WHEREAS, the Authority has been informed by the Borrower that it has and anticipates 

that it has and will incur certain capital expenditures relating to the Project prior to the issuance 

of the Bonds by the Authority; and 

WHEREAS, such capital expenditures will be paid from the Borrower’s own money or 

from the proceeds of a taxable financing; and 

WHEREAS, the Code and applicable regulations (the “Regulations”) require the 

Authority to declare its official intent to allow the Borrower to be reimbursed for certain capital 

expenditures incurred by the Borrower in connection with the Project prior to the issuance of the 

Bonds from a portion of the proceeds of the Bonds, when and if the Bonds are issued; and 

WHEREAS, it is intended by the Authority that this Resolution constitutes such official 

intent with respect to the reimbursement, from proceeds of the Bonds, of those certain capital 

expenditures the Borrower has and will incur prior to the issuance of the Bonds. 

NOW, THEREFORE, BE IT RESOLVED BY THE HOUSING FINANCE 

AUTHORITY OF PALM BEACH COUNTY, FLORIDA, AS FOLLOWS: 

SECTION 1. The recitals set forth above are adopted by the Authority as the 

findings of the Authority and are incorporated herein. 

SECTION 2.   The Authority is authorized and empowered by the Act and Article V, 

Division 3, Sections 2-181 et seq., Palm Beach County Code of Ordinances (the “Ordinance”)  to 

adopt this Resolution and to enter into transactions such as those contemplated by the Borrower 

in connection with the financing of the costs of the Project through the issuance of the Bonds, 

notes or other evidences of indebtedness, and to fully perform the obligations of the Authority to 

be undertaken in connection with the financing of the costs of the Project through the issuance of 
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the Bonds in order to assist in alleviating the shortage of housing and of capital to finance the 

construction of affordable housing in Palm Beach County, Florida, and this Resolution is 

adopted and such actions are to be taken pursuant to the provisions of the Act and the Ordinance. 

SECTION 3. The statements contained in this Resolution with respect to the 

reimbursement of the capital expenditures referred to in this Resolution are intended to be the 

Authority’s statements of official intent as required by, and in conformance with, the provisions 

of Section 1.150-2(e) of the Regulations. The expression of official intent set forth herein is 

made in reliance upon the representation of the Borrower that it reasonably expects to pay with 

its own funds or incur expenses in connection with the Project prior to the issuance of the Bonds 

and to be reimbursed for those expenses from the proceeds of the Bonds. 

SECTION 4. All of the capital expenditures to be reimbursed in connection with the 

Project pursuant to this Resolution from proceeds of the Bonds that are issued as tax exempt 

obligations, will be for costs that (a) are properly chargeable to the capital account of the 

Borrower under general income tax principles, (b) constitute non-recurring working capital 

expenditures (of a type not customarily payable from current revenues), or (c) are costs of 

issuing the Bonds and will meet the requirements of the Code in that such capital expenditures 

have been or will be incurred after the date that is sixty (60) days before the date of adoption of 

this Resolution.  

SECTION 5. The Authority reasonably expects to use a portion of the proceeds of 

the Bonds, when and if issued, to reimburse the Borrower for the capital expenditures 

contemplated under this Resolution made prior to not earlier than sixty (60) days prior to the 

adoption of this Resolution, and no funds from sources other than the “reimbursement bond 

issue” (as such term has the meaning assigned to it under the Regulations) portion of the bonds 

are, or are reasonably expected to be, reserved, allocated on a long term basis, or otherwise set 

aside by the Authority pursuant to the Authority’s policies to pay for such capital expenditures.  

SECTION 6. The Authority will direct the Borrower, upon receipt of the proceeds of 

the Bonds (or within thirty (30) days thereafter), to allocate in writing the amount of proceeds of 

the Bonds (i.e., the reimbursement bond issue) used to reimburse the costs of the Project (herein, 

the “Prior Expenditures”). Such allocation will be accomplished within the later of (a) eighteen 

months from the earliest date such Prior Expenditures were incurred or (b) the date the 

rehabilitation of Pinnacle at Abbey Park is substantially completed (but in no event later than 

three (3) years after the first Prior Expenditure was made). 

SECTION 7.   The maximum principal amount of Bonds expected to be issued for 

the financing of the costs of the acquisition, rehabilitation and/or equipping of the Project 

through the issuance of the Bonds is $19,000,000.   

SECTION 8. The adoption of this Resolution does not in any way entitle or create 

any rights in or for Borrower other than as set forth herein and the terms of this Resolution shall 

not constitute final approval of the financing of the costs of the Project or authorization for the 

Authority to issue the Bonds; such approval and authorization shall be considered by the 

Authority by other appropriate regulatory bodies in subsequent proceedings as required by 

applicable law and regulations and shall be contingent upon, among other things: 
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(A) The execution by the Borrower of a loan or financing agreement with the 

Authority in a form and substance and on terms acceptable to the Authority, including adequate 

provision being made for the operation, repair and maintenance of Pinnacle at Abbey Park at the 

expense of the Borrower and for the payment of the principal of, premium, if any, and interest on 

the Bonds and reserves, if any, therefor; 

(B) The Authority’s final determination that the proposal of the Borrower otherwise 

complies with all of the provisions of the Act; and 

(C) Unless waived by the Authority, in compliance with the Authority’s policies and 

guidelines, either (i) the provision by the Borrower of credit enhancement to secure the Bonds 

and a rating acceptable to the Authority from rating agencies acceptable to the Authority, 

obtained by the Borrower with respect to the Bonds, or (ii) the private placement of the Bonds 

with an institutional investor acceptable to the Authority. 

SECTION 9. Attached hereto as Exhibit A is the form of Memorandum of 

Agreement to be entered into by and between the Authority and the Borrower (the "Agreement").  

The Borrower's agreement to enter into and perform under the Agreement shall be a condition 

precedent for the General Counsel to the Authority, Bond Counsel and the Executive Director of 

the Authority to take any actions with respect to the preparation of any documents to be used in 

connection with the financing of the costs of the Project through the issuance of the Bonds.  The 

Agreement, in the form attached hereto as Exhibit A, is hereby approved.  The Chairperson or, in 

the Chairperson’s absence, any other member of the Authority, is hereby authorized to execute 

and deliver the Agreement, the execution thereof by the Authority being conclusive evidence of 

the approval of the form of such Agreement.   

SECTION 10.   IT IS EXPRESSLY STATED AND AGREED THAT THE 

ADOPTION OF THIS RESOLUTION IS NOT A GUARANTY, EXPRESS OR IMPLIED, 

THAT THE AUTHORITY SHALL APPROVE THE CLOSING AND ISSUE THE BONDS 

FOR THE FINANCING OF THE COSTS OF THE PROJECT. THIS RESOLUTION IS 

QUALIFIED IN ITS ENTIRETY BY THE PROVISIONS OF THE ACT, OR ANY 

SUBSEQUENTLY ENACTED OR EFFECTIVE LEGISLATION CONCERNING A 

STATE VOLUME CEILING ON MULTIFAMILY HOUSING BONDS.  THE 

BORROWER SHALL HOLD THE AUTHORITY AND ITS PAST, PRESENT AND 

FUTURE MEMBERS, OFFICERS, STAFF, ATTORNEYS, FINANCIAL ADVISORS, 

AND EMPLOYEES HARMLESS FROM ANY LIABILITY OR CLAIM BASED UPON 

THE FAILURE OF THE AUTHORITY TO CLOSE THE TRANSACTION AND ISSUE 

THE BONDS OR FROM ANY OTHER CAUSE OF ACTION ARISING FROM THE 

ADOPTION OF THIS RESOLUTION, THE PROCESSING OF THE FINANCING OF 

THE COSTS OF THE PROJECT THROUGH THE ISSUANCE OF THE BONDS 

EXCEPT FOR THE GROSS NEGLIGENCE OR WILLFUL AND WANTON 

MISCONDUCT OF THE AUTHORITY. 

SECTION 11.  To the extent deemed necessary by Bond Counsel to the Authority or 

by General Counsel to the Authority, General Counsel and/or Bond Counsel to the Authority are 

authorized to institute appropriate proceedings for the validation of the Bonds pursuant to 

Chapter 75, Florida Statutes. 
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SECTION 12.  The Authority has no jurisdiction regarding zoning and land use 

matters and the adoption of the Resolution is not intended to express any opinion regarding 

same. 

SECTION 13.  All resolutions or parts thereof, of the Authority in conflict herewith 

are, to the extent of such conflict, hereby modified to the extent of such conflict. 

SECTION 14.  This Resolution shall take effect immediately upon its adoption. 

 PASSED AND ADOPTED this 10th day of May, 2019. 

 

HOUSING FINANCE AUTHORITY OF PALM 

BEACH COUNTY, FLORIDA 

 

 

By:        

Chairperson 

ATTEST: 

 

 

      

Secretary  
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MEMORANDUM OF AGREEMENT 

(PINNACLE AT ABBEY PARK) 

 

This Memorandum of Agreement is dated as of the ____ day of May, 2019, between the 

Housing Finance Authority of Palm Beach County, Florida, a public body corporate and politic 

under the laws of the State of Florida (the “Authority”), and Fairfield Abbey Park, LP, a Florida 

limited partnership (together with its respective successors or assigns, the “Borrower”). 

 

WHEREAS, the Authority is authorized and empowered by the provisions of the 

Constitution and laws of the State of Florida (the “State”) to issue bonds, notes or other 

evidences of indebtedness for the purposes of providing funds to finance the acquisition, 

construction, rehabilitation and equipping of “qualifying housing developments” as defined in 

the Florida Housing Finance Authority Law, Part IV of Chapter 159, Florida Statutes (the 

“Act”), and to loan the proceeds from the sale of such bonds, notes or other evidences of 

indebtedness to others to finance the acquisition, construction, rehabilitation and equipping of 

such qualifying housing developments; and 

WHEREAS, the Borrower desires to finance the costs of acquisition, rehabilitation and/or 

equipping of an approximately 160 unit multifamily rental housing facility known as Pinnacle at 

Abbey Park, located at 1921 Abbey Park Road in the City of West Palm Beach, Florida (the 

“Project”), to be rented to qualified persons and families as required by the Act and the Internal 

Revenue Code of 1986, as amended (the “Code”); and  

WHEREAS, the Borrower has requested that the Authority issue its multifamily housing 

revenue bonds or similar evidence of indebtedness in an aggregate principal amount of not to 

exceed $19,000,000 (in either case referred to herein generically as the “Bonds”) and to loan the 

proceeds thereof to the Borrower to finance the costs of the Project; and 

WHEREAS, based on the request of the Borrower, the Authority has preliminarily 

determined to issue the Bonds; and 

WHEREAS, based upon preliminary information made available to it and subject to 

further review and analysis, the Authority believes that the issuance of the Bonds will result in 

the assistance in alleviating the shortage of rental housing for eligible persons and families of 

moderate, middle and lesser income and will assist in alleviating the shortage of capital available 

for investment in such rental housing, and thereby increase the health, safety, morals, welfare, 

and tax base of the State and in Palm Beach County (the “County”); and 

WHEREAS, the Borrower desires the Authority to continue its review and analysis of the 

Borrower’s request to provide financing of the costs of the Project through the issuance of the 

Bonds; and 

WHEREAS, the Authority, by its adoption on the date hereof of its Resolution No. R-

2019- __ (the “Initial Resolution”), has indicated its willingness to proceed with its consideration 

of the Borrower’s request for such financing; and 
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WHEREAS, the Authority wishes to enter into certain agreements with the Borrower 

with respect to its consideration of the Borrower’s request to provide financing of the costs of the 

Project through the issuance of the Bonds. 

NOW, THEREFORE, for good and valuable consideration, the parties hereto agree as 

follows: 

1. The Authority agrees: 

(a) That, if the Authority determines that the Borrower and the Project meet 

all prerequisites for the issuance of the Bonds established by the Authority, it will make all 

reasonable efforts to authorize the issuance and sale of the Bonds pursuant to the terms of the 

Constitution of the State, the Act, the Initial Resolution, applicable provisions of the Internal 

Revenue Code of 1986, as amended (the “Code”), and this Memorandum of Agreement; and 

(b) That, if the Bonds are issued, the Authority will make a loan to the 

Borrower to finance the costs of the Project through the issuance of the Bonds, with installment 

payments due under a loan or financing agreement between the Authority and the Borrower or 

the provision of collateral to be at least sufficient to pay the principal of, interest on and 

redemption premiums, if any, with respect to the Bonds as and when the same shall become due 

and payable, together with all other costs and expenses connected with such financing; and 

(c) That, in the event the Authority acquires an interest in or a mortgage on 

Pinnacle at Abbey Park, it will convey or release any such interest it retains in Pinnacle at Abbey 

Park to the Borrower upon the retirement of the outstanding Bonds, and the payment by the 

Borrower of all other costs connected with such financing. 

2. The Borrower agrees: 

(a) That the Borrower will provide to the Authority, at the Borrower’s 

expense, a credit underwriting report addressed to the Authority by a credit underwriter approved 

by the Authority relating to the Project; and 

(b) That the Borrower will use all reasonable efforts to find one or more 

purchasers for the Bonds; and 

(c) That the Borrower will enter into a loan or financing agreement with the 

Authority, under the terms of which the Borrower will be obligated to pay to the Authority sums 

sufficient to pay the principal of, interest on and redemption premiums, if any, or the provision 

of collateral with respect to the Bonds when the same shall become due and payable, to operate, 

maintain and repair Pinnacle at Abbey Park at its own expense, to report annually to the 

Authority the annual bond indebtedness outstanding and any other information necessary to 

comply with Section 218.32, Florida Statutes, and to pay all costs and expenses incurred by the 

Authority in connection with the financing of the costs of the Project, except as may be paid out 

of Bond proceeds or otherwise; and 

(d) That all risk of loss to Pinnacle at Abbey Park will be borne by the 

Borrower. 
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3. All commitments of the Authority under Paragraph 1 hereof and of the Borrower 

under Paragraph 2 hereof are subject to the mutual agreement of the Authority and the Borrower 

as to the terms and conditions of the above-referenced loan or financing agreement and of the 

Bonds and the other instruments and proceedings relating to the Bonds, and to the sale of the 

Bonds pursuant to such terms and conditions. It is the intent of the parties hereto that the Bonds 

shall be prepared in such form and shall be issued, underwritten, if applicable, and sold and the 

proceeds thereof used, all as may be mutually agreed upon by the parties in accordance with the 

requirements and provisions of the Constitution of the State and the Act. 

4. The Borrower acknowledges and agrees that, prior to or simultaneously with the 

issuance and delivery of the Bonds, it will enter into a regulatory or land use restriction 

agreement (the “Regulatory Agreement”) with respect to Pinnacle at Abbey Park, in form and 

substance acceptable to the Authority and its counsel and the Borrower. The Borrower further 

acknowledges that the Regulatory Agreement will obligate the Borrower to pay the Authority an 

annual fee based on the original principal amount of Bonds (as described in the Regulatory 

Agreement) for the Qualified Project Period (as defined in the Regulatory Agreement) 

notwithstanding that the Bonds may no longer be outstanding.    

5. The ability of the Authority to issue the Bonds contemplated hereby or pursuant 

to the Initial Resolution, shall be subject to the approval by the Board of County Commissioners 

(the “County Commission”) of Palm Beach County, Florida of the issuance of the Bonds to 

finance the Project and of the purchaser of the Bonds within the meaning of the Authority’s 

enabling ordinance. 

6. The Borrower agrees to indemnify, defend and hold harmless the Authority, its 

members and its agents against any and all liability, loss, costs (including any credit 

underwriting), expenses, charges, claims, damages and attorney’s fees of whatever kind or 

nature, which the Authority, its members or its agents may incur or sustain by reason or in 

consequence of the relationship existing between the Authority and the Borrower with respect to 

the execution and delivery of this Memorandum of Agreement, the consideration of the 

Borrower’s request to issue the Bonds to finance the costs of the Project or the issuance and sale 

of the Bonds, except for the gross negligence or willful and wanton misconduct of the Authority 

or its members and agents. The Borrower hereby releases the Authority, the members and 

officers of the Authority, and the agents, attorneys and employees of the Authority from any 

liability, loss, cost, expenses, charges, claims, damages and reasonable attorneys fees of 

whatever kind or nature which may result from the failure of the Authority to issue the Bonds 

regardless of the reason therefor. 

7. This Agreement will terminate nine (9) months from the date of adoption of the 

Initial Resolution (the “Initial Inducement Period”) unless the final documents have been 

executed and the Bonds have been issued. The Authority may (but shall not be required to) 

consider extending this Agreement upon the submission by the Borrower of a status report 

providing tangible evidence that the Borrower continues to make progress towards the issuance 

of the Bonds. In the event this Agreement is terminated Borrower agrees that it will reimburse 

the parties named below for all fees and out-of-pocket expenses which the Authority, and the 

Authority’s Bond Counsel, Disclosure Counsel, if any, General Counsel, and Financial Advisor, 

if any, may have incurred in connection with the execution of this Memorandum of Agreement 
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or anything related thereto or in connection with the request of the Borrower to issue the Bonds 

and the performance by the Authority or its professional staff described herein of their 

obligations described hereunder; and upon such reimbursement this Memorandum of Agreement 

shall thereupon terminate.  

8. The Authority acknowledges that the Borrower has delivered to the Authority a 

completed application for financing meeting the requirements of and containing the information 

required by the Authority, and has delivered to the Authority the non refundable application fee 

in the amount of $1,500 (the “Application Fee”). The Borrower will, no later than thirty (30) 

days prior to the date the Borrower requests the Authority to hold the public hearing with respect 

to the Bonds required by Section 147(f) of the Code (the “TEFRA Hearing”), deliver to the 

Authority a non-refundable fee in the amount of $6,000 (the “Public Hearing Fee”). Upon receipt 

of the Public Hearing Fee, the Authority will (a) schedule and hold the TEFRA Hearing, and (b) 

request the approval of the Bonds by the County Commission for purposes of Section 147(f) of 

the Code. The Authority makes no assurance or representation that the County Commission will 

approve the issuance of the Bonds.  

9. The Authority currently anticipates having “carry forward” private activity bond 

allocation in an amount sufficient for the issuance of the Bonds. If for any reason that is not the 

case, the Authority will use its best efforts to, at the request of the Borrower (assuming the 

County Commission has approved the issuance of the Bonds), apply for private activity bond 

allocation for the Bonds from the State of Florida Division of Bond Finance. The Authority 

makes no assurance or representation that private activity bond allocation will be available at the 

times or in the amount requested.  

10. The Borrower will, prior to the Authority authorizing Bond Counsel to commence 

the drafting of bond documents, deliver to the Authority a good faith deposit payable to the 

Authority in the amount of $55,000 (the “Good Faith Deposit”). The Good Faith Deposit will be 

held by the Authority until either (i) the Bonds have been issued or (ii) this Agreement is 

terminated prior to the issuance of the Bonds. If the financing of the Project as contemplated 

hereunder is completed as provided in clause (i) of this Section 10, the Borrower shall have the 

option of having the Good Faith Deposit returned in whole or applied against its costs at the time 

of closing. If the event in clause (ii) of this Section 10 shall occur, the Authority shall be entitled 

to the Good Faith Deposit hereunder to the extent necessary to pay the expenses incurred by the 

Authority, its Bond Counsel, General Counsel, Disclosure Counsel, if any, and Financial 

Advisor, if any, related to this financing and the amount of the Good Faith Deposit so applied 

shall be credited against the Borrower’s obligation to pay such amounts and any remaining 

amount shall be promptly returned to Borrower. 

11. The sale of the Bonds shall also be subject to approval by the County 

Commission, as required, and no assurance can be given by the Authority as to the outcome of 

such review. Further, no assurance can be given by the Authority as to the result of any action or 

inaction by a governmental agency, whether local, state, or federal, nor as to the result of any 

judicial action, which may affect in any way the issuance of the Bonds; and the Authority shall 

not be responsible or held liable for any costs or damages incurred by any party as a result 

thereof. 
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12. If the Authority abandons its efforts to issue the Bonds in its discretion, or if the 

Borrower shall terminate this Memorandum of Agreement by written notice to the Authority, this 

Memorandum of Agreement shall terminate. Nothing contained herein, however, shall release 

the Borrower from its obligations to indemnify the Authority or its obligations to pay the 

expenses incurred by the Authority, its Bond Counsel, General Counsel, Disclosure Counsel, if 

any, and Financial Advisor, if any, related to this financing in accordance with the terms of this 

Memorandum of Agreement. 

13. This Memorandum of Agreement may be supplemented and amended from time 

to time by written agreement signed by both parties, and shall be superseded by the loan 

agreement to be executed by the Authority and the Borrower, upon the execution thereof, to the 

extent the terms thereof conflict with the terms contained herein. 

14. Notwithstanding any other provision of this Memorandum of Agreement, as a 

matter of general assurance by the Borrower to the Authority, the Borrower hereby covenants 

and agrees that it will pay the fees of the Authority, and that it will indemnify the Authority for 

all reasonable expenses, costs and obligations incurred by the Authority, including but not 

limited to any printing costs, any rating agency fees, verification agent fees, the fees and 

expenses of Bond Counsel, General Counsel to the Authority, Disclosure Counsel, if any, and 

Financial Advisor to the Authority, if any, under the provisions of this Memorandum of 

Agreement to the end that the Authority will not suffer any out-of-pocket losses as a result of the 

carrying out of any of its undertakings herein contained. The only obligation the Authority shall 

have in connection with this Memorandum of Agreement shall be the payment of the Bonds, if 

and when issued, but such payment shall be limited solely to the revenues derived from the 

financing, sale, operation or leasing of Pinnacle at Abbey Park or posted collateral, and nothing 

contained in this Memorandum of Agreement shall ever be construed to constitute a personal or 

pecuniary liability or charge against the Authority or any member or officer or employee of the 

Authority, and in the event of a breach of any undertaking on the part of the Authority contained 

in this Memorandum of Agreement, no personal or pecuniary liability or charge payable directly 

or indirectly from the general funds of the Authority shall arise therefrom. 

15. If the Bonds to be issued hereunder are to be underwritten by a public offering, 

they shall be underwritten by investment banking firms acceptable to the Authority selected in 

accordance with the Authority’s policies and guidelines. 

16. The Borrower acknowledges and agrees to the terms of the Initial Resolution. 

17. Nothing herein shall be deemed to require that the Authority agree to submit itself 

to the jurisdiction of the courts of any state other than the State of Florida or the venue of any 

Florida court other than Palm Beach County. 

IN WITNESS WHEREOF, the parties hereto have set their hands and seal to the 

Memorandum of Agreement as of the day and year first above written. 
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HOUSING FINANCE AUTHORITY OF PALM 

BEACH COUNTY, FLORIDA 

 

By:         

Chairperson 

(SEAL) 

 

ATTEST: 

 

      

Secretary 
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FAIRFIELD ABBEY PARK, LP, a Florida limited 

partnership 

By: FFI Abbey Park Operator LLC, its General Partner 

 

By: ______________________________ 

 

Name: ______________________________ 

 

Title: _______________________________ 

  

 

The obligations of the Borrower under the within Memorandum of Agreement are 

guaranteed by the undersigned developer of the Project, as of the day and year first above 

written. 

FAIRFIELD RESIDENTIAL COMPANY LLC  

By: ______________________________ 

 

Name: ______________________________ 

 

Title: _______________________________ 

 





Street 
Address Sales Price

HOME 
Subsidy Closing costs

Net Sales
Proceeds

PBCHFA Payoff 
(release amount)

Expected 
Closing Dates

 2658 Kirk  256,000.00$         111,000.00$  3,500.00$                               145,000.00$         145,000.00$         Closed
 3711 Kirk 235,256.00$         104,000.00$  3,500.00$                               127,756.00$         130,000.00$         5/30/2019
 3709 Kirk 235,256.00$         104,000.00$  10,500.00$                             120,756.00$         130,000.00$         5/17/2019
 2776 Kirk 234,000.00$         111,922.00$  10,500.00$                             111,578.00$         130,000.00$         5/17/2019
 3980 Park 234,000.00$         111,922.00$  3,500.00$                               118,578.00$         130,000.00$         6/15/2019
 2790 Kirk 234,000.00$         111,924.00$  10,500.00$                             111,576.00$         130,000.00$         5/17/2019

 Available Sale Proceeds
from Sales 735,244.00$         795,000.00$         

 PBCHFA Payoffs (the 
$59,756 difference
will be paid from the 
Grounded Solutions/Citi 
Accelrator Grant) 

PBCHFA Outstanding 695,852.04$         
Left to draw 119,121.62$         
HOME to be reimbursed 14,973.66$           

 Total PBCHFA that will be
 due 800,000.00$         
 Estimated additional funds 
payoff 
due at final sale (5,000.00)$            
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To:  Housing Finance Authority 
 
From:  Executive Director 
 
Date:  May 2, 2019 
 
RE:  Matters of Executive Director 
____________________________________________________ 

 
FL ALHFA annual conference 
 
The FL ALHFA conference is back for one more year at the One Ocean, Atlantic Beach, 
Florida on July 10-13.  The conference hotel reservation site is now open until June 1.  If 
you plan on attending this conference, please make your hotel reservation and then 
contact the Authority office so we can submit a conference registration by May 31 so as 
not to incur the $100 additional late fee.  At this time I and two board members are 
expected to attend.    
 

 
Florida legislative update 
 
As reported at last month’s meeting the House and Senate had both passed budgets with 
the final budget to be approved before the 2019 session is scheduled to end on May 3.  
The Governor and the Senate were supporting full Sadowski funding but the House 
approved budget basically would result in no SHIP funding for non-Hurricane Michael (FL 
Panhandle) impacted counties.  The expected final budget (see attached email from Mark 
Hendrickson with FLALHFA) would result in a SAIL allocation of $39M vs $79M for the 
previous budget, $46.5M for SHIP vs $44.5M for the previous year, and $115M to 
hurricane impacted counties.  This would mean PBC getting about the same $1.4M of 
SHIP allocated as this last year.  This would result in a sweep of at least $125M to possibly 
$150M to the general fund depending on final documentary stamp collections.       

 
 
Palm Beach Habilitation Center, Inc. 
 
The Authority approved at the March 15 meeting a request from the director of PBHC for 
a one-year extension of the term of the $1M revolving loan for funding of a portion of the 
cost of the memory care group home in Wellington that would matured on April 20, 2019.   
The first draw in April 2018 was for the $395K purchase of the group home site.  At the 
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time of Authority approval the PBHC board had yet to take formal action, however they 
did subsequently approve and the loan extension document has been now been entered 
into.   
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