
Virginia Housing 
601 South Belvidere Street
Richmond, Virginia  23220-6500

2024 Federal Low Income Housing
Tax Credit Program

Application For Reservation

Deadline for Submission

9% Competitive Credits
Applications Must Be Received At Virginia Housing No Later Than 12:00 PM

Richmond, VA Time On March 14, 2024

Tax Exempt Bonds
Applications must be received at Virginia Housing 

No Later Than 12:00 PM Richmond, VA Time for one of the two available 
4% credit rounds- January 25, 2024 or July 18, 2024.  
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INSTRUCTIONS FOR THE
VIRGINIA 2024 LIHTC APPLICATION FOR RESERVATION

An electronic copy of your completed application is a mandatory submission item.

Applications For 9% Competitive Credits

Please Note:  
  Applicants should submit all application materials in electronic format only via your specific Procorem workcenter.
  There should be distinct files which should include the following:
   1.  Application For Reservation – the active Microsoft Excel workbook  
   2.  A PDF file which includes the following: 
        - Application For Reservation – Signed version of hardcopy
        - All application attachments (i.e. tab documents, excluding market study and plans & specs)
   3.  Market Study – PDF or Microsoft Word format
   4.  Plans - PDF or other readable electronic format

   6.  Unit-By-Unit work write up (rehab only)  - PDF or other readable electronic format
7. Developer Experience Documentation (PDF)

IMPORTANT: 

Disclaimer:
Virginia Housing assumes no responsibility for any problems incurred in using this spreadsheet or for the accuracy of calculations.  Check
your application for correctness and completeness before submitting the application to Virginia Housing.

Entering Data:

Please Note: 

Assistance:

Virginia Housing LIHTC Allocation Staff Contact Information

Name Email Phone Number
Stephanie Flanders (804) 343-5939
Jonathan Kinsey (804) 584-4717
Phil Cunningham (804) 343-5514
Lauren Dillard (804) 584-4729
Jaki Whitehead (804) 343-5861
Hadia Ali (804) 343-5873

lauren.dillard@Virginiahousing.com

hadia.ali@virginiahousing.com
jaki.whitehead@virginiahousing.com

►  VERY IMPORTANT! :  Do not use the copy/cut/paste functions within this document. Pasting fields will corrupt the application and may result in 
penalties.  You may use links to other cells or other documents but do not paste data from one document or field to another.   You may also use the drag 
function. 

Virginia Housing only accepts files via our work center sites on Procorem. Contact TaxCreditApps@virginiahousing.com for access to Procorem or for 
the creation of a new deal workcenter.   Do not submit any application materials to any email address unless specifically requested by the Virginia 
Housing LIHTC Allocation Department staff.

stephanie.flanders@virginiahousing.com
jonathan.kinsey@virginiahousing.com
phillip.cunningham@virginiahousing.com

   5.  Specifications - PDF or other readable electronic format (may be combined into the same file as the plans if necessary)

This application was prepared using Excel, Microsoft Office 2016.  Please note that using the active Excel workbook does not eliminate the need to submit 
the required PDF of the signed hardcopy of the application and related documentation.  A more detailed explanation of application submission 
requirements is provided below and in the Application Manual. 

Applicants should submit an electronic copy of the application package prior to the application deadline, which is 12:00 PM Richmond Virginia time on 
March 14, 2024. Failure to submit an electronic copy of the application by the deadline will cause the application to be disqualified. 

Enter numbers or text as appropriate in the blank spaces highlighted in yellow. Cells have been formatted as appropriate for the data expected.  All other 
cells are protected and will not allow changes. 

If you have any questions, please contact the Virginia Housing LIHTC Allocation Department.  Please note that we cannot release the copy protection 
password. 

►  The spreadsheet contains multiple error checks to assist in identifying potential mistakes in the application. These may appear as data is entered but are 
dependent on values entered later in the application.  Do not be concerned with these messages until all data within the application has been entered.  

►  Also note that some cells contain error messages such as “#DIV/0!” as you begin.  These warnings will disappear as the numbers necessary for the 
calculation are entered.

►  Some fields provide a dropdown of options to select from, indicated by a down arrow that appears when the cell is selected. Click on the arrow to select 
a value within the dropdown for these fields.  
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2024 Low-Income Housing Tax Credit Application For Reservation

TABLE OF CONTENTS

Click on any tab label to be directed to location within the application.

TAB DESCRIPTION
1. Submission Checklist Mandatory Items, Tabs and Descriptions
2. Development Information Development Name and Locality Information
3. Request Info Credit Request Type
4. Owner Information Owner Information and Developer Experience 
5. Site and Seller Information Site Control, Identity of Interest and Seller info
6. Team Information Development Team Contact information
7. Rehabilitation Information Acquisition Credits and 10-Year Look Back Info
8. Non Profit Non Profit Involvement, Right of First Refusal
9. Structure Building Structure and Units Description

10. Utilities Utility Allowance

11. Enhancements
Building Amenities above Minimum Design 
Requirements

12. Special Housing Needs 504 Units, Sect. 8 Waiting List, Rental Subsidy
13. Unit Details Set Aside Selection and Breakdown
14. Budget Operating Expenses
15. Project Schedule Actual or Anticipated Development Schedule
16. Hard Costs Development Budget: Contractor Costs

17. Owner's Costs
Development Budget: Owner's Costs, Developer 
Fee, Cost Limits

18. Eligible Basis Eligible Basis Calculation

19. Sources of Funds
Construction, Permanent, Grants and Subsidized 
Funding Sources

20. Equity Equity and Syndication Information
Gap Calculation Credit Reservation Amount Needed

21. Cash Flow Cash Flow Calculation
22. BINs BIN by BIN Eligible Basis
24. Owner Statement Owner Certifications
25. Architect's Statement Architect's agreement with proposed deal
26. Scoresheet Self Scoresheet Calculation
27. Development Summary Summary of Key Application Points
28. Efficient Use of Resources (EUR) Calculates Points for Efficient use of Resources

29 Mixed Use - Cost Distribution

For Mixed Use Applications only - indicates have 
costs are distributed across the different 
construction activities
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2024 Low-Income Housing Tax Credit Application For Reservation

X   $1,000 Application Fee  (MANDATORY) - Invoice information will be provided in your Procorem Workcenter

X   Electronic Copy of the Microsoft Excel Based Application (MANDATORY)

X   Scanned Copy of the Signed Tax Credit Application with Attachments (excluding market study, 8609s and plans & specifications) (MANDATORY)

X   Electronic Copy of the Market Study (MANDATORY - Application will be disqualified if study is not submitted with application)

X   Electronic Copy of the Plans (MANDATORY)

X   Electronic Copy of the Specifications (MANDATORY)

  Electronic Copy of the Existing Condition questionnaire (MANDATORY if Rehab)

  Electronic Copy of Unit by Unit Matrix and Scope of Work narrative (MANDATORY if Rehab)

  Electronic Copy of the Physical Needs Assessment (MANDATORY at reservation for a 4% rehab request)

  Electronic Copy of Appraisal (MANDATORY if acquisition credits requested)

X   Electronic Copy of Environmental Site Assessment (Phase I) (MANDATORY if 4% credits requested)

X   Electronic Copy of Development Experience and Partnership or Operating Agreement, including chart of ownership structure with percentage
of interests  (MANDATORY)

X Tab A: Partnership or Operating Agreement, including chart of ownership structure with percentage
of interests (see manual for details) (MANDATORY)

X Tab B: Virginia State Corporation Commission Certification (MANDATORY)

X Tab C: Principal's Previous Participation Certification (MANDATORY)

X Tab D: List of LIHTC Developments (Schedule A) (MANDATORY)

X Tab E: Site Control Documentation & Most Recent Real Estate Tax Assessment (MANDATORY)

X Tab F: Third Party RESNET Rater Certification (MANDATORY)

X Tab G: Zoning Certification Letter (MANDATORY)

X Tab H: Attorney's Opinion using Virgina Housing template  (MANDATORY)

X Tab I: Nonprofit Questionnaire (MANDATORY for points or pool)

The following documents need not be submitted unless requested by Virginia Housing:

  -Nonprofit Articles of Incorporation             -IRS Documentation of Nonprofit Status

  -Joint Venture Agreement (if applicable)     -For-profit Consulting Agreement (if applicable)

Tab J: Relocation Plan and Unit Delivery Schedule (MANDATORY if Rehab)

Tab K: Documentation of Development Location:

X       K.1 Revitalization Area Certification

X       K.2 Surveyor's Certification of Proximity To Public Transportation using Virginia Housing template

X Tab L: PHA / Section 8 Notification Letter

Tab M: (left intentionally blank)

Tab N: Homeownership Plan

Tab O: Plan of Development Certification Letter

X Tab P: Zero Energy or Passive House documentation for prior allocation by this developer

X Tab Q: Documentation of Rental Assistance, Tax Abatement and/or existing RD or HUD Property

X Tab R: Documentation of Utility Allowance Calculation

X Tab S: Supportive Housing Certification and/or Resident Well-being MOU

X Tab T: Funding Documentation 

X Tab U: Acknowledgement by Tenant of the availability of Renter Education provided by Virginia Housing

X Tab V: Nonprofit or LHA Purchase Option or Right of First Refusal

X Tab W: Internet Safety Plan and Resident Information Form 

X Tab X: Marketing Plan for units meeting accessibility requirements of HUD section 504

Tab Y: Inducement Resolution for Tax Exempt Bonds

X Tab Z: Documentation of team member's Diversity, Equity and Inclusion Designation
Tab AA: Priority Letter from Rural Development 
Tab AB: Social Disadvantage Certification

Please indicate if the following items are included with your application by putting an 'X' in the appropriate boxes.  Your assistance in organizing the submission in 
the following order, and actually using tabs to mark them as shown, will facilitate review of your application.  Please note that all mandatory items must be included 
for the application to be processed.  The inclusion of other items may increase the number of points for which you are eligible under Virginia Housing's point system 
of ranking applications, and may assist Virginia Housing in its determination of the appropriate amount of credits that may be reserved for the development.  
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2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1

VHDA TRACKING NUMBER 2024-TEB-151

A. GENERAL INFORMATION ABOUT PROPOSED DEVELOPMENT Application Date: 7/18/2024

1. Development Name: 

2. Address (line 1):
Address (line 2):
City: State: VA Zip:

3. If complete address is not available, provide longitude and latitude coordinates (x,y) from a location on site that
your surveyor deems appropriate. Longitude: Latitude:

(Only necessary if street address or street intersections are not available.)

4. The Circuit Court Clerk's office in which the deed to the development is or will be recorded:
City/County of

5. The site overlaps one or more jurisdictional boundaries………………...…… FALSE
If true, what other City/County is the site located in besides response to #4?...................

6. Development is located in the census tract of: 

7. Development is located in a Qualified Census Tract……………………………… FALSE

8. Development is located in a Difficult Development Area…………………….. FALSE

9. Development is located in a Revitalization Area based on QCT ………………………………..…FALSE

10. Development is located in a Revitalization Area designated by resolution ……….….……. TRUE

11. Development is located in an Opportunity Zone (with a binding commitment for funding)………...………… FALSE

 (If 9, 10 or 11 are True, Action: Provide required form in TAB K1)

12. Development is located in a census tract with a household poverty rate of...............................3% 10% 12%
TRUE FALSE

Enter only Numeric Values below:
13. Congressional District: 5

Planning District: 10
State Senate District: 11
State House District: 54

14. Development Description:  In the space provided below, give a brief description of the proposed development

The proposed development is a 36-unit, 100%-affordable, multifamily building located in the Locust Grove neighborhood of 
Charlottesville city.  It is part of a 9%-4% LIHTC deal that represents the affordable rental portion of the mixed-tenure redevelopment 
of the 1025 Park St. site.

1025-B Park Street

1025 Park St

Charlottesville

00.00000 00.00000

22901

Note regarding DDA and QCT 

Charlottesville City

FALSE

9.00
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2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1

VHDA TRACKING NUMBER 2024-TEB-151

A. GENERAL INFORMATION ABOUT PROPOSED DEVELOPMENT Application Date: 7/18/2024

15. Local Needs and Support

a. Provide the name and the address of the chief executive officer (City Manager, Town Manager, or County
Administrator of the political jurisdiction in which the development will be located: 

Chief Executive Officer's Name:  
Chief Executive Officer's Title: Phone:
Street Address:
City: State: VA Zip: 22902

Name and title of local official you have discussed this project with who could answer questions
for the local CEO:

b. If the development overlaps another jurisdiction, please fill in the following:
Chief Executive Officer's Name:  
Chief Executive Officer's Title: Phone:
Street Address:
City: State: Zip:

Name and title of local official you have discussed this project with who could answer questions 
for the local CEO:

434-970-3101
Samuel Sanders, Jr.
City Manager
605 E Main St
Charlottesville

Alex Ikefuna, Director of the Office of Community Solutions
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2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1

B. RESERVATION REQUEST INFORMATION

1. Requesting Credits From:

a. If requesting 9% Credits, select credit pool: 
or
b. If requesting Tax Exempt Bond credits, select development type:

For Tax Exempt Bonds,  where are bonds being issued?
ACTION: Provide Inducement Resolution at TAB Y (if available)
Skip to Number 4 below.

2. Type(s) of Allocation/Allocation Year

Definitions of types: 
a.

b.

3. Select Building Allocation type: 

4. Is this an additional allocation for a development that has buildings not yet placed in service? …................... FALSE

5. Planned Combined 9% and 4% Developments
a. A site plan has been submitted with this application indicating two developments on the same or contiguous site.  One development relates

 to this 9% allocation request and the remaining development will be a 4% tax exempt bond application.  TRUE

If true,  provide name of companion development: 

a. Has the developer met with Virginia Housing regarding the 4% tax exempt bond deal? TRUE

b. List below the number of units planned for each allocation request.  This stated split of units cannot be changed or 9% Credits will be cancelled.
Total Units within 9% allocation request? 30
Total Units within 4% Tax Exempt allocation Request? 36

Total Units: 66

% of units in 4% Tax Exempt Allocation Request: 54.55%

6. Extended Use Restriction

Must Select One: 30

Definition of selection: 

7. Virginia Housing would like to encourage the efficiency of electronic payments.  Indicate if developer commits to submitting any payments
due the Authority, including reservation fees and monitoring fees, by electronic payment. TRUE

Development will be subject to the standard extended use agreement of 15 extended use period 
(after the mandatory 15-year compliance period.)

Note:  Each recipient of an allocation of credits will be required to record an Extended Use Agreement as required by the IRC governing the 
use of the development for low-income housing for at least 30 years.  Applicant waives the right to pursue a Qualified Contract. 

In 2023,  Virginia Housing began using a new Rental Housing Invoicing Portal to allow easy payments via secure ACH transactions.
An invoice for your application fee along with access information was provided in your development's assigned Procorem work center. 

Carryforward Allocation means all of the buildings in the development are expected to be placed in service within two years after the 
end of this calendar year, 2024, but the owner will have more than 10% basis in development before the end of twelve months 
following allocation of credits.  For those buildings, the owner requests a carryforward allocation of 2024 credits pursuant to Section 
42(h)(1)(E).

Regular Allocation means all of the buildings in the development are expected to be placed in service this calendar year, 2024.

Note regarding Type = Acquisition and Rehabilitation: Even if you acquired a building this year and "placed it in service" for the purpose of 
the acquisition credit, you cannot receive its acquisition 8609 form until the rehab 8609 is issued for that building.

New Construction

Carryforward Allocation

New Construction

Virginia Housing

1025-A Park Street
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2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1

C.   OWNERSHIP INFORMATION

1. Owner Information: Must be an individual or legally formed entity.

a. Owner Name:

Developer Name:

Contact: M/M Mr. First: MI: Last:

Address:

City: St. VA Zip:

Phone: Ext. Fax:

Email address:

Federal I.D. No. (If not available, obtain prior to Carryover Allocation.)

Select type of entity:  Formation State: VA

Additional Contact:  Please Provide Name, Email and Phone number.

ACTION: a. Provide Owner's organizational documents (e.g. Partnership agreements and Developer Fee 
agreement) (Mandatory TAB A)

b. Provide Certification from Virginia State Corporation Commission (Mandatory TAB B)
c. Provide Principals' Previous Participation Certification (Mandatory TAB C)
d.

the last 15 years. (Mandatory at TABS A/D)

b. FALSE Indicate if at least one principal listed within Org Chart with an ownership interest of at least 25% in 
the controlling general partner or managing member is a socially disavantaged individual as defined
in the manual. 

ACTION: If true, provide Socially Disadvantaged Certification (TAB AB)

2. Developer Experience:  

May select one or more of the following choices:   

TRUE a.  The development has an experienced sponsor (as defined in the manual) that has placed at
least one LIHTC development in service in Virginia within the past 5 years. 
Action:  Provide one 8609 from qualifying development.

FALSE b.  The development has an experienced sponsor (as defined in the manual) that has placed at
least three (3) LIHTC developments in service in any state within the past 6 years (in addition
to any development provided to qualify for option d. above)
Action:  Provide one 8609 from each qualifying development. 

FALSE c.  Applicant is competing in the Local Housing Authority pool and partnering with an experienced
sponsor (as defined in the manual), other than a local housing authority. 
Action: Provide documentation as stated in the manual. 

Provide a chart of ownership structure (Org Chart) and a list of all LIHTC Developments within 

1025-B Park Street, LLC

Alicia Garcia, agarcia@piedmonthousing.org, 434-422-5497

smathon@piedmonthousing.org

Piedmont Housing Alliance

NOTE:  Virginia Housing may allocate credits only to the tax-paying entity which owns the development at the time of the allocation.  The term 
"Owner" herein refers to that entity.  Please fill in the legal name of the owner.  The ownership entity must be formed prior to submitting this 
application.  Any transfer, direct or indirect, of partnership interests (except those involving the admission of limited partners) prior to the 
placed-in-service date of the proposed development shall be prohibited, unless the transfer is consented to by Virginia Housing in its sole 
discretion.  IMPORTANT: The Owner name listed on this page must exactly match the owner name listed on the Virginia State Corporation 
Commission Certification.

Mathon

Charlottesville

(434) 817-0664

Limited Liability Company

Sunshine

682 Berkmar Circle

22901

(434) 817-0661

992676619

1025-B Park St Reservation Application Owner Info, printed 8



2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1

D. SITE CONTROL

1. Type of Site Control by Owner:

Applicant controls site by (select one):

Select Type: 

Expiration Date: 

ACTION: Provide documentation and most recent real estate tax assessment - Mandatory TAB E

FALSE ……..There is more than one site for development and more than one form of site control. 

(If True, provide documentation for each site specifying number of existing buildings on the site (if any), 
type of control of each site, and applicable expiration date of stated site control.  A site control
document is required for each site (Tab E).)

2. Timing of Acquisition by Owner:
Only one of the following statement should be True. 

a. FALSE ……..Owner already controls site by either deed or long-term lease.

b. TRUE ……..Owner is to acquire property by deed (or lease for period no shorter than period property 
will be subject to occupancy restrictions) no later than……………………...…………..1/31/2025 .

c. FALSE ……..There is more than one site for development and more than one expected date of acquisition by Owner.  

(If c is True, provide documentation for each site specifying number of existing buildings on the site, 
if any, and expected date of acquisition of each site by Owner (Tab E).) 

NOTE:  Site control by the Owner identified herein is a mandatory precondition of review of this application.  Documentary evidence in 
the form of either a deed, option, purchase contract or lease for a term longer than the period of time the property will be subject to 
occupancy restrictions must be included herewith. (For 9% Competitive Credits - An option or contract must extend beyond the 
application deadline by a minimum of four months.)

Warning:  Site control by an entity other than the Owner, even if it is a closely related party, is not sufficient.  Anticipated future transfers 
to the Owner are not sufficient. The Owner, as identified previously,  must have site control at the time this Application is submitted.

NOTE:  If the Owner receives a reservation of credits, the property must be titled in the name of or leased by (pursuant to a long-term 
lease) the Owner before the allocation of credits is made.

Contact Virginia Housing before submitting this application if there are any questions about this requirement.

In the Option or Purchase contract - Any contract for the acquisition of a site with an existing residential property may not require 
an empty building as a condition of such contract, unless relocation assistance is provided to displaced households, if any, at such 
level required by Virginia Housing.  See QAP for further details.

Purchase Contract

1/31/2025
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2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1

D. SITE CONTROL

3.   Seller Information:

Name:

Address:

City: St.: VA Zip: 22901

Contact Person: Phone:

There is an identity of interest between the seller and the owner/applicant……………………… FALSE

If above statement is TRUE, complete the following:

Principal(s) involved (e.g. general partners, controlling shareholders, etc.)
Names Phone Type Ownership % Ownership

0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%

(434) 293-3171

Monticello Area Community Action Agency

1025 Park St.

Charlottesville

Sarah Hanks
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2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1\

E. DEVELOPMENT TEAM INFORMATION

Complete the following as applicable to your development team.  

► Indicate Diversity, Equity and Inclusion (DEI) Designation if this team member is SWAM or Service Disabled 
Veteran as defined in manual.  

ACTION: Provide copy of certification from Commonwealth of Virginia, if applicable - TAB Z

1. Tax Attorney: This is a Related Entity. FALSE
Firm Name: DEI Designation? FALSE
Address:
Email: Phone:

2. Tax Accountant: This is a Related Entity. FALSE
Firm Name: DEI Designation? FALSE
Address:
Email: Phone:

3. Consultant: This is a Related Entity. FALSE
Firm Name: DEI Designation? FALSE
Address: Role:
Email: Phone:

4. Management Entity: This is a Related Entity. TRUE
Firm Name: DEI Designation? FALSE
Address:
Email: Phone:

5.  Contractor: This is a Related Entity. FALSE
Firm Name: DEI Designation? FALSE
Address:
Email: Phone:

6.  Architect: This is a Related Entity. FALSE
Firm Name: DEI Designation? FALSE
Address:
Email: Phone:

7.  Real Estate Attorney: This is a Related Entity. FALSE
Firm Name: DEI Designation? FALSE
Address:
Email: Phone:

8. Mortgage Banker: This is a Related Entity. FALSE
Firm Name: DEI Designation? FALSE
Address:
Email: Phone:

9. Other: This is a Related Entity. FALSE
Firm Name: DEI Designation? FALSE
Address: Role:
Email: Phone:

Bruce Wardell
BRW Architects

bwardell@brw-architects.com

21 S. Sheppard St., Richmond, VA 23221
mike@dvcpas.com

mhollingsworth@purcellconstruction.com
7730 Whitepine Rd., Richmond, VA 23237

Matt Hollingsworth
Purcell Construction Corporation

jjohnson@piedmonthousing.org
682 Berkmar Circle, Charlottesville, VA 22901

Piedmont Housing Alliance/Jean Johnson
Alliance Management

Joseph Browne Development Associates

paul@joseph-browne.com

Erik T. Hoffman
Klein Hornig LLP

ehoffman@kleinhornig.com

(434) 409-2506

Erik T. Hoffman
Klein Hornig LLP

Michael Vicars
Dooley & Vicars Cert. Public Accountants LLP

ehoffman@kleinhornig.com
1325 G St. NW, Ste. 770 W, Washington, D.C. 20005

(202) 926-3404

(804) 636-0112

(804) 743-4615

(434) 971-7160

(202) 926-3404

(703) 835-4964

112 4th St. NE, Charlottesville, VA 22902

1325 G St. NW, Ste. 770, Washington, DC 20005

1410 Ingraham St. NW, Washington, DC 20011

Paul Browne
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2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1

F. REHAB INFORMATION

1. Acquisition Credit Information
a. Credits are being requested for existing buildings being acquired for development…………… FALSE

Action:  If true, provide an electronic copy of the Existing Condition Questionnaire, Unit by Unit
Matrix and Appraisal. 

b. This development has received a previous allocation of credits………………………… FALSE
If so,  when was the most recent year that this development received credits?  …………...…… 0

c. The development has been provided an acknowledgement letter from Rural Development
 regarding its preservation priority?............................................... FALSE

d. This development is an existing RD or HUD S8/236 development………………………………………… FALSE
Action: (If True, provide required form in TAB Q)

i. Applicant agrees to waive all rights to any developer's fee or  
other fees associated with acquisition………….........…..……………… FALSE

ii. Applicant has obtained a waiver of this requirement from Virginia Housing
prior to the application submission deadline……………….………….. FALSE

2. Ten-Year Rule For Acquisition Credits

a. All buildings satisfy the 10-year look-back rule of IRC Section 42 (d)(2)(B), including the 10% basis/
$15,000 rehab costs ($10,000 for Tax Exempt Bonds) per unit requirement…………………………… FALSE

b. All buildings qualify for an exception to the 10-year rule under
IRC Section 42(d)(2)(D)(i),…………………………… FALSE

i Subsection (I)…………………… FALSE

ii. Subsection (II)…………………… FALSE

iii. Subsection (III)…………...…… FALSE

iv. Subsection (IV)…………………… FALSE

v. Subsection (V)……………..…… FALSE

c. The 10-year rule in IRC Section 42 (d)(2)(B) for all buildings does not apply pursuant 
to IRC Section 42(d)(6)…………..…… FALSE

d. There are different circumstances for different buildings…………………………………… FALSE
Action: (If True, provide an explanation for each building in Tab K)

 

Note: If there is an identity of interest between the applicant and the seller in this proposal, and the 
applicant is seeking points in this category, then the applicant must either waive their rights to the 
developer's fee or other fees associated with acquisition, or obtain a waiver of this requirement from 
Virginia Housing prior to application submission to receive these points.
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2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1

F. REHAB INFORMATION

3. Rehabilitation Credit Information

a. Credits are being requested for rehabilitation expenditures.…………………….…………… FALSE

b. Minimum Expenditure Requirements

i. All buildings in the development satisfy the rehab costs per unit requirement of IRS
Section 42(e)(3)(A)(ii)…………………………………………………………… FALSE

ii. All buildings in the development qualify for the IRC Section 42(e)(3)(B) exception to the 
10% basis requirement (4% credit only)………………………………… FALSE

iii. All buildings in the development qualify for the IRC Section 42(f)(5)(B)(ii)(II) 
exception……………………………………………………………………………… FALSE

iv. There are different circumstances for different buildings………………………… FALSE
Action: (If True, provide an explanation for each building in Tab K)
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2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1

G. NONPROFIT INVOLVEMENT

 
1.

TRUE a. Be authorized to do business in Virginia.
TRUE b. Be substantially based or active in the community of the development.
TRUE c. Materially participate in the development and operation of the development throughout the

compliance period (i.e., regular, continuous and substantial involvement) in the operation of the 
development throughout the Compliance Period.

TRUE d. Own, either directly or through a partnership or limited liability company, 100% of the general
partnership or managing member interest.

TRUE e. Not be affiliated with or controlled by a for-profit organization.
TRUE f. Not have been formed for the principal purpose of competition in the Non Profit Pool.
TRUE g.

2. All Applicants:  To qualify for points under the ranking system, the nonprofit's involvement need not
necessarily satisfy all of the requirements for participation in the nonprofit tax credit pool.

A. Nonprofit Involvement (All Applicants)  

There is nonprofit involvement in this development…………………TRUE (If false, skip to #3.)

Action: If there is nonprofit involvement, provide completed Non Profit Questionnaire (Mandatory TAB I).

B. Type of involvement:  
Nonprofit meets eligibility requirement for points only, not pool…………………………. FALSE

or  
Nonprofit meets eligibility requirements for nonprofit pool and points………………… TRUE

C. Identity of Nonprofit (All nonprofit applicants):
The nonprofit organization involved in this development is:

Name:

Contact Person:

Street Address: 

City: State: VA Zip: 22901

Phone:  Contact Email:

Not have any staff member, officer or member of the board of directors materially participate, 
directly or indirectly, in the proposed development as a for profit entity.

Applications for 9% Credits - Section 1 must be completed in order to compete in the Non Profit tax credit pool.

All Applicants -  Section 2 must be completed to obtain points for nonprofit involvement.  

Tax Credit Nonprofit Pool Applicants: To qualify for the nonprofit pool, an organization (described in IRC Section 
501(c)(3) or 501(c)(4) and exempt from taxation under IRC Section 501(a)) should answer the following questions as 
TRUE:

Owner

Sunshine Mathon

Charlottesville

(434) 817-0661

682 Berkmar Circle

Piedmont Housing Alliance

smathon@piedmonthousing.org
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G. NONPROFIT INVOLVEMENT

D. Percentage of Nonprofit Ownership (All nonprofit applicants):
Specify the nonprofit entity's percentage ownership of the general partnership interest: 100.0%

3. Nonprofit/Local Housing Authority Purchase Option/Right of First Refusal

A. TRUE After the mandatory 15-year compliance period, a qualified nonprofit or local housing 
authority will have the option to purchase or the right of first refusal to acquire the 
development for a price not to exceed the outstanding debt and exit taxes.  Such debt
must be limited to the original mortgage(s) unless any refinancing is approved by the
nonprofit.  See manual for more specifics.

Action: Provide Option or Right of First Refusal in recordable form using
Virginia Housing's template. (TAB V)
Provide Nonprofit Questionnaire (if applicable) (TAB I)

Name of qualified nonprofit:

or indicate true if Local Housing Authority…............................... FALSE
Name of Local Housing Authority

B. FALSE A qualified nonprofit or local housing authority submits a homeownership plan committing
to sell the units in the development after the mandatory 15-year compliance period to
tenants whose incomes shall not exceed the applicable income limit at the time of 
their initial occupancy.

Action: Provide Homeownership Plan (TAB N) and contact Virginia Housing for a Pre-Application Meeting.

NOTE: Applicant is required to waive the right to pursue a Qualified Contract. 

Piedmont Housing Alliance
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H. STRUCTURE AND UNITS INFORMATION

1. General Information
a. Total number of all units in development 36 bedrooms 68

Total number of rental units in development 36 bedrooms 68
Number of low-income rental units 36 bedrooms 68
Percentage of rental units designated low-income 100.00%

b. Number of new units:………………..…..………. 36 bedrooms 68
Number of adaptive reuse units: …………… 0 bedrooms 0
Number of rehab units:………………………… 0 bedrooms 0

  
c. If any, indicate number of planned exempt units (included in total of all units in development)……………….………………… 0

d. Total Floor Area For The Entire Development……………………………..………………………………. 57,364.00 (Sq. ft.)

e. Unheated Floor Area (i.e. Breezeways, Balconies, Storage)………………………………………… 2,400.00 (Sq. ft.)

f. Nonresidential Commercial Floor Area (Not eligible for funding)…………………………………………. 4,764.00

g. Total Usable Residential Heated Area…………………………………………………………………….. 50,200.00 (Sq. ft.)

h. Percentage of Net Rentable Square Feet Deemed To Be New Rental Space…………………….. 100.00%

i. Exact area of site in acres ………………………. 2.040

j. Locality has approved a final site plan or plan of development………………....................... FALSE
If True, Provide required documentation (TAB O).

k. Requirement as of 2016:  Site must be properly zoned for proposed development.  
ACTION:  Provide required zoning documentation (MANDATORY TAB G)

l. Development is eligible for Historic Rehab credits………………………………………………………….. FALSE
Definition:
The structure is historic, by virtue of being listed individually in the National Register of Historic Places, or due to its 
location in a registered historic district and certified by the Secretary of the Interior as being of historical significance to 
the district, and the rehabilitation will be completed in such a manner as to be eligible for historic rehabilitation tax 
credits. 
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H. STRUCTURE AND UNITS INFORMATION

2. UNIT MIX
a. Specify the average size and number per unit type (as indicated in the Architect's Certification):

Supportive Housing 0.00 SF 0 0
1 Story Eff - Elderly 0.00 SF 0 0
1 Story 1BR - Elderly 0.00 SF 0 0
1 Story 2BR - Elderly 0.00 SF 0 0
Eff - Elderly 0.00 SF 0 0
1BR Elderly 0.00 SF 0 0
2BR Elderly 0.00 SF 0 0
Eff - Garden 0.00 SF 0 0
1BR Garden 1125.57 SF 7 7
2BR Garden 1420.13 SF 26 26
3BR Garden 1799.04 SF 3 3
4BR Garden 0.00 SF 0 0
2+ Story 2BR Townhouse 0.00 SF 0 0
2+ Story 3BR Townhouse 0.00 SF 0 0
2+ Story 4BR Townhouse 0.00 SF 0 0

Note: Please be sure to enter the values in the 36 36
appropriate unit category.  If not, errors will occur
on the self scoresheet.

3. Structures
a. Number of Buildings (containing rental units)…………………………….. 1
b. Age of Structure:…………………………..………………. 0 years
c. Maximum Number of stories:………………………………….. 4

d. The development is a scattered site development……………………….. FALSE

e. Commercial Area Intended Use: 

f. Development consists primarily of : (Only One Option Below Can Be True)

i.  Low Rise Building(s) - (1-5 stories with any structural elements made of wood)……………………………….. TRUE
ii.  Mid Rise Building(s) - (5-7 stories with no structural elements made of wood)…...………………………….. FALSE
iii.  High Rise Building(s) - (8 or more stories with no structural elements made of wood)………………….. FALSE

 
g. Indicate True for all development's structural features that apply: 

i. Row House/Townhouse FALSE v. Detached Single-family FALSE

ii. Garden Apartments TRUE vi. Detached Two-family FALSE

iii. Slab on Grade TRUE vii. Basement TRUE

iv. Crawl space FALSE

h. Development contains an elevator(s). TRUE
If true, # of Elevators. 1

Note: Average sq 
foot should 
include the 
prorata of 

common space.  

Unit Type Average Sq Foot
# of LIHTC 

Units Total Rental Units
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H. STRUCTURE AND UNITS INFORMATION
Elevator Type (if known) Machine room-less, hole-less, hydraulic
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H. STRUCTURE AND UNITS INFORMATION

i. Roof Type Flat
j. Construction Type Frame
k. Primary Exterior Finish

4. Site Amenities (indicate all proposed)
a. Business Center……………………. FALSE f. Limited Access……….. TRUE
b. Covered Parking……………………. FALSE g. Playground…………….. TRUE
c. Exercise Room………………………. FALSE h. Pool……………………….. FALSE
d. Gated access to Site…………….. FALSE i. Rental Office…………. TRUE
e. Laundry facilities………………….. FALSE j. Sports Activity Ct.. FALSE

k. Other: 

l. Describe Community Facilities: 

m. Number of Proposed Parking Spaces 37
Parking is shared with another entity FALSE

n. Development located within 1/2 mile of an existing commuter rail, light rail or subway station
or 1/4 mile from existing public bus stop. TRUE

If True, Provide required documentation (TAB K2).
5. Plans and Specifications

a. Minimum submission requirements for all properties (new construction, rehabilitation 
and adaptive reuse):

i. A location map with development clearly defined.
ii. Sketch plan of the site showing overall dimensions of all building(s), major site elements 

(e.g., parking lots and location of existing utilities, and water, sewer, electric,
gas in the streets adjacent to the site).  Contour lines and elevations are not required.

iii. Sketch plans of all building(s) reflecting overall dimensions of:
a.  Typical floor plan(s) showing apartment types and placement
b.  Ground floor plan(s) showing common areas
c.  Sketch floor plan(s) of typical dwelling unit(s)
d.  Typical wall section(s) showing footing, foundation, wall and floor structure
     Notes must indicate basic materials in structure, floor and exterior finish.

b. The following are due at reservation for Tax Exempt 4% Applications and at allocation for 9% Applications.
i. Phase I environmental assessment.

ii. Physical needs assessment for any rehab only development. 

NOTE: All developments must meet Virginia Housing's Minimum Design and Construction Requirements. By signing and submitting the 
Application for Reservation of LIHTC, the applicant certifies that the proposed project budget, plans & specifications and work write-ups 
incorporate all necessary elements to fulfill these requirements. 

Community room, lounge, bike room, mailroom, & on-site leasing office

Combination
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J. ENHANCEMENTS

Each development must meet the following baseline energy performance standard applicable to the development's
construction category. 
a. New Construction: must obtain EnergyStar certification. 
b. Rehabilitation:  renovation must result in at least a 30% performance increase or score an 80 or lower on the HERS Index.
c. Adaptive Reuse:  must score a 95 or lower on the HERS Index.

Certification and HERS Index score must be verified by a third-party, independent, non-affiliated, certified 
RESNET home energy rater.  The HERS re[prt should be completed for the whole development and not an individual unit. 

Indicate True for the following items that apply to the proposed development:
ACTION: Provide RESNET rater certification of Development Plans (TAB F)
ACTION: Provide Internet Safety Plan and Resident Information Form (Tab W) if corresponding options selected below.

REQUIRED:

 1. For any development, upon completion of construction/rehabilitation:
 
 TRUE a. A community/meeting room with a minimum of 749 square feet is provided with free WIFI access restricted

to residents only. 
33.00% b1. Percentage of brick covering the exterior walls.
44.00% b2. Percentage of Fiber Cement Board or other similar low-maintenance material approved by the Authority covering

exterior walls.  Community buildings are to be included in percentage calculations. 

TRUE c. Water expense is sub-metered (the tenant will pay monthly or bi-monthly bill).
 

TRUE d. All faucets, toilets and showerheads in each bathroom are WaterSense labeled products. 

FALSE e. Rehab Only: Each unit is provided with the necessary infrastructure for high-speed internet/broadband service. 

f. Not applicable for 2024 Cycles

FALSE g. Each unit is provided free individual broadband/high speed internet access.
or (both access point categories have a minimum upload/download speed per manual.)

TRUE h. Each unit is provided free individual WiFi access. 

TRUE i. Full bath fans are wired to primary light with delayed timer or has continuous exhaust by ERV/DOAS.
or

FALSE j. Full bath fans are equipped with a humidistat. 

TRUE k. Cooking surfaces are equipped with fire prevention features as defined in the manual
or

FALSE l. Cooking surfaces are equipped with fire suppression features as defined in the manual 

FALSE m. Rehab only: Each unit has dedicated space, drain and electrical hook-ups to accept a permanently
installed dehumidification system.

or
TRUE n. All Construction types: each unit  is equipped with a permanent dehumidification system. 

TRUE o. All interior doors within units are solid core. 

TRUE p. Every kitchen, living room and bedroom contains, at minimum, one USB charging port. 

TRUE q. All kitchen light fixtures are LED and meet MDCR lighting guidelines. 

20% r. Percentage of development's on-site electrical load that can be met by a renewable energy electric system
(for the benefit of the tenants) - Provide documentation at Tab F. 
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I. UTILITIES

1. Utilities Types: 

a. Heating Type
b. Cooking Type
c. AC Type
d.  Hot Water Type

2. Indicate True if the following services will be included in Rent:
Water? Heat? FALSE
Hot Water? AC? FALSE
Lighting/ Electric? Sewer? FALSE
Cooking? Trash Removal? TRUE

Utilities Enter Allowances by Bedroom Size
0-BR 1-BR 2-BR 3-BR 4-BR

Heating 0 5 4 11 0

Air Conditioning 0 4 5 7 0

Cooking 0 6 7 8 0

Lighting 0 33 40 49 0

Hot Water 0 16 20 24 0

Water 0 25 32 40 0

Sewer 0 29 38 46 0

Trash 0 0 0 0 0

$0 $118 $146 $185 $0

3. The following sources were used for Utility Allowance Calculation  (Provide documentation TAB R).

a. FALSE  HUD d. TRUE  Local PHA

b. FALSE  Utility Company (Estimate) e. TRUE  Other: Certified HERS Rater

c. FALSE  Utility Company (Actual Survey)

Warning: The Virginia Housing housing choice voucher program utility schedule shown on VirginiaHousing.com 
should not be used unless directed to do so by the local housing authority.

Total utility allowance for 
costs paid by tenant

Heat Pump
Electric
Central Air
Electric

FALSE
FALSE
FALSE
FALSE
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K. SPECIAL HOUSING NEEDS

Action: Provide Permanent Supportive Housing Certification (Tab S)
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K. SPECIAL HOUSING NEEDS

b. The development has existing tenants and a relocation plan has been developed………………. FALSE

Action: Provide Relocation Plan, Budget and Unit Delivery Schedule  (Mandatory if tenants are displaced - Tab J)

3. Leasing Preferences
a. Will leasing preference be given to applicants on a public housing waiting list and/or Section 8 

waiting list?              select:

Organization which holds waiting list:

Contact person: 

Title: 

Phone Number:

Action: Provide required notification documentation (TAB L) 

b. Leasing preference will be given to individuals and families with children…………………………..  TRUE
(Less than or equal to 20% of the units must have of 1 or less bedrooms).

c. Specify the number of low-income units that will serve individuals and families with children by
providing three or more bedrooms:  3
% of total Low Income Units 8%

NOTE:  Development must utilize a Virginia Housing Certified Management Agent.  Proof of
management certification must be provided before 8609s are issued. 

Action: Provide documentation of tenant disclosure regarding Virginia Housing Rental Education
 (Mandatory - Tab U)

4. Target Population Leasing Preference

Primary Contact for Target Population leasing preference.  The agency will contact as needed. 
First Name:  
Last Name: 

Yes

Jean

Unless prohibited by an applicable federal subsidy program, each applicant shall commit to provide a leasing preference 
to individuals (i) in a target population identified in a memorandum of understanding between the Authority and one or 
more participating agencies of the Commonwealth, (ii) having a voucher or other binding commitment for rental 
assistance from the Commonwealth, and (iii) referred to the development by a referring agent approved by the 
Authority.  The leasing preference shall not be applied to more than ten percent (10%) of the total units in the 
development at any given time. The applicant may not impose tenant selection criteria or leasing terms with respect to 
individuals receiving this preference that are more restrictive than the applicant’s tenant selection criteria or leasing 
terms applicable to prospective tenants in the development that do not receive this preference, the eligibility criteria for 
the rental assistance from the Commonwealth, or any eligibility criteria contained in a memorandum of understanding 
between the Authority and one or more participating agencies of the Commonwealth.

Johnson

Download Current CMA List from VirginiaHousing.com

(434) 326-4672

Charlottesville Redevelopment & Housing Authority

John Sales / Zoe Parakuo

Executive Director / HCV Program Manager

(If True, Virginia Housing policy requires that the impact of economic and/or physical 
displacement on those tenants be minimized, in which Owners agree to abide by the 
Authority's Relocation Guidelines for LIHTC properties.)
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K. SPECIAL HOUSING NEEDS

Phone Number: Email: jjohnson@piedmonthousing.org(434) 409-2506
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K. SPECIAL HOUSING NEEDS

5. Resident Well-Being (as defined in the manual)
Action:  Provide appropriate documentation for any selection below (Tab S)

TRUE a. Development has entered into a memorandum of understanding (approved by DBHDS) with a resident 
service provider for the provision of resident services.

FALSE b. Development will provide licensed childcare on-site with a preference and discount to residents
or an equivalent subsidy for tenants to utilize licensed childcare of tenant's choice. 

TRUE c. Development will provide tenants with free on-call, telephonic or virtual healthcare services with 
a licensed provider. 

6. Rental Assistance
a. Some of the low-income units do or will receive rental assistance……………...….. TRUE

b. Indicate True if rental assistance will be available from the following

FALSE Rental Assistance Demonstration (RAD) or other PHA conversion to 
project based rental assistance. 

FALSE Section 8 New Construction Substantial Rehabilitation

FALSE Section 8 Moderate Rehabilitation

TRUE Section 811 Certificates

FALSE Section 8 Project Based Assistance

FALSE RD 515 Rental Assistance

FALSE Section 8 Vouchers
*Administering Organization:

 FALSE State Assistance
*Administering Organization:

TRUE Other:

c. The Project Based vouchers above are applicable to the 30% units seeking points. 
FALSE

i. If True above, how many of the 30% units will not have project based vouchers? 0

d. Number of units receiving assistance: 10
How many years in rental assistance contract?
Expiration date of contract:
There is an Option to Renew……………………..… FALSE

Action:  Contract or other agreement provided (TAB Q).

7. Public Housing Revitalization

City of Charlottesville Rent Assistance (CAHF)
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K. SPECIAL HOUSING NEEDS

Is this development replacing or revitalizing Public Housing Units? FALSE
If so,  how many existing Public Housing units? 0
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L. UNIT DETAILS

Mix 8 2 BR - 1.5 Bath 30% AMI 3 989.00 $677.00 $2,031
Mix 9 2 BR - 1.5 Bath 60% AMI 9 989.00 $1,501.00 $13,509

Mix 10 2 BR - 1.5 Bath 40% AMI 3 950.00 $1,501.00 $4,503
Mix 11 2 BR - 1.5 Bath 50% AMI 1 950.00 $1,226.00 $1,226
Mix 12 2 BR - 1.5 Bath 60% AMI 4 1041.00 $1,501.00 $6,004
Mix 13 2 BR - 1.5 Bath 50% AMI 2 996.00 $1,735.00 $3,470
Mix 14 2 BR - 1.5 Bath 60% AMI 2 996.00 $1,501.00 $3,002
Mix 15 3 BR - 2 Bath 50% AMI 1 1 1326.00 $1,401.00 $1,401
Mix 16 3 BR - 2 Bath 60% AMI 1 1 1326.00 $1,719.00 $1,719
Mix 17 3 BR - 2 Bath 60% AMI 1 1460.00 $1,719.00 $1,719
Mix 18 $0
Mix 19 $0
Mix 20 $0
Mix 21 $0
Mix 22 $0
Mix 23 $0
Mix 24 $0
Mix 25 $0
Mix 26 $0
Mix 27 $0
Mix 28 $0
Mix 29 $0

Mix 30 $0
Mix 31 $0
Mix 32 $0
Mix 33 $0
Mix 34 $0
Mix 35 $0
Mix 36 $0
Mix 37 $0
Mix 38 $0
Mix 39 $0

Mix 40 $0
Mix 41 $0
Mix 42 $0
Mix 43 $0
Mix 44 $0
Mix 45 $0
Mix 46 $0
Mix 47 $0
Mix 48 $0
Mix 49 $0
Mix 50 $0
Mix 51 $0
Mix 52 $0
Mix 53 $0
Mix 54 $0
Mix 55 $0
Mix 56 $0
Mix 57 $0
Mix 58 $0
Mix 59 $0
Mix 60 $0
Mix 61 $0
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L. UNIT DETAILS

Mix 62 $0
Mix 63 $0
Mix 64 $0
Mix 65 $0
Mix 66 $0
Mix 67 $0
Mix 68 $0
Mix 69 $0
Mix 70 $0
Mix 71 $0
Mix 72 $0
Mix 73 $0
Mix 74 $0
Mix 75 $0
Mix 76 $0
Mix 77 $0
Mix 78 $0
Mix 79 $0
Mix 80 $0
Mix 81 $0
Mix 82 $0
Mix 83 $0
Mix 84 $0
Mix 85 $0
Mix 86 $0
Mix 87 $0
Mix 88 $0
Mix 89 $0
Mix 90 $0
Mix 91 $0
Mix 92 $0
Mix 93 $0
Mix 94 $0
Mix 95 $0
Mix 96 $0
Mix 97 $0
Mix 98 $0
Mix 99 $0

Mix 100 $0
TOTALS 36 5 $50,319

Total 36 Net Rentable SF: TC Units
Units MKT Units

Total NR SF:

Floor Space Fraction (to 7 decimals)

34,903.00
0.00

34,903.00

100.00000%
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M. OPERATING EXPENSES

Administrative: Use Whole Numbers Only!
1. Advertising/Marketing $2,700
2. Office Salaries $0
3. Office Supplies $1,800
4. Office/Model Apartment (type ) $0
5. Management Fee $28,319

5.04% of EGI $786.64 Per Unit
6. Manager Salaries $30,000
7. Staff Unit (s) (type ) $0
8. Legal $1,440
9. Auditing $2,700

10. Bookkeeping/Accounting Fees $2,700
11. Telephone & Answering Service $14,400
12. Tax Credit Monitoring Fee $1,260
13. Miscellaneous Administrative $4,500

Total Administrative $89,819

Utilities
14. Fuel Oil $0
15. Electricity $9,000
16. Water $1,800
17. Gas $0
18. Sewer $1,800

Total Utility $12,600

Operating:
19. Janitor/Cleaning Payroll $0
20. Janitor/Cleaning Supplies $0
21. Janitor/Cleaning Contract $7,200
22. Exterminating $1,260
23. Trash Removal $4,500
24. Security Payroll/Contract $2,880
25. Grounds Payroll $0
26. Grounds Supplies $0
27. Grounds Contract $5,400
28. Maintenance/Repairs Payroll $27,273
29. Repairs/Material $9,000
30. Repairs Contract $0
31. Elevator Maintenance/Contract $0
32. Heating/Cooling Repairs & Maintenance $2,880
33. Pool Maintenance/Contract/Staff $0
34. Snow Removal $1,800
35. Decorating/Payroll/Contract $2,880
36. Decorating Supplies $0
37. Miscellaneous $0
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M. OPERATING EXPENSES

Totals Operating & Maintenance $65,073

Taxes & Insurance
38. Real Estate Taxes $36,000
39. Payroll Taxes $3,600
40. Miscellaneous Taxes/Licenses/Permits $0
41. Property & Liability Insurance $250 per unit $9,000
42. Fidelity Bond $0
43. Workman's Compensation $720
44. Health Insurance & Employee Benefits $9,000
45. Other Insurance $0

Total Taxes & Insurance $58,320
6544

Total Operating Expense $225,812

$6,273 C. 40.21%

Replacement Reserves (Total # Units X $300 or $250 New Const./Elderly Minimum) $10,800

Total Expenses $236,612

Total Operating 
Expenses Per Unit

Total Operating 
Expenses as % of EGI

1025-B Park St Reservation Application Budget, printed 33



2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1

N. PROJECT SCHEDULE

ACTIVITY
DATE

1. SITE
a. Option/Contract 3/14/2024 Ernecia Coles 
b. Site Acquisition 7/15/2024 Ernecia Coles 
c. Zoning Approval 9/18/2023
d. Site Plan Approval 12/1/2024 Ernecia Coles 

2. Financing
a. Construction Loan

i. Loan Application 10/1/2024 Paul Browne
ii. Conditional Commitment 12/15/2024 Paul Browne
iii. Firm Commitment 2/15/2024 Paul Browne

b. Permanent Loan - First Lien
i. Loan Application 10/1/2024 Paul Browne
ii. Conditional Commitment 12/15/2024 Paul Browne
iii. Firm Commitment 2/15/2025 Paul Browne

c. Permanent Loan-Second Lien
i. Loan Application 10/1/2023 Ernecia Coles 
ii. Conditional Commitment 3/5/2024 Ernecia Coles 
iii. Firm Commitment 2/1/2025 Ernecia Coles 

d.  Other Loans & Grants
i. Type & Source, List
ii. Application
iii. Award/Commitment

2. Formation of Owner

3. IRS Approval of Nonprofit Status 2/1/1985

4. Closing and Transfer of Property to Owner 4/1/2025 Ernecia Coles 

5. Plans and Specifications, Working Drawings 10/1/2024 Kurt Keesecker

6. Building Permit Issued by Local Government 3/15/2025 Ernecia Coles 

7. Start Construction 4/1/2025 Ernecia Coles 

8. Begin Lease-up 8/1/2026 Jean Johnson

9. Complete Construction 12/1/2026 Ernecia Coles 

10. Complete Lease-Up 5/31/2027 Jean Johnson

11. Credit Placed in Service Date 5/31/2027 Jean Johnson

ACTUAL OR ANTICIPATED NAME OF RESPONSIBLE 
PERSON
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O.   PROJECT BUDGET - HARD COSTS

Cost/Basis/Maximum Allowable Credit

Complete cost column and basis column(s) as appropriate

Amount of Cost up to 100% Includable in
Eligible Basis--Use Applicable Column(s):

"30% Present Value Credit" (D)
Item (A) Cost (B) Acquisition (C) Rehab/ "70 % Present

New Construction Value Credit"
1. Contractor Cost

a. Unit Structures (New) 11,707,275 0 11,707,275 0
b. Unit Structures (Rehab) 0 0 0 0
c. Non Residential Structures 0 0 0 0
d. Commercial Space Costs 0 0 0 0
e. Structured Parking Garage 0 0 0 0

Total Structure 11,707,275 0 11,707,275 0
f. Earthwork 0 0 0 0
g. Site Utilities 0 0 0 0
h. Renewable Energy 200,000 0 200,000 0
i. Roads & Walks 0 0 0 0
j. Site Improvements 0 0 0 0
k. Lawns & Planting 0 0 0 0
l. Engineering 0 0 0 0
m. Off-Site Improvements 0 0 0 0
n. Site Environmental Mitigation 0 0 0 0
o. Demolition 0 0 0 0
p. Site Work 0 0 0 0
q. Other Site work 0 0 0 0

Total Land Improvements 200,000 0 200,000 0
Total Structure and Land 11,907,275 0 11,907,275 0

r. General Requirements 0 0 0 0
s. Builder's Overhead 0 0 0 0

( 0.0% Contract)
t. Builder's Profit 0 0 0 0

( 0.0% Contract)
u. Bonds 57,109 0 57,109 0
v. Building Permits 0 0 0 0
w. Special Construction 0 0 0 0
x. Special Equipment 0 0 0 0
y. Other 1: 0 0 0 0
z. Other 2: Cost Cert 8,000 0 8,000 0
aa. Other 3: Access Control 24,545 0 24,545 0

Contractor Costs $11,996,929 $0 $11,996,929 $0

Construction cost per unit: $327,692.47

MAXIMUM COMBINED GR, OVERHEAD & PROFIT = $1,667,019

Note:  Attorney must opine, among other things, as to correctness of the inclusion of each cost item in eligible basis, type of 
credit and numerical calculations included in Project Budget.

Must Use Whole Numbers Only!

To select exclusion of allowable line items from 
Total Development Costs used in Cost limit 
calculations, select X in yellow box to the left.  
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O.   PROJECT BUDGET - OWNER COSTS

Amount of Cost up to 100% Includable in
Eligible Basis--Use Applicable Column(s):

"30% Present Value Credit" (D)
Item (A) Cost (B) Acquisition (C) Rehab/ "70 % Present

New Construction Value Credit"

2. Owner Costs

a. Building Permit 36,000 0 36,000 0
b. Architecture/Engineering Design Fee 368,181 0 368,181 0

/Unit)
c. Architecture Supervision Fee 0 0 0 0

/Unit)
d. Tap Fees 57,600 0 57,600 0
e. Environmental 2,727 0 2,727 0
f. Soil Borings 8,181 0 8,181 0
g. Green Building (Earthcraft, LEED, etc.) 30,000 0 30,000 0
h. Appraisal 6,545 0 6,545 0
i. Market Study 4,363 0 4,363 0
j. Site Engineering / Survey 16,363 0 16,363 0
k. Construction/Development Mgt 0 0 0 0
l. Structural/Mechanical Study 0 0 0 0
m. Construction Loan 65,000 0 65,000 0

Origination Fee
n. Construction Interest 587,531 0 393,327 0

( 0.0%  for 0 months)
o. Taxes During Construction 21,818 0 0 0
p. Insurance During Construction 16,363 0 0 0
q. Permanent Loan Fee 257,607

( 0.0% )
r. Other Permanent Loan Fees 0
s. Letter of Credit 12,000 0 0 0
t. Cost Certification Fee 12,000 0 0 0
u. Accounting 0 0 0 0
v. Title and Recording 123,527 0 0 0
w. Legal Fees for Closing 186,817 0 68,181 0
x. Mortgage Banker 95,850 0 0 0
y. Tax Credit Fee 41,000
z. Tenant Relocation 0
aa. Fixtures, Furnitures and Equipment 79,090 0 79,090 0
ab. Organization Costs 2,500
ac. Operating Reserve 306,725
ad. Contingency 70,048
ae. Security 0 0 0 0
af. Utilities 0 0 0 0
ag. Supportive Service Reserves 0

To select exclusion of allowable line items from Total Development 
Costs used in Cost limit calculations, select X in yellow box to the 
left.  

MUST USE WHOLE NUMBERS ONLY!

$10,227

$0
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O.   PROJECT BUDGET - OWNER COSTS

(1) Other* specify: 35,891 0 31,892 0
(2) Other* specify: 60,000 0 0 0
(3) Other* specify: 27,273 0 27,273 0
(4) Other* specify: 1,472 0 1,472 0
(5) Other * specify: 27,272 0 0 0
(6) Other* specify: 599,847 0 599,847 0
(7) Other* specify: 0 0 0 0
(8) Other* specify: 0 0 0 0
(9) Other* specify: 0 0 0 0

Owner Costs Subtotal (Sum 2A..2(10)) $3,159,591 $0 $1,796,042 $0

Subtotal 1 + 2 $15,156,520 $0 $13,792,971 $0
(Owner + Contractor Costs)

3. Developer's Fees 1,724,522 0 1,724,522 0

4. Owner's Acquisition Costs
Land 1,025,000
Existing Improvements 0 0
Subtotal 4: $1,025,000 $0

5. Total Development Costs
Subtotal 1+2+3+4: $17,906,042 $0 $15,517,493 $0

If this application seeks rehab credits only, in which there is no acquisition and no change in ownership, 
enter the greater of appraised value or tax assessment value here:

$0 Land
(Provide documentation at Tab E) $0 Building

Maximum Developer Fee:  
      

Proposed Development's Cost per Sq Foot $294 Meets Limits
Applicable Cost Limit by Square Foot:

Proposed Development's Cost per Unit $468,918 Proposed Cost per Unit exceeds limit
Applicable Cost Limit per Unit:

$1,724,522

$344

$331,194

Soft Cost Contingency
Investor Counsel
Inspections
Traffic Study
Marketing
Construction Cost Reserve

1025-B Park St Reservation Application Owners Costs, printed 38



2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1

P. ELIGIBLE BASIS CALCULATION

Amount of Cost up to 100% Includable in
Eligible Basis--Use Applicable Column(s):

"30 % Present Value Credit"
(C) Rehab/ (D)

New "70 % Present
Item (A) Cost (B) Acquisition Construction Value Credit"

 
1. Total Development Costs 17,906,042 0 15,517,493 0

2. Reductions in Eligible Basis

a. Amount of federal grant(s) used to finance      0 0 0
qualifying development costs

b. Amount of nonqualified, nonrecourse financing        0 0 0

c. Costs of nonqualifying units of higher quality     0 0 0
  (or excess portion thereof)

d. Historic Tax Credit (residential portion) 0 0 0

3. Total Eligible Basis (1 - 2 above) 0 15,517,493 0

4. Adjustment(s) to Eligible Basis (For non-acquisition costs in eligible basis)

a. For QCT or DDA (Eligible Basis x 30%) 0 0
State Designated Basis Boosts:
b. For Revitalization or Supportive Housing (Eligible Basis x 30%) 0 0
c. For Green Certification (Eligible Basis x 10%) 0

Total Adjusted Eligible basis   15,517,493 0

5. Applicable Fraction                     100.00000% 100.00000% 100.00000%

6. Total Qualified Basis              0 15,517,493 0
(Eligible Basis x Applicable Fraction)

7. Applicable Percentage                  4.00% 4.00% 9.00%

8. Maximum Allowable Credit  under IRC §42 $0 $620,700 $0
(Qualified Basis x Applicable Percentage)
(Must be same as BIN total and equal to or less $620,700
than credit amount allowed) Combined 30% & 70% P. V. Credit
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Q. SOURCES OF FUNDS

Action: Provide Documentation for all Funding Sources at Tab T

1. Construction Financing:   List individually the sources of construction financing, including any such
loans financed through grant sources:

 
Date of Date of Amount of

Source of Funds Application Commitment Funds Name of Contact Person

1. VH Bonds 01/01/25 05/01/25 $9,585,000 Paul Browne
2. Charlottesville Loan 01/01/24 03/01/24 $2,495,000
3.

Total Construction Funding: $12,080,000

2. Permanent Financing:   List individually the sources of all permanent financing in order of lien position:
 

(Whole Numbers only) Interest Amortization
Date of Date of Amount of Annual Debt Rate of Period

Source of Funds Application Commitment Funds Service Cost Loan IN YEARS

1. VH Tax Exempt Loan 1/1/2025 5/1/2025 $1,195,000 $84,187 6.25% 35 35
2. REACH 1/1/2025 5/1/2025 $1,440,000 $75,994 3.95% 35 35
3. REACH L MATCH 1/1/2025 5/1/2025 $2,000,000 $105,547 3.95% 35 35
4. Charlottesville Loan 1/1/2024 3/1/2024 $2,495,000 1.00% 35 35
5. VHTF 10/1/2023 3/1/2024 $1,800,000 0.05% 35 35
6. HIEE Loan 10/1/2023 3/1/2024 $1,345,000 0.00% 35 35
7.
8.
9.
10.

Total Permanent Funding: $10,275,000 $265,728

3. Grants:   List all grants provided for the development:
 

Date of Date of Amount of
Source of Funds Application Commitment Funds Name of Contact Person

1.
2.
3.
4.
5.
6.

Total Permanent Grants: $0

Term of 
Loan 

(years)
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Q. SOURCES OF FUNDS

4. Subsidized Funding
Date of Amount of

Source of Funds Commitment Funds
1. 3/1/2024 $2,495,000
2. 3/1/2024 $1,800,000
3. 3/1/2024 $1,345,000
4.
5.

Total Subsidized Funding $5,640,000

5. Recap of Federal, State, and Local Funds
Portions of the sources of funds described above for the development are financed directly or indirectly 
with Federal, State, or Local Government Funds….…………………………. FALSE

If above is True, then list the amount of money involved by all appropriate types.  

Below-Market Loans Market-Rate Loans
TE:  See Below For 50% Test Status

a. Tax Exempt Bonds $9,585,000 a. Taxable Bonds $0
b. RD 515 $0 b. Section 220 $0
c. Section 221(d)(3) $0 c. Section 221(d)(3) $0
d. Section 312           $0 d. Section 221(d)(4) $0
e. Section 236           $0 e. Section 236 $0
f. Virginia Housing REACH Funds $3,440,000 f. Section 223(f) $0
g. HOME Funds $0 g. Other: $0
h. Choice Neighborhood $0

i National Housing Trust Fund $0
j Virginia Housing Trust Fund $1,800,000
k Other: $1,345,000

l Other: $2,495,000

Grants* Grants

a. CDBG $0 c. State
b. UDAG $0 d. Local

e. Other:

*This means grants to the partnership.  If you received a loan financed by a locality which received one of the
listed grants, please list it in the appropriate loan column as "other" and describe the applicable grant program
which funded it.

VHTF
HIEE Loan

HIEE

Charlottesville Loan

Charlottesville Loan
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Q. SOURCES OF FUNDS

6. For Transactions Using Tax-Exempt Bonds Seeking 4% Credits:
For purposes of the 50% Test, and based only on the data entered to this
application, the portion of the aggregate basis of buildings and land financed with
tax-exempt funds is: 57.94%

7. Some of the development's financing has credit enhancements………………….……………………...  FALSE
If True, list which financing and describe the credit enhancement:  

8. Other Subsidies Action: Provide documentation (Tab Q)
a. FALSE Real Estate Tax Abatement on the increase in the value of the development.

b. FALSE New project based subsidy from HUD or Rural Development for the greater of 5
or 10% of the units in the development.

c. FALSE Other 

9. A HUD approval for transfer of physical asset is required……………………………………...….……….... FALSE
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R. EQUITY

1. Equity 
a. Portion of Syndication Proceeds Attributable to Historic Tax Credit

Amount of Federal historic credits $0 x Equity $ $0.000 = $0
Amount of Virginia historic credits $0 x Equity $ $0.000 = $0

b. Housing Opportunity Tax Credit Request (paired with 4% credit requests only)
Amount of State HOTC $4,020,000 x Equity $ $0.550 = $2,211,000

c. Equity that Sponsor will Fund:
i. Cash Investment $0
ii. Contributed Land/Building $0
iii. Deferred Developer Fee $3,310   (Note: Deferred Developer Fee cannot be negative.) 

iv. 45L Credit Equity $29,517
v. Other: Renewable Energy Credit $49,195

ACTION:  If Deferred Developer Fee is greater than 50% of overall Developer Fee,  provide a cash flow
statement showing payoff within 15 years  at TAB A.

Equity Total $82,022

2. Equity Gap Calculation
a. Total Development Cost $17,906,042

b. Total of Permanent Funding, Grants and Equity - $12,568,022

c. Equity Gap $5,338,020

d. Developer Equity - $533

e. Equity gap to be funded with low-income tax credit proceeds $5,337,487

3. Syndication Information (If Applicable)
a. Actual or Anticipated Name of Syndicator:

Contact Person: Phone: 
Street Address:
City: State: Zip: 

b. Syndication Equity  
i. Anticipated Annual Credits $620,700.00
ii. Equity Dollars Per Credit (e.g., $0.85 per dollar of credit) $0.860
iii. Percent of ownership entity (e.g., 99% or 99.9%) 99.99000%
iv. Syndication costs not included in Total Development Costs (e.g., advisory fees) $0
v. Net credit amount anticipated by user of credits $620,638
vi. Total to be paid by anticipated users of credit (e.g., limited partners) $5,337,487

c. Syndication: Private
d. Investors: Corporate

4. Net Syndication Amount $5,337,487
Which will be used to pay for Total Development Costs

5. Net Equity Factor 86.0000129222%
Must be equal to or greater than 85%

Virginia Community Development Corporation (VCDC)
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S. DETERMINATION OF RESERVATION AMOUNT NEEDED

1. Total Development Costs $17,906,042

2. Less Total of Permanent Funding, Grants and Equity - $12,568,022

3. Equals Equity Gap $5,338,020

4. Divided by Net Equity Factor 86.0000129222%
(Percent of 10-year credit expected to be raised as equity investment)

5. Equals Ten-Year Credit Amount Needed to Fund Gap $6,206,999

Divided by ten years 10

6. Equals Annual Tax Credit Required to Fund the Equity Gap $620,700

7. Maximum Allowable Credit Amount $620,700
(from Eligible Basis Calculation)

8. Requested Credit Amount For 30% PV Credit: $620,700
For 70% PV Credit: $0

Credit per LI Units $17,241.6667
Credit per LI Bedroom $9,127.9412

$620,700

The following calculation of the amount of credits needed is substantially the same as the calculation which will be made by 
Virginia Housing to determine, as required by the IRC, the amount of credits which may be allocated for the development.  
However, Virginia Housing at all times retains the right to substitute such information and assumptions as are determined by 
Virginia Housing to be reasonable for the information and assumptions provided herein as to costs (including development fees, 
profits, etc.), sources  for funding, expected equity, etc.  Accordingly, if the development is selected by Virginia Housing for a 
reservation of credits, the amount of such reservation may differ significantly from the amount you compute below.

Combined 30% & 70% 
PV Credit Requested

9. Action:  Provide Attorney’s Opinion using Virginia Housing template (Mandatory Tab H)
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T. CASH FLOW

1. Revenue
Indicate the estimated monthly income for the Low-Income Units (based on Unit Details tab):

Total Monthly Rental Income for LIHTC Units $50,319
Plus Other Income Source (list): $0
Equals Total Monthly Income: $50,319
Twelve Months x12
Equals Annual Gross Potential Income $603,828
Less Vacancy Allowance $42,268
Equals Annual Effective Gross Income (EGI) - Low Income Units $561,560

2. Indicate the estimated monthly income for the Market Rate Units (based on Unit Details tab):

Total Monthly Income for Market Rate Units: $0
Plus Other Income Source (list): $0
Equals Total Monthly Income: $0
Twelve Months x12
Equals Annual Gross Potential Income $0
Less Vacancy Allowance $0
Equals Annual Effective Gross Income (EGI) - Market Rate Units $0

Action:     Provide documentation in support of Operating Budget (TAB R)

3. Cash Flow (First Year)
a. Annual EGI Low-Income Units $561,560
b. Annual EGI Market Units $0
c. Total Effective Gross Income $561,560
d. Total Expenses   $236,612
e. Net Operating Income $324,948
f. Total Annual Debt Service $265,728
g. Cash Flow Available for Distribution $59,220

7.0%

7.0%

1025-B Park St Reservation Application Cash Flow, printed 45



2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1

T. CASH FLOW

4.  Projections for Financial Feasibility - 15 Year Projections of Cash Flow

Stabilized
Year 1 Year 2 Year 3 Year 4 Year 5

Eff. Gross Income 561,560 572,791 584,247 595,932 607,851
Less Oper. Expenses 236,612 243,710 251,022 258,552 266,309
Net Income 324,948 329,081 333,225 337,380 341,542
Less Debt Service 265,728 265,728 265,728 265,728 265,728
Cash Flow 59,220 63,353 67,497 71,652 75,814
Debt Coverage Ratio 1.22 1.24 1.25 1.27 1.29

Year 6 Year 7 Year 8 Year 9 Year 10
Eff. Gross Income 620,008 632,408 645,056 657,957 671,116
Less Oper. Expenses 274,298 282,527 291,003 299,733 308,725
Net Income 345,710 349,881 354,053 358,224 362,391
Less Debt Service 265,728 265,728 265,728 265,728 265,728
Cash Flow 79,982 84,153 88,325 92,496 96,663
Debt Coverage Ratio 1.30 1.32 1.33 1.35 1.36

Year 11 Year 12 Year 13 Year 14 Year 15
Eff. Gross Income 684,539 698,229 712,194 726,438 740,967
Less Oper. Expenses 317,987 327,526 337,352 347,473 357,897
Net Income 366,552 370,703 374,842 378,965 383,070
Less Debt Service 265,728 265,728 265,728 265,728 265,728
Cash Flow 100,824 104,975 109,114 113,237 117,342
Debt Coverage Ratio 1.38 1.40 1.41 1.43 1.44

Estimated Annual Percentage Increase in Revenue 2.00% (Must be  <  2%)
Estimated Annual Percentage Increase in Expenses 3.00% (Must be  >  3%)
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U. Building-by-Building Information Must Complete

Qualified basis must be determined on a building-by building basis.  Complete the section below.  Building street addresses are required by the IRS (must have them by the time of 
allocation request).

FOR YOUR CONVENIENCE, COPY AND PASTE IS ALLOWED WITHIN BUILDING GRID
Please help us with the process: 30% Present Value 30% Present Value
 DO NOT use the CUT feature Credit for Acquisition Credit for Rehab / New Construction 70% Present Value Credit
 DO NOT SKIP LINES BETWEEN BUILDINGS Actual or Actual or Actual or

TAX MARKET Estimate Anticipated Estimate Anticipated Estimate Anticipated
Bldg BIN CREDIT RATE Street Address 1 Street City State Zip Qualified In-Service Applicable Credit Qualified In-Service Applicable Credit Qualified In-Service Applicable Credit

# if known UNITS UNITS Address 2 Basis Date Percentage Amount Basis Date Percentage Amount Basis Date Percentage Amount

1. 36 1025 Park Street Charlottesville VA 22901 $0 $15,517,493 12/31/27 4.00% $620,700 $0

2.   $0 $0 $0

3.   $0 $0 $0

4.   $0 $0 $0

5.   $0 $0 $0

6.   $0 $0 $0

7.   $0 $0 $0

8.   $0 $0 $0

9.   $0 $0 $0

10.   $0 $0 $0

11.   $0 $0 $0

12.   $0 $0 $0

13.   $0 $0 $0

14.   $0 $0 $0

15.   $0 $0 $0

16.   $0 $0 $0

17.   $0 $0 $0

18.   $0 $0 $0

19.   $0 $0 $0

20.   $0 $0 $0

21.   $0 $0 $0

22.   $0 $0 $0

23.   $0 $0 $0

24.   $0 $0 $0

25.   $0 $0 $0

26.   $0 $0 $0

27.   $0 $0 $0

28.   $0 $0 $0

29.   $0 $0 $0

30.   $0 $0 $0

31.   $0 $0 $0

32.   $0 $0 $0

33.  $0 $0 $0

34.   $0 $0 $0

35.   $0 $0 $0

36 0 If development has more than 35 buildings, contact Virginia Housing. 

Totals from all buildings $0 $15,517,493 $0

$0 $620,700  $0

 

1

Number of BINS: 1

NUMBER
OF

Number of BINS:
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V. STATEMENT OF OWNER

The undersigned hereby acknowledges the following:

1. that, to the best of its knowledge and  belief, all factual information provided herein or in connection 
herewith is true and correct, and all estimates are reasonable.

2. that it will at all times indemnify and hold harmless Virginia Housing and its assigns against all losses, costs,
damages, Virginia Housing's expenses, and liabilities of any nature directly or indirectly resulting from, arising out
of, or relating to Virginia Housing's acceptance, consideration, approval, or disapproval of this reservation request
and the issuance or nonissuance of an allocation of credits, grants and/or loan funds in connection herewith.

3. that points will be assigned only for representations made herein for which satisfactory documentation is 
submitted herewith and that no revised representations may be made in connection with this application 
once the deadline for applications has passed.

4. that this application form, provided by Virginia Housing to applicants for tax credits, including all sections herein 
relative to basis, credit calculations, and determination of the amount of the credit necessary to make the 
development financially feasible, is provided only for the convenience of Virginia Housing in reviewing reservation
requests; that completion hereof in no way guarantees eligibility for the credits or ensures that the amount
of credits applied for has been computed in accordance with IRC requirements; and that any notations
herein describing IRC requirements are offered only as general guides and not as legal authority.

5. that the undersigned is responsible for ensuring that the proposed development will be comprised of  
qualified low-income buildings and that it will in all respects satisfy all applicable requirements of federal tax
law and any other requirements imposed upon it by Virginia Housing prior to allocation, should one be issued.

6. that the undersigned commits to providing first preference to members of targeted populations having
state rental assistance and will not impose any eligibility requirements or lease terms terms for such
individuals that are more restrictive than its standard requirements and terms, the terms of the MOU
establishing the target population,  or the eligibility requirements for the state rental assistance.

7. that, for the purposes of reviewing this application, Virginia Housing is entitled to rely upon representations of
the undersigned as to the inclusion of costs in eligible basis and as to all of the figures and calculations relative
to the determination of qualified basis for the development as a whole and/or each building therein 
individually as well as the amounts and types of credit applicable thereof, but that the issuance of a 
reservation based on such representation in no way warrants their correctness or compliance with IRC
requirements.

8. that Virginia Housing may request or require changes in the information submitted herewith, may substitute
its own figures which it deems reasonable for any or all figures provided herein by the undersigned and
may reserve credits, if any, in an amount significantly different from the amount requested.

9. that reservations of credits are not transferable without prior written approval by Virginia Housing at its sole 
discretion.
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W.

This Self Scoring Process is intended to provide you with an estimate of your application's score based on the information included within the 
reservation application.  Other items, denoted below in the yellow shaded cells, are typically evaluated by Virginia Housing's staff during the
application review and feasibility process.  For purposes of self scoring, we have made certain assumptions about your application.  Edit the
appropriate responses (Y or N) in the yellow shaded cells, if applicable.  Items 5f and 5g require a numeric value to be entered.  

Please remember that this score is only an estimate.  Virginia Housing reserves the right to change application data and/or score sheet responses
where appropriate, which may change the final score.  

MANDATORY ITEMS: Included Score
a. Signed, completed application with attached tabs in PDF format Y Y or N 0
b. Active Excel copy of application Y Y or N 0
c. Partnership agreement Y Y or N 0
d. SCC Certification Y Y or N 0
e. Previous participation form Y Y or N 0
f. Site control document Y Y or N 0
g. RESNET Certification Y Y or N 0
h. Attorney's opinion Y Y or N 0
i. Nonprofit questionnaire (if applicable) Y Y, N, N/A 0
j. Appraisal Y Y or N 0
k. Zoning document Y Y or N 0
l. Universal Design Plans Y Y or N 0

m. List of LIHTC Developments (Schedule A) Y Y or N 0
Total: 0.00

1. READINESS:
a. Virginia Housing notification letter to CEO (via Locality Notification Information App) Y 0 or -50 0.00
b. Local CEO Opposition Letter N 0 or -25 0.00
c. Plan of development N 0 to 10 0.00
d. Location in a revitalization area based on Qualified Census Tract N 0 or 10 0.00
e. Location in a revitalization area with resolution Y 0 or 15 15.00
f. Location in a Opportunity Zone N 0 or 15 0.00

Total: 15.00

2. HOUSING NEEDS CHARACTERISTICS:
a. Sec 8 or PHA waiting list preference Y 0 or up to 5 5.00
b. Existing RD, HUD Section 8 or 236 program N 0 or 20 0.00
c. Subsidized funding commitments 31.50% Up to 40 40.00
d. Tax abatement on increase of property's value N 0 or 5 0.00
e. New project based rental subsidy (HUD or RD) N 0 or 10 0.00
f. Census tract with <12% poverty rate 3% 0, 20, 25 or 30 30.00
g. Development provided priority letter from Rural Development N 0 or 15 0.00
h. Dev. located in area with increasing rent burdened population Y Up to 20 20.00

Total: 95.00

LIHTC SELF SCORE SHEET

Self Scoring Process
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3. DEVELOPMENT CHARACTERISTICS:
a. Enhancements (See calculations below) 80.80
b. Project subsidies/HUD 504 accessibility for 5 or 10% of units Y 0 or 50 50.00

or c. HUD 504 accessibility for 10% of units N 0 or 20 0.00
d. Provides approved resident services or eligible childcare services Y 0 or 15 15.00
e. Provides telephonic or virtual health services Y 0 or 15 15.00
f. Proximity to public transportation Y10 0, 10 or 20 10.00
g. Development will be Green Certified Y 0 or 10 10.00
h. Units constructed to meet Virginia Housing's Universal Design standards 100% Up to 15 15.00
i. Developments with less than 100 low income units Y up to 20 20.00
j. Historic Structure eligible for Historic Rehab Credits N 0 or 5 0.00

Total: 215.80

4. TENANT POPULATION CHARACTERISTICS: Locality AMI State AMI
$123,300 $73,800

a. Less than or equal to 20% of units having 1 or less bedrooms Y 0 or 15 15.00
b. <plus> Percent of Low Income units with 3 or more bedrooms 8.33% Up to 15 6.25
c. 0.00% Up to 10 0.00
d. Units with rents at or below 40% of AMI (up to 10% of LI units) 0.00% Up to 10 0.00
e. Units in Higher Income Jurisdictions with rent and income at or below 50% of AMI 0.00% Up to 50 0.00
f. Units in Higher Income Jurisdictions with rents <= 50% rented to tenants with <= 60% of AMI 0.00% Up to 25 0.00

or g. Units in LI Jurisdictions with rents <= 50% rented to tenants with <= 60% of AMI 0.00% Up to 50 0.00
Total: 21.25

5. SPONSOR CHARACTERISTICS:
a. Experienced Sponsor - 1 development in Virginia Y 0 or 5 5.00
b. Experienced Sponsor - 3 developments in any state N 0 or 15 0.00
c. Developer experience - uncorrected life threatening hazard N 0 or -50 0.00
d. Developer experience - noncompliance N 0 or -15 0.00
e. Developer experience - did not build as represented (per occurrence) 0 0 or -2x 0.00
f. Developer experience - failure to provide minimum building requirements (per occurence) 0 0 or -50 per item 0.00
g. Developer experience - termination of credits by Virginia Housing N 0 or -10 0.00
h. Developer experience - exceeds cost limits at certification N 0 or -50 0.00
i. Developer experience - more than 2 requests for Final Inspection 0 0 or -5 per item 0.00
j. Socially Disadvantaged Principal owner 25% or greater N 0 or 5 0.00
k. Management company rated unsatisfactory N 0 or -25 0.00
l. Experienced Sponsor partnering with Local Housing Authority pool applicant N 0 or 5 0.00

Total: 5.00

6. EFFICIENT USE OF RESOURCES:
a. Credit per unit Up to 200 89.00
b. Cost per unit Up to 100 28.90

Total: 117.90

7. BONUS POINTS:
a. Extended Use Restriction 0 Years 40 or 50 0.00

or b. Nonprofit or LHA purchase option Y 0 or 60 60.00
or c. Nonprofit or LHA Home Ownership option N 0 or 5 0.00

d. Combined 9% and 4% Tax Exempt Bond Site Plan Y Up to 30 30.00
e. RAD or PHA Conversion participation and competing in Local Housing Authority pool N 0  or 10 0.00
f. Team member with Diversity, Equity and Inclusion Designation N 0 or 5 0.00
g. Commitment to electronic payment of fees Y 0 or 5 5.00
h. Zero Ready or Passive House certification from prior allocation N 0 or 20 0.00

Total: 95.00

Units with rent and income at or below 30% of AMI and are not subsidized (up to 10% of LI units)
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400 Point Threshold - all 9% Tax Credits TOTAL SCORE: 564.95
300 Point Threshold - Tax Exempt Bonds
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Enhancements: 
All units have: Max Pts Score
a.  Community Room 5 5.00
b.  Exterior walls constructed with brick and other low maintenance materials 40 30.80
c.  Sub metered water expense 5 5.00
d.  Watersense labeled faucets, toilets and showerheads 3 0.00
e.  Rehab only: Infrastructure for high speed internet/broadband 1 0.00
f.  N/A for 2022 0 0.00
g. Each unit provided free individual high speed internet access 10 0.00
h. Each unit provided free individual WiFi 12 12.00
i. Bath Fan - Delayed timer or continuous exhaust 3 3.00
j. Baths equipped with humidistat 3 0.00
k. Cooking Surfaces equipped with fire prevention features 4 4.00
l. Cooking surfaces equipped with fire suppression features 2 0.00
m. Rehab only: dedicated space to accept permanent dehumidification system 2 0.00
n. Provides Permanently installed dehumidification system 5 5.00
o. All interior doors within units are solid core 3 3.00
p. USB in kitchen, living room and all bedrooms 1 1.00
q. LED Kitchen Light Fixtures 2 2.00
r. % of renewable energy electric systems 10 10.00
s. New Construction: Balcony or patio 4 0.00

80.80
All elderly units have:
t.  Front-control ranges 1 0.00
u.  Independent/suppl. heat source 1 0.00
v.  Two eye viewers 1 0.00
w. Shelf or Ledge at entrance within interior hallway 2 0.00

0.00

Total amenities: 80.80
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Summary Information 2024 Low-Income Housing Tax Credit Application For Reservation

Deal Name: 1025-B Park Street

Cycle Type: 4% Tax Exempt Bonds Credits Requested Credit Amount: 
Allocation Type: New Construction Jurisdiction: Charlottesville City
Total Units 36 Population Target: General Total Score
Total LI Units 36 564.95
Project Gross Sq Ft: Owner Contact: Sunshine Mathon
Green Certified? TRUE

Source of Funds Amount Per Unit Per Sq Ft
Permanent Financing $10,275,000 $285,417 $179
Grants $0 $0
Subsidized Funding $5,640,000 $156,667

Type of Uses Amount Per Unit Sq Ft % of TDC
Improvements $11,907,275 $330,758 $208 66.50% Total Improvements $15,156,520
General Req/Overhead/Profit $0 $0 $0 0.00% Land Acquisition $1,025,000
Other Contract Costs $89,654 $2,490 $2 0.50% Developer Fee $1,724,522
Owner Costs $3,159,591 $87,766 $55 17.65% Total Development Costs $17,906,042
Acquisition $1,025,000 $28,472 $18 5.72%
Developer Fee $1,724,522 $47,903 $30 9.63%
Total Uses $17,906,042 $497,390 Proposed Cost Limit/Sq Ft: $294

Applicable Cost Limit/Sq Ft: $344
Proposed Cost Limit/Unit: $468,918

Gross Potential Income - LI Units $603,828 Applicable Cost Limit/Unit: $331,194
Gross Potential Income - Mkt Units $0

Subtotal $603,828
Less Vacancy % 7.00% $42,268 Supp Hsg 0

Effective Gross Income $561,560 # of Eff 0
# of 1BR 7

Rental Assistance? TRUE # of 2BR 26
# of 3BR 3
# of 4+ BR 0

Category Total Per Unit Total Units 36
Administrative $89,819 $2,495
Utilities $12,600 $350
Operating & Maintenance $65,073 $1,808
Taxes & Insurance $58,320 $1,620 # of Units # of Units

<=30% AMI 4 4
Total Operating Expenses $225,812 $6,273 40% AMI 5 5

50% AMI 9 9
Replacement Reserves $10,800 $300 60% AMI 18 18

>60% AMI 0 0
Total Expenses $236,612 $6,573 Market 0 0

Cash Flow Income Averaging? FALSE
EGI $561,560
Total Expenses $236,612
Net Income $324,948 Extended Use Restriction? 30
Debt Service $265,728

Debt Coverage Ratio (YR1): 1.22

Development Summary

Annual Debt Service
$265,728

Expenses

Income Levels Rent Levels

57,364.00

Uses of Funds - Actual Costs Total Development Costs

Income

Unit Breakdown

$620,700

1025-B Park St Reservation Application Dev Summary, printed 55
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Y. Efficient Use of Resources

Credit Points for 9% Credits: 

Combined Max $620,700

Credit Requested $620,700

% of Savings 0.00%

Sliding Scale Points 89

Cost Points: 

Total Costs Less Acquisition $16,881,042

Total Square Feet 57,364.00

Proposed Cost per SqFt $294.28

Applicable Cost Limit per Sq Ft $344.00

% of Savings 14.45%

Total Units 36                                 

Proposed Cost per Unit $468,918

Applicable Cost Limit per Unit $331,194

% of Savings -41.58%

Max % of Savings 14.45% Sliding Scale Points 28.90

If the Combined Max Allowable Credits is $500,000 and the annual credit requested is $200,000, you are providing a 60% savings for 
the program.  This deal would receive all 200 credit points.  

For another example, the annual credit requested is $300,000 or a 40% savings for the program.  Using a sliding scale, the credit points 
would be calculated by the difference between your savings and the desired 60% savings. Your savings divided by the goal of 60% 
times the max points of 200.   In this example, (40%/60%) x 200 or 133.33 points.  

Tax Exempt Deals are granted a starting point value greater than zero to allow for the nature of these deals.  

If the Applicable Cost by Square foot is $238 and the deal’s Proposed Cost by Square Foot was $119, you are saving 50% of the 
applicable cost.  This deal would receive all 100 cost points. 

For another example, the Applicable Cost by SqFt is $238 and the deal’s Proposed Cost is $153.04 or a savings of 35.70%.  Using a 
sliding scale, your points would be calculated by the difference between your savings and the desired 50% savings.   Your savings 
divided by the goal of 50% times the max points 100.   In this example, (35.7%/50%) x 100 or 71.40 points.  
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1025-B Park Street 
Organizational Chart 

 
 

Current        Post-Investor/Closing 
 

1025-B Park Street, L.L.C.

(Virginia limited liability company)

Project Owner

1025-B Park Street MM, L.L.C.

(Virginia limited liability company)

Sole Member                 
(100% ownership interest)

Piedmont Housing Alliance

(Virginia nonstock corporation)

(Sunshine Mathon, Executive Director)

Sole Member & Manager 
(100% ownership interest)

1025-B Park Street, L.L.C.

(Virginia limited liability company)

Project Owner

1025-B Park Street MM, L.L.C.

(Virginia limited liability company)

Managing Member              
(0.01% ownership interest)

Piedmont Housing Alliance

(Virginia nonstock corporation)

(Sunshine Mathon, Executive Director)

Sole Member & Manager 
(100% ownership interest)

[To Be Determined]

LIHTC Equity Investor(s)

Non-Managing Member(s)      
(99.99% ownership interest)



Tab B: 

Virginia State Corporation Commission Certification 

(MANDATORY) 



 
STATE CORPORATION COMMISSION 

 

Richmond, April 24, 2024
 

  

This is to certify that the certificate of organization of 
 

1025-B Park Street, LLC
 

was this day issued and admitted to record in this office and that the said limited 

liability company is authorized to transact its business subject to all Virginia laws 

applicable to the company and its business. 
 

Effective date: April 24, 2024 
 

 

 

 

STATE CORPORATION COMMISSION 
Attest: 

Clerk of the Commission 

 



Limited Liability Company - Articles of Organization

Entity Information

Entity Name: 1025-B Park Street, LLC Entity Type: Limited Liability Company

Business Type

Industry Code: 0 - General    

Duration

Perpetual(forever)       

Registered Agent Information

RA Type: Entity Locality: CHARLOTTESVILLE CITY

RA Qualification: N/A

Name: Boyd & Sipe PLC Email Address: tara@boydandsipe.com

The company’s registered office address, including the street and number, if any, which is identical to the business
office of the registered agent, is:

Registered Office
Address:

105 1st St N Ste 202,
Charlottesville, VA, 22902 -
5001, USA

Contact Number: N/A

Principal Office Address
Address: 682 Berkmar Cir, Charlottesville, VA, 22901, USA

Principal Information
Management Structure: Member-Managed   

Signature Information

Date Signed: 04/24/2024
Executed in the name of the limited liability company by:

Printed Name Signature Title
Sunshine Mathon Sunshine Mathon Organizer

   Commonwealth of Virginia
   State Corporation Commission
   Office of the Clerk
   Entity ID: 11688049
   Filing Number: 2404247139912
   Filing Date/Time: 04/24/2024 02:57 PM
   Effective Date/Time: 04/24/2024 02:57 PM



 

COMMONWEALTH OF VIRGINIA 
STATE CORPORATION COMMISSION 

 

AT RICHMOND, APRIL 24, 2024 
 

 

The State Corporation Commission has found the accompanying articles of organization 
submitted on behalf of 
 

1025-B Park Street, LLC 
 

to comply with the requirements of law, and confirms payment of all required fees. 
Therefore, it is ORDERED that this 
 

CERTIFICATE OF ORGANIZATION  
 

be issued and admitted to record with the articles of organization in the Office of the Clerk 
of the Commission, effective April 24, 2024. 
 

The limited liability company is granted the authority conferred on it by law in accordance 
with the articles of organization, subject to the conditions and restrictions imposed by law. 
 

 

 STATE CORPORATION COMMISSION
 

By

Samuel T. Towell 
Commissioner 
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Principal's Previous Participation Certification 

(MANDATORY) 
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Previous Participation 
Certification 

Development Name:

Name of Applicant (entity): 

The undersigned, being duly authorized to sign on behalf of the Applicant, provide this 
Certification with the understanding that Virginia Housing intends to rely upon the 
statements made herein for the purpose of awarding and allocating federal low-
income housing tax credits. 

The following terms shall be defined as follows for the purpose of this Certification: 

“Principal” has the same meaning as defined within the QAP, but as applied to
each specific property referenced within this Certification.

“Participant” means the Principals of the Owner who will participate in the
ownership of the Development identified above and includes Principals who may
not be required to be individually listed within a Schedule A attached hereto.

Accordingly, I hereby certify the following: 

1. All the statements made w i t h in  t h i s  Ce r t i f ica t ion  are true, complete and
correct to the best of my knowledge and belief and are made in good faith,
including the data contained in Schedule A and any statements attached to this
certification, and I will immediately alert Virginia Housing should I become
aware of any information prior to the application deadline which may render
my statements herein false or misleading.

2. During any time that any of the Participants were Principals in any multifamily
rental property, no mortgagee of any such property declared a default under its
mortgage loan or assigned it to the mortgage insurer (governmental or private); no
such property was foreclosed upon or dispossessed pursuant to a deed-in-lieu of
foreclosure; and no such property received mortgage relief from the mortgagee.

3. During any time that any of the Participants were Principals in an owner(s) of
any multifamily rental property, no such owner(s) was determined to have
breached any agreement related to the construction or rehabilitation, use,
operation, management or disposition of the property, including removal from a
partnership or limited liability company.

4. That at no time have any Participants listed in this certification been required
to turn in a property to the investor or been removed from a multifamily
rental property ownership structure.
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5. There are no unresolved findings raised as a result of state or federal audits,
management reviews or other governmental investigations concerning any multifamily
rental property in which any of the Participants were Principals.

6. During any time that any of the Participants were Principals in any multifamily
rental property, there has not been a suspension or termination of payments
under any state or federal assistance contract for such property.

7. None of the Participants has been convicted of a felony and is not presently the
subject of a complaint or indictment charging a felony. A felony is defined as any
offense punishable by imprisonment for a term exceeding one year, but does not
include any offense classified as a misdemeanor under the laws of a state and
punishable by imprisonment of two years or less.

8. None of the Participants has been suspended, debarred, or otherwise restricted
by any federal or state governmental entity from doing business with such
governmental entity.

9. None of the Participants has defaulted on an obligation covered by a surety or
performance bond and has not been the subject of a claim under an employee
fidelity bond.

10. None of the Participants is a Virginia Housing employee or a member of the
immediate household of any Virginia Housing employee.

11. None of the Participants is participating in the ownership of a multifamily rental
housing property as of this date on which construction has stopped for a period in
excess of 20 days or, in the case of a multifamily rental housing property assisted by
any federal or state  governmental entity, which has been substantially completed for
more than 90 days but for which requisite documents for closing, such as the final
cost certification, have not been filed with such governmental entity.

12. None of the Participants has been found by any federal or state governmental
entity or court to be in noncompliance with any applicable civil rights, equal
employment opportunity or fair housing laws or regulations.

13. None of the Participants was a principal in any multifamily rental property which
has been found by any federal or state governmental entity or court to have failed
to comply with Section 42 of the Internal Revenue Code of 1986, as amended, during
the period of time in which the Participant was a Principal of the owner of such
property (this does not refer to corrected 8823’s).

14. None of the Participants is currently named as a defendant in a civil lawsuit arising
out of their ownership or other participation in a multi-family housing
development where the amount of damages sought by plaintiffs (i.e., the ad
damnum clause) exceeds One Million Dollars ($1,000,000).

15. None of the Participants has pursued a Qualified Contract or planned foreclosure in
Virginia after January 1, 2019.
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Statements above (if any) to which I cannot certify have been deleted by striking through
the words. In the case of any such deletion, I have attached a true and accurate
statement to explain the relevant facts and circumstances.

Failure to disclose information about properties which have been found to be out of
compliance or any material misrepresentations are grounds for rejection of an application
and prohibition against future applications.

Signature  

Printed Name

Date (no more than 30 days prior to submission of the Application)
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List of LIHTC Developments (Schedule A) 
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List of LIHTC Developments (Schedule A)

Development Name: 1025-B Park Street

Name of Applicant: 1025-B Park Street LLC

INSTRUCTIONS:

1

2

3

4 Use separate pages as needed, for each principal.

Y

Principal's Name: Y or N

Development Name/Location

Name of Ownership Entity and 

Phone Number

CGP or 

'Named' 

Managing 

Member at 

the time of 

dev.? (Y/N)*

Total 

Dev. Units

Total Low 

Income 

Units

Placed in 

Service Date

8609(s) Issue 

Date

Uncorrected 

8823's?  (Y/N)  

Explain "Y"

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

34

35

36

37

38

39

40

1st PAGE 

TOTAL: 0 0 #DIV/0!

LIHTC as % of 

Total Units

1. A Schedule A is required for every individual that makes up the GP or Managing Member, except as follows: •For 

Principals organized as a corporation (public or private), nonprofit organization, or governmental entity, you are 

only required to list the names of any officers who are directly responsible to the Board of Directors (or equivalent) 

and any stockholder holding a 25% or more interest in said Principal. 

•For Principals organized as a limited liability company with more than 100 individual members, you are only 

required to list the names of any officers and any managing members responsible for managing the affairs of the 

company, along with the name of any individual member holding 25% or more interest in the Principal.

•For Principals organized as a trust, you are only required to list the names of all trustees and any individuals 

possessing a 25% or more beneficial interest in the assets of the trust. 

* Must have the ability to bind the LIHTC entity; document with 

partnership/operating agreements and one 8609 (per 

entity/development) for a total of 6.

1025-B Park Street LLC 

For each property for which an uncorrected 8823 has been issued, provide a detailed explanation of the nature of 

the non-compliance, as well as a status statement.

Controlling GP (CGP) or 'Named' Managing 

Member of Proposed property?*

List only tax credit development experience for the past 15 years.

ADD ADDITIONAL PROPERTIES USING NEXT TAB



List of LIHTC Developments (Schedule A)

Development Name: 1025-B Park Street

Name of Applicant: 1025-B Park Street LLC

INSTRUCTIONS:

1

2

3

4 Use separate pages as needed, for each principal.

Y

Principal's Name: Y or N

Development Name/Location

Name of Ownership Entity and 

Phone Number

CGP or 

'Named' 

Managing 

Member at 

the time of 

dev.? (Y/N)*

Total 

Dev. Units

Total Low 

Income 

Units

Placed in 

Service Date

8609(s) Issue 

Date

Uncorrected 

8823's?  (Y/N)  

Explain "Y"

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

34

35

36

37

38

39

40

1st PAGE 

TOTAL: 0 0 #DIV/0!

LIHTC as % of 

Total Units

1. A Schedule A is required for every individual that makes up the GP or Managing Member, except as follows: •For 

Principals organized as a corporation (public or private), nonprofit organization, or governmental entity, you are 

only required to list the names of any officers who are directly responsible to the Board of Directors (or equivalent) 

and any stockholder holding a 25% or more interest in said Principal. 

•For Principals organized as a limited liability company with more than 100 individual members, you are only 

required to list the names of any officers and any managing members responsible for managing the affairs of the 

company, along with the name of any individual member holding 25% or more interest in the Principal.

•For Principals organized as a trust, you are only required to list the names of all trustees and any individuals 

possessing a 25% or more beneficial interest in the assets of the trust. 

* Must have the ability to bind the LIHTC entity; document with 

partnership/operating agreements and one 8609 (per 

entity/development) for a total of 6.

1025-B Park Street MM LLC 

For each property for which an uncorrected 8823 has been issued, provide a detailed explanation of the nature of 

the non-compliance, as well as a status statement.

Controlling GP (CGP) or 'Named' Managing 

Member of Proposed property?*

List only tax credit development experience for the past 15 years.

ADD ADDITIONAL PROPERTIES USING NEXT TAB



List of LIHTC Developments (Schedule A)

Development Name: 1025-B Park Street

Name of Applicant: 1025-B Park Street LLC

INSTRUCTIONS:

1

2

3

4 Use separate pages as needed, for each principal.

Y

Principal's Name: Y or N

Development Name/Location

Name of Ownership Entity and 

Phone Number

CGP or 

'Named' 

Managing 

Member at 

the time of 

dev.? 

(Y/N)*

Total 

Dev. 

Units

Total Low 

Income 

Units

Placed in 

Service Date

8609(s) Issue 

Date

Uncorrected 

8823's?  (Y/N)  

Explain "Y"

1 Monticello Vista 

Apartments / 

Charlottesville, VA

Monticello Vista 

Apartments, LP (434-817-

2436)

Y 50 50 12/31/2009

N

2 Crozet Meadows 

Apartments / 

Charlottesville, VA

Crozet Meadows, LP (434-

817-2436)

Y 66 66 7/27/2010

N

3 Scottsville School 

Apartments / Scottsville, VA Scottsville School Apartments, LP (434-817-2436)

Y 34 34 

11/9/2012 N

4 Lovingston Ridge / 

Lovingston, VA Lovingston Ridge VA, LLC (434-817-2436)

N 64 64 

1/1/2014 N

5 Lily Ridge / Ruckersville, VA Lily Ridge VA, LLC (434-817-2436) N 48 48 9/4/2015 N

6 Carlton Views / 

Charlottesville, VA Carlton Views l, LLC (434-817-2436)

N 54 54 

12/9/2016 N

7 Hawk's Landing / 

Ruckersville, VA Hawk's Landing VA, LLC (434-817-2436)

N 50 50 

9/28/2020 N

8 Friendship Court Phase l / 

Charlottesville, VA

FC Phase l, LLC (434-817-

2436)

Y 106 106 

11/20/2023 N

9 Southwood Apartments A / 

Charlottesville, VA Southwood Block 12, LLC (434-817-2436)

Y 70 70 

N

10 Southwood Apartments B / 

Charlottesville, VA Southwood Block 11, LLC (434-817-2436)

Y 51 51 

N

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

34

35

36

37

38

39

40

1st PAGE 

TOTAL: 593 593 100%

LIHTC as % of 

Total Units

1. A Schedule A is required for every individual that makes up the GP or Managing Member, except as follows: •For 

Principals organized as a corporation (public or private), nonprofit organization, or governmental entity, you are 

only required to list the names of any officers who are directly responsible to the Board of Directors (or equivalent) 

and any stockholder holding a 25% or more interest in said Principal. 

•For Principals organized as a limited liability company with more than 100 individual members, you are only 

required to list the names of any officers and any managing members responsible for managing the affairs of the 

company, along with the name of any individual member holding 25% or more interest in the Principal.

•For Principals organized as a trust, you are only required to list the names of all trustees and any individuals 

possessing a 25% or more beneficial interest in the assets of the trust. 

* Must have the ability to bind the LIHTC entity; document with 

partnership/operating agreements and one 8609 (per 

entity/development) for a total of 6.

Piedmont Housing Alliance

For each property for which an uncorrected 8823 has been issued, provide a detailed explanation of the nature of 

the non-compliance, as well as a status statement.

Controlling GP (CGP) or 'Named' Managing 

Member of Proposed property?*

List only tax credit development experience for the past 15 years.

ADD ADDITIONAL PROPERTIES USING NEXT TAB



List of LIHTC Developments (Schedule A)

Development Name: 1025-B Park Street

Name of Applicant: 1025-B Park Street LLC

INSTRUCTIONS:

1

2

3

4 Use separate pages as needed, for each principal.

N

Principal's Name: Y or N

Development Name/Location

Name of Ownership Entity and 

Phone Number

CGP or 

'Named' 

Managing 

Member at 

the time of 

dev.? (Y/N)*

Total 

Dev. Units

Total Low 

Income 

Units

Placed in 

Service Date

8609(s) Issue 

Date

Uncorrected 

8823's?  (Y/N)  

Explain "Y"

1 Carlton Views / 

Charlottesville, VA Carlton Views l, LLC (434-817-2436)

N 54 54 

12/9/2016 N

2 Hawk's Landing / 

Ruckersville, VA Hawk's Landing VA, LLC (434-817-2436)

N 50 50 

9/28/2020 N

3 Friendship Court Phase l / 

Charlottesville, VA

FC Phase l, LLC (434-817-

2436)

Y 106 106 

11/20/2023 N

4 Southwood Apartments A / 

Charlottesville, VA Southwood Block 12, LLC (434-817-2436)

Y 70 70 

N

5 Southwood Apartments B / 

Charlottesville, VA Southwood Block 11, LLC (434-817-2436)

Y 51 51 

N

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

34

35

36

37

38

39

40

1st PAGE 

TOTAL: 331 331 100%

LIHTC as % of 

Total Units

1. A Schedule A is required for every individual that makes up the GP or Managing Member, except as follows: •For 

Principals organized as a corporation (public or private), nonprofit organization, or governmental entity, you are 

only required to list the names of any officers who are directly responsible to the Board of Directors (or equivalent) 

and any stockholder holding a 25% or more interest in said Principal. 

•For Principals organized as a limited liability company with more than 100 individual members, you are only 

required to list the names of any officers and any managing members responsible for managing the affairs of the 

company, along with the name of any individual member holding 25% or more interest in the Principal.

•For Principals organized as a trust, you are only required to list the names of all trustees and any individuals 

possessing a 25% or more beneficial interest in the assets of the trust. 

* Must have the ability to bind the LIHTC entity; document with 

partnership/operating agreements and one 8609 (per 

entity/development) for a total of 6.

Sunshine Mathon

For each property for which an uncorrected 8823 has been issued, provide a detailed explanation of the nature of 

the non-compliance, as well as a status statement.

Controlling GP (CGP) or 'Named' Managing 

Member of Proposed property?*

List only tax credit development experience for the past 15 years.

ADD ADDITIONAL PROPERTIES USING NEXT TAB



Tab E: 
Site Control Documentation & Most Recent Real 

Estate Tax Assessment (MANDATORY) 
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ASSIGNMENT OF 
PURCHASE AND SALE AGREEMENT 

(1025 PARK STREET) 
 

 THIS ASSIGNMENT OF PURCHASE AND SALE AGREEMENT (1025 PARK 
STREET) (this Assignment ) is made as of March 14, 2024, by and between Piedmont Housing 
Alliance, a Virginia nonprofit corporation ( Buyer ), and 1025-B Park Street, LLC, a Virginia 
limited liability company ( Assignee , and together with Buyer, the Parties ).  
 

RECITALS 

 WHEREAS, Buyer and Monticello Area Community Action Agency ( Seller ) have 
entered into that certain Purchase and Sale Agreement (1025 Park Street) with an Effective Date 
of March 13, 2023 Purchase Agreement wherein Seller agreed to sell and Buyer agreed 
to purchase, certain property located in Charlottesville, Virginia, and all as more particularly 
described in the Purchase Agreement; 
 
 WHEREAS, pursuant to Section 15.2 of the Purchase Agreement, the Buyer has the right 
to assign the Purchase Agreement, and any of its rights under the Purchase Agreement, to any 
related entity in which Buyer or the principals thereof have a controlling interest, without the 
need to obtain the approval of Seller and without the payment of any additional consideration to 
Seller; 
 
 WHEREAS, Buyer has a controlling interest in Assignee, because Buyer is the sole 
member of 1025-B Park Street MM, LLC, a Virginia limited liability company, which is the 
managing member of Assignee; and 
 

WHEREAS, Assignee was formed for the purpose of purchasing, owning, and 
developing the Property that is a part of Parcel Numbers 470007100, 470011000, and 
470080000 and is further described on Exhibit A hereto (th 4% Parcel ; and 
 
 WHEREAS, Buyer desires to assign its right, title and interests in, to and under the 
Purchase Agreement with respect to the 4% Parcel and the purchase of the 4% Parcel, and 
Assignee desires to assume the same. 

 
NOW, THEREFORE, in consideration of the foregoing premises, and for other good and 

valuable consideration the receipt and sufficiency of which are hereby acknowledged, the Parties 
agree as follows: 
 
1. Buyer does hereby assign, sell, transfer and convey all of its right, title and interests in, to 

and under the Purchase Agreement for the 4% Parcel and the purchase of the 4% Parcel 
to Assignee and Assignee hereby assumes all of  rights, duties and obligations in, 
to and under the Purchase Agreement for the Property and the purchase of the Property.  
Capitalized terms, not otherwise defined herein, shall have the definitions ascribed to 
them in the Purchase Agreement. 

 

2. An amount equal to $1,025,000 of the Purchase Price (as defined in the Purchase 
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Agreement) shall be allocated to and payable by the Assignee with respect to the 4% 
Parcel. All other terms and conditions with respect to the Purchase Price in the Purchase 
Agreement, as assigned pursuant to this Assignment, shall remain binding on each of the 
Buyer and Assignee. 
 

3. This Assignment shall be binding upon Buyer and shall inure to the benefit of Assignee 
and its successors, heirs and assigns. 
 

4. The terms of this Assignment shall be interpreted, construed and enforced pursuant to the 
laws of Virginia. 
 

5. This Assignment may be executed in counterparts and the facsimile or electronic 

effect as the physical delivery to the same recipient of a copy hereof bearing such 
 

 
 

[Signatures appear on the following page] 
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[Signature Page of Assignment of Purchase and Sales Contract]

IN WITNESS WHEREOF this Assignment has been executed by authorized 
representatives of the undersigned.

BUYER:

PIEDMONT HOUSING ALLIANCE, 
a Virginia nonstock corporation

By: _________________________________
Name: Sunshine Mathon
Title: Executive Director

ASSIGNEE:

1025-B Park Street, LLC,
a Virginia limited liability company

By: 1025-B Park Street MM, LLC, 
a Virginia limited liability company
its managing member

By: Piedmont Housing Alliance, 
a Virginia nonstock corporation
its sole member

By: ___________________________
Name: Sunshine Mathon
Title: Executive Director
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EXHIBIT A 

LEGAL DESCRIPTION 

 
That certain parcel identified in blue in the site map below that is a part of Parcel Numbers 
470007100, 470011000, and 470080000 and also a part of the property described below.  
 

ALL that certain tract or parcel of land, situated in Charlottesville, Virginia, more 
particularly shown and described on the plat made by Kirk Hughes & Associates, dated 

 
Charlottesville-  
 
LESS AND EXCEPT that certain strip of land containing approximately 18,734 square 
feet (0.430 acres), more or less, as granted to the City of Charlottesville, Virginia, by 

 
Court, City of Charlottesville, Virginia. 
 
BEING a part of the same real estate conveyed to Monticello Area Community Action 
Agency, a Virginia not for profit corporation, by deed from Charlottesville-Albemarle 
YMCA, Inc., a Virginia non-stock corporation, and Christine C. Chapman, Substitute 
Trustee under agreement dated April 10, 1989 creating The McIntire Land Trust, dated 

 
Charlottesville, Virginia in Deed Book 604 page 568. 
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PURCHASE AND SALE AGREEMENT 

 

(1025 Park Street) 

 

THIS PURCHASE AND SALE AGREEMENT (this “Agreement”) is made as of March, 

13, 2023 (“Effective Date,”) by and between MONTICELLO AREA COMMUNITY ACTION 

AGENCY, its permitted successors and assigns (“Seller”), and PIEDMONT HOUSING 

ALLIANCE, its permitted successors and assigns (“Purchaser”). 

 

RECITALS 

 

A. Seller is the owner of certain real property to be known as Park Street Apartments (the 

“Project”) located at 1025 Park Street, Charlottesville, Virginia, as more particularly 

described in Exhibit A, together with all rights, privileges and easements appurtenant to as 

more particularly described in Section 1 below; and 

 

B. Seller intends to develop the Property for community housing using low-income housing tax 

credits under Section 42 of the Internal Revenue Code of 1986, as amended, and such 

development will result in the demolition of substantially all improvements to the real estate 

at 1025 Park Street; and  

 

C. Seller desires to sell the Property to Purchaser, and Purchaser desires to purchase the 

Property from Seller, for the price and upon the terms and conditions hereinafter set forth. 

 

In consideration of the mutual promises hereinafter set forth, and for other good and 

valuable consideration, the receipt and sufficiency of which are hereby acknowledged, the parties 

hereto agree as follows: 

 

AGREEMENT 

 

1. Agreement of Purchase and Sale. Seller hereby agrees to sell and convey to Purchaser, and 

Purchaser, in reliance upon the representations, warranties, and covenants of Seller as hereinafter 

set forth, agrees to purchase from Seller, for the purchase price and upon the terms and 

conditions hereinafter set forth, the following (collectively, the “Property”): 

 

1.1 Land.  All those certain plots, pieces or parcels of land located at 1025 Park Street, 

Charlottesville, Virginia and legally described in Exhibit A attached hereto (the “Land”). 

1.2 Appurtenances.  All rights, privileges and easements appurtenant or belonging to the 

Land, including without limitation all of Seller’s rights, title and interest in and to any (a) streets, 

roads, ways, rights-of-way, alleys, passageways, driveways, sidewalks and  parking areas adjacent 

to the Land or used in connection therewith, (b) land lying in the bed of any existing or proposed 

street or way adjacent to the Land, (c) utility and other easements serving, used or intended for the 

use, enjoyment, operation and/or maintenance of the Land and the Buildings and Improvements (as 

defined below) thereon, (d) development, air, water and signage rights with respect to the Land, (e) 

mineral, oil, gas and other hydrocarbon substances on or under the Land and (f) those specific 

easements, rights of way or other appurtenances, if any, included in the legal description of the Land 

set forth in the aforesaid Exhibit A (collectively, the “Appurtenances”). 

1.3 Buildings and Improvements.  All buildings, structures and other improvements on 

the Land (the “Buildings and Improvements”). 
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1.4 Building Fixtures.  All mechanical, electrical, plumbing, heating, ventilating, air 

conditioning, and other equipment and systems located in or on or used in connection with the 

operation and maintenance of the Buildings and Improvements, including without limitation spare 

parts and tools specifically designed for and used with the same, except as identified on Schedule 1 

(collectively, the “Building Fixtures”). 

1.5 [Intentionally Omitted] 

1.6 Intangible Personal Property.  “Intangible Personal Property” means all intangible 

personal property owned by Seller and related to the Property, including, without limitation, the 

following: any leases, warranties, contract rights related to the construction, repair, operation, 

ownership or management of the Property, including, but not limited to all permits, governmental 

approvals, licenses, and all of Seller’s rights, if any, in and to the use of the name of the subject 

Property. 

2. Purchase Price.  

 

2.1. The purchase price for the Property will be Two Million Seven Hundred Seventy-Three 

Thousand Dollars ($2,773,600) (“Purchase Price”). The Purchase Price will be payable 

as follows: Two Million Fourteen Thousand Dollars ($2,014,000) in immediately 

available funds at the closing on the sale of the Property and a duly-executed obligation 

from Purchaser to Seller in the amount of Seven Hundred Thirty-Three Thousand Six 

Hundred Dollars ($733,600.00), in the form of the promissory note attached as Exhibit B 

hereof, which form shall be subject to the review and approval, and include all reasonable 

requirements, of Purchaser’s lenders and investors, and finalized prior to the Closing Date. 

 

2.2. Within three (3) business days of the Effective Date, Purchaser shall deliver a deposit in 

the form of cash in the amount of Twenty-Six Thousand Dollars ($26,000) (“Deposit”) 

and within three (3) business days of the termination of the Feasibility Period (unless this 

Agreement is terminated by Purchaser), the Purchaser shall deliver an additional deposit 

in the form of cash in the amount of Twenty-Six Thousand Dollars ($26,000) (“LIHTC 

Deposit”). 

 

2.2.1. The Deposit will be nonrefundable after the expiration of the Feasibility Period, except 

upon a default by the Seller, failure of a closing condition of the Purchaser, or for other 

reasons specifically provided herein. The Deposit (and, if applicable, the LIHTC 

Deposit and Extension Deposit (as defined below)) shall be applied to the Purchase 

Price at Closing. 

 

2.3. Seller may request the release of the Deposit from escrow after the Feasibility Period, if 

(a) Seller provides Purchaser satisfactory evidence of mechanical equipment failures for 

the Buildings and Improvements or that such facilities require significant maintenance or 

repairs for which substantial funds must be expended by Seller to maintain the Property 

in usable condition or (b) Seller fails to provide the Executed Third Party Purchase 

Contracts (as defined below), in which event the Deposit and the LIHTC Deposit and 

Extension Deposit, if applicable, would be released to Purchaser at its election. 

 

3. Title; Closing.  

 

3.1. Prior to the end of the Feasibility Period (as defined below), Purchaser will, at its own 

expense, cause an examination of title to the Property to be made, and request a title 
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insurance commitment from such agent as may be desired by Purchaser (the “Settlement 

Agent”) to be issued on the Property (the “Title Commitment”). Section 9.4 shall not be a 

precondition to closing unless Purchaser obtains a Title Commitment as required herein. 

 

3.2. Closing of the sale of the Property pursuant to this Agreement (the “Closing”) will take 

place on a date to be mutually agreed upon by Purchaser and Seller; provided, however, 

that Closing will occur no later than January 31, 2025, but may be extended for an 

additional one-year, to January 31, 2026, upon Purchaser being awarded the LIHTC 

Award (defined below) prior to August 31, 2024 and the payment of an additional Thirty 

Thousand Dollar ($30,000) deposit (the “Extension Deposit”) to Seller at least five (5) 

business days prior to the then-current Closing Date. The date on which closing occurs 

will be referred to as the “Closing Date.”  Any further request to extend the closing date 

may be approved in the sole discretion of the Seller.  The Extension Deposit shall be 

nonrefundable if paid after the end of the Feasibility Period, but refundable if paid and 

Purchaser delivers a Termination Notice during the Feasibility Period. 

 

4. Condition of Property. Purchaser acknowledges and agrees that, except as otherwise provided 

in this Agreement, the sale of the Property is, and upon Closing, Seller will sell and convey to 

Purchaser and Purchaser will accept the Property, “AS IS, WHERE IS, WITH ALL FAULTS.” 

Except for those representations and warranties contained in Section 6 of this Agreement, 

Purchaser will rely solely on its own investigation with respect to the Property, including the 

Property’s physical, environmental and economic conditions and the compliance or lack thereof 

with any ordinance, order, permit or resolution. 

 

5. Feasibility Period.  

 

5.1. Seller shall deliver to Purchaser the Due Diligence Materials listed on Exhibit C within 

five (5) business days of the Effective Date to the extent they are in Seller’s possession or 

reasonably obtainable. Purchaser shall have a period (such period being referred to herein 

as the “Feasibility Period”) commencing on the Effective Date and ending on the earlier 

of the date that (a) Purchaser is awarded low-income housing tax credits under Section 42 

of the Internal Revenue Code of 1986, as amended, as determined by (i) the “Final 

Rankings” as publicly posted by Virginia Housing, and (ii) Seller submitting its tax credit 

reservation agreement to Virginia Housing within thirty (30) days after its receipt of such 

agreement from Virginia Housing (the “LIHTC Award”), and (b) August 31, 2024, to 

review and approve such matters and to conduct such due diligence as Purchaser, in 

Purchaser's sole and absolute discretion, may desire, subject to the terms and conditions 

set forth herein. Purchaser may, at its election and in its sole and absolute discretion, at 

any time on or before 5:00 p.m., Eastern Standard Time, on the last day of the Feasibility 

Period, terminate this Agreement provided such termination is made in writing (a 

“Termination Notice”). If Purchaser delivers a Termination Notice, which decision is 

solely a decision of Purchaser with or without a reason therefor, within the time period 

required hereunder, then this Agreement shall be terminated and of no further force or 

effect and Purchaser shall thereafter be entitled to obtain prompt return of the Deposit. If 

Purchaser fails to deliver a Termination Notice to Seller, then Purchaser shall be 

conclusively deemed to have waived any right to terminate this Agreement under the 

provisions of this Section 5.1 and the Deposit shall not be returned to Purchaser unless 

otherwise provided herein. Delivery of a Termination Notice may be provided in 

accordance with the notice provisions hereof, but if delivery is via email, such notice will 

be effective without a follow-up copy. In the event of the termination of this Agreement 

pursuant to this Section 5.1, neither party shall have any further obligation or liability 
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hereunder, except for obligations which expressly survive a termination of this 

Agreement. 

 

5.2. Subject to the conditions set forth herein, Purchaser (or its agents, contractors, lenders or 

investors), at Purchaser’s sole cost and expense, will be permitted during normal business 

hours upon not less than forty-eight (48) hours prior notice, subject in all respects to the 

rights of the tenants under the leases, to make physical inspections of the Property and to 

meet with employees of the property manager and representatives of service providers; 

provided that Purchaser shall at all times be accompanied by a Seller representative if 

Seller so elects.  

 

5.3. Purchaser shall be permitted to undertake the standard testing and gathering of samples 

for a customary Phase 1 environmental site assessment of the land and the improvements 

and any other testing necessary to satisfy the requirements under Section 9.6 below 

(collectively, the “Phase 1 Assessment”). In the event that Purchaser causes a Phase 1 

Assessment of the Land and the Improvements to be performed, and the Phase 1 

Assessment recommends the performance of a Phase 2 environmental site assessment or 

recommends subsurface investigations that involve borings or penetration of the Land or 

the improvements, testing for mold, or air sampling (the “Phase 2 Assessment”), 

Purchaser may perform a Phase 2 Assessment only upon obtaining the prior written 

consent of Seller, not to be unreasonably withheld, conditioned or delayed. If Seller 

permits Purchaser to perform a Phase 2 Assessment, Purchaser must: (i) at least ten (10) 

business days prior to commencement of the Phase 2 Assessment, provide Seller with 

notice of the nature and extent of the damage which may be involved, the name of the 

person or entity performing the assessment, a copy of such person or entity’s liability 

insurance policy, and a copy of the Phase 1 Assessment; (ii) at Purchaser’s sole cost and 

expense, promptly repair all such damage, and (iii) if requested by Seller, provide Seller, 

at no cost to Seller, with a copy of the Phase 2 Assessment, if any, promptly after 

completion. Purchaser acknowledges that prior to the end of the Feasibility Period, any 

and all inspections which Purchaser in its sole and absolute discretion determines to be 

necessary or desirable will be performed by Purchaser, at Purchaser's sole cost and 

expense, so as to enable Purchaser to make its determination pursuant to this Section 5.  

Thereafter, subject to the terms of this Agreement, Purchaser (and its agents, contractors, 

lenders, and investors) will have the right to make continuing inspections of the Property 

until the Closing Date during normal business hours upon not less than forty-eight (48) 

hours prior notice, subject in all respects to the rights of the tenants under the leases. 

Written notice pursuant to this Section 5 may be made by email to shanks@macaa.org, 

jarsali@macaa.org, and gsmith@resortscompanies.com. 

 

5.4. In connection with Purchaser’s inspections, Seller will afford to Purchaser, its counsel, 

accountants, appraisers and other representatives, consultants, experts, and agents during 

normal business hours upon not less than forty-eight (48) hours prior notice access to the 

Property and the books, contracts, rent rolls, paid bills files, lease files, commitments and 

records of the operation and maintenance of the Property and such other records as 

Purchaser may reasonably request. 

 

5.5. Purchaser shall timely apply for and diligently pursue (i) a funding commitment from the 

City of Charlottesville, (ii) a site plan for the Project, and (iii) a commitment from 

Charlottesville Redevelopment & Housing Authority for Public Housing units and/or 

Project Based vouchers from the United States Department of Housing and Urban 

Development or Albemarle County, (iv) contracts or co-development agreements with 

mailto:shanks@macaa.org
mailto:jarsali@macaa.org
mailto:gsmith@resortscompanies.com
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Habitat for Humanity and private developers and (v) all other funding sources necessary for 

the Project and shall keep Seller apprised in advance of approaching deadlines and 

milestones and of the status of these matters.  If discussion with third parties or applications 

for such financial resources are premature during the Feasibility Period, Purchaser shall 

advise the Seller when it will begin pursuit of such funding. 

 

6. Representations and Warranties and Covenants of Seller. Seller makes the following 

representations and warranties and covenants to Purchaser, each and all of which will be true 

and correct as of the date hereof, unless otherwise provided below, and as of the Closing Date: 

 

6.1. Seller is a non-stock corporation duly formed, validly existing and in good standing 

under the laws of the Commonwealth of Virginia. Seller is bound by the actions and 

execution and delivery hereof by the authorized signatory who has executed this 

Agreement for and on behalf of Seller; and Seller has all requisite authority and power to 

enter into this Agreement and to consummate the transactions contemplated herein. 

 

6.2. The execution and delivery of this Agreement by Seller the execution and delivery by 

Seller of the documents and instruments to be executed and delivered by Seller on the 

Closing Date, the performance by Seller of Seller’s duties and obligations under this 

Agreement and of all other acts necessary and appropriate for the full consummation of 

the purchase and sale as contemplated herein do not and will not (i) conflict with, result 

in any breach of, constitute a default (or an event that, with notice or lapse of time or both, 

would become a default) or violate any contract, agreement or other instrument to which 

Seller is a party and that is related to Purchaser’s projected use of the Property, (ii) conflict 

with or violate any law applicable to Seller or by which the Property is bound or affected 

or (iii) require any consent, approval, notice or authorization of any person or entity  

pursuant to any material contract or agreement to which Seller is a party. 

 

6.3. Seller will have delivered to Purchaser on or prior to the Closing Date copies of all of the 

documents, agreements, and other items and materials required to be delivered by Seller 

hereunder, and there have not been, and will not be pending as of the Closing Date, any 

material adverse changes or amendments thereof except as disclosed in this Agreement. 

 

6.4. Seller owns good and marketable fee simple title to the Property, of record and in fact, 

legally and beneficially, and the Property is subject to no deed(s) of trust, lien, breach, 

encumbrance, conditional sales contract or other obligation, whether absolute or 

contingent, affecting good and marketable title to the Property, except for the Permitted 

Exceptions (defined below). As used herein, “Permitted Exceptions” means (i) current 

real estate taxes not yet due and payable, (ii) applicable zoning and building regulations, 

(iii) matters of record as shown on the Title Commitment, and (iv) matters which would 

be revealed by an accurate survey or inspection of the Property as of the Effective Date. 

Notwithstanding the foregoing, “Permitted Exceptions” will not include liens that can be 

released by the payment of money and without any further action required by Seller 

(“Monetary Liens”). 

 

6.5. The Property is not subject to any agreements of sale, or any purchase or lease options to 

acquire any interest in the Property, other than this Agreement. 

 

6.6. Seller has not received written notice of any pending or threatened proceeding or action 

in the nature of eminent domain, nor is there any pending, or threatened, proceeding or 

action by any governmental authority having the power of eminent domain, which might 
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result in any part of the Property being taken by condemnation or conveyed in lieu thereof. 

 

6.7. There is no litigation (including any arbitration, investigation or other proceeding) 

pending or threatened which would prevent Seller from being able to perform its 

obligations in accordance with the terms and conditions of this Agreement or which would 

materially affect the Property. 

 

6.8. At or prior to Closing, Seller will satisfy and cause the release of the Monetary Liens 

arising prior to the Effective Date; provided, however, that Seller may use the proceeds from 

the sale of the Property at Closing to satisfy such liens. 

 

6.9. All transferable licenses, certificates, registrations, permits, and other approvals obtained 

by Seller for its intended use and occupancy of the Property and all leases with present 

tenants at the Property will be assigned and endorsed over to Purchaser at closing, and 

Seller and Purchaser will equally share the costs, if any, incident to the transfer thereof. 

 

6.10. Seller is not a “foreign person” within the meaning of Sections 1445 and 7701 of the 

Internal Revenue Code of 1986, as amended, and any applicable regulations thereunder. 

 

6.11. There are no attachments, executions, assignments for the benefit of creditors, 

receiverships, conservatorships, or voluntary or involuntary proceedings in bankruptcy or 

pursuant to any other debtor relief laws contemplated or filed by Seller and Seller has 

received no notice of any of the same pending or threatened against Seller or the Property. 

 

6.12. Seller has not generated, stored or disposed of any oil, petroleum products, or “hazardous 

materials,” as defined under Virginia or United States laws or regulations (collectively, 

“Hazardous Materials”) at the Property or any of the Buildings and Improvements and 

there has been no previous or present generation, storage, disposal or existence thereof.  

All previous or present generation, storage, disposal or existence of Hazardous Materials 

has been and is in compliance with all applicable law. For the avoidance of doubt, (i) 

Seller has not entered into any consent decree or administrative order for any alleged 

violation of laws relating to Hazardous Materials; (ii) Seller has not received any written 

request for information or a demand letter from a citizen with respect to a violation of laws 

pertaining to Hazardous Materials; and (iii) Seller has not received any written notice of 

any violation or alleged violation with respect to a violation of laws pertaining to 

Hazardous Materials.  Seller makes no representation with respect to the presence of lead 

paint or asbestos on the Property. 

 

6.13. There are no adverse parties in possession of the Property or of any part thereof and no 

parties in possession thereof except Seller and except as otherwise expressly disclosed 

herein, no party has been granted any license, lease, easement, or other right relating to 

the use or possession of the Property except as otherwise expressly disclosed herein. 

 

6.14. The Property has electricity, gas, water, sewer and all other utilities required to operate 

the Property.  
 

6.15. Seller has not received (i) any written notice of any violations of any federal, state, county, 

or municipal law, ordinance, code, order, regulation, or requirement affecting any portion 

of the Property (including without limitation the Americans with Disabilities Act), or (ii) 

any written notice of any violation of any zoning, building, health, flood control, fire, or 

other law, ordinance, order, regulation, or any restrictive covenant that remains 
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outstanding. 

 

6.16. The Property, if previously financed using low-income housing tax credits under Section 

42 of the Internal Revenue Code of 1986, as amended, and the Treasury Regulations 

promulgated thereunder (the “Code”), is beyond the 15-year compliance period, as 

described in the Code. 

 

6.17. From and after the Effective Date, neither Seller nor property manager will: (i) enter into 

any new service contract having a term extending beyond the Closing Date or, if 

applicable, the termination date of any post-closing occupancy agreement, that is not 

terminable by Purchaser, in its sole discretion, on not more than thirty (30) days’ notice to 

the respective vendor or contractor without premium or penalty, or (ii) alter or amend any 

service contract, the term of which would extend beyond the Closing Date or, if applicable, 

the termination date of any post-closing occupancy agreement, that is not terminable by 

Purchaser, in its sole discretion, on not more than thirty (30) days’ notice to the respective 

vendor or contractor without premium or penalty. 

 

6.18. Seller and Purchaser agree that Sections 24.101(b)(2), 24.2(a)(9)(ii)(D) and 

24.2(a)(9)(ii)(E) of the Uniform Relocation Act apply to the transactions contemplated by 

this Agreement and, accordingly, such transactions are exempt from the regulations and 

requirements of the Uniform Relocation Act. Seller shall hereafter have no right to enforce 

the conditions or provisions of the Uniform Relocation Act against Purchaser in 

connection with the transactions contemplated by this Agreement. 

 

7. Covenants. 

 

7.1. From and after the date of this Agreement, without the express written consent of Purchaser, 

Seller covenants and agrees that, except for transactions specifically contemplated in this 

Agreement: 

 

7.1.1. Seller will not take or fail to take any action that would result in any of the representations 

and warranties set forth in this Agreement that are material to Purchaser’s planned use of 

the Property not being and remaining true and correct on the Closing Date. 

 

7.1.2. Except as otherwise provided in this Agreement, Seller will not engage in any activity or 

effect any transaction with respect to the Property that is outside the normal and ordinary 

course of business. Prior to the Closing Date, there will not be any material change made, 

or caused to be made, by Seller or the agents or employees of Seller, in the condition of 

the Property other than changes in the ordinary course of business (none of which is 

material or adverse). 

 

7.2. Seller will provide Purchaser with access to non-classroom portions of the Property during 

normal business hours upon reasonable notice.  Classrooms and areas where children are 

being supervised for any program operated by Seller may only be accessed after classroom 

operating hours or with the permission of Seller. 

 

7.3. Seller will, upon request by Purchaser, reasonably cooperate with any requests of the 

Purchaser necessary for local approvals or financing and will provide public support and 

advocacy for the Project. 

 

7.4. From the Effective Date until the earlier of (i) termination of this Agreement pursuant to the 
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provisions of this Agreement and (ii) Closing, Seller agrees to remove the Property from the 

market and shall not enter into any negotiations or agreements with third parties regarding 

sale of the Property or any portion of or right in the Property. In the event of any breach of 

this Section 1Seller, Buyer shall have all rights and remedies available at law or in equity, 

including without limitation specific performance and recovery of damages and legal fees 

and expenses. 

 

7.5. At all times from the date hereof through the Closing Date, Seller shall cause to be 

maintained in force fire and extended coverage insurance and commercial general liability 

insurance upon the Property in amounts not less than the amounts of the insurance 

coverage on the Property on the Effective Date. 

 

7.6. Seller shall provide to Purchaser promptly following Seller's receipt (i) any written notices 

of material default or alleged material default by the landlord or the tenant under any of 

the Leases or by any party under any service contract of Seller and (ii) any written notices 

of alleged material violations of applicable law with respect to the Property received by 

Seller from and after the Effective Date. 

 

7.7. In order to avoid any delays in demolition or construction at the Property, Seller will cease 

Head Start operations as of June 30, 2025, which date corresponds to the end of the academic 

school year (and if the Closing occurs prior to such date, Purchaser agrees not to require 

termination of MACAA’s Head Start operations prior to such date). If, however, the Closing 

Date is extended or expected to be extended to a date that would allow the MACAA’s Head 

Start operations to be renewed for another complete academic year at the Property, then the 

parties hereto will cooperate to enter into a lease on terms mutually agreeable to allow for 

the completion of the academic school year and on-time commencement of demolition and 

construction at the Property. 

 

7.8. Purchaser shall continue to diligently pursue or apply for the items identified in Section 5.5 

and shall keep Seller apprised in advance of approaching deadlines and milestones and of 

the status of these matters. 

 

8. Purchaser’s Warranties and Representations.  Purchaser warrants and represents to Seller as 

follows: 

 

8.1. Purchaser is a corporation, duly formed, validly existing and in good standing under the laws 

of the Commonwealth of Virginia. Purchaser is bound by the actions and execution and 

delivery hereof by the authorized signatory who has executed this Agreement for and on 

behalf of Purchaser; and Purchaser has all requisite authority and power to enter into this 

Agreement and to consummate the transactions contemplated herein. 

 

8.2. The execution and delivery of this Agreement, the execution and delivery of the documents 

and instruments to be executed and delivered by Purchaser on the Closing Date, and the 

performance by Purchaser of Purchaser’s duties and obligations under this Agreement and 

of all other acts necessary and appropriate for the full consummation of the purchase and 

sale as contemplated herein, are not in violation of, any contract, agreement or other 

instrument to which Purchaser is a party. 

 

9. Conditions Precedent to the Obligations of Purchaser. The obligations of Purchaser to purchase 

the Property pursuant to the provisions of this Agreement will be subject to the following 

conditions, which may be waived by Purchaser in its sole discretion: 
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9.1. The representations and warranties made by Seller herein will be true and correct when 

made and as of the Closing Date, provided however, that as to any warranty or 

representation that is not accurate but is subject to cure, Seller shall be granted a 

commercially reasonable opportunity to effect a cure. 

 

9.2. Between the date of this Agreement and the Closing Date, Seller will have complied with 

and not be in breach of the covenants contained in Section 6 hereof, provided however, 

that as to any warranty or representation that is not accurate but is subject to cure, Seller 

shall be granted a commercially reasonable opportunity to effect a cure.  

 

9.3. On the Closing Date, the condition and status of title to the Property will be as set forth in 

Section 4. 

 

9.4. Purchaser receipt of executed purchase contract(s) (the “Executed Third Party Purchase 

Contracts”) by third party developers for the duplex and townhome lots indicated on the 

final City of Charlottesville zoning approval. In the event that executed contracts are not in 

place the Purchaser may elect either (i) to terminate this Agreement, in which event the 

deposit will be released to the Purchaser or (ii) to waive this condition and proceed to the 

closing. 

 

9.5. Purchaser has secured sufficient soft loans, grants, or other funding to allow the Project 

Closing to occur, in the reasonable determination of the Seller. 

 

9.6. Notwithstanding any other provision of this Agreement, Purchaser shall have no obligation 

to purchase the Property, and no transfer of title to the Purchaser may occur, unless and until 

the appropriate authority has provided Purchaser and/or Seller with a written notification 

that: (1) it has completed a federally required environmental review and its request for 

release of federal funds has been approved and, subject to any other Contingencies in this 

Agreement, (a) the purchase may proceed, or (b) the purchase may proceed only if certain 

conditions to address issues in the environmental review shall be satisfied before or after the 

purchase of the property; or (2) it has determined that the purchase is exempt from federal 

environmental review and a request for release of funds is not required. Such appropriate 

authority shall use its best efforts to conclude the environmental review of the property 

expeditiously. 

 

10. Conditions Precedent to the Obligations of Seller. The obligations of Seller to sell the Property 

pursuant to the provisions of this Agreement will be subject to Seller’s receipt of the Purchase 

Price on the Closing Date. In the event the foregoing condition is not satisfied on the Closing Date, 

Seller may elect, in its sole discretion, to terminate this Agreement, in which event neither party 

will have any continuing rights or obligations hereunder, except for those obligations that expressly 

survive termination. 

 

11. Deliverables at Closing. 

 

11.1. At Closing, Seller will transfer, deliver, and convey to Purchaser: 

 

11.1.1. A good and sufficient special warranty deed, in recordable form, conveying fee 

simple title to the Property to Purchaser. 

 

11.1.2. A bill of sale that transfers title to all the personal property being sold hereunder to 
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Purchaser free and clear of all charges, security instruments, mortgages, liens and 

encumbrances of every nature, other than Permitted Encumbrances. 

 

11.1.3. An assignment in writing, transferring and delivering to Purchaser all contracts, 

property management agreements, leases (including all security deposits thereunder 

and interest on said security deposits calculated in accordance with this Agreement), 

unexpired warranties and licenses relating to the Property. 

 

11.1.4. Any site plan applied for by Purchaser for the Property together with any access 

easements obtained by Purchaser for the purpose of developing the Property as low-

income housing, as well as executed copies of such easements. 

 

11.1.5. The originals of all leases and contracts, and all amendments thereto, with respect to 

the Property. 

 

11.1.6. Such other customary certificates, agreements and other documents as may be 

reasonably requested by the Settlement Agent in order to permit the issuance of the title 

policy described in Section 3 hereof. 

 

11.1.7. All transferable licenses, certificates, registrations, permits, and other approvals 

necessary or required for Purchaser’s intended use of the Property will be assigned and 

endorsed over to Purchaser at closing, and Purchaser shall bear the costs, if any, incident 

to the transfer thereof. 

 

11.1.8. All keys to the improvements and to the personal property. 

 

11.1.9. Possession of the Property, subject only to the Permitted Exceptions. 

 

11.1.10. An executed purchase contract for the sale of 1021 Park Street. 

 

11.2. On the Closing Date, the Purchaser will pay to Seller the Purchase Price, less the Deposit. 

 

11.3. On the Closing Date, Settlement Agent shall be prepared to issue to Purchaser a title policy, 

in an amount equal to the Purchase Price, which reflects that indefeasible fee simple title to 

the land and the improvements and is vested in the name of Purchaser as of the date of 

Closing, subject only to the Permitted Exceptions. 

 

11.4. At Closing, Seller will cause the Settlement Agent to satisfy and cause the release of the 

Monetary Liens arising prior to the Effective Date; provided, however, that the Settlement 

Agent may use the proceeds from the sale of the Property at Closing to satisfy such liens. 

 

12. Adjustments. 

 

12.1. All paid rents, other income of the Property, current operating expenses, real estate taxes, 

other taxes and assessments (whether general or special), all utilities, water and sewer 

charges, all utility deposits, and charges under any insurance policy and maintenance and 

service contracts which Purchaser expressly agrees to assume will be adjusted as of 

midnight the day immediately preceding the Closing Date. Rent collected by Seller as of 

midnight the day immediately preceding the Closing Date will be prorated as of the 

Closing Date. “Rent” as used herein means fixed monthly rent, additional rents escalation 

rents, retroactive rents, any pass-throughs and other sums and charges payable by the 
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tenants under any lease. Rent is delinquent when payment thereof is due on or prior to 
Closing.  Delinquent Rent on the Closing Date will not be adjusted at the Closing, but shall 
be collected by the manager of 1021 Park Street (if applicable) as agent for the Seller, and 
as to any delinquent Rent owed by the same tenant after the date of Closing, the manager 
shall act as agent for the Purchaser.  Subject to the provisions set forth below with respect 
to shortfalls in collected delinquent rents, Seller will be entitled to all income and will be 
charged with all expenses up to midnight the day immediately preceding the Closing Date, 
and Purchaser will be entitled to all income and will be charged with all expenses thereafter. 
In the event of any shortfall in rent collections from a single delinquent tenant affecting 
both Seller and Purchaser, the manager shall remit collected rental income pro-rata 
between Seller and Purchaser based on the number of days of rent not paid at the normal 
rental rate, and shall deduct uncollected expenses including pre- and post-Closing eviction 
expenses from the collected funds in a like manner and account to both parties. All security 
deposits of tenants of the Property (and interest due thereon in an amount calculated in 
accordance with any applicable state or local regulations by Purchaser and subject to 
approval by Seller) will be transferred to the account of Purchaser at Closing unless the 
same have been forfeited to Seller in accordance with applicable law and the tenant’s 
lease. The parties shall cause the Property’s manager to arrange for the rendition of final 
bills by the utility companies involved as of the Closing Date. Seller will leave in escrow 
with the Settlement Agent the amount estimated by the Settlement Agent to pay unbilled 
water and sewer charges and other utilities for any period prior to the Closing Date. 

 
12.2. Except as may otherwise be provided in this Agreement, Seller will be responsible for all 

costs of satisfying and releasing all existing liens on the Property, including all recordation 
fees. Purchaser will be responsible for and pay all costs pertaining to the transfer of the 
Property, including, without limitation: (i) title search costs, (ii) title insurance premiums 
and endorsement charges, (iii) survey costs, (iv) Virginia and Charlottesville City real 
estate transfer and recordation taxes and recording fees, and (v) all Settlement Agent’s 
fees and costs. Seller and Purchaser will be responsible for their own legal costs. 

 
13. Default. If Purchaser fails or refuses to make settlement hereunder as herein required, this 

Agreement will become null and void and of no further force or effect and neither party will have 
any continuing rights or obligations hereunder, except for those obligations that expressly survive 
termination and Seller shall receive the Deposit in full. Seller covenants not to bring any action or 
suit, whether legal or equitable, against Purchaser for damages or other redress in the event of 
Purchaser’s default hereunder. In addition to the other remedies that Purchaser may have under 
this Agreement in the event of Seller’s default, Purchaser will be entitled to equitable relief to 
enforce the terms and conditions of this Agreement either through a decree for specific 
performance or an injunction.  If the court denies such equitable relief, Purchaser shall be entitled 
in addition to other remedies it may have to damages in the amount of $250,000, which amount 
Seller agrees reasonably reflects the costs incurred by Purchaser in connection with the 
transactions contemplated by this Agreement and Purchaser shall receive the Deposit back in 
full. 

 
14. Risk of Loss. Risk of loss or damage from fire, other casualty, or both, is assumed by Seller until 

the deed of conveyance described in Section 11.1.1 is delivered.  
 
14.1. In the event the Property, or any portion thereof, is condemned by any governmental 

authority under its power of eminent domain or becomes the subject of a notice of 
condemnation, Purchaser may elect to (i) terminate this Agreement, in which event neither 
party will have any continuing rights or obligations hereunder, except for those obligations 
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that expressly survive termination, or (ii) complete settlement hereunder, in which event 
Seller will assign to Purchaser all of Seller’s right, title and interest in and to any 
condemnation awards, whether pending or already paid. 

 
15. Miscellaneous. 
 

15.1. All of the representations and warranties made in this Agreement are and will be continuous 
and continuing and all of the same shall remain true and correct in all material respects 
through the Closing Date, except as otherwise set forth herein. The representations and 
warranties contained in this Agreement shall survive Closing and the transfer of title to 
Purchaser as contemplated hereunder to and until 5:00 p.m. EST time on six (6) months 
from Closing. 
 

15.2. Purchaser may freely assign its rights and interests hereunder, in whole or in part, relating 
to any portion of the Property, including, without limitation, the Land, to any entity under 
common control or wholly owned by Purchaser. No such assignment shall relieve the 
assigning party from any liability hereunder that arises before such assignment. 

 
15.3. The parties hereto represent and warrant to each other that, there has been no broker, sales 

representative or agent involved in this transaction that would be entitled to a commission 
or other compensation. Seller will be responsible for any commission owed to Seller’s 
broker in connection with this Agreement. 

 
15.4. This Agreement will inure to the benefit of and be binding upon the parties hereto and their 

respective heirs, administrators, executors, successors and assigns. This Agreement contains 
the entire agreement between the parties hereto and there are no promises, agreements, 
conditions, undertakings, warranties or representations, oral or written, express or implied, 
between them other than as herein expressly contained or referred to. No waiver of any of 
the provisions of this Agreement will be valid unless in writing and signed by the parties 
against whom it is sought to be enforced. 

 
15.5. The representations, warranties, covenants and indemnifications contained in this 

Agreement will remain operative and, except as otherwise provided herein, will survive 
settlement under this Agreement for the term specified herein and the execution and delivery 
of the documents listed in Section 11. 

 
15.6. This Agreement will be governed, enforced, construed and interpreted in accordance with 

the laws of the State of Virginia without regard to conflicts of law principles. 
 

15.7. This Agreement may not be assigned without the prior written consent of both parties. 
 

15.8. This Agreement may be executed in counterparts, and all counterparts so executed will 
constitute one Agreement of Sale, binding upon all of the parties hereto, notwithstanding 
that all of the parties are not signatory to the original or the same counterpart. 

 
15.9. All notices and other communications hereunder will be in writing and will be deemed to 

have been duly given (i) upon delivery, if delivered by hand to the addresses below, (ii) two 
(2) business days following posting, if mailed, postage prepaid, by certified mail, return 
receipt requested, to the addresses below, (iii) upon delivery, if sent by Federal Express, 
Scheduled Express, Airborne, Purolator or Express Mail to the addresses set forth below, 
or (iv) upon delivery, if delivered by electronic mail if sent to the email addresses listed 
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below: 
 

if to Seller, addressed to: Monticello Area Community Action Agency 
1025 Park Street 
Charlottesville, VA 22902 
Attn:  Sarah Hanks, Executive Director 
With cc: by email to:  shanks@macaa.org 
 

If to Purchaser, addressed to: Piedmont Housing Alliance  
682 Berkmar Circle 
Charlottesville, VA  22901 
Attn: Sunshine Mathon 
Email: smathon@piedmonthousing.org 
 

With a copy to: Klein Hornig, LLP 
1325 G Street, NW, Suite 770 
Washington, D.C. 20005 
Attn:  Erik T. Hoffman 
Email:  ehoffman@kleinhornig.com  
 

 
Any of the parties may effect a change of address by written notice to the other parties 
hereto. 

 
 

[signature pages follow] 
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EXHIBIT A 

LEGAL DESCRIPTION 

ALL that certain tract or parcel of land, situated in Charlottesville, Virginia, more 
particularly shown and described on the plat made by Kirk Hughes & Associates, dated 
May 21, 1993, entitled “Plat Showing a Physical Survey of 8.0661 Acres Owned by the 
Charlottesville-Albemarle YMCA, Inc.”, recorded in Deed Book 604 page 570. 

LESS AND EXCEPT that certain strip of land containing approximately 18,734 square 
feet (0.430 acres), more or less, as granted to the City of Charlottesville, Virginia, by 
Certificate of Take recorded as Instrument No. 2012003535 in the Clerk’s Office, Circuit 
Court, City of Charlottesville, Virginia.

BEING a part of the same real estate conveyed to Monticello Area Community Action 
Agency, a Virginia not for profit corporation, by deed from Charlottesville-Albemarle 
YMCA, Inc., a Virginia non-stock corporation, and Christine C. Chapman, Substitute 
Trustee under agreement dated April 10, 1989 creating The McIntire Land Trust, dated 
May 19, 1993 recorded June 10, 1993 in the Clerk’s Office, Circuit Court, City of 
Charlottesville, Virginia in Deed Book 604 page 568.
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[FORM IS SUBJECT TO THE REVIEW AND REVISION BY THE SENIOR LENDER 

AND TAX CREDIT INVESTOR OF THE MAKER] 
 

EXHIBIT B 

 

Form of Promissory Note 

 

 

Face Amount $_____________.00 Date:  __________ 

PROMISSORY NOTE 

FOR VALUE RECEIVED, [__] (“Maker”), does hereby promise to pay to the order of 

MONTICELLO AREA COMMUNITY ACTION AGENCY (hereinafter called “Payee”), at 

1025 Park Street, Charlottesville, Virginia, or at such other place as the holder hereof may from 

time to time direct in writing, the principal sum of Seven Hundred and Thirty-Three Thousand Six 

Hundred and No/100 Dollars ($733,600.00) together with interest on the unpaid outstanding 

principal balance hereunder at the interest rate applicable from time-to-time as provided below (the 

“Loan”).   

1. Interest Rate.   

The interest rate for the __TBD__ (___) years of the term of the Loan [term will be 

co-terminus with senior loan], commencing on the date hereof and ending on ________________ 

(the “Maturity Date”) shall be a fixed rate of zero percent (0%) above the Applicable Federal Rate 

(“AFR”) per annum (the “Interest Rate”), charged against the unpaid balance until paid. 

 2. Repayment; Maturity; Prepayment; Assignment; Assumption and 

Subordination. 

(a) Maker agrees to pay the principal sum of this Note and interest on the 

unpaid principal sum of this Note from time to time outstanding at the rate and at the times 

specified herein and subject to available Cash Flow, as defined in the Amended and Restated 

Operating Agreement of the Maker, and the entire amount of the obligations hereunder shall be due 

and payable on the Maturity Date. 

(b) Principal and interest under this Note shall be due and payable in _____ 

equal monthly payments of principal and interest (i.e., a fixed or level payment) in an amount per 

month sufficient to amortize the entire principal balance and pay all accrued interest over such 

_____ month period, such payments to commence on _____________ and continuing on the 

_______ day of each successive month thereafter until all outstanding principal and interest have 

been paid in full. 

(c) All payments shall be made in lawful money of the United States, at the 

aforesaid office of Payee or such other place as the holder may designate. Interest shall be 

computed on the basis of a three hundred sixty (360) day year and will be paid for the actual 

number of days elapsed. 
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(d) In the event Maker fails to pay any monthly installment of interest and/or 

principal due under the terms hereof within fifteen (15) days after its due date, a late charge of five 

percent (5%) of the amount past due shall be due and payable to Payee along with the past due 

monthly installment. 

(e) This Note may be prepaid in full or in part at any time without penalty or 

premium (“Prepayment”).  Maker may not designate a payment as a Prepayment if Maker has not 

made all the monthly payments due under this Note. The Payee will use Prepayments to reduce the 

amount of principal that Maker owes under this Note.  However, the Payee may apply a 

Prepayment to the accrued and unpaid interest on the Prepayment amount, before applying a 

Prepayment to reduce the principal amount of the Note. 

 

(f) This Note cannot be assumed or subordinated to third parties without the 

prior written consent of the Payee except for entities owned or fully controlled by the Maker. 

(g) All sums payable to Payee which are due on a day on which Payee is not 

open for business shall be paid on the next succeeding business day and such extended time shall 

be included in the computation of interest.  This note cannot be assigned or transferred to any third 

party without the prior written consent of the Payee. 

3. Security.  

(a) This Note is executed and delivered in connection with a commercial 

transaction and is secured by the lien of a second position Deed of Trust, Assignment of Rents and 

Security Agreement of even date herewith (the “Deed of Trust”) from Maker in favor of Payee 

against certain real property, and all buildings and improvements thereon, located at 1021 and 1025 

Park Street, Charlottesville, Virginia (the “Property”). The Deed of Trust and all other documents 

securing this Note or otherwise executed and delivered by Maker in connection with the Loan are 

referred to collectively as the “Loan Documents” and individually as a “Loan Document.” 

(b) Maker covenants and agrees to keep and perform all agreements, 

conditions, covenants, provisions and stipulations contained in the Loan Documents strictly in 

accordance with their terms. 

4. Additional Payments. 

(a) In addition to the payments provided for in Section 2 of this Note, Maker 

promises to pay on demand any additional monies required to be paid or advanced to Maker or paid 

or advanced on behalf of Maker by Payee pursuant to the terms of the Deed of Trust; and this Note 

shall evidence, and the Deed of Trust and other Loan Documents shall secure the payment of, all 

such sums so advanced or paid (all such sums including the payments provided for in Section 2 of 

this Note being hereinafter called individually and collectively, the “Liabilities”). 

(b) From and after the Maturity Date of this Note, either according to its terms 

or as the result of a declaration of maturity made by the holder hereof, whether by acceleration or 

otherwise, or from and after an “Event of Default” (as defined in Section 6 of this Note) in the 

payment of any interest or principal and/or an Event of Default in the performance of such 

covenants or agreements contained in the Loan Documents, irrespective of any declaration of 

maturity, the entire principal remaining unpaid hereunder, as well as any amounts owing pursuant 

to Sections 2 and 4(a) of this Note, shall bear interest at a default rate equal to the Interest Rate as 

then in effect plus five percent (5%) per annum (the “Default Rate”) from the Maturity Date or 
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such Event of Default until such sum is paid in full.  In the event that the Default Rate is in excess 

of the maximum lawful interest rate that Payee may charge or if any court of law or equity 

construes the Interest Rate as set forth herein as constituting a penalty, then this provision shall be 

amended to provide that interest shall be calculated at the highest rate of interest permitted to be 

charged by law. 

5. Respecting Interest.  In the event the interest provisions hereof or any exactions 

provided for herein or in any Loan Document or other instrument securing this Note shall result in 

an effective rate of interest that for any period of time exceeds the limits of the usury or any other 

law applicable to the Loan, because of: (a) the reduction of principal; or (b) any other reason 

related or unrelated to such interest provisions at any time during the life of the Loan; or (c) any 

combination of (a) and (b) above, then all sums in excess of those lawfully collectible as interest 

for the period in question shall, without further agreement or notice between or by any party hereto, 

be applied to principal immediately upon receipt of such monies by the holder hereof with the same 

force and effect as though Maker had specifically designated such extra sums to be so applied to 

principal and the holder hereof had agreed to accept such extra payment(s) as a premium-free 

prepayment.  Notwithstanding the foregoing, however, the holder hereof may at any time and from 

time to time elect by notice in writing to the owner of the Property affected by the Deed of Trust to 

reduce or limit the collection of any interest to such sums which, when added to the first stated 

interest, shall not result in any payments toward principal in accordance with the requirements of 

the preceding sentence.  In no event shall any agreed to or actual exaction as consideration for the 

Loan exceed the limits imposed or provided by the law applicable to this Loan or Maker in the 

jurisdiction in which the Property is located, for the use or detention of money or forbearance in 

seeking its collection. 

In the event any waiver of interest herein for charitable or other purposes shall result in the 

imposition by any taxing authority of imputed income to Payee, Payee may issue to Maker an 

invoice for such amount and for any related incidental expenses, and Maker shall pay the invoiced 

amount to Payee within thirty (30) days.  

6. Events of Default.  Each of the following shall constitute an event of default 

hereunder (an “Event of Default”): 

(a) the failure of Maker to make any payment of interest or principal 

hereunder when the same is due and payable, which default is not cured within ten (10) days after 

written notice is made by Payee to Maker of the existence of said default; 

(b) the failure of Maker to make any payment other than those described in 

subparagraph 6(a) above when due as required hereunder; 

(c) the occurrence of any other default or Event of Default hereunder or under 

any of the other Loan Documents and such default is not cured within any applicable grace period 

set forth therein;  

(d) the failure of Maker to duly perform or observe any other terms or 

provisions of this Note not otherwise specifically constituting an Event of Default stated above in 

this Section and such failure continues unremedied for a period of fifteen (15) days after written 

notice from Payee to Maker of the existence of such failure, unless such failure is of such nature 

that it cannot be reasonably be cured within such fifteen (15) day period, in which case such failure 

shall not be an Event of Default hereunder if Maker commences to cure such default within such 
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fifteen (15) day period and thereafter diligently proceeds to cure such default within a reasonable 

period of time not to exceed thirty (30) days after such notice; and 

(e) the occurrence of any Event of Default or any other default under any 

other debt obligation owed by Maker to Payee. 

7. Remedies.  During the occurrence of an Event of Default and at any time 

thereafter during the continuance of such Event of Default, Payee shall have the following rights or 

remedies: 

(a) to declare the entire unpaid amount of the Liabilities immediately due and 

payable in full without presentation, demand or protest, all of which are hereby waived by Maker; 

and/or 

(b) to exercise from time to time any and all rights and remedies available to 

it, either under the Uniform Commercial Code as then in effect or any then applicable law, 

including but not limited to, the sale of the Property and/or foreclosure pursuant to the Deed of 

Trust, the right to collect the rents and profits from the Property, and the right to dispose of any 

property pledged as security for the Loan by Maker or any other entity at public or private sale(s) 

or other proceedings; and Maker agrees that Payee or its nominee may become the purchaser at any 

such sale(s) or other proceedings, and that the portion of the proceeds from any such disposition 

which is applicable to the amounts due hereunder may be applied in such manner and in such order 

as Payee may elect. 

8. Other Liens and Encumbrances.  At all times Maker (a) shall keep the Property 

free from all liens, mortgages, security interests, encumbrances and claims of every kind and nature 

except for (i) those in favor of Payee, and (ii) any permitted liens as approved in advance by the 

Payee, (b) shall not permit any lien, deed of trust, security interest, encumbrance or claim of any 

party other than Payee to accrue or remain on the Property or any part thereof which may be 

superior to the lien or security interest of the Deed of Trust, and (c)  unless Maker obtains the prior 

written consent of Payee, shall not permit any lien, deed of trust, security interest, encumbrance or 

claim to accrue or remain on the Property or any part thereof which may be inferior or junior to the 

lien or security interest of the Deed of Trust.  Maker shall give Payee notice of any default in any 

permitted junior or subordinated lien, deed of trust, security interest or encumbrance on the 

Property and notice of any foreclosure or threat of foreclosure of such permitted junior or 

subordinated lien, deed of trust, security interest or encumbrance. 

9. Waivers. 

(a) Maker expressly waives presentment for payment, notice of dishonor, 

protest, notice of protest, diligence of collection, and any other notice of any kind, and hereby 

consents to any number of renewals or extensions of time for payment hereof, which renewals and 

extensions shall not affect the liability of any party hereto; and further agrees that Payee may 

accept, by way of compromise or settlement, from any one or more of the parties liable hereunder a 

sum or sums less than the amount of this Note, and may give releases to such parties without 

affecting the liability of any other party for the unpaid balance.  Any such renewals or extensions 

may be made and any such partial payments accepted or releases given without notice to any such 

party. 

(b) Maker hereby waives and releases all procedural errors, defects and 

imperfections in any proceeding instituted by Payee under the terms of this Note, or of the Deed of 
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Trust, or of any other Loan Document, as well as all benefits that might accrue to Maker by virtue 

of any present or future laws (i) exempting the Property, or any other property, real, personal or 

mixed, or any part of the proceeds arising from any sale of such property, from attachment, levy or 

sale under execution; or (ii) providing for any stay of execution, exemption from civil process, or 

extension of time for payment.  Maker agrees that any real estate that may be levied upon pursuant 

to a judgment obtained by virtue hereof, on any writ of execution issued thereon, may be sold upon 

any such writ in whole or in part or in any other manner desired by Payee. 

10. Waiver of Jury Trial.  MAKER AND PAYEE AGREE THAT ANY SUIT, 

ACTION, OR PROCEEDING, WHETHER CLAIM OR COUNTER-CLAIM, BROUGHT OR 

INSTITUTED BY MAKER OR PAYEE ON OR WITH RESPECT TO THIS NOTE OR ANY 

OTHER LOAN DOCUMENTS OR WHICH IN ANY WAY RELATES, DIRECTLY OR 

INDIRECTLY, TO THE LOAN OR ANY EVENT, TRANSACTION, OR OCCURRENCE 

ARISING OUT OF OR IN ANY WAY CONNECTED WITH THE LOAN, OR THE DEALINGS 

OF THE PARTIES WITH RESPECT THERETO, SHALL BE TRIED ONLY BY A COURT 

AND NOT BY A JURY.  MAKER AND PAYEE EXPRESSLY WAIVE ANY RIGHT TO A 

TRIAL BY JURY IN ANY SUCH SUIT, ACTION OR PROCEEDING.  MAKER 

ACKNOWLEDGES AND AGREES THAT THIS PROVISION IS A SPECIFIC AND 

MATERIAL ASPECT OF THE AGREEMENT BETWEEN THE PARTIES AND THAT PAYEE 

WOULD NOT ENTER INTO THE TRANSACTION WITH MAKER IF THIS PROVISION 

WERE NOT PART OF ITS AGREEMENT. 

11. Agent for Services of Process; Consent to Jurisdiction.  If Maker cannot be 

served in accordance with Section 12 below, Maker hereby designates the State Corporation 

Commission of the Commonwealth of Virginia as its agent for service of process in the 

Commonwealth of Virginia in conjunction with any suit, hearing, determination or proceeding 

connected with or related to this Note.  Any notice, process, pleading or other papers served upon 

such agent shall at the same time be sent by registered or certified mail, return receipt requested, to 

Maker at the address or addresses noted above or to such other address as may be furnished by 

Maker to Payee. Maker covenants, agrees and consents that the aforesaid service shall be valid 

personal service upon Maker as if an authorized officer or member of Maker was served personally 

within the Commonwealth of Virginia.  Further, Maker irrevocably and unconditionally agrees that 

any suit, action or other legal proceeding arising out of this Note may be brought in the proper 

court of jurisdiction for or located in the City of Charlottesville, Virginia or the courts of the United 

States located in the Commonwealth of Virginia; consent to personal jurisdiction in each such court 

in any such suit, action or proceeding; and waive any objection concerning venue with respect to 

any suit, action or proceeding in any of such courts. 

12. Notices.  All notices required to be given to any of the parties hereunder, including 

any service of process in any action or proceeding, shall be in writing and shall be deemed to have 

been sufficiently given for all purposes when sent by hand delivery, with a signed receipt being 

obtained therefor, or by certified or registered mail, return receipt requested, postage prepaid, 

addressed to such party at its address as set forth below or at any other address that such party may 

hereafter designate by written notice to the other party:  

If to Maker:    

 

With a copy to:   

 

If to Payee:    
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With a copy to:   

 

 All such notices or other communications shall be deemed to have been given when 

received. 

 

13. Construction of Terms.  The word “Maker” whenever used herein is intended to 

and shall be construed to mean the entities who have executed this Note and their successors and 

assigns.  All covenants, promises, agreements, authorizations, waivers, releases, options, 

undertakings, rights and benefits made or given herein by Maker shall bind and affect all persons 

who are hereinabove defined as “Maker” with the same effect as though all such persons were 

specifically named herein whenever the word “Maker” is used. 

14. Modifications.  This Note may not be changed orally, but only by an agreement in 

writing signed by Maker and the holder of this Note. 

15. Governing Law.  The provisions hereof shall be governed by and construed 

according to the laws of the Commonwealth of Virginia, without regard to conflicts of law 

principles. 

16. Headings.  The headings preceding the text of the Sections hereof are inserted 

solely for convenience of reference and shall not constitute a part of this Note, nor shall they affect 

its meaning, construction or effect.   

17. Severability.  If any provision of this Note or the application thereof is held by a 

court of competent jurisdiction to be invalid or unenforceable, the remaining provisions hereof 

shall not be affected thereby, and each provision of this Note shall be valid and enforceable to the 

fullest extent permitted by law. 

18. Assignment; Successors and Assigns.  This Note may not be assigned, 

transferred, or assumed at any time without the prior written consent of the Payee.  This Note may 

not be subordinated by the Maker at any time.  All of the terms and conditions herein shall be 

binding upon any successors and assigns of Maker and inure to the benefit of Payee, and its 

successors and assigns. 

19. Application of Payments.  Payments received hereunder by Payee shall be 

applied at Payee’s discretion to any or all of the following:  to those payments described in Section 

4(a) of this Note; to any other reimbursable charges or late fees due under the Loan Documents; to 

any accrued and unpaid interest due hereunder; and to principal. 

[Signatures to Follow on Next Page] 
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IN WITNESS WHEREOF, Maker has caused this Note to be executed as an instrument 

under seal, the day and year first above written. 

MAKER: 
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EXHIBIT C 

DUE DILIGENCE MATERIALS 

(see attached) 

None
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SCHEDULE 1 

 

EXCEPTED BUILDING FIXTURES 

 

(see attached) 

 



 

Monticello Area Community Action Agency 
 

1025 Park Street Charlottesville, VA, 22901  Office: (434) 295-3171   Fax: (434) 295-0093    www.macaa.org 
 

To improve the lives of people with low income by helping them become self-reliant, thereby enhancing the economic vitality and well-being of our community. 

 
 
 

 
TO:   Sunshine Mathon, Executive Director, Peidmont Housing Alliance 
FROM:  Sarah Hanks, Exeuctive Director, MACAA 
DATE:   March 13, 2023 
RE: 1025 Park Street - Building fixtures that do not covey  
 
RE: 1025 Park Street - Building fixtures that do not convey at 
 
MACAA will retain all fixtures that pertain to the purpose and operation of the organization. 
This includes but is not limited to playground equipment.  All retained fixtures will be 
specifically identified and enumerated sixty (60) days before possession is delivered. 
 
All items that remain onsite past MACAA’s occupancy of 1025 Park Street will convey to 
Piedmont Housing Alliance for use or destruction as necessary. 
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RESNET Rater Certification (MANDATORY) 



Appendix F 

RESNET Rater Certification of Development Plans

Project Address: 1025 Park St, Charlottesville, VA 22901

I certify that the development’s plans and specifications  incorporate all items for the required baseline 

energy perfomance as indicated in Virginia's Qualified Allocation Plan (QAP). 

In the event the plans and specifications do not include requirements to

meet the QAP baseline energy performance, then those requirements still must be met,

even though the application is accepted for credits. 

***Please note that this may cause the Application to be ineligible for credits. The Requirements 

  apply to any new, adaptive reuse or rehabilitated development (including those serving elderly 

  and/or physically disabled households).

In addition provide HERS rating documention as specified in the manual

✓  New Construction - EnergyStar Certification

The development's design meets the criteria for the EnergyStar certification. 

Rater understands that before issuance of IRS Form 8609, applicant will obtain and 

provide EnergyStar Certification to Virginia Housing.

Rehabilitation   -30% performance increase over exis3ng, based on HERS Index 

 Or Must evidence a HERS Index of 80 or lower

Rater understands that before issuance of IRS Form 8609, rater must provide 

Certification to Virginia Housing of energy performance.

Adaptive Reuse - Must evidence a HERS Index of 95 or lower. 

Rater understands that before issuance of IRS Form 8609, rater must provide 

Certification to Virginia Housing of energy performance.

Additional Optional Certifications

I certify that the development’s plans and specifications

incorporate all items for the certification as indicated below, and I am a certified verifier

of said certification. In the event the plans and specifications do not

include requirements to obtain the certification, then those requirements still must be met, 

even though the application is accepted for credits. Rater understands that before issuance of 

IRS Form 8609, applicant will obtain and provide Certification to Virginia Housing.

FALSE Earthcraft Certification - The development's design meets the criteria to obtain 

 EarthCraft Multifamily program Gold certification or higher

FALSE LEED Certification - The development's design meets the criteria for the U.S.

Green Building Council LEED green building certification.

FALSE National Green Building Standard (NGBS) - The development's design meets the criteria

 for meeting the NGBS Silver or higher standards to obtain certification

TRUE Enterprise Green Communities - The developmen's design meets the criteria for meeting 

meeting the requirements as stated in the Enterprise Green Communities Criteria for this 

developments construction type to obtain certification.

***Please Note Raters must have completed 500+ ratings in order to certify this form

Signed:  

Date: 7/15/24 Printed Name: Stacey Smith

Resnet Provider Agency

Viridiant Signature

Provider Contact and Phone/Email Sean Shanley: (804)225-9843 / sean.shanley@viridiant.org

RESNET Rater

Project Name:  1025-B Park Street











































































 

 
 
 

 
1025-B Park Street Plan for Renewable Energy 

 
The development of 1025-B Park Street apartments will include solar PV arrays that 

    -site electrical load. PV panels will be 
located on the roof of the building and will be connected to a single master electrical 
meter. via individual household submeters, 
and the master-metered bill from the utility will be apportioned among the tenants 
according to their sub-metered consumption. With such a system design, the tenants 
will receive direct benefit because their building s electric consumption will be reduced 
by the PV system. 



1747 Allied Street, Suite L, Charlottesville, VA  22932 - (434) 295-8105 

To: BRW Architects & Piedmont Housing Alliance 

Dear MACAA Team: 

We were asked to provide an estimate of the percentage of 1025-B Park Street (MACAA-B) 
building energy use that will be offset by solar energy production. In order to do this, we 

estimated overall building energy consumption from Viridiant’s HERS ratings of the various 

apartments (dated 7/12/2024), and estimated common area energy consumption. Tiger Solar 

provided a proposal on 3/1/2024 for a solar array for the building that we are using for the 

solar generation side of the equation: 

Proposed solar array details: 

• 75.35 kW

• (137) Axitec 550 watt Modules

• Annual Production: 101,000 kWh

The building energy consumption is estimated at approximately 272,000 kWh/year. 

• Estimated Annual Solar Production: 101,000 kWh

• Estimated Annual Energy Usage: 272,000 kWh

• Percentage of power use generated with solar array: ~37%

Regards, 

Galen Staengl, PE 

Staengl Engineering 
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Zoning Certification Letter (MANDATORY) 



Zoning Certification 

DATE: 

TO: 

RE: 

Virginia Housing 

601 South Belvidere Street 

Richmond, Virginia 23220 

ZONING CERTIFICATION 

Name of Development: 

Name of Owner/Applicant: 

Name of Seller/Current Owner: 

The above-referenced Owner/Applicant has asked this office to complete this form letter 

regarding the zoning of the proposed Development (more fully described below).  This 

certification is rendered solely for the purpose of confirming proper zoning for the site of the 

Development.  It is understood that this letter will be used by the Virginia Housing 

Development Authority solely for the purpose of determining whether the Development 

qualifies for points available under VHDA’s Qualified Allocation Plan for housing tax credits.   

DEVELOPMENT DESCRIPTION: 

Development Address: 

Legal Description: 

Proposed Improvements: 

 New Construction: # Units # Buildings Total Floor Area Sq. Ft. 

 Adaptive Reuse: # Units # Buildings Total Floor Area Sq. Ft. 

 Rehabilitation: # Units # Buildings Total Floor Area Sq. Ft. 

2024

recorded June 10, 1993 in the Clerk’s Office, Circuit Court, City of Charlottesville, Virginia in Deed Book 604 page 568.



Zoning Certification, cont’d 

Current Zoning:    allowing a density of 

units per acre, and  the following other applicable conditions: 

Other Descriptive Information: 

LOCAL CERTIFICATION: 

Check one of the following as appropriate: 

The zoning for the proposed development described above is proper for the 

proposed residential development.  To the best of my knowledge, there are presently 

no zoning violations outstanding on this property.  No further zoning approvals and/or 

special use permits are required.  

The development described above is an approved non-conforming use.  To the best 

of my knowledge, there are presently no zoning violations outstanding on this 

property.  No further zoning approvals and/or special use permits are required.   

Signature 

Printed Name 

Title of Local Official or Civil Engineer 

Phone: 

Date: 

NOTES TO LOCALITY: 

1. Return this certification to the developer for inclusion in the tax credit application

package.

2. Any change in this form may result in disqualification of the application.

3. If you have any questions, please contact the Tax Credit Allocation Department at
taxcreditapps@virginiahousing.com.

2024

Kevin Flynn

Kevin.Flynn
Image

Kevin.Flynn
Image
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Attorney's Opinion (MANDATORY) 



101 Arch Street 
Suite 1101 
Boston, MA 02110 
T 617.224.0600 
F 617.224.0601 

1325 G Street NW 
Suite 770 
Washington, DC 20005 
T 202.926.3400 
F 202.926.3401 

Tax-Exempt Version 

KH 1156471.3 

July 18, 2024 

To Virginia Housing 

601 South Belvidere Street 

Richmond, Virginia 23220 

RE:  2024 Tax Credit Reservation Request (30% present value credits to be paired with tax-exempt 

bonds) 

Name of Development: 1025-B Park Street 

Name of Owner: 1025-B Park Street, LLC 

Dear Virginia Housing: 

This undersigned firm represents the above-referenced Owner as its counsel. It has received a 

copy of and has reviewed the completed application package dated July 18, 2024 (of which this opinion is 

a part) (the “Application”) submitted to you for the purpose of requesting, in connection with the 

captioned Development, a reservation of low income housing tax credits (“Credits”) available under 

Section 42 of the Internal Revenue Code of 1986, as amended (the “Code”). It has also reviewed Section 

42 of the Code, the regulations issued pursuant thereto and such other binding authority as it believes to 

be applicable to the issuance hereof (the regulations and binding authority hereinafter collectively referred 

to as the “Regulations”). 

Based upon the foregoing reviews and upon due investigation of such matters as it deems 

necessary in order to render this opinion, but without expressing any opinion as to either the 

reasonableness of the estimated or projected figures or the veracity or accuracy of the factual 

representations set forth in the Application, the undersigned is of the opinion that: 

1. It is more likely than not that the inclusion in eligible basis of the Development of such

cost items or portions thereof, as set forth in the Hard Costs and Owners Costs section of

the Application form, complies with all applicable requirements of the Code and

Regulations.

2. The calculations (a) of the Maximum Allowable Credit available under the Code with

respect to the Development and (b) of the Estimated Qualified Basis of each building in the

development comply with all applicable requirements of the Code and regulations,

including the selection of credit type implicit in such calculations.



Tax-Exempt Version 

KH 1156471.3 

3. The information set forth in the Unit Details section of the Application form as to proposed rents

exceeds the Code rent restrictions; however, the Development will satisfy all applicable

requirements of the Code and Regulations due to subsidies such that no tenant will pay rents in

excess of what is dictated by the Code and Regulations.

4. The site of the captioned Development is controlled by the Owner, as identified in the Site

Control section of the Application.

5. The type of the nonprofit organization involved in the Development is an organization

described in Code Section 501(c)(3) or 501(c)(4) and exempt from taxation under Code

Section 501(a), whose purposes include the fostering of low-income housing.

6. The nonprofit organizations’ ownership interest in the development is as described in the

Nonprofit Involvement section of the Application form.

Finally, the undersigned is of the opinion that, if all information and representations contained in

the Application and all current law were to remain unchanged, upon the placement in service of each 

building of the Development, the Owner would be eligible under the applicable provisions of the Code 

and the Regulations to an allocation of Credits in the amount(s) requested in the Application. 

This opinion is rendered solely for the purpose of inducing the Virginia Housing Development 

Authority (“Virginia Housing”) to issue a reservation of Credits to the Owner. Accordingly, it may be 

relied upon only by Virginia Housing and may not be relied upon by any other party for any other 

purpose. 

This opinion was not prepared in accordance with the requirements of Treasury 

Department Circular No. 230. Accordingly, it may not be relied upon for the purpose of avoiding 

U.S. Federal tax penalties or to support the promotion or marketing of the transaction or matters 

addressed herein. 

Klein Hornig LLP 

By: ______________________ 

Erik T. Hoffman 

Title:  Partner 



1325 G Street NW
Suite 770
Washington, DC 20005
T 202.926.3400
F 202.926.3401

101 Arch Street
Suite 1101
Boston, MA 02110
T 617.224.0600
F 617.224.0601

Tax-Exempt Version
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Attorney’s Opinion Letter – TAX EXEMPT VERSIONJuly 18, 2024

(This Form Must Be Included With Application)

This Opinion Must Be Submitted Under Law Firm’s Letterhead - Any changes to the form
of opinion other than filing in blanks or making the appropriate selections in bracketed
language must be accompanied by a black-lined version indicating all additional
changes to the opinion. Altered opinions will still be subject to acceptance by the
Authority.

Date

To Virginia Housing
601 South Belvidere Street
Richmond, Virginia 23220

RE:  2024 Tax Credit Reservation Request (30% present value credits to be paired with
tax-exempt bonds)

Name of Development: 1025-B Park Street

Name of Owner: 1025-B Park Street, LLC

Dear Virginia Housing:

This undersigned firm represents the above-referenced Owner as its counsel. It has received a

copy of and has reviewed the completed application package dated ____________July 18, 2024 (of

which this opinion is a part) (the “Application”) submitted to you for the purpose of requesting, in

connection with the captioned Development, a reservation of low income housing tax credits (“Credits”)

available under Section 42 of the Internal Revenue Code of 1986, as amended (the “Code”). It has also

reviewed Section 42 of the Code, the regulations issued pursuant thereto and such other binding authority

as it believes to be applicable to the issuance hereof (the regulations and binding authority hereinafter

collectively referred to as the “Regulations”).

Based upon the foregoing reviews and upon due investigation of such matters as it deems

necessary in order to render this opinion, but without expressing any opinion as to either the

reasonableness of the estimated or projected figures or the veracity or accuracy of the factual

representations set forth in the Application, the undersigned is of the opinion that:



1. It is more likely than not that the inclusion in eligible basis of the Development of such cost
items or portions thereof, as set forth in the Hard Costs and Owners Costs section of the
Application form, complies with all applicable requirements of the Code and Regulations.

2. [Select One]

2. The calculations (a) of the Maximum Allowable Credit available under the Code with respect to
the Development and (b) of the Estimated Qualified Basis of each building in the development
comply with all applicable requirements of the Code and regulations, including the selection of
credit type implicit in such calculations.

Assuming that you designate the buildings in the Development as being in a difficult development
area pursuant to Code Section 42(d)(5)(B)(v), the calculations (a) of the Maximum Allowable
Credit available under the Code with respect to the Development and (b) of the Estimated
Qualified Basis of each building in the Development comply with all applicable requirements of
the Code and regulations, including the selection of credit type implicit in such calculations.

3. [Select One]

The information set forth in the Unit Details section of the Application form as to
proposed rents satisfies all applicable requirements of the Code and Regulations.

3. The information set forth in the Unit Details section of the Application form as to proposed rents
exceeds the Code rent restrictions; however, the Development will satisfy all applicable
requirements of the Code and Regulations due to subsidies such that no tenant will pay rents in
excess of what is dictated by the Code and Regulations.

4. The site of the captioned Development is controlled by the Owner, as identified in the
Site Control section of the Application.

5. [Delete if inapplicable] The type of the nonprofit organization involved in the Development is an
organization described in Code Section 501(c)(3) or 501(c)(4) and exempt from taxation under
Code Section 501(a), whose purposes include the fostering of low-income housing.

6. [Delete in inapplicable] The nonprofit organizations’ ownership interest in the
development is as described in the Nonprofit Involvement section of the Application
form.

7. [Delete if inapplicable] It is more likely than not that the representations made in the Rehab
Information section of the Application form as to the Development’s compliance with or
exception to the Code’s minimum expenditure requirements for rehabilitation projects are
correct.

8. [Delete if inapplicable] After reasonable investigation, the undersigned has no reason to believe
that the representations made under the Rehab Information (Ten-Year Rule) section of the
Application form as to the Development’s compliance with or eligibility for exception to the
ten-year “look-back rule” requirement of Code §42(d)(2)(B) are not correct.

Tax-Exempt Version
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Finally, the undersigned is of the opinion that, if all information and representations contained in

the Application and all current law were to remain unchanged, upon the placement in service of each

building of the Development, the Owner would be eligible under the applicable provisions of the Code

and the Regulations to an allocation of Credits in the amount(s) requested in the Application.

This opinion is rendered solely for the purpose of inducing the Virginia Housing Development

Authority (“Virginia Housing”) to issue a reservation of Credits to the Owner. Accordingly, it may be

relied upon only by Virginia Housing and may not be relied upon by any other party for any other

purpose.

This opinion was not prepared in accordance with the requirements of Treasury

Department Circular No. 230. Accordingly, it may not be relied upon for the purpose of avoiding

U.S. Federal tax penalties or to support the promotion or marketing of the transaction or matters

addressed herein.

Firm Name
Klein Hornig LLP

By: ______________________

Its: ______________________

Erik T. Hoffman

Title : Partner

Tax-Exempt Version
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Tab I: 
Nonprofit Questionnaire (MANDATORY for points or 

pool) 

NOTE: The following documents need not be submitted unless requested by Virginia Housing: 

-Nonprofit Articles of Incorporation

-IRS Documentation of Nonprofit Status

-Joint Venture Agreement (if applicable)

-For-profit Consulting Agreement (if applicable)



























BOARD OF DIRECTORS 2024 

Roxanne Carter-Johnston, President 
Roxanne joined the board of Piedmont Housing Alliance in 2019 and 
currently serves as its president. She is a Charlottesville City native who 
resides in Fluvanna County, where she and her family have lived for just 
over 20 years. She is a licensed real estate agent with Nest Realty, 
Charlottesville and serves as a member of the Charlottesville Association 
of Realtors' Diversity, Equity, and Inclusion Council, as well as other 
committees. Outside of her commitment to the Charlottesville Area Real 
Estate Community and Piedmont Housing Alliance, Roxanne serves on 
Tandem Friends School's Board of Trustees, and the Piedmont Community Land Trust. 

Marjorie Adam, Vice President 
Marjorie joined the board of Piedmont Housing Alliance in 2015 and 
currently serves as its secretary. Marjorie grew up in the Charlottesville 
area and has been a Realtor here since 1996. In addition to her work 
with Piedmont Housing, she also currently serves as a board member 
for the UVA Children's Hospital and volunteers regularly at the Blue 
Ridge Area Food Bank. She believes strongly in giving back to her 
community and local charities. Marjorie is married to her husband, 
Philippe, and has two sons and two rescue dogs. 

Kelly Evans, Secretary
Kelly joined the board in 2023. Kelly is a dynamic community leader and 
experienced problem solver who has inspired proven strategies in the 
spheres of education, housing, and healthcare. She serves as Board 
President of the Virginia Housing Alliance, where she collaborates with 
the Executive Director, fellow board members, and staff to ensure the 
mission and vision are realized through the lenses of diversity, equity, 
inclusion, justice, and belonging. Vocationally, Kelly serves as a Program 
Manager charged with supporting Community Health Workers (CHW) through the Institute for 
Public Health Innovation. She earned a Masters in Health Care Administration and has over 25 
years of professional public service experience. 

Ken Shevlin, Board Member
Ken joined the board of Piedmont Housing Alliance in 2017 and 
currently serves as its treasurer. As an attorney at Williams Mullen, he 
counsels clients on corporate and real estate matters. He is a graduate 
of the UVA School of Law, Cambridge, and Yale. He lives in 
Charlottesville with his wife, Katie, and two children. 



Jay Bartlow, Board Member 
Jay joined the board in 2018. He was born and raised in Charlottesville 
and has strong roots in the community. He came from a large family 
consisting of eight brothers and two sisters. Jay was a contractor and an 
avid motorcycle racer. In 1993, he suffered an accident that left him 
paralyzed, and when he was released from the hospital, he was left 
needing a place to live. Jay’s occupational therapist did some research on 
housing options and found that there was very little affordable housing 
for people with disabilities, which inspired his board service. 

Art Bowen, Board Member 
Art joined the board in 2023. He was born and raised in Charlottesville, 
where his mother spent her entire career as a public school teacher. 
Before retiring as Managing Director of Rental Housing at Virginia 
Housing, he served as Deputy Secretary of Transportation under 
Governor Jim Gilmore and as Deputy State Treasurer for the Virginia 
Department of the Treasury. Art is a recipient of the “Unsung Hero 
Award” from the L. Douglas Wilder School of Government and Public 
Affairs at VCU and the 2000 Patrick Henry Award for Public Service. He received his BA from the 
University of North Carolina at Chapel Hill, where he won four varsity letters in lacrosse.   

Victoria Cartwright, Board Member 
Victoria joined the board of Piedmont Housing Alliance in 2020. She 
describes herself as a passionate person who takes “tremendous 
opportunity in helping wherever I can.” She has over 15 years of experience 
in property management. 

Avnel Coates, Board Member 
Avnel joined the board in 2023. She has found herself in continuous service. 
She co-founded a nonprofit which assists distressed individuals and families 
to attain their professional and educational goals, Brighter Tomorrows 
Begin Today. She is a legal professional and adjunct professor. She attended 
and graduated from Northern VA Community College, Virginia 
Commonwealth University, and the University of Richmond's Law School. 
She is a licensed member of the Virginia State Bar. She serves in an active 
leadership role for multiple nonprofit organizations including Brighter 
Tomorrows Begin Today, Champions Circle, Hill Tucker Bar Association, and 
the Virginia Magistrates Association. 

Bessie Jackson, Board Member 
Bessie joined the board in 2024. She was born in Charlottesville and 
raised in Ivy. She comes from a large family of three brothers and five 
sisters and is a divorced mother of two sons and has a daughter-in-law 
and five grandchildren. She retired in 2019 from Giant Food Stores after 
18 years of service. She is a resident at Crozet Meadows, where she 
enjoys crafting, baking, and trying to make a difference in our lives. She 
belongs to the Crozet Quilt Guild. 



Sarah McLean, Board Member 
Sarah joined the board of Piedmont Housing Alliance in 2023. She is a 
co-director of the Adiuvans Foundation and founder of the Early 
Childhood Funders Network. Sarah received both her BA and 
Master's of Nursing from UVA, and returned to live in the 
Charlottesville area in 2010. Since moving back, she has served on 
the board of ReadyKids, the Friendship Court Advisory Committee, 
and the Charlottesville/Albemarle Early Education Task Force. She is 
the proud mom of four wonderful kids and one very spoiled pup. 

Shawn Pendleton, Board Member 
Shawn joined the board of Piedmont Housing Alliance in 2023. He was born 
and raised in Keswick and currently lives in northern Albemarle County with 
his lovely wife Letetia and their two amazing children, Amaya and Dante. He 
is currently the First Vice President of Investments for Stifel, a financial 
services company. Shawn enjoys working out, sporting events, and 
tinkering with new technology. 

Krystal Vest, Board Member 
Krystal joined the board of Piedmont Housing Alliance in 2021. She has a  
BA from Christopher Newport University and a master’s from Liberty 
University. She has a background in mental health, behavioral health, 
substance abuse, and athlete mental performance building. She has 
experience with cognitive behavior therapy, crisis intervention, solution 
focused therapy, diagnostic assessments, and faith-based therapy. Krystal  
is passionate about the work and access of obtainable resources for people 
with disabilities and mental health needs. 

Ezhar Zahid, Board Member 
Ezhar joined the board in 2023. He serves as a Youth Ambassador for 
Piedmont Housing and has served as a member of the Park Design 
Committee and Rebranding Committee for Kindlewood. He is also a 
member of the Charlottesville City Youth Council. As student at 
Charlottesville High School, Ezhar is an engaged student studying 
engineering and innovation. In his free time he enjoys the outdoors and 
cookies. 
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STATEMENT OF QUALIFICATIONS 
July 2024 

 

MISSION AND ORGANIZATIONAL OVERVIEW: Piedmont Housing Alliance has been a leader 
throughout the Charlottesville region since 1983 in developing and managing affordable 
housing, and offering pathways for struggling renters and aspiring homebuyers through our 
Financial Opportunity Center and Housing Hub. Our work is guided by the core values of equity, 
opportunity, home, community, and respect. Our continuum of services and resources has: 
assisted more than 1,000 low-income households purchase a home; supported thousands more 
through financial counseling services; backed the financing and construction of 100+ affordable 
single-family homes; financed the preservation, construction, and rehabilitation of nearly 1,000 
affordable rental homes; and we currently manage nearly 600 affordable rental homes.  
 

DEVELOPMENT EXPERIENCE: Piedmont Housing has been a certified Community Housing 
Development Organization (CHDO) since 1997 and currently manages 10 affordable housing 
communities.  Previously completed projects include leveraging $18 million for 181 homes of 
new rental housing development and rehabilitation of existing homes, between 2015 and 2018. 
In 2015, Piedmont Housing provided $1,079,029 for the rehabilitation of 30 rental homes of 
affordable housing, reserved for low-income seniors, in the rural community of Crozet.  In 2016, 
as a CHDO and nonprofit partner to enable Low Income Housing Tax Credit (LIHTC) financing, 
acting as a primary conduit for project financing for land acquisition Piedmont Housing 
provided $950,000 and was a development partner on a $10.7 million housing project that 
created 54 homes for low-income seniors.  In 2017, Piedmont Housing leveraged $6,273,332 for 
the acquisition and rehabilitation costs for an additional 97 homes in Albemarle County. 
 
Piedmont Housing has several affordable housing developments in its pipeline: 

• Hickory Hope Apartments (also known as Southwood Apartments A & B) is a 121-unit 
affordable housing community for households with incomes from below 30% up to 80% 
AMI.  This three-building project is financed via 4% LIHTC and tax-exempt bonds, a 
federal earmark and Capital Magnet Fund grant, National and Virginia Housing Trust 
Fund dollars, and Housing Innovations in Energy Efficiency (HIEE) grant dollars.  The 
project was granted 8 Project Based Vouchers (PBVs) by Albemarle County.  
Construction kicked off December 2023 and will end July 2025.  The project is located in 
the larger Southwood Community redevelopment area, a community-led 
redevelopment of a trailer park south of Charlottesville, which is being master planned 
and developed by Habitat for Humanity of Greater Charlottesville. 

 

• The 1025 Park Street redevelopment was successfully allocated 9% LIHTC credits in July 
2023.  The project consists of an affordable, 66-unit rental apartment and 20-unit 
homeownership development to serve households with incomes at 30%, 50%, and 60% 
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AMI.  The redevelopment of the Monticello Area Community Action Agency (MACAA) 
site is a partnership between Piedmont Housing, MACAA, Habitat for Humanity of 
Greater Charlottesville and the Piedmont Community Land Trust.  A small number (8) of 
market rate townhomes will also be development.  Space for MACAA to operate a Head 
Start preschool program will be provided in one of the apartment buildings.  Having 
received an allocation of 9% LIHTC, construction is projected to begin Quarter 1 of 2024. 

 
• Park Street Senior Apartments, a 50-unit affordable housing community for the elderly 

and people with disabilities, will be developed utilizing 9% LIHTC financing and will 
include one-, two-, and three-bedroom floorplans targeted to households with incomes 
between 30% and 60% AMI.  The development is a partnership with Park Street 
Christian Church which is dedicating nearly half of the wooded area behind its sanctuary 
and preschool buildings for affordable housing.  The project’s LIHTC application will be 
submitted March 2024. 
 

• Currently, construction is underway on Phase I of the redevelopment of Friendship Court 
Apartments (now called Kindlewood), a Project-Based Section 8 subsidized apartment 
complex serving 150 families in Charlottesville.  Phase I includes one-for-one 
replacement of 46 of the existing Project-Based Section 8 homes, as well as 60 
additional new homes serving households ranging from 30 to 80% AMI. Project funding 
includes LIHTC equity, Virginia DHCD ASNH funds, and City of Charlottesville funding. 
The Phase I project lease-up is nearing completion, March 2024.  By the end of all four 
phases in 2029, all 150 existing Section 8 subsidized homes will be replaced, and an 
additional ~300 new homes will be added to create a tiered-income community model 
serving households from below 30% AMI up to 80% AMI.  All homes will be protected 
with long-term affordability restrictions. 

 
As a seasoned CDFI with experience as an affordable housing developer, Piedmont Housing has 
the track record and resources to successfully complete these projects. Further, the capacity to 
fulfill on this work is bolstered by the development experience of key personnel and the 
demonstrated experience of senior staff in leveraging the funding, resources, partnerships, and 
relationships necessary to bring projects to fruition.  

 
 

KEY PERSONNEL 
 

SUNSHINE MATHON, EXECUTIVE DIRECTOR: Sunshine joined Piedmont Housing Alliance as 
Executive Director in 2017 and leads the Real Estate Development team. He has 15+ years of 
experience in affordable housing development including planning, leveraging resources, 
underwriting, pipeline development, relationship-building, and partnership management. 
Sunshine was specifically hired to oversee the Friendship Court redevelopment and to develop 
a strong pipeline of future projects, including finding public and private funding sources, and 
developing strong partnerships with elected officials, partner agency nonprofits, and planning 
agencies to successfully structure a complex, community-responsive, economically viable 
strategy for redevelopment.  
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Prior to joining Piedmont Housing, Sunshine was Director of Real Estate Development for 
Foundation Communities in Austin, Texas. During his 10-year term, he oversaw of $200 million 
in sustainable, affordable housing development including over 1,000 units. He is well-versed in 
gathering and supervising integrated teams of staff, architects, engineers, contractors, and 
consultants through all phases of development, and his management of contractors includes 
adherence to strict funding-driven construction schedules and budget. Sunshine’s experience 
also includes an inclusive community focus, as well as the development of services such as an 
early childhood center for affordable housing residents. He holds a Master of Architecture from 
the University of Texas, Austin. 

 
ALICIA GARCIA, DIRECTOR OF REAL ESTATE DEVELOPMENT: Alicia brings nearly a decade 
of experience working in affordable housing development with a focus on large-scale 
redevelopment initiatives, housing policy formation, and small area planning. Prior to joining 
Piedmont Housing Alliance, Alicia served as Vice President of Real Estate and Community 
Development at the Richmond Redevelopment Housing Authority where she oversaw the 
transformation of Richmond's public housing communities from initial planning and community 
engagement through securing necessary funding sources to finance redevelopment projects in 
partnership with development organizations. Previously, Alicia worked in New York City for the 
Department of Housing Preservation and Development, managing large-scale affordable 
housing developments across the five boroughs through the Inclusionary Zoning program. This 
included rezoning areas of the City for Mandatory Inclusionary Housing and leading full-scale 
neighborhood redevelopment projects in East Harlem, Greenpoint Williamsburg, and the 
Rockaways. With over a decade in affordable housing development, Alicia holds a Master's 
degree in Urban and Regional Planning from Virginia Commonwealth University with a focus on 
community revitalization strategies and housing policy solutions. Throughout her career, 
meaningful community engagement and grassroots organization have been central to her 
collaborative development approach to ensure representation of diverse stakeholder 
perspectives in the planning process. 
 
MANDY BURBAGE, SENIOR REAL ESTATE DEVELOPMENT MANAGER: Mandy joined 
Piedmont Housing in 2020 with 13 years of planning and development experience in the 
Charlottesville area. Mandy most recently managed land development and entitlement 
activities for Habitat for Humanity of Greater Charlottesville, including the successful rezoning 
of Southwood Mobile Home Park, a resident-led, master planned trailer park redevelopment 
with a commitment to resident non-displacement. Prior to Habitat, Mandy worked in the public 
sector as a senior land use planner gaining valuable insight into the community’s long range 
planning goals and an understanding of the entitlement process. Mandy currently oversees due 
diligence, entitlement, design coordination, and permitting efforts on multiple projects. 

 
ERNECIA COLES, REAL ESTATE DEVELOPMENT MANAGER: Ernecia joined Piedmont 
Housing Alliance in 2022 bringing over 15+ years of experience in community engagement and 
organizing, creative placemaking, property and asset management, and affordable housing 
development.  Prior to joining Piedmont Housing, she served as Executive Director of the 
Danville Neighborhood Development Corporation (Danville, VA) where she partnered with local 
government and foundations to develop resident-led neighborhood revitalization strategies, 
home improvement programs, and the Danville Land Bank.  Before that, as Executive Director 
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of Northside Community Housing (St. Louis, Missouri), Ernecia raised over $32.5 million in 
multi-layered financing for affordable residential and mixed-use real estate development.  She 
was also Housing Comes First’s Campaign Director to establish what is now the Affordable 
Housing Trust Fund of the City of St. Louis.  She holds degrees from the University of Virginia 
and Washington University. 
 

WILLIAM BUSH, CHIEF FINANCIAL OFFICER (CFO): William has 11 years of experience 
leading financial operations for real estate development and management companies.  He is a 
Certified Public Accountant (CPA) and his prior experience includes positions as Comptroller for 
Park Properties Management and audit manager for the public accounting firm Robinson, 
Farmer, Cox Associates. 





Tab J: 
Relocation Plan and Unit Delivery Schedule 

(MANDATORY-Rehab) 



Tab K: 
Documentation of Development Location: 



Tab K.1 
Revitalization Area Certification 





Revitalization Area:
Parcels 470007100, 470011000, 470008000

Parcel 470007100 (including site of 1025-B 
Park Street apartments)

1025-B Park Street 
Revitalization Area



Tab K.2 
Surveyor’s Certification of Proximity to 

Public Transportation using Virginia 
Housing template 





Tab L: 
PHA / Section 8 Notification Letter 







Tab M: 
Intentionally Blank 



Tab N: 
Homeownership Plan 



Tab O: 
Plan of Development Certification Letter 



Tab P: 
Zero Energy or Passive House documentation for 

prior allocation by this developer 



Tab Q: 
Documentation of Rental Assistance, Tax Abatement 

and/or existing RD or HUD Property 

































































Tab R: 
Documentation of Utility Allowance calculation



1025-B Park Street - Utility Allowance Summary
7/16/2024

Allowances by Bedroom Size

0-BR 1-BR 2-BR 3-BR 4-BR Source
Heating $26 $29 $31 Viridiant
Air Conditioning $7 $9 $12 Viridiant
Cooking $5 $7 $10 Viridiant
Lighting $19 $27 $34 Viridiant
Hot Water $13 $16 $20 Viridiant
Water $25 $32 $40
Sewer $29 $38 $46
Trash $0 $0 $0

$0 $124 $158 $193 $0

Utilities

Total utility allowance for 
costs paid by tenant

Charlottesville Redev. & 
Housing Authority



Ernecia Coles
Piedmont Housing Alliance
682 Berkmar Circle
Charlottesville, VA 22901
ecoles@piedmonthousing.org

RE: Preliminary Utility Allowance for 1025-B Park Street

Dear Ernecia Coles,

Electricity: Dominion Energy Gas: N/A

Water: N/A Trash: N/A

Sewer: N/A

Utilities Utility Type Paid by Studio 1-bdr 2-bdr 3-bdr 4-bdr

Heating Electric Tenant N/A 26$         29$         31$          N/A

Air Conditioning Electric Tenant N/A 7$            9$           12$          N/A

Cooking Electric Tenant N/A 5$            7$            10$          N/A

Other Electric Electric Tenant N/A 19$          27$          34$         N/A

Hot Water Electric Tenant N/A 13$          16$          20$         N/A

-$        69.40$    87.90$    105.70$   -$        

 N/A  $        69  $        88  $       106  N/A 

Sincerely,

Sean Shanley

Deputy Director

PRELIMINARY UA* ALLOWANCES BY BEDROOM SIZE

Total UA for costs paid by tenant

*Allowances only for New Construction units at 1025-B Park Street as an ENERGY STAR and Enterprise Green 

Communities project with Larger Apartment Bldgs. (5+ units) and Electric Heat Pump space heating. Due to 

rounding, the amounts for the UA components may not add up to the Total UA amount.

Total UA costs (Unrounded)

July 16, 2024

Please see the following Preliminary Utility Allowance (UA) for 1025-B Park Street located in 

Charlottesville, Virginia. Projections were generated with the applicable rates, fees, and taxes 

of following providers:

The utility rates used to produce this UA are no older than the rates in place 60 days prior to 

the date of this letter. Below is a table depicting the highest monthly UA by each bedroom 

type. Should you have any questions do not hesitate to contact me.
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U.S Department of Housing and 
Urban Development 
Office of Public and Indian Housing 

OMB Approval No. 2577-0169 
exp. 04/30/2026 

 

 

Utility Allowance Schedule  
See Public Reporting and Instructions on back. 
 
 

The following allowances are used to determine the total cost of tenant-furnished utilities and appliances.  
Locality/PHA Unit Type Date (mm/dd/yyyy) 

Utility or Service Fuel Type 0 BR 1 BR 2 BR 3 BR 4 BR 5 BR 

Heating Natural Gas       

 Bottled Gas       

 Electric       

 Electric – Heat Pump       

 Fuel Oil       

 Other       

Cooking Natural Gas       

 Bottled Gas       

 Electric       

 Other       

Other Electric        

Air Conditioning        

Water Heating Natural Gas       

 Bottled Gas       

 Electric       

 Electric – Heat Pump       

 Fuel Oil       

Water        

Sewer        

Trash Collection        

Other – specify        

Range/Microwave        

Refrigerator        

Actual Family Allowances – May be used by the family to compute allowance while 
searching for a unit. 

Utility/Service/Appliance Allowance 

Heating  

Head of Household Name Cooking  

Other Electric  

Air Conditioning  

Unit Address Water Heating  

Water  

Sewer  

Trash Collection  

Other  

Number of Bedrooms Range/Microwave  

Refrigerator  

Total  
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PHAs must maintain a completed HUD Form-52667 Utility Allowance Schedule for each unit type that is typical in the 

PHA’s jurisdiction. The utility allowance schedule is based on the typical cost of utilities and services paid by energy-

conservation households that occupy housing of similar size and type in the same locality. In developing the schedule, 

the PHA must use normal patterns of consumption for the community as a whole and current utility rates.  

This form includes the utilities that the PHA must consider: heating (space), cooking, other electric (e.g. lights, 

appliances, general usage), air conditioning (if the majority of housing units in the market provide centrally air-

conditioned units or there is appropriate wiring for tenant-installed air conditioners), water heating, water, sewer, trash, 

the cost to provide a range, and the cost to provide a refrigerator. This form includes several fuel types, however, the 

PHA is not required to have a utility allowance for every fuel type listed on the form. The PHA is only required to have an 

allowance for the fuel types that are typical in the PHA’s jurisdiction.  

Electric resistance vs. electric heat pump: The most recent update to the HUD-52667 includes “Electric Heat Pump” as a 

fuel type under “Heating” and “Water Heating”. PHAs may choose to provide an allowance on the schedule for electric 

(resistance), electric heat pump, or both. Heat pumps are more efficient and are associated with lower consumption. By 

adding this to the form, HUD is not requiring PHAs to consider both. This is up to the PHA, however, the HUD Utility 

Schedule Model tool available on HUDUser.gov provides an allowance for both electric resistance and electric heat 

pump.  

Determining Allowances: In general, PHAs use local sources of information on the cost of utilities and services, such as:  

1. Electric utility suppliers 

2. Natural gas utility suppliers 

3. Water and sewer suppliers 

4. Fuel oil and bottled gas suppliers 

5. Public service commissions 

6. Real estate and property management firms 

7. State and local agencies 

8. Appliance sales and leasing firms 

PHAs may use the HUD Utility Schedule Model (HUSM) available on HUDuser.org to determine their Utility Allowance 

Schedules. The tool uses geographic-specific utility consumption rates combined with user entered data on utility rates 

to determine the overall monthly allowance.   

 

 

OMB Burden Statement:  The public reporting burden for this information collection is estimated to be up to 0.25 hours, including the time for 
reviewing instructions, searching existing data sources, gathering and maintaining the data needed, and completing and reviewing the collection of 
information. The information collected is required to determine the amount of utility allowance necessary to calculate the family’s tenant portion.  
Assurances of confidentiality are not provided under this collection. Send comments regarding this burden estimate or any other aspect of this 
collection of information, including suggestions to reduce this burden, to the Office of Public and Indian Housing, US. Department of Housing and 
Urban Development, Washington, DC 20410. HUD may not conduct and sponsor, and a person is not required to respond to, a collection of 
information unless the collection displays a valid control number. 

 

Privacy Notice: The Department of Housing and Urban Development (HUD) is authorized to collect the information required on this form by 

Section 8 of the U.S. Housing Act of 1937 (42 U.S.C. 1437f). The information collected specifies which utilities and appliances are to be supplied by 

the owner, and what utilities and appliances are to be supplied to the tenant. The Personally Identifiable Information (PII) data collected on this 

form are not stored or retrieved within a system of record. 

 

https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=a27a7b55d202b36997f94d6c7b26b060&term_occur=7&term_src=Title:24:Subtitle:B:Chapter:IX:Part:982:Subpart:K:982.517
https://tools.huduser.gov/husm/uam.html
https://tools.huduser.gov/husm/uam.html


Tab S: 
Supportive House Certification and/or 

Resident Well Being MOU  







 
 
 

Tab S: Supportive Housing Certification 
 
 
Region Ten Community Services Board provides permanent supportive housing 
services at the following developments.  Services include assistance navigating the 
initial rental application process, home setup and advising during the lease term, as 
well as services related to each client’s developmental and mental health needs.  
Specific services provided depend on each client's/resident’s needs and choice. 
 

▪ CSH Scattered Site Properties – 125 units – Charlottesville, VA 
▪ Monticello Vista Apartments – 38 units – Charlottesville, VA 
▪ Carlton Views I – 54 units – Charlottesville, VA 
▪ Kindlewood/Friendship Court Phase 1 – 106 units – Charlottesville, VA 

 
Piedmont Housing Alliance has executed agreements with Region Ten to provide 
permanent supportive housing services at the following pipeline residential 
communities: 
 

▪ Southwood Apartments A – 70 units – Albemarle County, VA (under construction) 
▪ Southwood Apartments B – 51 units – Albemarle County, VA (under construction) 
▪ 1025-A Park Street – 30 units – Charlottesville, VA 
▪ 1025-B Park Street – 36 units – Charlottesville, VA 
▪ PSCC Apartments – 50 units – Charlottesville, VA 
▪ 501-A Cherry Avenue – 40 units – Charlottesville, VA 
▪ 501-B Cherry Avenue – 31 units – Charlottesville, VA 











Docusign Envelope ID: 902EF786-DA7D-47CD-917C-76989CBAB169 

IN WITNESS WHEREOF, the parties hereto have caused this Memorandum of Understanding to be 
duly executed. 

Owner/Developer 

1025-B Park Street, L.L.C., a Virginia limited liability company 

By: 1025-B Park Street MM, L.L.C., 
a Virginia limited liability company, 
its Managing Member 

By: Piedmont Housing Alliance, 
a Virginia non-stock corporation, 
its Manager 

By: ►t______ 
Sunshine Mathon, Executive Director 

Resident Services Provider 

Region Ten Community Services Board 

ByG:·w� 
Li��"iJ�ft�!

e

��ecutive Director 

7/16/2024 

Date 

Date 

16/07/2024



 

 

 

 

 

 

1025-B Park Street Plan for Telehealth Services 
 
 
As indicated in the letter of support from the UVA Healthcare System, the owner of 1025-B 
Park Street apartments and UVA Healthcare will collaborate to provide telehealth services to 
the residents of 1025-B Park Street. The building owner will provide a private location within 
the building for residents to conduct their telehealth visits, as well as a Wi-Fi 

 
It is expected that most of the residents of the development will be eligible for no-charge 
telehealth services because they qualify either for Medicaid or for treatment as indigent by the 
UVA Healthcare. However, because there may be residents who have private insurance which 
would require a co-pay for a telehealth visit, the owner will establish a Telehealth Fund as part 
of its operating budget that will pay for one co-pay per year for each resident. The cost of the 
Telehealth Fund is included in the operating budget as a part of the Miscellaneous 
Administrative line. 



 

Office of the Chief Executive Officer 
 
 

July 2, 2024 
 

Piedmont Housing Alliance 
682 Berkmar Drive 
Charlottesville, VA 22901 

To whom it may concern, 

UVA Health is pleased to offer our wholehearted support for the partnership with Piedmont 
Housing Alliance in developing telemedicine access points within its affordable residential 
communities. We are excited about the opportunity to collaborate with the Piedmont 
Housing Alliance and the UVA School of Nursing to enhance access to healthcare services 
through telemedicine. 

 

At UVA Health, we understand the importance of ensuring that all members of our 
community have access to quality healthcare services, regardless of their socioeconomic 
status or geographic location. By establishing telemedicine access points in affordable 
residential communities such as Kindlewood Apartments (formerly known as Friendship 
Court), 1025-A & 1025-B Park Street apartments (MACAA), PSCC Apartments (1200 Park St.), 
and 501-A and 501-B Cherry Avenue apartments (501 Cherry Ave.), we can significantly 
improve access to healthcare for underserved populations in Charlottesville-Albemarle. 

 
Our Center for Telehealth is eager to work closely with the School of Nursing and the 
Piedmont Housing Alliance to implement this initiative for the community. We believe that by 
leveraging technology and innovative healthcare delivery models, we can overcome barriers 
to healthcare access and improve health outcomes for residents of these communities. 

 
Furthermore, we are committed to exploring opportunities for grant funding to support this 
initiative and ensure its long-term sustainability. We recognize the importance of securing 
resources to invest in the infrastructure and resources necessary to establish and maintain 
telemedicine access points in these communities. 

 
UVA Health is fully committed to the success of this partnership and the positive impact it 
will have on the health and well-being of residents in Charlottesville-Albemarle. We look 
forward to working collaboratively with the Piedmont Housing Alliance and the UVA School 
of Nursing to bring this vision to fruition. 

 
Sincerely, 

 

Wendy Horton 

Chief Executive Officer 
UVA Health University Medical Center 

 
 

PO Box 800809 | Charlottesville, VA 22908-0809 

P 434.924.6537 | uvahealth.com 
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July 18, 2024 

Virginia Housing Development Authority
601 South Belvidere Street 
Richmond, Virginia 23220-6500

Re: Sponsor Loan Financing Commitment,
1025-B Park Street, VHDA #2024-TEB-151

Ladies and Gentlemen:

amount of up to $2,495,000 1025-B Park Street, LLC, a Virginia limited liability 
company, and its successors and assigns (the to provide financing for 1025-B Park
Street, VHDA Number 2024-TEB-151
forgivable loan from the City of Charlottesville, which has been committed to the Lender.

The Loan will bear interest at a rate not to exceed the Applicable Federal Rate for a term 
of thirty (30) years or a longer period as necessary to be coterminous with the senior debt. The 
Loan is a residual receipts loan with payments of principal and interest made out of a portion of 
cash flow.

The Company will comply with all requirements and restrictions in its application for 
financing from the Virginia Housing Development Authority. The Lender hereby consents to 
reliance on this Commitment by the Virginia Housing Development Authority in connection 
with their review of the application for a reservation of low income housing tax credits for the 
Project.

We are looking forward to working with you. 

Sincerely,

Sunshine Mathon
Executive Director, Piedmont Housing Alliance







 

 
Virginia Department of Housing and Community Development | Partners for Better Communities 
Main Street Centre | 600 East Main Street, Suite 300 Richmond, VA 23219 
www.dhcd.virginia.gov | Phone (804) 371-7000 | Fax (804) 371-7090 | Virginia Relay 7-1-1   

March 14, 2024 
 
 
 
 

Ernecia Coles 
Real Estate Development Manager 
Piedmont Housing Alliance 
682 Berkmar Circle 
Charlottesville, VA 22901 
ecoles@piedmonthousing.org 

Re:  Affordable and Special Needs Housing Funding 
Proposal 

 
 

Dear Ms. Ernecia Coles: 
 
 On behalf of the Department of Housing and Community Development (DHCD), it gives me 
great pleasure to inform you that Piedmont Housing Alliance is receiving a preliminary funding offer 
from the Fall 2023 Affordable and Special Needs Housing (ASNH) application cycle to support the 1025-
B Park Street project in the following amounts: 
 

$900,000 from Virginia Housing Trust Fund 
$1,345,000 from Home Innovations In Energy Efficiency 
 

Piedmont Housing Alliance’s 1025-B Park Street project has received at least one award from a previous 
DHCD Affordable and Special Needs Housing program competitive application, and the total investment 
of ASNH funds in the 1025-B Park Street project is now: 
 

$1,800,000 from Virginia Housing Trust Fund 
 $1,345,000 from Home Innovations In Energy Efficiency 
 

Separately you will receive the terms of this offer, which will include the requirements related 
to federal environmental review and the submission of confirmations for leveraged funding as outlined 
in the 1025-B Park Street application, including the allocation of tax credits. Each of these conditions 
must be met, and a program agreement for funding must be executed by no later than August 15th, 
2024. 

Any adjustments to the application submitted including, but not limited to, changes in 
committed capital sources, operating expense budgets, and unit mix must be approved by DHCD before 
execution of a program funding agreement. Execution of the program agreement by August 15th, 2024, 
is necessary to finalize your formal funding reservation and loan commitment. 

A member of our team will contact you via email to begin the contract negotiation process soon.  
We are pleased to work with Piedmont Housing Alliance in its affordable housing efforts. 
 
 Sincerely, 
 
  
 
 
 Sandra Powell  
 Senior Deputy Director 
 Community Development & Housing



 
 

 
Virginia Department of Housing and Community Development | Partners for Better Communities 
Main Street Centre | 600 East Main Street, Suite 300 Richmond, VA 23219 
www.dhcd.virginia.gov | Phone (804) 371-7000 | Fax (804) 371-7090 | Virginia Relay 7-1-1   

March 20, 2024 
Ernecia Coles 
Real Estate Development Manager 
Piedmont Housing Alliance 
Via: ecoles@piedmonthousing.org 

 
Proposed Affordable & Special Needs Housing Financing Offer 

 
Dear Ernecia Coles, 
 
I am pleased to advise you that the Department of Housing and Community Development has approved 
the loan request(s) of Piedmont Housing Alliance for the 1025-B Park Street project. Included with this 
letter are the proposed rate(s) and terms granted to you in accordance with the project description from 
the Fall 2023 Affordable and Special Needs Housing Program application for 1025-B Park Street.   
 
Please review the attached offer letter carefully as it includes important information regarding the 
negotiable and non-negotiable terms of the loan. 
 
If there have been any changes to the 1025-B Park Street project since your application was submitted, 
please attach the updated or new information with your response, as any adjustment to the capital or 
operating expense budgets, pro forma, or any other project parameters must be approved by DHCD 
before the program agreements will be executed.  
 
Please note that upon agreement and signature, your program administrator will be in communication 
regarding the next steps for drafting program agreements. As this project has previously received 
another ASNH award, program agreements must be executed by August 15th, 2024, for this 
preliminary offer to result in a funding commitment and reservation of funds. 
 
We are looking forward to working with you to provide affordable housing, if you have any questions as 
it pertains to this offer, please feel free to contact your Program Administrator, Shelby Carney at 
Shelby.Carney@dhcd.virginia.gov, or myself at Carly.Lackman@dhcd.virginia.gov.   
 

Sincerely, 

 
Carly Lackman 
ASNH Rental Program Manager 

  



Virginia Housing Trust Fund (VHTF) 
FY 2024 Loan Terms & Conditions 
1025-B Park Street, Piedmont Housing Alliance 

The Virginia Department of Housing and Community Development herein referred to as “DHCD” or 
“Lender”, has approved the funding request of Piedmont Housing Alliance, herein referred to as 
“Developer”, for the development 1025-B Park Street, herein referred to as the “Project”.  

Please carefully review the following negotiable and non-negotiable terms of the Virginia Housing Trust 
Fund (VHTF) funding, herein referred to as the “VHTF Loan”, for the Project. This terms agreement 
will be used to draft the VHTF Program Agreement. 

Loan Amount and Funding Reservation Expiration 

Affordability Period 

The compliance and repayment periods begin upon loan closing. This loan constitutes permanent, must-
pay, hard debt, which is not cash flow dependent.  

Virginia Housing Trust Fund Loan Terms 

Interest Rate 0.00% 

Loan Repayment 
Period 30 years (360 months) 

Mandatory Compliance 
Period 30 years (360 months) 

Extended Compliance Period 
(by developer request – use 
checkboxes) 

☐ Coterminous with first mortgage (Virginia
Housing)
☐ Coterminous with first mortgage (HUD)

Loan Source: Virginia Housing Trust Fund  
Loan Amount: $900,000 from this round, $1,800,000 total 

Deadlines for top offs or new awards for a previously funded project: Program agreements must 
be executed by August 15th, 2024, with an estimated closing of permanent debt to take place no 
later than August 15th, 2026. 

DHCD shall be placed in the 2nd lien position, unless otherwise approved by the agency. 

*If the Project requires a Sponsor Loan for these funds, please coordinate with your Program
Administrator.

x



VHTF - FY 2024 Loan Terms & Conditions, 
Continued: 

1025-B Park Street

Fund Disbursement and Loan Closing 

It is the intention of the Lender to disburse the VHTF Loan as part of the permanent financing package 
upon final permanent close, which includes the issuance of the final Certificate of Occupancy or 
Certificate of Substantial Completion. 

Final permanent close shall commence upon receipt of acceptable title, survey, and environmental reports, 
closing of other required funding, customary due diligence, rehabilitation completion (if applicable), 
rental occupancy report, and issuance of COO/CSC by a local building official. Impediments to loan 
closing include but are not limited to, failure to complete construction/renovations, due diligence items, or 
rent and occupancy requirements for the project in accordance with program requirements. 

Loan Forgiveness or Repayment 

At the end of a successful 30-year minimum mandatory compliance and/or affordability period, it is the 
intention of the Lender to forgive the deferred principle. To satisfy prior requests of developer and 
investor counsel, DHCD standardized the forgiveness language.  

The VHTF Program Agreement will include the following uniform forgiveness language: 

Unit Designation and Rent Limits 

All sources require a minimum of five units which meet the income and rent requirements of the program 
for which funding is awarded. The Virginia Housing Trust Fund program requires at least five units at or 
below 80% of the Area Median Income (AMI). 

The Project will have all units available for households at or below 80% AMI. The total unit count for the 
Project is 36. 

Any changes to the unit designation and rent limits included in your application must be approved by 
DHCD. 

Section V. Affordability Period - At the end of the Affordability Period, at 
DHCD’s sole discretion, the initial principal and any accrued interest may 
be either repaid or forgiven, provided the recipient has been in compliance 
for 30 years.   



4/15/24



Housing Innovations in Energy Efficiency 
(HIEE) 
FY 2024 Loan Terms & Conditions 

The Virginia Department of Housing and Community Development herein referred to as “DHCD” or 
“Lender”, has approved the funding request of Piedmont Housing Alliance, herein referred to as 
“Developer”, for the development 1025-B Park Street, herein referred to as the “Project”.  

Please carefully review the following negotiable and non-negotiable terms of the Housing Innovations in 
Energy Efficiency (HIEE) funding, herein referred to as the “HIEE Loan”, for the Project. This terms 
agreement will be used to draft the HIEE Program Agreement. 

Loan Amount and Funding Reservation Expiration 

Affordability Period 

The compliance and repayment periods begin upon loan closing. This loan constitutes permanent, must-
pay, hard debt, which is not cash flow dependent.  

Housing Innovations in Energy Efficiency Loan Terms 

Interest Rate 0% 

Loan Repayment Period 30 years (360 months) 

Mandatory Compliance Period 30 years (360 months) 

Extended Compliance Period 
(by developer request – use 
checkboxes) 

☐ Coterminous with first mortgage (Virginia
Housing)
☐ Coterminous with first mortgage (HUD)

Loan Source: Housing Innovations in Energy Efficiency 
Loan Amount: $1,345,000 

Deadlines for top offs or new awards for a previously funded project: Program agreements must 
be executed by August 15th, 2024, with an estimated closing of permanent debt to take place no 
later than August 15th, 2026. 

DHCD shall be placed in the 2nd lien position, unless otherwise approved by the agency. 

*If the Project requires a Sponsor Loan for these funds, please coordinate with your Program
Administrator.

x



HIEE - FY 2024 Loan Terms & Conditions, 
Continued: 

1025-B Park Street

Fund Disbursement and Loan Closing 

It is the intention of the Lender to disburse the HIEE Loan as part of the permanent financing package 
upon final permanent close, which includes the issuance of the final Certificate of Occupancy or 
Certificate of Substantial Completion. 

Final permanent close shall commence upon receipt of acceptable title, survey, and environmental reports, 
closing of other required funding, customary due diligence, rehabilitation completion (if applicable), 
rental occupancy report, issuance of COO/CSC by a local building official, and final HIEE certifications. 
Impediments to loan closing include but are not limited to, failure to complete construction/renovations, 
due diligence items, or rent and occupancy requirements for the project in accordance with program 
requirements. 

Loan Forgiveness or Repayment 

At the end of a successful 30-year minimum mandatory compliance and/or affordability period, it is the 
intention of the Lender to forgive the deferred principle. To satisfy prior requests of developer and 
investor counsel, DHCD standardized the forgiveness language.  
The HIEE Program Agreement will include the following uniform forgiveness language:  

Unit Designation and Rent Limits 

All sources require a minimum of five units which meet the income and rent requirements of the program 
for which funding is awarded. The Housing Innovations in Energy Efficiency program requires at least 
five units at or below 80% of the Area Median Income (AMI). 

The Project will have all units available for households at or below 80% AMI. The total unit count for the 
Project is 36. 

Any changes to the unit designation and rent limits included in your application must be approved by 
DHCD. 

Section V. Affordability Period - At the end of the Affordability Period, at DHCD’s 
sole discretion, the initial principal and any accrued interest may be either repaid 
or forgiven, provided the recipient has been in compliance for 30 years.   
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August 16, 2023 

Sunshine Mathon 

Executive Director 

Piedmont Housing Alliance 

682 Berkmar Circle 

Charlottesville, VA 22901 

smathon@piedmonthousing.org 

Re: Affordable and Special Needs Housing Funding 

Proposal 

Dear Mr. Sunshine Mathon: 

On behalf of the Department of Housing and Community Development (DHCD), it gives me 

great pleasure to inform you that Piedmont Housing Alliance will receive a preliminary offer from the 

March 2023 Affordable and Special Needs Housing application cycle to support the 1025-B Park Street 

project in the following amounts: 

$900,000.00 from Virginia Housing Trust Fund 

Under separate cover you will receive the terms of this offer, including any requirements to 

meet federal environmental review. Each of these stipulations must be met and a program agreement for 

funding must be executed no later than August 15th, 2024. 

Any adjustments to the application submitted including, but not limited to, changes in 

committed capital sources, operating expense budgets, and unit mix must be approved by DHCD before 

the ASNH team can complete a program agreement for this preliminary award. Execution of the 

program agreement by August 15th, 2024 is necessary to finalize your formal funding reservation and 

loan commitment. 

A member of our team will contact you via email to begin the contract negotiation process soon.  

We are pleased to work with Piedmont Housing Alliance in its affordable housing efforts. 

Sincerely, 

Sandra Powell  

Senior Deputy Director 

Community Development & Housing

mailto:smathon@piedmonthousing.org
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Acknowledgement by Tenant of the availability of Renter 

Education provided by Virginia Housing 



 

1025-B Park Street 
 
 

Virginia Housing’s Free Renter Education Acknowledgement 
 

I, _________________________________, have read, understand, and acknowledge that I have been 
presented information regarding Virginia Housing’s free renter education opportunities available to 
tenants. 
 
I understand that it is my responsibility to review the website link provided here 
www.virginiahousing.com/renters. 
 
By signing below, I acknowledge that I have read and understand the terms of all items contained in 
this form. 
 
 
Resident Name:  _______________________________ 
 
Resident Signature:  _______________________________ 
 
Apartment Number:  _______________________________ 
 
Date:    _______________________________ 
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Nonprofit or LHA Purchase Option or Right of First 

Refusal 





























1025 PARK STREET, CHARLOTTESVILLE, VA 22901 

 

LEGAL DESCRIPTION 
 
 
ALL that certain tract or parcel of land, situated in Charlottesville, Virginia, more 
particularly shown and described on the plat made by Kirk Hughes & Associates, dated 
May 21, 1993, entitled “Plat Showing a Physical Survey of 8.0661 Acres Owned by the 
Charlottesville-Albemarle YMCA, Inc.”, recorded in Deed Book 604 page 570.  
 
LESS AND EXCEPT that certain strip of land containing approximately 18,734 square 
feet (0.430 acres), more or less, as granted to the City of Charlottesville, Virginia, by 
Certificate of Take recorded as Instrument No. 2012003535 in the Clerk’s Office, Circuit 
Court, City of Charlottesville, Virginia. 
 
BEING a part of the same real estate conveyed to Monticello Area Community Action 
Agency, a Virginia not for profit corporation, by deed from Charlottesville-Albemarle 
YMCA, Inc., a Virginia non-stock corporation, and Christine C. Chapman, Substitute 
Trustee under agreement dated April 10, 1989 creating The McIntire Land Trust, dated 
May 19, 1993 recorded June 10, 1993 in the Clerk’s Office, Circuit Court, City of 
Charlottesville, Virginia in Deed Book 604 page 568. 
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internet amenities selected) 



 

 

1025-B Park Street 
 

Internet Security Plan 
 

1025-B Park Street will provide Wi-Fi service for all units.  Each unit will be provided a 
secure connection. 1025-B Park Street will enter into a contract with an internet 
provider to install Wi-Fi equipment (which may include routers, switches, and wireless access 
points), and will contract to provide ongoing support and maintenance to ensure the network 
functions properly. The routers will have a secure firewall to guard against data breaches. 
Prior to move-in, all residents will be provided with the attached Internet Safety and Security 
Information Guidelines. New residents will be required to sign a Resident Acknowledgement of 
Responsibilities form verifying that they have read and understand 1025-B Park Street’s 
internet safety and security guidelines. It is the resident’s responsibility to make sure that 
their devices have adequate security, including up-to-date virus and malware protection 
software. 
 
Inappropriate use of the 1025-B Park Street network will not be permitted. 
Unacceptable use of the internet by residents and their guests includes, but is not limited to, 
those actions listed in the Internet Usage Guidelines.  1025-B Park Street has the 
discretion to determine unacceptable usage and prevent network access by a resident not 
abiding by the internet guidelines. If a resident is unclear about appropriate internet usage, 
they should direct questions to the Community Manager. 
 

Internet Usage Guidelines 
 

1. 1025-B Park Street (“Landlord”) agrees to provide individual Wi-Fi internet service at a 
speed of no less than 25 Mbps download and 3 Mbps upload ("Internet Access") to each unit 
during the Lease Term subject to the terms and conditions of these Guidelines. 
 
2. Resident understands that internet access points are the property of the Landlord.  If 
Resident removes or damages an access point, Landlord may charge a fee. 
 
3. Resident may not use the facilities and capabilities of the network to conduct or solicit the 
performance of any illegal or criminal activity. 
 
4. Resident may not do anything which is contrary to the acceptable use policies of the internet 
provider. 
 
5. Resident will not post or transmit any file which contains malicious software, which may 
include but is not limited to viruses, worms, “Trojan horses” or any other contaminating or 



destructive features. 
 
6. Resident is solely responsible for keeping personal computer devices secure and free of 
viruses or other harmful programs that can directly or indirectly interfere with the operations of 
the network, and that of third parties connected to its networks. Resident is solely responsible 
for guarding against and repairing devices from any infection by malicious code or unauthorized 
use. 
 
7. Resident may not send proactively, receive, upload, download, use or re-use any information 
or material which is offensive, abusive, indecent, defamatory, obscene or menacing, or in 
breach of confidence, copyright, privacy, or any other rights while using the 1025-B Park Street 
network. 
 
8. Resident will not permit any guests or a third party to do any of the above. 
  



 

 
 

1025-B Park Street 
 

Resident Acknowledgement of Responsibilities 
 
By signing below, I acknowledge that I have read, understand, and agree to the terms of all 
provisions contained in 1025-B Park Street’s Internet Security Plan and Usage 
Guidelines. 
 
I understand that the Internet Security Plan and Usage Guidelines outline and summarize the 
proper use and safety guidelines when using the Internet Services provided at 1025-B Park Street. 
 
Resident Name:  _______________________________ 
 
Resident Signature:  _______________________________ 
 
Apartment Number:  _______________________________ 
 
Date:    _______________________________ 
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1025-B Park Street 

MARKETING PLAN FOR HUD SECTION 504 UNITS 

 

OWNER’S INTENT 

1025-B Park Street proposes to include five (5) units for people in need of rental housing with 
full accessibility under Section 504 of the Rehabilitation Act of 1972.  The accessible units will 
be held vacant for a minimum of sixty (60) days during which ongoing marketing efforts will be 
documented.  During this time, Alliance Management, acting as agent for the ownership, will 
actively market these units.  If a qualified household is not identified during this period, Alliance 
Management will submit evidence of marketing to VHDA’s Program Compliance Officer and 
request approval to rent the unit to any income-qualified household. If the request is approved, 
the lease will contain a provision that the household must move to a vacant unit if a household 
including a person with a disability applies for the unit. The move will be paid for by the Owner.  

IMPLEMENTATION OF OWNER’S INTENT 

Alliance Management, the Management Agent, will rent accessible units only to qualified 
households, unless granted consent to lease to other income-qualified households by Virginia 
Housing after the initial 60-day marketing effort has concluded.  Focused marketing efforts will 
occur as well as normal routine marketing strategies, to ensure qualified individuals are aware 
of the availability of accessible units.  

CONCENTRATED MARKETING EFFORTS 

VirginiaHousingSearch.com - Alliance Management will post available 1025-B Park Street on 
the virginiahousingsearch.com website. We will communicate that the apartment community 
has accessible units. 

Virginia Department of Medical Assistance Services (DMAS) or Virginia Department of 
Behavioral Health and Developmental Services (DBHDS) - Alliance Management will work 
through the lease up process to establish a referral process with both agencies. Alliance 
Management will continue after the lease up phase to inform both agencies of upcoming 
phases and rental opportunities at 1025-B Park Street. 

Local Hospitals – Alliance Management will work with both area Health Systems (University of 
Virginia Health System and Martha Jefferson Sentara) as well as smaller clinics and doctors’ 
offices and their discharge departments to advise them of the local accessible and available 
units at 1025-B Park Street. 
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Local Housing Authorities – Alliance Management will work continually with local housing 
authorities to communicate the availability of Section 504 accessible units at 1025-B Park 
Street.  

Local Non-profits- Alliance Management will work to keep all non-profit agencies that work 
with and support residents of 1025-B Park Street aware of all Section 504 accessible units 
available for rent. 

Local Department of Social Services – Alliance Management will keep in contact with 
Albemarle County and the City of Charlottesville Departments of Social Services. Through 
consistent contact, Alliance Management will provide both departments with information and 
updates on available Section 504 accessible units.  

Region Ten Community Services Board – Alliance Management will work with Region Ten 
Community Services Board to establish and maintain a referral process for potential residents 
at 1025-B Park Street, including clients that require Section 504 accessible units. 

Virginia Housing – Ensure Virginia Housing representatives charged with accessible unit 
outreach are aware of the availability of HUD Section 504 units at 1025-B Park Street. 

NORMAL ROUTINE MARKETING 

Industry Publications/Newspaper/Internet Advertisements – Alliance Management will, 
through their normal process of marketing the property, note the available Section 504 
accessible units. Alliance Management will market the units through websites, such as 
apartments.com and BRAC (Blue Ridge Area Apartment Council). 

Resident Newsletters – Alliance Management will announce available Section 504 accessible 
units in its periodic newsletters distributed to all residents in its management portfolio. 

Referrals – Alliance Management will work with existing residents across its portfolio to make 
them aware of the available accessible units. 

 

Alliance Management and Piedmont Housing Alliance will work collaboratively to make sure 
that Section 504 accessible units are marketed across their management and development 
portfolios as well as the areas mentioned in the marketing plan.  Alliance Management and 
Piedmont Housing Alliance will also work to develop new ways and identify other organizations 
to market the Section 504 accessible units throughout the life of the development. 



Tab Y: 
Inducement Resolution for Tax Exempt Bonds 



Tab Z: 
Documentation of team member's Diversity, Equity and 

Inclusion Designation 



Tab AA: 
Priority Letter from Rural Development



TAB AB: 

Social Disadvantage Certification 


	Owner Info
	Owner Signature
	Org Chart
	Assignment to LLC
	Original Purchase Agreement
	Resolution
	PBRA
	Supportive Services

	undefined: 1025-B Park Street
	Name of OwnerApplicant: 1025-B Park Street, LLC
	Name of SellerCurrent Owner: Monticello Area Community Action Agency
	Development Address 1: 1025 Park St., Charlottesville, VA 22901
	Development Address 2: Parcel Identification Number: 470007100
	Development Address 3: 
	Legal Description 1: ALL that certain tract or parcel of land, situated in Charlottesville, Virginia, more particularly shown and described on the plat made by Kirk 
	Legal Description 2: Hughes & Associates, dated May 21, 1993, entitled “Plat Showing a Physical Survey of 8.0661 Acres Owned by the Charlottesville-Albemarle YMCA,
	Legal Description 3: Inc.”, recorded in Deed Book 604 page 570. LESS AND EXCEPT that certain strip of land containing approximately 18,734 square feet
	Legal Description 4: (0.430 acres), more or less, as granted to the City of Charlottesville, Virginia, by Certificate of Take recorded as Instrument No. 2012003535
	Legal Description 5: in the Clerk’s Office, Circuit Court, City of Charlottesville, Virginia. BEING a part of the same real estate conveyed to Monticello Area
	Legal Description 6: Community Action Agency, a Virginia not for profit corporation, by deed from Charlottesville-Albemarle YMCA, Inc., a Virginia non-stock corporation,
	Legal Description 7: and Christine C. Chapman, Substitute Trustee under agreement dated April 10, 1989 creating The McIntire Land Trust, dated May 19, 1993
	Proposed Improvements: 36
	Units: 1
	Buildings: 57,188
	New Construction: On
	Adaptive Reuse: Off
	Rehabilitation: Off
	1: 
	2: 
	Units_2: 
	Buildings_2: 
	Units_3: 
	Buildings_3: 
	undefined_2: PUD
	Current Zoning: 10.3
	allowing a density of: 
	units per acre and the following other applicable conditions: 
	Other Descriptive Information 1: 1025-B Park Street is a 36-unit, 100% affordable, multifamily building proposed for the Locust Grove neighborhood of
	Other Descriptive Information 2: Charlottesville city.  It is part of a 9%-4% Low-Income Tax Credit development that represents the rental portion of the
	Other Descriptive Information 3: mixed-tenure community planned for the 1025 Park Street site.
	Check one of the following as appropriate: X
	undefined_3: 
	Printed Name: Project Engineer, Timmons Group
	Title of Local Official or Civil Engineer: 434-327-1699
	Phone: 7/2/2024
	LocalityPHA: CRHA-CHARLOTTESVILLE VA - CENTRAL VIRGINIA REGION
	Unit Type: 1 EXPOSED WALLS
	Date mmddyyyy: 10/01/2023
	o BR: 9
	1 BR: 13
	2 BR: 16
	3 BR: 20
	4 BR: 25
	5 BR: 29
	o BR-0: 61
	1 BR-0: 85
	2 BR-0: 109
	3 BR-0: 133
	4 BR-0: 169
	5 BR-0: 194
	o BR-1: 25
	1 BR-1: 34
	2 BR-1: 44
	3 BR-1: 54
	4 BR-1: 69
	5 BR-1: 78
	o BR-2: 
	1 BR-2: 
	2 BR-2: 
	3 BR-2: 
	4 BR-2: 
	5 BR-2: 
	o BR-3: 55
	1 BR-3: 77
	2 BR-3: 99
	3 BR-3: 121
	4 BR-3: 154
	5 BR-3: 176
	o BR-4: 
	1 BR-4: 
	2 BR-4: 
	3 BR-4: 
	4 BR-4: 
	5 BR-4: 
	o BR-5: 2
	1 BR-5: 2
	2 BR-5: 3
	3 BR-5: 3
	4 BR-5: 4
	5 BR-5: 5
	o BR-6: 11
	1 BR-6: 15
	2 BR-6: 20
	3 BR-6: 24
	4 BR-6: 31
	5 BR-6: 35
	o BR-7: 4
	1 BR-7: 5
	2 BR-7: 6
	3 BR-7: 8
	4 BR-7: 10
	5 BR-7: 13
	o BR-8: 
	1 BR-8: 
	2 BR-8: 
	3 BR-8: 
	4 BR-8: 
	5 BR-8: 
	o BR-9: 14
	1 BR-9: 20
	2 BR-9: 25
	3 BR-9: 31
	4 BR-9: 39
	5 BR-9: 45
	o BR-10: 7
	1 BR-10: 10
	2 BR-10: 13
	3 BR-10: 15
	4 BR-10: 20
	5 BR-10: 22
	o BR-11: 4
	1 BR-11: 6
	2 BR-11: 7
	3 BR-11: 9
	4 BR-11: 11
	5 BR-11: 13
	o BR-12: 27
	1 BR-12: 37
	2 BR-12: 48
	3 BR-12: 58
	4 BR-12: 74
	5 BR-12: 85
	o BR-13: 13
	1 BR-13: 18
	2 BR-13: 23
	3 BR-13: 28
	4 BR-13: 35
	5 BR-13: 40
	o BR-14: 
	1 BR-14: 
	2 BR-14: 
	3 BR-14: 
	4 BR-14: 
	5 BR-14: 
	o BR-15: 24
	1 BR-15: 33
	2 BR-15: 42
	3 BR-15: 52
	4 BR-15: 66
	5 BR-15: 75
	o BR-16: 18
	1 BR-16: 25
	2 BR-16: 32
	3 BR-16: 40
	4 BR-16: 50
	5 BR-16: 58
	o BR-17: 21
	1 BR-17: 29
	2 BR-17: 38
	3 BR-17: 46
	4 BR-17: 59
	5 BR-17: 67
	o BR-18: 15
	1 BR-18: 15
	2 BR-18: 15
	3 BR-18: 15
	4 BR-18: 15
	5 BR-18: 15
	o BR-19: 
	1 BR-19: 
	2 BR-19: 
	3 BR-19: 
	4 BR-19: 
	5 BR-19: 
	o BR-20: 2
	1 BR-20: 2
	2 BR-20: 2
	3 BR-20: 2
	4 BR-20: 2
	5 BR-20: 2
	o BR-21: 3
	1 BR-21: 3
	2 BR-21: 3
	3 BR-21: 3
	4 BR-21: 3
	5 BR-21: 3
	Allowance: 
	Allowance-0: 
	Allowance-1: 
	Allowance-2: 
	Allowance-3: 
	Allowance-4: 
	Allowance-5: 
	Allowance-6: 
	Allowance-7: 
	Allowance-8: 
	Allowance-9: 
	Allowance-10: 
	Unit Address: 
	Number of Bedrooms: 
	Head of Household Name: 


