PROJECT NAME:

11th Avenue Senior Housing

PROJECT ADDRESS:

W. 11th Avenue at Yates Street
Denver, Colorado 80204

PROJECT OVERVIEW
11th Avenue Housing LLC (11AH) seeks an allocation of Low Income Housing Tax Credits to
facilitate the development and construction of a 58‐unit, affordable, senior project currently
named 11th Avenue Senior Housing. When completed, the project will provide seniors with an
affordable, high quality housing choice just one block from the Sheridan Station on RTD’s West
Rail line, which opened in April 2013. The project is a joint partnership between Rocky
Mountain Mutual Housing Association, dba Rocky Mountain Communities (RMC) and Lynn Crist
of The Morrison Group (TMG), with each sharing development oversight and ownership. Once
constructed and in operation, it will be professionally managed by RMC’s established property
management arm.
11TH Avenue Senior Housing should receive an award of LIHTC credits for seven compelling
reasons.

1. TOD: EXISTING LIGHT RAIL WITHIN ¼ MILE
2. SENIOR: 55+
3. QCT, AND CONTRIBUTES TO COMMUNITY REVITALIZATION

4. LOWEST INCOME: 17% OF UNITS AT 30% AMI
5. LONGEST PERIOD OF TIME: PERPETUAL LURA
6. PENT UP DEMAND: 0.8% MARKET VACANCY
7. VARIETY OF QUALIFIED SPONSORS: RMC HAS LIHTC DEVELOPMENT
EXPERIENCE, BUT NO TAX CREDIT AWARD SINCE 2001.
TAX CREDITS REQUESTED FOR 11TH AVENUE SENIOR HOUSING:
 ONE OF TWO TOD/SENIOR PROPERTIES IN THIS ROUND
 ONLY SENIOR PROPERTY AT A LIGHT RAIL STATION.
 3RD LOWEST CREDITS/UNIT IN DENVER
 2ND LOWEST AT A TOD
 $14,407/UNIT TC REQUEST
A map is attached to this narrative that identifies all senior and TOD properties in the Denver
Metropolitan Area that submitted letters of intent for the 2013 Round 2.
PROJECT STRENGTHS
TOD – The selected project site is located 1 block from the Sheridan Street light rail station and
stops for RTD’s #9, #50 & #51 bus lines. The #9, with a stop at 10th and Xavier runs between
14th & Wadsworth at its west end to downtown. The #50 and #51 lines both run on Sheridan
with combined offsetting schedules at 15 minute intervals at the 10th & Sheridan stop.
SENIOR FOCUS –The project will serve senior residents and is located in a PMA with a very large
number of older, low‐income households and strong pent‐up demand for age‐ and income‐
restricted housing. Both development partners have experience with developing and operating
senior projects, thus we are familiar with the physical unit needs and the types of resident
services that will appeal to our prospective residents.
QCT – The property is located in a qualified census tract and will contribute to the previous,
current, and planned redevelopment occurring in the immediate and surrounding area and has
the potential to change the character of the neighborhood by capitalizing on the significant
investments already made by public and private entities.
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LOWEST INCOME – The 58‐unit building will include 10 units restricted to the 30% AMI level.
This represents 17% of our units. This percentage is greater than all but four of the 29
applications in Round 1 of 2013.
LONGEST PERIOD OF TIME – The site is under a 99‐year land lease from Urban Land
Conservancy, and is permanently deed restricted for low‐income housing. This far exceeds the
40‐year LURA anticipated by most LIHTC applicants.
PENT UP DEMAND – This market area has one of the lowest market vacancy rates in the Denver
area at 0.8%. The neighborhood consists of numerous market rate apartments and a significant
number of two to ten‐plex properties. There is practically no rental vacancy in this area.
VARIETY OF QUALIFIED SPONSORS – The applicant is a joint partnership between a non‐profit
and for‐profit entity. This project benefits from an innovative joint partnership between a non‐
profit and for‐profit developer, both of who bring their own expertise, perspective and
commitment to senior housing to make 11th Avenue Senior Housing a solid investment. The
principals of RMC and TMG have each successfully built senior tax‐credit financed properties in
the Denver Metro area. The team is further enhanced by the involvement of land experts at
Urban Land Conservancy who have given their expertise and financial support throughout this
process. RMC has not received a tax credit award since 2001.
PROXIMITY TO AMENITIES FAVORABLE TO SENIORS – The project site is immediately adjacent
to Dry Gulch Park and will host a public access path to the park’s walking and biking trails, thus
senior residents will be able to access the park from right outside their back yard. The site rates
a walk score of 57, deeming it “Somewhat Walkable” even before the arrival of Light Rail and
anticipated commercial redevelopment. (This score has not been updated as of the date of this
application to reflect the opening of the light rail at Sheridan Station). There is easy access to
retail. Walgreens and King Soopers are all less than 3/4 of a mile away. Family Dollar and a
convenience store are within 3 blocks. Nearby services include the Westside Family Health
Center at 11th& Federal; the new Library under construction near Federal & Colfax; and the
Barnum & Rude Recreation Centers that are all within 2 miles of the site. Transportation is
excellent with the new Sheridan Light Rail Station and multiple RTD bus lines and stops within
one to three blocks. In addition, a new public community garden has been added ¼ mile
northeast of the property at W. Wells Place and Utica Street.
POTENTIAL PROJECT WEAKNESSES
The market study noted that vehicular access to the site is slightly limited because West 11th
Avenue is not a through street and tenants will not be able to access the property directly from
Sheridan Boulevard. We do not agree with this conclusion. One of the streets that provide
direct access between W. 10th Avenue and W. 11th Avenue is Xavier Street. Xavier is a 21‐foot
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wide public road that is narrower than typical Denver streets like W. 11th Avenue that is 35 feet
wide. Xavier is a one block long street that currently provides access to only a few homes. In
fact, according to the June 2013 traffic study prepared by Fehr & Peers and included in this
application, the existing traffic count on Xavier is 300 cars per day. As residents further east
tend to use alternate streets closer to their home, it appears that most residents in this area do
not use this street and the additional 58 residents would not have any concerns using Xavier for
access. Alternately, many of the residents will likely continue west on W. 11th Avenue to
Tennyson Street that connects with W. 10th Avenue at a 4‐way stop. Xavier Street only permits
parking on the east side of the street and is rarely used for parking as all homes and rental units
have ample off‐street parking. All of the streets in the Villa Park neighborhood, including W. 10
& 11th Avenues and Xavier Street were repaved June 2013. See current view below of Xavier
Street and W. 11th Avenue directly in front of the property. (Note Denver’s commitment to
improvements in this neighborhood as evidenced by their recent resurfacing of 10th & 11th
Avenues and all local streets between them, from Sheridan Blvd. to Perry Street.

View south on Xavier from W. 11th Ave.

View west on 11th Ave. from Xavier

The site enjoys an extraordinary level of quiet given its proximity to such a major thoroughfare
specifically because it is accessed from quieter feeder streets and sits immediately adjacent to a
park. While we understand the issue of limited access may be of concern to some residents
due to potential minor congestion caused by left turns onto 10th Avenue, going further east on
11th Avenue to find easier access among the several streets crossing 10th Avenue easily
mitigates this. All this aside however, we believe very strongly that the reality of low traffic
counts, distance from Sheridan Blvd. noise, privacy at the end of 11th Avenue, extraordinary
views from all 56 units above the 1st floor, and access to the park will all be far more compelling
elements that will be perceived as providing a significantly higher quality of life. As for the fact
that 11th Avenue will never connect to Sheridan Blvd., we see this as a positive attribute. While
direct access to Sheridan is limited, this access is only one block to the southwest and is a
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lighted intersection with signaled turn lanes. It should also be noted that drive‐by exposure is
still very high and the building will be clearly visible from both directions along Sheridan
Boulevard.
PROJECT LOCATION
The site for the 11th Avenue Senior Housing project contains approximately 36,000 SF and sits in
an established area of west Denver, at the end of 11th Avenue just east of Sheridan Boulevard.
It is clearly visible from Sheridan Boulevard but is accessed from quieter feeder streets and sits
immediately adjacent to Dry Gulch Park. The proposed development site is rectangular and
currently sloped and vegetated with native grasses.
The three adjacent but separate site parcels were purchased on behalf of 11AH by The Urban
Land Conservancy on July 5, 2012. The three sites will be combined into one parcel and leased
to the partnership on a 99‐year land lease, with one 99‐year extension. The use of the site for
58 affordable senior residential rentals and their associated indoor and outdoor common space
is allowed by right of the existing C‐MX‐5 zoning.
The site sits within Census Tract 9.04, which is a Qualified Census Tract as it includes a
predominantly low‐ to moderate‐income multi and single family residential community
developed primarily during the 1950’s and 1960’s and maintains a poverty rate of 33.1%. The
immediate surrounding neighborhood includes single‐family and multi‐family residential land
uses. Within a one‐mile radius of the site are numerous retail shopping sites including Family
Dollar at 10th& Sheridan, Walgreens at Colfax & Sheridan, King Soopers at 17th& Sheridan and
Target at 19th Avenue & Sheridan. Other nearby businesses include a gas station with
convenience store at 10th Avenue & Sheridan, two 7‐Eleven stores, a Pawn Shop, a liquor store,
barber shop and panadaria. Additional retail and service locations are anticipated to begin in
2014 with the opening of the Sheridan Station in 2013.
The project will share its northern border and nearly 300 feet of frontage with Dry Gulch Park
and thus have immediate access to the park’s trails, facilities and open space. After discussions
with Denver Parks and Recreation officials they have approved public access to the park along
the northern edge of the project site to be built at the owner’s expense. Thus we will be
providing the neighborhood with an inviting, important conduit to the open space as well as to
the Sheridan station for residents living on and south of 11th Avenue. A rendering of the
handicap accessible public access path is included in the schematic drawings attached to this
application and demonstrates the low slope (maximum 5% grade) path providing a highly
desirable, direct, non‐traffic‐exposure and at grade access to the station platform. Below is an
aerial photo with an approximate path location delineated and highlighted in red. As most
points of access to the Dry Gulch are two to three streets apart, this path in it’s proposed
location provides essential public access to the Dry Gulch path and Light Rail Station.
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DESCRIPTION OF PROJECT: BUILDING TYPE, AMENITIES AND SERVICES
The building as proposed will be 5 stories, consisting of a 1st level concrete podium under 4
levels of wood frame structure above and containing 58 total units. There will be 37 one‐
bedroom units averaging 628 square feet and 21 two‐bedroom units averaging 860 square feet.
Also included in the site plan are 54 on‐site parking spaces. (44 required, 10 for visitors). This
equates to 0.8 spaces per resident and is comparable to the two senior LIHTC properties in the
neighborhood that report their parking is sufficient with 9 to 10 visitor parking spots and 0.6 to
0.7 resident spaces per unit.
All units will have standard amenities, including full kitchens and bathrooms, walk‐in closets, air
conditioning, garbage disposals and dishwashers, as well as in‐unit washers and dryers. The
building will have management/leasing offices, a community room and a fitness room, the
latter two of which could be combined for large community meetings. Two of the 58 units will
be designed to be “Type A” fully compliant ADA units.
The 11th Avenue Senior Housing project will be constructed to meet or exceed the green
development requirements of CHFA based upon the 2013 Enterprise Green Communities
criteria. Green building construction techniques will be followed and green materials will be
utilized throughout. Inside the units, all appliances will be ENERGY STAR‐labeled and all
installed light fixtures will be ENERGY STAR‐qualified. Water conserving toilets, showerheads
and faucets will be installed and low VOC paints and sealants will be utilized. Outside, we will
employ water efficient landscaping and irrigation and energy efficient site lighting to minimize
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light pollution. All Green Communities efforts will be coordinated through Humphries Poli
Architect, who has extensive experience with the green design criteria.
Furthermore, the development team working with Group 14, has received a pre‐approval from
Xcel Energy to provide Energy Design Assistance for our project. Further we have committed to
achieve a moderate 5% higher efficiency rating than required by Green Communities. The
building and site are designed to accommodate the future installation of a solar panel system.
Services will be provided on‐site by various third‐party service providers such as Innovage at no
additional cost to residents. These services will include healthcare coordination and
transportation. Special efforts will be made to introduce residents to the transportation options
available with the Light Rail by using “Light Rail Coaches” to accompany residents through the
process of ridership and ease their comfort levels so they can more fully take advantage of this
nearby resource. Likewise, each resident will receive a copy of a specially created
Neighborhood Services Handbook to summarize the various types of community services
readily available in the near vicinity. A sample copy of the Neighborhood Services Handbook is
attached.
TARGET POPULATION AND RENT LEVELS
The project is designed to serve Senior Citizens aged 55 and over with a proposed AMI
breakdown as follows:
Unit Style
1 Bedroom
2 Bedroom
TOTAL
% OF UNITS

30% AMI

40% AMI

50% AMI

60% AMI

TOTALS

6
4
10
17%

12
6
18
31%

2
3
5
9%

9
16
25
43%

37
21
58

% OF
UNITS
64%
36%

DESCRIPTION OF FINANCING
Financing to cover the $11.2 Million development budget for 11th Avenue Housing will come
from a variety of sources to leverage the original capital investment by Urban Land Conservancy
and NSP2 funds to purchase the land. These expected funding sources and their associated
timelines are as follows:
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SOURCE
Urban Land Conservancy –
Land Contribution

AMOUNT/TERMS
$350,000

City & County of Denver –
HOME Loan

$500,000

Colorado Division of
Housing – HOME Fund

$300,000

Community Development
Block Grant

$40,373

Permanent Loan

$1,925,000

Deferred Developer Fee
Construction Loan

$400,000
$7,220,000

STATUS/COMMENTS
Land is owned by ULC and will be leased to
the partnership. ULC has also tapped into
sources including NSP2 funds that have
funded some due diligence and pre‐
development costs of the partnership.
OED is aware of the development plans
and finds it to meet their priorities and
outcome goals. They anticipate an
application and would be amenable to
providing “gap” support.
DOH has indicated they are anticipating an
application for loan funds upon award of
tax credits and is interested in partnering
in affordable TOD projects with a senior
focus such as 11th Avenue Senior Housing.
An application will be made to the City of
Denver in July 2013 for CDBG funds for off‐
site improvements including street paving,
curb, gutter and sidewalks, pedestrian
connection and stormwater piping to the
gulch.
30‐year term at 4.75% fixed rate with 30
year amortization
Revolving loan to be converted to
permanent loan at conclusion of
construction and property stabilization.

FINANCING & CONSTRUCTION TIMELINE
With a LIHTC award in this round, the development team would expect to have a reservation of
credits by September 2013. A screening process of potential tax credit syndicators would
follow, to conclude with the selection of a partner and closing of the partnership by March
2014. Concurrent with the syndicator selection, we will select the general contractor to work
with through the development of construction drawings and seek to have these approved by
the Planning/Building Department by February 2014. Construction would start in March 2014
with an anticipated 10‐month schedule. Construction completion and Placed‐in‐Service date
would occur near the end of December 2014. We anticipate 6 months of lease up after
construction completion, reaching stabilization in July 2015. Following cost certification, we
would submit our Final LIHTC application for 8609s to CHFA in November 2015.
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RESPONSE TO NARRATIVE QUESTIONS:
1. Identify which guiding principles in Section 2 of the Qualified Allocation
Plan (QAP) the project meets and why it meets them:
The project should be a strong candidate to receive tax credit award because it meets the
following guiding principles:


To support rental housing projects serving the lowest income tenants for the longest
period of time;
The development will provide 58 affordable rental apartments targeted to low‐income
seniors. Seventeen percent (17%) of the units will be targeted to seniors earning 30% of
the Area Median Income, a level that is usually only found in projects with a homeless
focus. The income targeting results in a score of 77 points. The project developers will
comply with this affordability for 15 years and will commit to extending serving these
very low‐income seniors for an additional 25 years. Additionally, the site is deed‐
restricted and covenants associated with the Land Lease run for a period of 99 years
ensuring that this property will continue to serve the low‐income senior population in
this area for decades into the future. As a non‐profit partner whose mission is to
develop, own and manage affordable housing to help individuals succeed in life and
build strong communities, Rocky Mountain Communities will ensure that the property
continues to serve the needs of the lowest income households as committed to in the
land lease covenants.
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To support projects in a QCT, the development of which contributes to a concerted
community revitalization plan;
The project is located in a QCT and within the boundaries of the Sheridan Boulevard
Station Area Plan developed in conjunction with RTD’s Light Rail expansion. The
Sheridan Station is considered an Urban Neighborhood station type and thus seeks
compact mixed‐use residential development nearby that will “increase the population
base and support retail neighborhood uses”. Moreover, the station goals include a
desire to seek “opportunities for new development that will increase housing supply
and diversity and preserve affordable housing stock in the area”. In addition to the
housing goals, the Sheridan Station Area Plan seeks to develop improved access to Dry
Gulch Park and to develop north‐south intersecting bicycle routes to the Lakewood/Dry
Gulch Trail.
All of these elements have contributed to the identification of a ½ mile area around the
Sheridan Station as the first Catalytic Project in the Denver Region what will be funded
by the DRCOG Sustainable Communities Grant that was awarded in 2011. This Catalytic
Project is a cooperative effort of the West Corridor Working Group, which includes the
City of Lakewood, the City and County of Denver, DHA, RTD, ULC and other local and
regional partners. The Sheridan Station was chosen as the catalytic site around which to
establish a “20‐Minute Neighborhood” Implementation Strategy for several key reasons.
Its infrastructure needs, its “gateway” status for both Lakewood and Denver, the mutual
cross jurisdictional planning requirements, the potential for job creation and access
between Lakewood and Denver, and most importantly the extraordinary opportunity to
increase the number of affordable housing units at this station. The most direct benefit
of the 20‐Minute Neighborhood is that it allows residents to drive less and thus reduce
their overall household transportation expenditures. This is especially relevant in the
Sheridan Station Catalytic Project Area where the median household income is just
$32,437. It is a well‐known fact that for working families with incomes between $20,000
and $50,000, transportation costs consume almost thirty (30) percent of their income.
Given our project’s size, density, income‐ and age‐restrictions, as well as the provision of
a publicly accessible 8’ wide bike/pedestrian path to Dry Gulch Park, 11th Avenue Senior
Housing is in complete alignment with the vision and goals of the 20‐Minute
Neighborhood TOD concept and will contribute significantly to the successful
development of the Sheridan Station Catalytic Project Area.
Recent development and investment in the immediate area has come from public and
private sources. The most significant public investment is RTD’s Sheridan Light Rail
Station and structured parking garage. Other substantial public investments include:
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Lakewood, Denver and CDOT’s development of Sheridan Boulevard bridge, road and
sidewalks between W. 10th and 14th Avenues and the City of Denver’s improvements to
the residential streets in Villa Park including W. 10th & 11th Avenues, as well as Denver’s
participation with RTD in developing Dry Gulch Park with extensive landscaping,
community garden, public playgrounds, and pedestrian/bike path. Recent LIHTC
investment includes the West End Flats at Colfax and Yates developed in 2012 by the
Colorado Coalition for the Homeless, the 2009 development of the senior Casa De Rosal
apartments seven blocks southeast at W. 8th Avenue & Vrain St., the purchase and co‐
development with ULC and NEWSED at W. 10th Ave. and Ames Street for the proposed
mixed‐use, mixed‐income redevelopment of the Jody Apartments in 2014, and the most
recent letter of intent to apply for tax credits on the site located at 1010 Sheridan Blvd.
by an out‐of‐state developer. Private investment has come from EFG Brownfields who
purchased the 19 acre vacated St. Anthony’s hospital site at Colfax and Raleigh 10 blocks
northeast with plans to redevelop the property into a mixed‐use, mixed‐income
development, the recently redeveloped McDonalds at W. Colfax Ave. and Perry Street
and the Surfside water park at W. 9th Avenue and Ames Street five blocks southwest. In
addition, a new restaurant/nightclub is expected to open next month in the shopping
center at the southwest corner of W. 10th Avenue and Sheridan Blvd.
To provide distribution of housing credits across the state;
The site is located in the City and County of Denver. Denver has historically housed the
largest population of residents in need of affordable rental housing and continues to
need substantially more units.
To provide opportunities to a variety of qualified sponsors of affordable housing, both
for profit and non‐profit;
This project represents an innovative collaborative effort between a non‐profit entity
with a 20‐year history in serving lower income families in Colorado and commitment to
affordable housing, Rocky Mountain Communities, and The Morrison Group, a for‐profit
developer with a proven track record in housing, including the highly successful senior
project, Apartments at Yale Station, completed in 2011. It has been further supported
by Urban Land Conservancy, who has contributed their own extensive experience in
land evaluation and acquisition as well as capital commitment to purchase the land on
behalf of the joint partnership. It builds upon each partner’s areas of expertise and
commitment to housing, creating a sound partnership to serve seniors and give each
access to the limited pool of Low Income Housing Tax Credits, thereby expanding the
impact beyond a single, stand‐alone developer. While there are several applicants in
this round who are recent recipients of tax credits, RMC, a highly qualified sponsor, has
not received tax credits since 2001.

Page 11 of 20









To distribute housing credits to assist a diversity of populations in need of affordable
housing, in this case, senior citizens;
This development will provide 58 units of housing dedicated to senior communities and
will be designed to meet their specific needs. Moreover, it is located in a neighborhood
with a significant senior population and will provide those who want to remain in the
neighborhood with a higher quality option for housing than is currently available.
Because the property will have 10 units reserved for seniors earning no more than 30%
of the Area Median Income, it will serve the needs of the lowest income seniors as well
those with slightly higher incomes, thus it will also house a diversity of income levels.
To support new construction of affordable rental housing projects, as well as
acquisition and/or rehabilitation of existing affordable housing projects, particularly
those at risk of converting to market rate housing;
The development as proposed will result in new construction of high quality, low
income, affordable rental housing specifically reserved for seniors. Much of the existing
stock of lower‐end housing in the area has fallen into disrepair and is at risk of
gentrification to be purchased and redeveloped to serve middle and upper income
families or individuals with market rate housing. This development will help to preserve
affordability for seniors in an area where they may have lived the majority of their lives
thus far, yet where they might be at risk of being pushed out just as the neighborhood is
redeveloped and improved.
To reserve credits for as many rental housing projects as possible while considering the
Priorities and Criteria for Approval in the following sections;
The 11th Avenue Housing project is seeking approximately $835,634 credits that are far
below the maximum allowed by CHFA.
To reserve only the amount of credit that CHFA determines to be necessary for the
financial feasibility of the project and its viability as a qualified low income housing
project throughout the credit period;
The 11th Avenue Senior Housing project is seeking approximately $14,407 in credits per
unit, which is far below the tax credit request per unit for all but two of the other 10 City
of Denver projects in this round. 11th Avenue Housing’s tax credit request is also
significantly below all other projects located at a TOD, except for the CO Coalition for
the Homeless project. This allocation of tax credits will be leveraged against a variety of
other funding sources and combined with a reasonable budget and developer
experience with adhering to a budget, all of which should contribute to ensure success.
The result will allow 100% of the units to be restricted for very‐low and low‐income
senior residents who are most in need of quality housing options in this area.
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2. Identify which housing priority in Section 2 of the QAP the project
qualifies for:
Similarly, the project is in sync with the following 2013 QAP priorities:
Market areas of Pent‐up demand for affordable housing – This site is located in an area with a
0.8% market vacancy rate. There are only 2 senior LIHTC units available in the primary market
area. Essentially, there is no vacancy in this market area. In addition waiting lists for the LIHTC
properties are lengthy.
Targets Seniors – From its conception, this project has been envisioned as a project to target
individuals and families aged 55 and over, in line with the missions, goals and past experience
of both development partners. The senior focus has played into the site selection near a
transportation hub and other amenities, with the objective of providing seniors living in our
PMA with a quality, affordable housing alternative and addressing the significant level of pent‐
up demand for these types of units.
Transit Oriented Development (TOD) Site – The site easily qualifies for the Transit‐Oriented
Development priority because of its proximity to Mass transit and services. It is located just 1
block from the Sheridan Boulevard Station of the West Line corridor, which opened in spring
2013, and 1 block from the high frequency #9, 50 and #51 bus lines. The project will also
contribute to the level of urban density and mixed residential/commercial developments
proposed by the Sheridan Station Area plan and requested by neighborhood residents.

3. Describe how the project meets the criteria for approval in Section 2 of
the QAP:
a. MARKET CONDITIONS – Prior & Associates was commissioned to draft a Housing
Market Study according to CHFA requirements, which was completed in February 2013
and revised to reflect the lower 60% AMI rents in June 3013. The revisions were
prepared as an updated version of the February 2013 report and are included with this
application. This study established a PMA from Sheridan Boulevard east to Interstate 25
and from Alameda Avenue north to 29th Avenue. It found an overall vacancy rate of
0.8% in February 2013 for the 8 LIHTC properties, however among surveyed age‐
restricted LIHTC and subsidized properties the overall vacancy rate was slightly higher at
a 1.6% (2 vacant units) and there were waitlists between 6 and 60 applicants, indicating
strong pent‐up demand for age‐ and income‐restricted units in the PMA. The two senior
LIHTC projects in the PMA had the longest wait list and these waits should only get
longer with nearly 60 senior renters per year moving into the PMA and no other age‐
restricted units in the development pipeline. Moreover, it found rents to be stable to
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increasing, with increases over the last six months according to surveyed property
managers.
The market study indicates that this project will need to capture 17.8% of the PMA’s size
and income‐qualified renter households to maintain full occupancy with existing
properties. Such a capture rate should be deemed attainable when considering that
many of the existing properties in the PMA are older, lower quality yet maintain low
vacancy rates. The unit mix for 11th Avenue Senior Housing is weighted toward 30%,
40% and 60% AMI levels with only 5 units at the 50% AMI level. The existing capture
rate of 50% units in the PMA exceeds 30% therefore; we have added a small number of
these units in our project. The 60% AMI units in 11th Avenue Senior Housing, however,
are not underwritten at maximum rent levels and in fact were lowered even further for
this application to ensure all units would lease up quickly. The City of Denver and CO
Division of Housing have both indicated that they will support the project thereby
allowing us to lower the rents without creating a gap in the financing.
b. READINESS TO PROCEED – The proposed project exceeds threshold requirements
evaluating readiness‐to‐proceed in that it is already zoned CM‐X‐5, which allows our
proposed usage for senior housing with associated amenities. All wet and dry utilities
are available to the site within 50’. Preliminary approval has been obtained by the City
of Denver Planning, Fire, Wastewater, Surveyor, Public Works and Denver Water.
Significant progress has been made on a permanent storm water management solution;
however it remains the only city approval still outstanding. Denver Parks & Recreation
has already approved our request to build and permanently maintain at our cost, an 8’
wide public access sidewalk/bike path running north‐south along our east property line
then north into Dry Gulch Park to further connect the park’s existing paths with the
surrounding neighborhood.
The site has already been secured by ULC with an executed Land Lease in place outlining
the development and ownership process. We have completed both Phase I and Phase II
Environmental studies, both of which show no issues requiring further action.
Schematic drawings for architectural design are complete and included with this
application, and have provided a basis for a third party Cost Estimate from Palace
Construction.
c. OVERALL FINANCIAL FEASIBILITY AND VIABILITY – The project is requesting the minimal
amount of tax credit necessary for financial feasibility. The request is $835,634 which
equates to $14,407 per unit which is the third lowest tax credit request for any Denver
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project and second only to one TOD property which is the project proposed by the
Colorado Coalition for the Homeless. Tax credit pricing has been estimated at $0.92 for
this preliminary application. Should final pricing come in at a higher rate, the gap of
funding may be reduced and the level of tax credits required may be reduced even
further. In contrast, should the tax credit pricing be lower at closing, CDOH and the City
of Denver have committed to support gap financing for this project.
To ensure the success of this project, the 60% AMI rents have been lowered to $700 per
month for a one‐bedroom unit and $825 per month for a two‐bedroom unit. These
rents are comparable to the current 60% AMI senior LIHTC rents in the immediate
vicinity and near levels for 50% AMI units, and Class B and C properties in the Villa Park
neighborhood. No waivers to any underwriting criteria are being requested, even
though proposed rents for the 60% AMI units are below the maximum allowable rents
and thus should support quick lease‐up and 100% occupancy. With strong pent‐up
demand for age‐ and income‐restricted dwellings in the PMA and no other new projects
in the development pipeline, rents are only expected to face upward pressure.
Consequently, it is reasonable to anticipate that management could raise rents to
maximum allowable levels while maintaining similar occupancy levels, which would
further contribute to the project’s overall financial stability.
d. EXPERIENCE AND TRACK RECORD OF THE DEVELOPMENT AND MANAGEMENT TEAM –
Rocky Mountain Communities was founded in 1992 and since then has worked to
provide attractive and affordable communities and support services for more than
10,000 families in 7 locations throughout Colorado, from the Western Slope to Fort
Morgan to central Denver. Today, RMC properties are home to nearly 2,500 individuals
including 81 seniors at Meeker Commons in Greeley. The RMC portfolio includes 3
properties financed through tax credits, including the 104‐unit Meeker Commons that
was a new construction project. All properties in the portfolio are performing well and
maintaining strong occupancy levels, in part because of RMC’s established and vibrant
resident support programs. RMC has extensive experience managing elderly residents
in their non‐age restricted properties. As of April 2013, RMC was managing 83 elderly
residents in seven properties with the largest concentration in the Meeker Commons
property in Greeley (22% of all residents) followed by Townview (8% elderly). Across all
of their properties, RMC has Senior Soup and Social one a month where speakers come
in to talk about various topics like identify theft and emergency preparedness, and
provide elderly tote bags once a month (totes include staples like toilet paper and
canned food). In addition, RMC’s Resident Program manager at Garden Court will be
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doing an internship at the property focused on seniors and looking to apply them at
other properties as RMC further expands programs and services.
In addition, 11th Avenue Housing LLC will partner with Innovage to provide home‐based
services for the seniors living at 11th Avenue Senior Housing. This program will provide
residents with non‐medical home care, light duty transportation, skilled home care,
PACE program, and care coordination services. A letter from Innovage outlining
potential services is attached to this application.
Richard Taft has served as RMC’s President/CEO since January 2012 and was brought on
board in part because of his solid background in commercial and residential
development projects. This experience includes 10 years as a licensed architect running
his own firm and another 10 years running his own and others’ Real Estate Development
companies. Mr. Taft’s development company, Peregrine Property Trust, was a pioneer
in non‐profit/for‐profit joint ventures, co‐developing the 65‐unit Sheridan Ridge
Townhomes in Arvada, which was awarded LIHTC credits in 2002.
Lynn Crist founded The Morrison Group in 2003 to build upon her own broad
development experience and since then has been extensively involved in a variety of
high profile, successful development projects around Denver. Most recently, she
worked with Mile High Development on the $12 million, 50‐unit senior affordable LIHTC
rental project completed in July 2011 at the Yale Light Rail Station.
Rocky Mountain Communities Property Management arm manages 1,036 units in
Denver, Grand Junction, Greeley, Westminster, Clifton and Fort Morgan, including 936
units owned by RMC directly. These include 553 tax credit units, thus RMC‐PM staff has
extensive experience with LIHTC and other affordable housing financing requirements
including resident screening and certification, audits, reporting and inspections.
Likewise, Humphries Poli Architects has extensive experience in tax credit residential
and multi‐use developments and has been deemed a leader in combining architectural
design excellence with cost effective tools to help affordable developers meet their tight
budgets. Initial cost estimates for the 11th Avenue Senior Housing project have been
provided by Palace Construction, who brings notable expertise as a general contractor
for tax credit residential developments. Both professional organizations are also well
versed with Green Communities design and construction requirements.
e. PROJECT COST REASONABLENESS – 11th Avenue Senior Housing benefits from the
experience of an established non‐profit developer, Rocky Mountain Communities, and
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The Morrison Group, a for‐profit developer with recent senior development experience
at Yale Station. Combined, these partners have been responsible for constructing 219
affordable units. Their successful projects have a basis in thoughtful design processes to
meet user need while controlling costs upfront. Thorough oversight during construction
will seek to anticipate issues with potential cost impact and limit the number of change
orders by proactively recommending alternative solutions to problems as they arise
while ensuring quality is not compromised.
f. PROXIMITY TO EXISTING TAX CREDIT DEVELOPMENTS – The established PMA includes
8 other Tax Credit developments containing 1,073 income‐restricted units. Three of
these properties are age‐restricted with 190 units and one of those three offer deep
subsidies to seniors. The 11th Avenue Senior Housing property would compete most
directly with 126 existing, comparable senior LIHTC units at Casa Dorada and Casa de
Rosal. Both are within 0.4 miles of site and remain in above average condition since
they were built in 2005 and 2009 respectively. Both maintain lengthy waiting lists and
have very low vacancy levels indicative of strong pent‐up demand for additional age‐
and income‐restricted units. Interviews with the developers and managers of these two
properties have indicated that few residents at initial lease‐up or on an on‐going basis
come from the City of Lakewood. Most residents were previous residents within the
City and County of Denver. In fact, the market study prepared for this project has
indicated that the PMA’s western boundary is Sheridan Blvd., which is the western
boundary for the City and County of Denver. The capture rate estimates do not assume
that future residents will be coming from the City of Lakewood.
One additional LIHTC project was recently completed within the PMA. It is 100%
occupied and its 101 units are targeted to homeless and families so it will not compete
directly with the 11th Avenue Senior Housing. Another planned 80‐unit LIHTC
development within the PMA received tax credits in the July 2012 allocation round,
however since it will also target families it will not provide direct competition.
g. SITE SUITABILITY – The proposed site taps into an area ripe for redevelopment and
reserves it for low‐income seniors into the future, while the neighborhood undergoes
inevitable changes with the arrival of Light Rail. Upon completion, it could conceivably
provide the first new age‐restricted development to open near the Sheridan Station and
along the West Line. With the opening of the West Line, this location will be less than
15 minutes away from downtown Denver, the Auraria Campus and the new St.
Anthony’s hospital at the Federal Center and will have access to countless locations
around Denver via light rail and/or bus service. Furthermore, the site has no
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environmental issues and has ready access to all wet and dry utilities. The site has good
access from Sheridan via W. 10th and 11th Avenues via Xavier, Wolff, Winona and
Tennyson Streets. Xavier Street is the closest north/south street connecting W. 10th and
11th Avenues. This one block street is a 21’ wide infrequently travelled street that
provides access to relatively few homes and will be used primarily by the residents at
11th Avenue Senior Housing. A traffic study was prepared by Fehrs and Peers and
indicates that the development of a 58‐unit multi‐family development at 11th and Yates
would not be adversely affected by the size and current traffic on Xavier Street. The
residents will also have the option of walking to bus stops and the Sheridan Light Rail
Station via Xavier, W. 10th Avenue and Sheridan Blvd. or they can use a newly
constructed handicap accessible path that will connect the Apartments to the existing
bike/pedestrian path in the Dry Gulch Park that directly accesses the light rail station
600 feet northwest of the property.
Although it may appear that there are limited shopping, recreation, services and
employment in the immediate vicinity of the property, some neighborhood amenities
are close by and others are easily accessible via bus, light rail or a short walk or drive.
The amenities in the immediate area include a gas station and convenience store, a
Family Dollar store that sells most personal and grocery essentials, Aaron’s rent‐to‐own,
a liquor store, barber shop, and panadaria (bakery) that also has lunch and dinner menu
items. Numerous amenities are located along Sheridan Blvd., Colfax Blvd., Sloan’s Lake,
and Edgewater and are easily accessible by bus, walk or bike. Fresh fruits and
vegetables are available at the King Soopers less than 1 mile northwest and a Carniceria
3 blocks south. Pharmacy services are available 4 blocks north at Walgreens. Numerous
churches are located throughout the neighborhood including the Confluence Ministries
at 1400 Quitman that offers low‐cost or free non‐denominational classes in food
preparation and canning, ELS, GED, Citizenship, tutoring and many others. Employment
opportunities are available throughout the Denver Metropolitan Area and are easily
accessible by light rail and or RTD bus including Golden, West Denver, Downtown
Denver, southeast and southwest Denver and all metropolitan suburbs.

4. PROVIDE THE FOLLOWING INFORMATION AS APPLICABLE
a. JUSTIFICATION FOR WAIVERS ‐ No waivers of any underwriting criteria have been
requested.
b. JUSTIFICATION FOR CHFA’S DDA CREDIT UP TO 130 % OF QUALIFIED BASIS ‐ Although
this property is located in a QCT and qualifies for the 30% basis boost, we are only
requesting a 9.69% boost.
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5. MARKET STUDY ISSUES
The market study prepared by Prior & Associates supports the proposed development of the
project as an age‐ and income‐restricted, affordable LIHTC property. Identified project
strengths include proximity to the future light rail station, good visibility from Sheridan
Boulevard and competitive or superior condition, amenities and unit sizes when compared to
existing properties in the area. The report identified only one potential weakness, slightly
limited vehicular access; however this may turn out to be strength when considering the senior
population may prefer the lower volume and speeds of a residential street to that of a busy
thoroughfare like Sheridan Boulevard.

6. ENVIRONMENTAL REPORT ISSUES:
There are no environmental issues associated with the site, as all potential issues identified in
the Phase 1 and Phase 2 reports have been addressed.

7. OUTREACH AND LOCAL SUPPORT FOR THE PROJECT
The project has already received strong support from the Registered Neighborhood
Organization in which the property is located, Villa Park. It also has the support of Councilman
Paul Lopez, who represents Denver City Council District 3, and the West Colfax Association of
Neighbors (WECAN), a Registered Neighborhood Organization adjacent to Villa Park on the
north. Letters of support are included from both Councilman Lopez and WECAN. Although the
Villa Park RNO is very familiar with the project and supports it, the RNO President was unable to
get a support letter drafted in time for this application. Councilman Lopez who was in
attendance at the neighborhood meetings when we presented our project would not have
written a support letter if the Villa Park RNO had objections to the project. Neighborhood
representatives have indicated a strong desire for more affordable housing as well as retail to
support more employment opportunities and believe higher density projects such as this one
will help to encourage the arrival of such retail. Moreover, there is strong support to turn the
long‐vacant site into a vibrant, productive, welcoming gateway to the new transportation hub
at the Sheridan Station. There is also a consensus among the neighbors that the eventual
extension of the bike/ped path in Dry Gulch from Sheridan west to Golden will bring more
bicyclists and pedestrians to the neighborhood and it is perceived that this will have a positive
impact on the area. The additional connection that this project will provide to the park is
considered a strong asset to the development. In addition to these organization representing
neighbors in the immediate vicinity, the project also has the support of the Denver Housing
Authority as a Special Limited Partner, Urban Land Conservancy as a land and due diligence
investor, and the City of Denver as a land investor through it’s use of NSP2 funds. Letters of
support from these partners are included with this application.
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8. ACQUISITION/REHAB
Not Applicable.

9. ADDITIONAL DOCUMENTATION:
The following attachments are included as part of our narrative:







Neighborhood Services Handbook
Fehr & Peers Traffic Study
Denver Parks & Recreation path access approval letter
Innovage services letter
Map of TOD and Senior applications for 2013 Round 2
Support Letters
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5280 Senior Residences
Introduction

The 5280 Senior Residences (“Project”) will be a newly constructed rental housing facility for
independent elderly persons (55 years and older) located at 1625 Pennsylvania Street in Denver,
Colorado. The 95‐unit building will be a total of six stories with one level of underground parking and
five residential floors. The building will include 156,353 square feet of space with 101,525 square feet
devoted to the residential units. The 32,601 square foot garage will contain 89 parking spaces and 43
storage units for the residents. The underground garage and first residential level will be concrete
construction, while the upper four residential will be wood frame construction. The exterior will be a
combination of brick and stucco. The 51 one‐bedroom units will range in size from 812 square feet to
983 square feet, while the 40 two bedroom units will start at 1,254 square feet with the largest units at
1,359 square feet. There will be four three bedroom units at 1,564 square feet.
The mixed‐income Project will include 19 units (20%) for elderly households earning less than
40% of the Adjusted Median Income (AMI), 19 units (20%) for elderly households earning less than 50%
of AMI, 29 units (31%) for elderly households earning less than 60% of AMI, and 28 units (29%) at
market rates. The Project is expected to cost $26,031,581. The construction loan ($18,250,000) will be
provided by US Bank and Mass Mutual will originate the permanent financing ($10,290,000) upon
stabilization. There will be no secondary financing although the Project expects to receive an energy
conservation rebate amounting to $44,400 from Xcel. In addition to the $12,069,120 from the LIHTC
investor, the General Partners will invest $3,628,061(13.9% of Project Costs).
The Project is participating in the Xcel Design Assist program. The heating and air conditioning
system consists of forced air electric heat pumps with condensing units on the roof. There will also be a
photovoltaic solar energy system on the roof. Based on their energy conservation analysis, Group 14 has
estimated that the gas, electric, and water/sewer bills are expected to range from $90‐95/month for the
one bedroom apartments, $115‐120/month for the two bedroom apartments, and $150‐$155 per
month for the three bedroom units. The units will be sub metered for water and electric with the
residents paying for these utilities. We have utilized the DHA utility allowances in the loan underwriting.
The 4,296 s.f. common space, located on the ground floor, will include a teaching/entertainment
kitchen, exercise facility, business center with free wireless internet and PC stations for the residents, a
Nintendo Wii, a meeting room, a lounge, and a reception area. The first floor common area will be
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attached to an outdoor patio with a seating area. The Project management staff will include an activities
coordinator who will organize events, outings, classes, and services for the residents.
Unit amenities will include balconies, large kitchens with granite countertops and crafted
cabinets, a dedicated dining area, a utility/storage room with side by side full size Energy Star certified
washer and dryer, individually –controlled central air and heat, walk‐in closets, and 9’ ceilings. Green
building features will include energy efficient and environmentally friendly fixtures, low and no VOC
paints and adhesives, Energy Star appliances, programmable thermostats. Attention during the design
and construction phase has focused on recycling during construction of materials and attention to
indoor air quality in the apartments and the common areas through increased venting. Through the
management of the building we intend to continue recycling for residents, emphasize plant based
cleaning products, and through on site activities the promotion of wellness in the community.
The Project will be located on a 34,164 square foot Site adjacent to Downtown Denver. The site
is zoned C‐MX‐8 which allows for the construction of the proposed Project. The City has given its
conceptual approval to the site plan and the Colorado Historical Society has determined that the Project
will not be detrimental to the surrounding neighborhood. The Site (currently a parking lot) is within
easy walking distance to the nearby RTD Station where residents can board the 16th Street Mall shuttle
to access restaurants, shopping, and entertainment venues. The Site is also within a short distance to
grocery stores, banks, post offices; a senior center located at 18th and Clarkson, and other community
resources. Civic Center Park and other notable Denver attractions such as the Art Museum, Central
Library, History Museum, and the Performing Arts Complex is only a short walk from the Site.
Project Strengths
The market analysis report revealed a severe scarcity of market rate and affordable rental
housing for seniors in Central Denver. The capture rate is only 8.9% for both the affordable and market
rate units. The analysis stated that the market‐rate rents will be very competitive. The Project offers
CHFA a unique opportunity to fill the need for affordable senior housing in Downtown Denver with very
attractive units designed to a size and quality level associated with market rate developments. The Site
is in close proximity to numerous cultural, transportation, and entertainment amenities. Debt financing
has been arranged and members of the Ownership entity own the Site debt free and will invest
$3,628,061 of their own funds in the Project. If awarded a LIHTC reservation, construction can begin in
April, 2014. The development team is highly experienced having broken ground on the Residences at
University Hills in October of 2012.

Qualified Allocation Plan Guiding Principles and Priorities
The Project is located in a Qualified Census Tract and has been designed to serve lower income
seniors (20% of the LIHTC units are reserved for households earning less than 40% of the AMI) which is a
CHFA priority). The Project is consistent with the City’s Consolidated Plan. As a result of the inclusion of
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29% market rate units, the Project has achieved a score of 140 points.

Market Conditions
The market study prepared by The Highland Group gave the Project its highest rating for Market
Demand, Project Location, Proposed Unit Mix, Proposed Unit Sizes and Amenities, Proposed Rents,
Overall Marketability, and Marketability with Recommended Changes. The capture rates are far below
25% with the average for the entire Project at 8.9%. The analyst stated that the market rate rents will be
very competitive. The Project is not located on a busy street, so the developer will maximize on building
signage including temporary banners during the lease‐up period. Since the closest grocery store is
located seven blocks away (20th and Washington) the management agent will organize transportation
for grocery shopping.
The garage contains 89 spaces which is substantially greater than the 72 spaced required by the
zoning. Even though the cost of the garage ($1,624,383) has been deleted from the LIHTC basis, the
Owners will reserve 50 parking spaces (75% of the LIHTC units) in the garage for households
participating in the LIHTC program at a monthly rental of $60 which is substantially below the rates
charged by surface lots located in the neighborhood(which exceed $200/month). Our experience at
the Terraces on Pennsylvania Senior Residences and Chaffee Park/Shoshone Senior Residences (which
include free parking) is that the senior residences utilize only about 75% of the available parking spaces.
There are 36 street parking spaces located along Pennsylvania Street between 16th and 17th Streets.
Readiness to Proceed
Members of the Ownership Entity own the Site and OZ Architecture has completed schematic
drawings for the Project. Group 14 has completed an energy conservation review of the design. The Site
is properly zoned and the City has given its conceptual approval to the site plan. The Colorado Historical
Society has issued a letter stating that the Project will not be detrimental to the surrounding
neighborhood. Shaw Builders has prepared a very detailed construction cost estimate. The Project can
start construction within seven months of receiving a LIHTC reservation.
Financial Feasibility
The Project is expected to cost $26,031,581 as illustrated below. The Ownership Entity expects
to arrange a permanent loan amounting to $10,290,000 from Mass Mutual Insurance Company. This
loan has been underwritten with the market rate rents discounted by 10% and at 1.15 debt service
coverage. The LIHTC and solar tax credits can be sold to an institutional investor for $12,069,120
($0.96/LIHTC$). The Xcel energy conservation rebate is expected to amount to $44,400. The remaining
$3,628,061 will be provided by members of the Ownership Entity (who own the land debt free) and have
invested $480,120 to cover Project costs to date. There will be no deferred development fee or
secondary financing in the financial plan.

[Type text]
Sources and Uses of Funds
Sources of Funds
Permanent Mortgage
$10,290,000
Sale of Tax Credits
$12,069,120
Energy Conservation Rebate
44,400
Owner Funds
3,628,061
Total Sources $26,031,581
Uses of Funds
Construction
$16,621,959
Owner Contingency Reserve
831,098
Professional Fees
991,934
Municipal Fees/FFE
552,500
Construction Loan Interest/Fees 1,197,023
Development/Marketing Costs
301,628
Rent‐Up/Oper. Deficit Reserves
369,439
Development Fee
800,000
Property Acquisition
4,366,000
Total Uses
$26,031,581

Experience and Track Record of the Development and Management Team
During the past ten years, The Burgwyn Co. has developed nineteen affordable rental housing
projects in Colorado, Wyoming, and Montana which total 1,389 units of which 1,181 units are affordable
LIHTC units. All of projects currently have positive debt service coverage. So‐Oli has rehabilitated six
affordable housing projects which total 1,307 units of which 805 are LIHTC units. OZ Architecture
located in Denver has served as the project architect on five of the Burgwyn Co. LIHTC projects as well as
numerous other LIHTC projects. Shaw Builders based in Denver has constructed eight of the Burgwyn
Co. LIHTC projects as well as dozens of other LIHTC projects. All of the projects constructed by Shaw
have come in on time and under budget. The Burgwyn Co. has not consistently requested additional
LIHTC credits and has on numerous occasions returned LIHTC to CHFA. This development team is
currently underway with The Residences at University Hills which is a 101 unit mixed‐income elderly
project located in southeast Denver.
Burgwyn Residential Management Services LLC (“BRMS”) will manage the property and serve as
the leasing agent. BRMS currently manages six LIHTC properties in Denver of which three are elderly
projects. BRMS current completed the leasing of the 34 unit Shoshone Senior Residences in 60 days.
BRMS does not have any out‐standing compliance issues with CHFA.
Cost Reasonableness
The Project is a mid‐rise, elevator structure with underground parking located in an urban area.
The CHFA per unit cost limits for the Project amount to $19,812,749. The amount included in the LIHTC
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basis for the Project is $19,319,921–a difference of $492,828. While the land cost is high due to its
Downtown location, the Ownership Entity is contributing $3,628,061 to close the funding gap with no
reliance on secondary sources of funds from public agencies.

Based Proximity to Existing Tax Credit Developments
There are no existing LIHTC projects within the vicinity of the proposed Project that would be
competing with the proposed Project.
Site Suitability
The Site is located with easy walking distance to major cultural, retail, and institutional facilities.
Located in Downtown Denver, the main RTD bus station is 0.6 miles from the Site and provides access to
the 16th Street Pedestrian Mall. There several grocery stores located within seven blocks of the Site. The
mid‐town hospital district is six blocks from the Site. The Colorado Historical Society has determined
there that the proposed Project will not be detrimental to the character of the neighborhood. The Site is
flat and is not located close to freeways, railroad tracks, or other environmental hazards.
Community Outreach
The Project has been extensively discussed with the City Planning Staff and the Colorado
Historical Society who has rendered a determination that the proposed Project will not be detrimental
to the surrounding neighborhood. The Project has adequate zoning and is not in need of financial
support from the City. The beautiful structure planned for the Site will be a tremendous asset to the
community as opposed to the aging asphalt parking lot currently on the Site.

Project Name: Benedict Place Apartments
Project Address: Block 9, Willits Town Center Basalt CO 81621
Narrative Overview of the Proposed Project
The proposed project is located in the Town of Basalt in Eagle County. Basalt sits midway down
the Roaring Fork Valley, though which runs Highway 82 connecting Glenwood Springs to Aspen.
This area of the State is famous for its winter snow sports and the many outdoor activities
offered in a very picturesque setting. As a result, the housing market has been greatly
influenced by affluent second home owners who wish to vacation in this area. When combined
with the generally higher costs of mountain construction, housing prices in this marketplace
reach some of the highest levels in the State.
Employment opportunities in the accommodation, construction, service, and retail sectors
abound in the Roaring Fork Valley. Unfortunately, these sectors offer relatively low wages. The
households working in these sectors are in need of quality affordable rental housing. These
working families will serve as the core market for the proposed project.
The project will be located within a larger master planned community called Willits Town
Center. Willits has many characteristics of a new urbanism project, with streets laid out on a
traditional grid pattern, zero set‐back buildings, and ground level commercial all connected by
sidewalks. The effect is an active walkable community with restaurants and stores situated in a
beautiful mountain valley. In addition to several mixed use buildings similar in design to the
proposed project, Willits contains a Whole Foods Market, a medical center, and several small
office buildings. Future plans for the remaining vacant land include another residential building,
a performing arts center, and a hotel. Open space, ball fields, and the Roaring Fork River are all
adjacent to or nearby the site.
The proposed 66 unit project will be constructed as one three story elevator serviced building.
In addition to the residential units, the 1st floor of the facility will contain an office and small

community room. 3,700 feet of retail will flank either side of the office area and be owned and
operated by Archdiocesan Housing separately from the residential project.
The project will contain 28 one bedroom units, 28 two bedroom units, and 10 three bedroom
units. 66% of the units will be set aside at 50% AMI, the balance will be set aside at 60% AMI.
Each unit will offer large floor plans, ample storage, washers and dryers, dishwashers,
microwaves and disposals.
Specific Issues to be Addressed in the Narrative
1. Identify which guiding principles in Section 2 of the Qualified Allocation Plan (QAP) the
project meets and why it meets them:
 The project will commit to a 38 year LURA; as a non‐profit sponsor, Archdiocesan
Housing Inc. intends to operate the facility as affordable housing in perpetuity.
 Eagle County, the location of the proposed project, has not received an allocation of
LIHTC’s since 2009, which was an acquisition / rehabilitation project. Pitkin County,
in which the majority of the Town of Basalt is located, has not received an allocation
since 2001. This project will further the equitable distribution across underserved
areas of the State.
 The proposed project will serve working families in an area of the State with an
acute housing / jobs imbalance. Eagle County and the Roaring Fork Valley (the
Highway 82 corridor from Glenwood Springs to Aspen) have a strong job market in
the service, accommodation, tourism and retail sectors. Housing in Basalt is
generally not affordable to the working families employed in these sectors.
 The cost to develop real estate in mountain communities is generally higher than
comparable projects on the Front Range. The scarcity of zoned, buildable lots in
Eagle County and the Roaring Fork Valley drive up land costs. Construction costs are
increased because of the challenging environmental conditions and higher labor
costs.
2. Identify which housing priority in Section 2 of the QAP the project qualifies for:
The project is located in a rental market with a pent‐up demand for affordable housing.
The Roaring Fork Valley, a market area of 46,000 people, had an overall vacancy rate of
0.6% in May 2013.
3. Describe how the project meets the criteria for approval in Section 2 of the QAP:

a. Market conditions: The demand for affordable housing in the Roaring Fork Valley
is very strong. The project’s capture rates fall within CHFA guidelines. The
proposed rents are comparable to other LIHTC projects in the market area. The
proposed rents are significantly below market rents for unrestricted properties
of comparable quality. The overall vacancy rate in the market area is 0.6%.
b. Readiness‐to‐proceed: Utilities and access are immediately adjacent to the site
in a public street. Zoning is appropriate for the proposed use, though a minor
modification to the existing PUD is required to accommodate the specifics of our
proposed project. All local sources of soft funding have provided preliminary
approvals and are positioned to provide final approval after an award of tax
credits has been received. In short, there will no difficulty meeting the
requirements of carry‐over in a timely manner.
c. Overall financial feasibility and viability: For over 20 years Archdiocesan Housing
Inc. has operated two other similar tax credit project’s in the Roaring Fork Valley.
As such, we have budgeted for operations with a high degree of accuracy. The
debt load supportable by the proposed project’s NOI is accurately sized. We
have been in communications with the Eagle County Commissioners and the
Board of the Eagle County Housing Authority, the State Division of Housing, and
the Town of Basalt and received strong assurances from each that funding will
be made available for the proposed project. In addition to these public sources
of funding, AHI plans to commit up to $2.75M of its own internal funds to
support the project. These funds were donated to AHI by the Benedict family
and are to be used to help finance the construction of affordable housing in the
Roaring Fork Valley.
d. Experience and track record of the development and management team:
Archdiocesan Housing, Inc. (AHI), the project developer and general partner, has
been in business for 43 years. In that time it has developed 1,460 units of
housing throughout the State. In the past 8 years we have financed the
acquisition or new construction of 380 units through the LIHTC program in
Colorado, all of which were completed on schedule. AHI manages all of its
properties through its own property management company, Housing
Management Services (HMS). HMS employs 64 full time staff and manages a
$15M annual budget. Its compliance record within both the LIHTC and Section 8
programs is very strong.
e. Cost reasonableness: The proposed project is located in a difficult to develop
high cost area. Zoned / buildable land in western slope resort areas is scarce and
in high demand. Land prices typically reflect this scarcity. Water and sewer tap
fees are high, but not out of the range of some other Front Range communities.
Hard construction costs are higher that comparable Front Range costs; these
costs increases are driven by labor, material, transportation, and weather.

f. Proximity to existing tax credit developments: There are no existing tax credit
developments in the Town of Basalt. There are three tax credit projects 17 miles
away in Aspen. Archdiocesan Housing owns two other tax credit projects in the
Roaring Fork Valley, with one in Carbondale and one in Glenwood Springs. Also
in Glenwood, approximately 25 miles to the northwest, is a 76 unit Section 8
project that was renovated through the 4% PAB program. The Glenwood Green
Apartments, also in Glenwood Springs, are currently leasing up and should be
fully occupied by the time the proposed project begins to lease up in the spring
of 2015. The proposed project’s rents are comparable to the rents charged at
other tax credit projects, as adjusted for AMI differences between counties.
g. Site suitability: The site is located within a larger master planned community
referred to as Willits Town Center. Utilities, as well as a regional storm water
drainage system, as adjacent to the site. Some fill dirt will be required to bring
the site level with surrounding roadways. The PUD for the site calls for a 3 story
multifamily housing project at this location.
Shopping: Within Willits Town Center are numerous shops and small businesses,
including a new Whole Foods Market. Adjacent to Willits to the north is another
grocery anchored shopping center which contains a City Market (King Soopers), a
movie theater, and many smaller shops and businesses.
Parks and Recreation: Adjacent to the site to the south is a stretch of open space
that connects to ball fields several blocks further south. About ¼ mile to the
south is a connection to the Rio Grande trail, a paved bike path that connects
runs the entire length of the Roaring Fork Valley from Aspen to Glenwood. The
trail generally runs along the Roaring Fork River, which is a good place to fish,
raft, and recreate. There are numerous hiking and biking trails leading up into
the hills on either side of the valley. Finally, in the Aspen Snowmass area are
numerous ski resorts.
Education: The Roaring Fork School District operates an elementary, middle, and
high school in the Town of Basalt. All three schools are within 3 miles of the
proposed project. Colorado Mountain College operates a facility just south of
Glenwood Springs, approximately 20 miles to the north. There are also a number
of very high quality private schools in the area.
Public Transportation: Public transportation opportunities are excellent. Most
notable is the Roaring Fork Transportation Authority’s new $70M Bus Rapid
Transit (“BRT”) project being developed along a 40 mile stretch of Highway 82
from Glenwood Springs to Aspen. The BRT project will provide frequent (10‐15
minute interval) service between nine newly construction stations. New bus
lanes and priority traffic signals have been installed in order to facilitate regular
and efficient travel. A fleet of new low entry accessible buses will be purchased

for the BRT system. One of the 9 new locations now under construction is
located within 500’ of the proposed project.
4. Provide the following information as applicable:
a. Justification for waiver of any underwriting criteria (minimum operating reserve,
minimum PUPA or high PUPA, first year debt coverage ratio below 1.15 or above
1.30, minimum replacement reserve, vacancy rate below CHFA’s minimum): N/A
b. Justification of the financial need for CHFA’s DDA credit up to 130 percent of
qualified basis: N/A
5. Address any issues raised by the market analyst in the market study submitted with your
application: capture rates, vacancy rates and proposed rent levels satisfy CHFA’s
underwriting criteria. The market study appears to indicate a pent‐up demand for
affordable rental housing, which is consistent with our current experience in this
market. The total capture rate increase is projected to be 7.4%, which exceeds the 6%
benchmark described in the QAP. This increase includes the proposed project as well as
Glenwood Green, a project that is preleasing units 25 miles away in Glenwood Springs. If
this project’s units were included as existing units the increase in the required capture
rate would fall well below the 6% threshold. We feel this approach is reasonable, as
Glenwood Green will have had almost two years to complete lease up before the
proposed project is complete.
6. Address any issues raised in the environmental report(s) submitted with your
application and describe how these issues will be or have been mitigated: N/A
7. In your own words describe the outreach that you have conducted within the proposed

community and demonstrate local support for the project (including financial support):
Archdiocesan Housing has been active in the provision of affordable housing in the
Roaring Fork Valley for over 20 years. For the past 7 years we have been working with
the Town of Basalt in a collaborative effort to develop an affordable housing project in
anticipation of the eventual redevelopment and loss of existing affordable mobile home
units that are located in a dangerous flood plain. While we were able to identify a
limited number of potential sites, pricing and other challenges proved insurmountable.
With the recession, though, the current opportunity became much more financially
feasible. For the past year we have been working with the Town and seller to structure a
transaction that met the goals of all three parties, which we have now done. The town’s
support for the proposed project is best evidenced by its willingness to provide up to
$1M in grant funding, which is a significant contribution for a town of only 3,900 people.
Eagle County is also in support of the project and has agreed to fund up to $500,000.

Project Name: Chestnut
Project Address: 1975 18th Street Denver CO 80202
The Narrative provides an opportunity for the applicant to describe the characteristics of the
project and why the applicant believes it should be selected above others for an award of
credit. The applicant should document the project’s strengths and address its weaknesses. It
must include a description of the project as proposed; detailed type of construction; population
being served; bedroom mix; location; amenities; services, if provided; description of energy
efficiencies; type of financing; local, state, and federal subsidies; etc.
Project Overview
Chestnut is a 108 unit mixed income, transit oriented development that will be in the heart of
the Denver Union Station development area. It will serve a critical role as the primary
affordable workforce housing option in this highly anticipated development. It is within steps of
the major transit hub, Denver Union Station and will connect its residents to the entire Denver
Metro area as served by transit. It will also provide critical affordable housing within walking
distance to downtown jobs. The building will incorporate significant energy efficiency measures
including renewables. All aspects of Chestnut are planned to be sustainable. Through true multi
modal transportation options, access to jobs, healthy food access through planned food outlets,
universal design, energy savings, and various other measures, this affordable housing
development is intended to be an aggressive and cutting edge example of how Denver
embraces affordable housing in all that it does. This development will ensure that Denver is
fulfilling its fundamental role of providing true workforce housing in the middle of where jobs
are being created. This development represents a unique and limited opportunity to
accomplish this goal
The project is being developed by Integral Development, LLC, (Integral) a nationally recognized
developer of urban communities. They have historically been a leader in the development of
HOPE VI projects across the country and specialize in mixed‐income communities in important
sites across the country. The property will be managed by Integral Property Management LLC
which is the management arm of Integral. They have experience in the marketing of mixed‐
income, tax credit communities.

Physical Description
The four‐story building with structured parking will include 82 one‐bedroom/ one bath units
(680SF) and 26 two‐bedroom/ two bath units (940 SF). Resident units will include all E Star
appliances including dishwashers, stoves, refrigerators, washer and dryer units, patios or
balconies and ample storage space. The units will have internet and cable connections and will
all be individually metered for utilities.
The community amenities will include a community room, fitness room, business center,
surveillance cameras with controlled access entry and a reception desk, B‐Cycle station, car
share program, an electric car charging station and a controlled access structured parking. Each
unit will come with one parking space and additional spaces can be leased for $30/month. The
goal is to connect people with many modes of transportation to minimize the use of a car for its
residents but also to provide enough parking availability so that the property is still highly
marketable.
The building will be a mix of steel and concrete and wood frame construction. The design will
be a contributing presence to the impressive new construction underway or planned in Union
Station. Units will have high ceilings and balconies to provide a spacious feeling. Chestnut will
be based on a universal design approach and the building will be designed to encourage health
in all aspects of how it functions and how its residents move throughout the space. This
includes how stairs are designed as grand staircases in prominent locations and constant
messaging and technology are used to encourage healthy choices. Extensive mapping and
connectivity communication will be incorporated into the building to constantly reinforce
walking or biking options for residents to connect to the surrounding services. Design materials
will be varied with thoughtfulness towards being cost effective while complying with the
standards of the local design review committee.
Though not a physical characteristic of the project, the building will be across the street from a
grocery store that is currently under construction. The design of the building takes this into
consideration as it has oriented entry points across from the grocery store entrance. Integral
will also incorporate its Food Hub development planned in the Curtis Neighborhood (complete
2014) to work in partnership with the Chestnut project for healthy food/vegetable delivery
options.

Development Green Components
As an experienced developer and advocate for green building design, Integral has an excellent
record of utilizing construction and design techniques that are sensitive to the use of green
building materials during construction, providing efficient use of energy during and after
completion and preserving natural pervious landscape. In addition to the energy conservation
methods noted, Integral will design the development for registration with Enterprise Green
Communities.
The Chestnut will be a certified EnergyStar‐rated development and will achieve a LEED
certification. The building will include high efficiency heating and cooling equipment delivered
by Aquatherm pumps, EnergyStar appliances, low‐E vinyl thermal pane windows, high R‐value
wall and attic insulation. The development will promote sustainable building techniques
through the use of low‐ and no‐VOC paints, carpeting, padding, and adhesives, and
formaldehyde‐free particle board and will promote water conservation with low‐flow fixtures.
Additionally, the building will have an efficient flat roof and will use recycled building materials.
Solar photovoltaic will be installed for common building energy management. Alternatives for
steam energy are being explored with Xcel Energy which neighbors the site. Various other
measures are being considered as design continues towards finalization such as co‐gen heat
recovery and further solar integration.
Target Population and Unit Mix
The Chestnut will be a mixed income development as is appropriate for this neighborhood. The
project will have 68 affordable units at 50% and 60% AMI and 40 units at market rates.
Unit Mix

1br

2br

est. s.f.

680

940

50%

26

8

Total units

Percentages

34

31.5%

60%

26

8

34

31.5%

Market

30

10

40

37%

Total Units

82

26

108

%

76%

24%

The Owner will pay water sewer and trash tenants will cover the rest of their own utilities.
Site and Neighborhood
The project site is located at approximately 1975 18th Street (an official address has not been
assigned yet), at 18th and Chestnut Place in Denver, Colorado. The property is on the west side
of Chestnut Place. The 1.44 acres site is zoned as PUD 31. This classification use includes
residential, light commercial, retail, and office. The site is a flat, five sided site that is currently
used as a staging area for the hardscape improvements associated with the Union Station
Redevelopment. There are no permanent structures on the site and all curb and gutter and
public infrastructure improvements have been made.
Water and sewer mains are available to the site. The property is bordered by paved roads and
sidewalks. East‐West Partners is the master developer of a sizeable portion of the Platte River
Valley redevelopment. East‐West Partners will continue to develop the parcels in the area of
the Chestnut Place property.

The predominant land uses on the surrounding properties is mid‐rise residential and office
buildings. On the west side of the property, there is a large open space holding that is slated to
be developed as a grocery store. An Xcel Power Steam Plant borders the subject on the
southeast edge. Directly to the south of the property the supporting infrastructure for the light
rail terminal is still under construction. The new underground RTD bus terminal is with in less
than a block from Chestnut. Many of the newly constructed buildings adjacent to the property
contain street level retail space which is partially occupied by coffee shops, restaurants and
other personal service businesses.

Chestnut is approximately one block from 20th street which provides good access to the Central
Business District area and to I‐25. The site enjoys good access to local roads and is close to
Interstate 25, to the northwest. If you live at Chestnut you are within walking distance to get
almost anywhere in the Denver Metro area. This is a TOD that will truly allow someone to live
without a car.
Currently, the property has access to the Natural Grocery store in the Platte Valley, which can
be access by walking paths. As mentioned, a 60,000 sf grocery store is planned in the building
directly across the street from the project. Generally Downtown Denver offers many shopping
opportunities, including major clothing retailers, discount retailers, pharmacies, and
restaurants.
The project will be blocks from bike paths, and has access to Denver’s popular Confluence Park,
Millennial Park. Denver’s major sports facilities, art museums, history museum, and many
other cultural and community attractions are within walking or biking distance from the
property.

Financing
Source
Amount
$3,250,000 Bank Loan
$594,246 LIHTC equity
Deferred
Rehab. & New Construction
$16,911,259 Developer fee
Colorado Division
of Housing
Item
Land & Buildings
Site Work

Professional Fees
Construction Interim Costs
Permanent Financing
Soft Costs
Developer Fees
Project Reserves
TOTAL PROJECT COSTS:

$1,174,253
$1,676,633 City of Denver
City of Denver
$335,187 OED
$314,727 TOTAL SOURCES
$1,883,889
$407,332
$26,547,526.00

Amount
$9,518,749
$12,000,000
$898,777
$680,000

$2,500,000
$950,000
$26,547,526.00

The proposed financing for the Chestnut will include the following:
 Integral has a letter of interest from Enterprise Community Partners on the LIHTC equity
side and Citi Group on the debt side. These are both experienced organizations who
have worked on similar projects located downtown.


City of Denver General Funds‐ This project has a crucial commitment of funds from the
city of Denver in the amount of $2,500,000 from general fund and other sources. The
City firmly believes that affordable housing is a critical piece of the Union Station
redevelopment and they have pledged their funds to make it happen.



HOME funds from the City of Denver Office of Economic Development (OED). The
project has a preliminary commitment from OED for $950,000. This is a significant show
of support from OED and documents their support of workforce housing at Union
Station.
Colorado Division of Housing (DOH) award of HOME Funds‐ DOH understands the
importance of this project in meeting the need for affordable housing in the Union
Station development and supports the project. We will make full application to Division
of Housing in October after we have confirmation of the award of LIHTC and will present
to the November State Housing Board.
And, Integral has deferred almost ½ of their developer fee to make this project a reality.





The estimated total development cost is just about $26.5 million, or about $245,000 per unit.
Based upon successful applications for funding in 2013, the Chestnut will close and start
construction in approximately April 2014 with construction completion in July 2015 and 100%
lease‐up in November 2015.
About Integral
Integral’s core vision is to create value in cities and (re)build the fabric of communities.
Integral’s master planning and implementation methods have produced a meaningful and
sustainable impact across the country. Integral's Development Division has successfully
completed more than 50 projects with a total development cost approaching $2 billion. The
Development Division Integral Development LLC has transformed hundreds of acres of land, in
12 cities and 9 states, developing nearly 7,000 housing units with over 5000 affordable units.
The company has been highly successful at transforming well positioned, yet overlooked

corridors into vibrant communities of choice while using creative financing to complete the
deal. This approach to development has turned 'hidden gems' into desired destinations and
created hundreds of jobs across cities. We have experience in all phases of development
including demolition, land swaps, real estate acquisition, master planning, designing,
development, and construction management of mixed‐use, mixed‐income residential
communities and special needs housing.
The Property Management Division Integral Property Management LLC is a full‐service property
and asset management company, its leadership employs thoughtful, economically viable and
responsible solutions, helping to create and maintain communities that enhance the fabric of
residents' lives, while providing a return on investment for owners and developers.
The resources of the Property Management Division cover a wide scope of services and
applications. Integral Property Management oversees all of Integrals property management
needs in Denver, Colorado; Atlanta, Albany, and Columbus Georgia; and Birmingham, Alabama
including: Marketing, Lease‐up & Stabilization Services, Resident Services & Green Living,
Employment, Training & On‐Site Services, Financial Management& Reporting, Quality
Assurance, and Asset Preservation & Enhancement.
In addition, the Property Management Division offers a menu of specialized services that
include disciplines such as: partnership accounting; property tax appraisals & appeals;
supervision of tax return preparation; resident service programs; energy conservation audits; as
well as the due diligence assistance for property acquisition and disposition, and insurance
placement and risk management.

In addition, the narrative should address the following:
1. Identify which guiding principles in Section 2 of the Qualified Allocation Plan (QAP) the
project meets and why it meets them:
 This project will serve low income households in Denver’s central business
district for the longest period of time.
 Integral is a strong for profit developer who has done excellent work in Denver
with the Curtis Park redevelopment.
 This project represents some of the only new affordable housing in a rapidly
developing area of Denver Union Station.

2. Identify which housing priority in Section 2 of the QAP the project qualifies for:
The project is a transit oriented development in every sense of the word. Denver Union
Station is a once in a life time development and Chestnut is right at the heart of it.
3. Describe how the project meets the criteria for approval in Section 2 of the QAP:
a. Market conditions:
As the market study notes, the property will meet demand in the PMA for new
affordable rental housing in the Union Station area and lower downtown.
Vacancies at comparable LIHTC properties are 1.2%, and the market rate vacancy
rate in stabilized comparables is 5.8%. Vacancy rates have stayed low in the area
for the past two years. Median rents in the downtown submarket of Denver
increased 11% between the 1st Quarter of 2011 and 1st Quarter of 2013.
Additionally, the mix of one and two bedroom units targeting households from
50 – 60% AMI will meet the needs of many households in the market area and
downtown employees who would like to live close to work but cannot afford
market rates in the area.
Chestnut’s market rate units will fill a need for workforce, moderate income
rentals, affordable at 110 – 120% AMI. Market rate units at the property will not
compete with other planned market rate units at Union Station or in the PMA,
which charge significantly higher rents for units that are larger and have more
amenities than the subject.
b. Readiness‐to‐proceed:
The project is moving ahead while applying for LIHTC’s. Integral is a strong
developer with a complete understanding of the development process who has
worked on downtown projects in Denver previously. Closing on the land is slated
for end of the year and building permits should be available soon after.
c. Overall financial feasibility and viability:
The project has strong financial support and significant commitments at this
early stage. Both the city of Denver and the state are extremely supportive of the

project and are willing to commit funds. The City’s commitment is particularly
critical and shows how unwavering they are to the goal of workforce housing in
the Denver Union Station Development. The Developer, Integral, is a large
experienced developer with the wherewithal to make this project a reality.
d. Experience and track record of the development and management team:
Both Integral Development and Management’s experience is described above
and staff bios are included in the applicant team section. Integral has gathered
an extremely strong team of local players including Milender White
Construction, RNL Architects, and Faegre, Baker Daniels attorneys. Each of these
entities, respectively, has significant experience in constructing, planning and
structuring affordable housing deals in Colorado.
e. Cost reasonableness:
The costs are slightly higher than average but that is due to the site location,
architectural review requirements, site material handling, structured parking,
public art, energy efficiency measures and other site enhancements.
f. Proximity to existing tax credit developments:
There are 32 other LIHTC in the PMA serving families but the vacancy rate in
those units is 1.2% and every type of unit has a waitlist. Chestnut is one of the
few affordable projects under development at this time and will go to serving
the significant need for workforce housing in the downtown market.
g. Site suitability:
One of the most compelling aspects of this project is the site and its location in
the Denver Union Station development. The project location has excellent
visibility, and will be the only affordable property in the Union Station
redevelopment area. Furthermore, it will be within a block of the regional light
rail hub and Union Station bus station.
Residents have walking, bike, or transit access to groceries, restaurants, clothing
stores, major league sports, higher education institutions, museums, and many
of Denver’s top cultural attractions. There are many existing and planned parks

in the area, bike paths, public recreation centers, and private recreation centers.
The City and County of Denver buildings, State Capital, state offices and many
federal offices are within walking or biking distance from the property. The
property is also located near the intersections of I‐25 and I‐70, providing auto
access to most of the Denver metro area, the mountains, or roadways out of
town. There few other affordable properties in the Denver market that have
such access to open space, trails and entertainment.
In other Front Range communities, those tax credit properties which are situated
in close proximity to an open space and outdoor recreational areas, can
command higher rents. Amenities both in units and common areas should
provide a pleasant quality of life to residents. In addition to having so many
recreational amenities close by, The Chestnut will have excellent access to the
Union Station Multi‐modal Transit HUB.
Upon completion, the Union Station redevelopment will combine public transit
and private development to create a unique mixed‐use site that will become the
transportation hub of Denver’s CBD. The Historic Union Station building will
serve as the connection point for passengers to LoDo and beyond. The adjacent
train hall will accommodate up to 10,000 people an hour from commuter rail
and Amtrak service. The underground bus terminal will replace the existing
Market Street Station in LoDo and will feature 22 bus bays. New light rail
platforms have already been relocated to the west side of the site adjacent to
the Millennium Bridge and will accommodate passengers from the new West
line, as well as the existing Southeast and Southwest lines. Additional public
improvements on the site will include the 17th Street Promenade/Gardens,
Wewatta Plaza, the Light Rail Plaza and Wynkoop Plaza.
Finally, an important consideration for potential Chestnut residents is the access
to employment. Those residents will have walking access to some of Denver’s
largest employers. With the mix of retail, manufacturing, financial services and
hospitality jobs residents of The Chestnut will be to pursue hundreds of diverse
employment opportunities close to their home. Because of the close access,
many residents could work and provide for their basic living necessities without
using a car.
4. Provide the following information as applicable:

a. Justification for waiver of any underwriting criteria (minimum operating reserve,
minimum PUPA or high PUPA, first year debt coverage ratio below 1.15 or above
1.30, minimum replacement reserve, vacancy rate below CHFA’s minimum):
Not applicable
b. Justification of the financial need for CHFA’s DDA credit up to 130 percent of
qualified basis: The project is requesting a DDA basis boost. This is largely due to
the following:
 Low LIHTC rates
 The high land cost and
 The need for structured parking.
5. Address any issues raised by the market analyst in the market study submitted with your
application:
The market study notes only two weaknesses and one of them, high capture rate, is very
typical in downtown housing developments. The capture rates are high because only
those households already living in the PMA are taken into consideration. In actuality,
Chestnut will draw from the entire Denver PMA as households who want to live
downtown will be drawn to this project and all its location’s amenities.
The other issue the market study mentions is the steam plant to the south of the site.
The numerous other upsides of the site location noted throughout the narrative will far
outweigh the presence of the steam plant which does not seem to have any significant
negative implications on the site.
6. Address any issues raised in the environmental report(s) submitted with your
application and describe how these issues will be or have been mitigated:
As part of the larger redevelopment, a series of environmental testing was conducted in
the late 1990s, including Phase 1, Geophysical survey and subsurface investigations. As a
result of these investigations, a Voluntary Clean up plan was filed with the Colorado
Department of Public Health and Environment. We have attached a letter from
Environmental Resources Management, the group managing the investigations and

clean up process that details all the testing done, the results and needed actions to
obtain a “No Action Determination” from the state.
7. In your own words describe the outreach that you have conducted within the proposed
community and demonstrate local support for the project (including financial support):
Integral has spent a significant amount of time negotiating with East West to make this
project a possibility. East West did not have a requirement to add a LIHTC deal and the
level of deeper affordability outlined in this project. Integral, the City and key local
players worked very hard to ensure Union Station had a true workforce housing option
right in the heart of the area. The City of Denver is extremely supportive of this project
and has been a main engine for moving the project forward. They have committed
significant funds including $2,500,000 in general funds to make the site acquisition
happen. As this site is a new construction area, Integral has reached out to other
developers. They respect the need for workforce housing in this precious location and
are supportive. Integral has open conversations with Xcel Energy to explore any
potential partnership relative to the neighboring Steam Plant operations. All financing,
design and construction partners are actually part of the outreach conversation as well.
They see this site as a unique opportunity for their companies to participate in multiple
ways. This ranges from preferred pricing, job programs, national advocacy for creative
solutions and enhancements for the project.

Project Name: CityScape at Belmar
Project Address: 500 South Reed Street, Lakewood, Colorado 80226
Characteristics of the project and why it should be selected above others for an award of
credit.
Metro West Housing Solutions’ (MWHS) CityScape at Belmar will provide 130 units of high
quality affordable and market‐rate senior housing in Lakewood’s exciting Belmar neighborhood.
From inside the building through the exterior to the neighborhood, the metro area and beyond,
CityScape at Belmar responds to needs and desires we have heard from our current and future
residents. We are bringing innovative ideas to a new generation of senior housing in order to
provide homes where seniors of all ages will thrive in a vibrant setting.
CityScape at Belmar will provide homes for households with a wide range of incomes in a very
attractive, highly sustainable, cost‐effective building. The development will deliver diverse
amenities and services for seniors. The building has been designed with ongoing health and
wellness influences, from the building’s inviting stairwells for everyday use to multiple areas to
socialize and build community. Common area amenities include a community room with a
bistro and kitchen, a private dining room, fitness and wellness facilities, a movie theatre,
billiards, and underground parking. The apartment homes feature abundant natural lighting,
balconies, energy‐efficient appliances, in‐unit washers and dryers, and environmentally friendly
finishes. MWHS will provide a full menu of resident services, both through MWHS staff and
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through collaborations in the community. MWHS will partner with local groups to both bring
services to the property and draw our residents out into the community.
The exterior of the building includes bold, modern architecture. Our residents tell us they feel
alive and excited in our developments. CityScape at Belmar will have a large courtyard with
numerous areas available for a variety of uses, from community gardening to outdoor grilling
and dining. There will be space for outdoor recreation and exercise. We will have welcoming
bistro seating along two sides of the building to enable residents to take in the views and
activity of the local area as well as greet visitors and passersby. The indoor and outdoor spaces
will flow together and encourage movement as well as serene opportunities.
The key element to this development, however, lies not in the building itself but in the setting
of the development. CityScape is in the heart of Belmar, Lakewood’s exciting downtown.
Belmar is a 22 block pedestrian district with an abundance of shopping, dining, entertainment
and services. According to a report by Urban Land Institute, isolation is the biggest fear of
seniors (Housing America’s Graying Population, June 3, 2013). That is the reason MWHS
worked for several years to be able to purchase land within Belmar. We want to place seniors
where services and amenities are rather than to isolate people and need to bring all services to
them. Within a half‐mile walk from the property, residents can reach all kinds of options,
including entertainment, shopping, health, and dining. Within a mile there are parks, a library,
city services and cultural/history centers. Not only are our seniors excited to move to Belmar,
but the Belmar community is thrilled to welcome this development.
CityScape at Belmar is well connected to the metro area and beyond. The Belmar district
operates a free shuttle to and from the newly opened West Line light rail station at Wadsworth.
There is frequent bus service on both Alameda and Wadsworth as well as two bus routes with
stops approximately 2 blocks from the development. For those who drive, the development is
close to those two major arterials and to Highway 6, from which the mountains and downtown
Denver are minutes away.
MWHS has an extremely successful portfolio of senior housing. With each new development,
MWHS strives to meet the needs and desires of not just the current generation of seniors, but
of the people who will live in these communities for decades to come. As the Baby Boomers
approach retirement, they are making it clear they desire a lifestyle connected to the
community. They want to be in places that continue to provide activity and liveliness. The
current generation of seniors points out to us the importance of living where they can access
services without needing to drive. Belmar meets these needs and desires, with its thriving
culture, entertainment, shopping and dining. MWHS chose a site in Belmar specifically with the
focus of providing housing in the heart of a vibrant community and by doing so will be able to
offer the only affordable housing within the Belmar redevelopment.
The applicant should document the project’s strengths and to address its weaknesses.
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The strengths of this project include:








Location in Belmar. This New Urbanist redevelopment area and the surrounding
community provide readily walkable access to a host of amenities, from shopping and
dining to healthcare and cultural activities.
Outstanding amenities in the development, both indoors and outdoors. The spaces will
be both programmed and flexible. This will allow residents to immediately use the
facilities and to develop the ongoing uses of the spaces in ways that they want.
Diverse range of unit types and pricing, serving seniors from 30% AMI through market
rate, with 25% of the units being reserved for households with Section 8. There is a mix
of 1‐ and 2‐bedroom units in varying sizes that the market study agrees is an
appropriate mix.
Superior unit amenities, including walk‐in closets, balconies/patios and washers/dryers.
The unit design builds on the very successful Creekside and Creekside West models and
addresses comments residents have given at those locations.
Highly sustainable – see description of energy efficiencies.
Documented strong need for rental housing in area as shown in market study.
The overall capture rate is 10.6%. The market rate units should have very high demand
given the lack of moderately priced senior housing in this part of the metro area. The
market rents are set at 80% AMI.

Potential weakness of this project:




The market study finds no weaknesses overall in the project (p. 63). The Site Location
Analysis section, however, notes that “the subject is not highly visible from a major
transportation corridor.” The study also notes that “its location within Belmar should
more than compensate for this” and recommends strong signage to the extent allowed.
MWHS will follow the signage recommendation.
The market study also points out that the site is adjacent to two undeveloped lots in
Belmar and goes on to state that the master developer of Belmar has a rigorous design
review process. Those sites fall within the residential portion of Belmar and any
development on them should be compatible with the CityScape development.

It must include a description of the project as proposed
Detailed type of construction:



The building will be four‐stories of wood frame construction above a concrete
underground structured parking garage. The garage will encompass the entire
footprint of the building.
The roof will be flat with parapets and sheathed in a heat reflective white
membrane surface.
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The exterior of the building will be clad in a combination of a painted direct applied
cement‐based panel, such as Hardy Panel, and integral color cement panel product,
such as Swiss Pearl, applied in a rain screen application.
All units will be accessible via an internal corridor and serviced by two elevators and
2 sets of stairs.
The windows will be double paned vinyl in the residential units, and a combination
of butt‐glazed and aluminum storefront at the common areas.
The units will have 9‐foot ceilings, ceiling fans, air‐conditioning, walk‐in closets and
washer/dryers.
Within the units flooring will consist of carpeting in the bedrooms and vinyl plank in
the entry, kitchen, living room and bathroom.
The kitchens and bathrooms will include average to good quality fixtures, laminate
countertops, and wood cabinets. The kitchen will be equipped with black appliances
including a frost‐free refrigerator, electric range/oven, dishwasher, and disposal.
Packaged Thermal Air Conditioner (PTAC) units controlled by wall thermostats will
provide unit heating and cooling.

Population being served: Seniors.
Bedroom mix:
Size
Studio
1BR/1BA
2BR/1BA

# Units
1
94
35

Location: 500 South Reed Street (at corner of West Virginia Avenue and South Reed
Street) in Lakewood. This is in the Belmar redevelopment area.
Amenities include:













Large community room with kitchen and bistro
Private dining room for use by residents
Fitness and wellness facilities
Billiards room
Movie theatre
Large outdoor courtyard with seating areas, outdoor kitchen and other activities
Community gardens
On‐site storage units
In‐unit washers/dryers
Balconies
On‐site bicycle storage
Underground and surface parking
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Trash chutes and recycling on each floor.
Free wireless internet for residents

Services, if provided:
Metro West Housing Solutions provides resident services on‐site at all of our properties.
The property resource centers are staffed with Service Coordinators so that residents can
conveniently access services in the place where they live. At our senior properties residents
benefit from assistance with identifying, locating and acquiring the services necessary for
them to age in place in their own homes. These services also assist in the housing transition
and provide ongoing support and assistance addressing the many life changes experienced
as we age. The services and activities at each development are tailored to the residents
who live there and are adapted over time to continue to match the needs and requests of
residents. For more information about services offered by MWHS, please visit
www.mwhsolutions.org/mwhs_services.php.
Description of energy efficiencies:
MWHS’ thorough integrated design approach to sustainability focuses on the site, building,
and individual apartment scales to maximize overall sustainability. Features are chosen
based upon cost‐effectiveness and payback for residents and the agency with the goals of
reducing monetary costs and enhancing quality of life. By constructing this building on a
previously developed infill site, the project is saving energy and limiting its carbon
footprint. No infrastructure or services will need to be expanded and maintained for this
development. The site’s exceptional proximity to bus service, sidewalks, and biking
infrastructure further minimizes energy use as residents will be able to access jobs,
entertainment, and community amenities without relying on the automobile. The building
is oriented perfectly to take advantage of the sun. Its east/west axis takes advantage of the
sun to naturally heat the building during the cold season and orients perfectly for potential
future solar photovoltaic power. This axis will be preserved in perpetuity because a water
detention pond and walking path abuts the property to the south. The building envelope is
carefully designed to include the best combination of insulation and low‐e windows to
minimize energy use and costs. The building’s orientation allows for extensive daylighting,
which when combined with an aggressive lighting schedule, occupancy sensors in common
spaces, and highly efficient fixtures and bulbs will greatly reduce overall lighting costs. All
building systems and common space/apartment appliances will be highly efficient. The
Green Communities checklist provides further details on specific features.
Type of financing; local, state, and federal subsidies; etc.
The following financing sources will be used:



HOME funds from City of Lakewood/Jefferson County consortium
HOME funds from Colorado Division of Housing
Page 5 of 11







EDA grant from Xcel Energy toward energy modeling
Equity from Metro West Housing Solutions (including land and cash)
Tax credit equity
Mortgage
Private foundations are being solicited for senior services programs support

In addition, the narrative should address the following:
1. Identify which guiding principles in Section 2 of the Qualified Allocation Plan (QAP) the
project meets and why it meets them:
a. To support rental housing projects serving the lowest income tenants for the
longest period of time
This property will make 7% of the units available for tenants at or below 30% of
AMI, another 20% at 40% of AMI, and 21% at 50% of AMI (a total of 48% of units
available to very low income households). There will also be 29 units at 60%
AMI, giving the development a score of 73 points for Low Income Targeting. In
addition, 25% of the units will have Section 8 assistance. MWHS’ practice has
been and will continue be for households with Section 8 vouchers to occupy
units above the 30% set‐asides, thus assuring that households who are truly in
need of the 30% units and have no subsidy will have access to those units. This
property will agree to an additional 25 year commitment for the tax credit
requirements ‐ a total 40‐year affordability period giving the highest possible
score of 38 points for the application. The average affordable rents for this
development are 50% AMI level.
b. To support projects in a QCT, the development of which contributes to a
concerted community revitalization plan
N/A
c. To provide for distribution of housing credits across the state
N/A
d. To provide opportunities to a variety of qualified sponsors of affordable housing,
both for‐profit and nonprofit
The project sponsor is a public housing authority.
e. To distribute housing credits to assist a diversity of populations in need of
affordable housing, including homeless persons, persons in need of supportive
housing, senior citizens, and families
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This property will focus on seniors.
f. To support new construction of affordable rental housing projects as well as
acquisition and/or rehabilitation of existing affordable housing projects,
particularly those at risk of converting to market rate housing
This is a new construction property.
g. To reserve credits for as many rental housing projects as possible while
considering the Priorities and Criteria for Approval in the following sections
MWHS is requesting the maximum amount of credit allowed. With those credits,
CityScape will provide 91 new affordable units. It is a large development that will
greatly enhance Belmar as well as the entire southwest portion of the metro
Denver area.
h. To reserve only the amount of credit that CHFA determines to be necessary for
the financial feasibility of a project and its viability as a qualified low income
housing project throughout the credit period
The per unit credit amount for our development is 37% below the average per
unit cost (approximately 17% below the average per affordable unit) for the first
round 2013 awardees. This development’s location in Belmar requires high
development standards in order to be approved by the architectural committee
of the master developer. The site requires an underground parking garage in
order to fit the entire development. When those two factors are considered, the
lower than average tax credits per unit that are being requested are a testament
to MWHS’ ability to develop high quality housing at very reasonable costs. Given
the amount of owner equity already shown to be needed for the development to
work as a 9% deal, the amount of credit requested is as low as feasible and
would not work and provide affordability as a 4% deal.
2. Identify which housing priority in Section 2 of the QAP the project qualifies for (please
select only one):
This property qualifies for the Seniors priority. The amenities that will be provided are
focused on the senior population that will reside at CityScape. MWHS will have a senior
services coordinator on staff as described above.
3. Describe how the project meets the criteria for approval in Section 2 of the QAP:
a. Market conditions:
i. The overall vacancy rate in South Lakewood (defined by the Denver
Metro Area Apartment Vacancy and Rent Survey as south of 6th Avenue)
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was 3.2% for first quarter 2013, down from 4.6% for the fourth quarter of
2012. Rents have increased over 13% in the past two years. The overall
capture rate for the project is just 8.3% with existing properties and rises
to only 10.6% when including the project. MWHS manages several of the
tax‐credit properties that are being used as comparables. Each of those
properties is 100% leased with a waiting list.
ii. With the market for home sales improving in the past year, there is likely
pent up demand for seniors who have wanted to sell their homes and
move into high quality senior housing. MWHS has received inquiries
from numerous people about getting on the waitlist and planning to sell
their homes prior to moving in.
iii. In addition to the waiting lists for affordable apartment communities,
MWHS has a waiting list of nearly 2,500 households, of which over 250
are senior households, for the Section 8 voucher program. The demand
for affordable homes is far outpacing the supply and has been for many
years.
b. Readiness‐to‐proceed:
i. The land is owned, free of debt, by MWHS.
ii. The site is zoned for 154 units of residential multifamily, more than
sufficient for this 130‐unit proposal.
iii. The Architectural Control Committee of Belmar has approved the design.
This committee approves the design of all new construction within
Belmar. Having committee approval is a prerequisite to submission to
the city for site plan approval.
iv. Carryover can be met by mid 2014 since the land has been purchased and
significant soft costs have already been expended.
v. The Owner Equity is covered by unrestricted funds and is in an account at
FirstBank of Colorado.
c. Overall financial feasibility and viability:
i. This project, as conceived, has been tested and will not work with 4% Tax
Credit financing. The 4% models we tried would allow for only very
shallow (20‐30%) affordability and would still have a funding gap of
nearly $1 million.
ii. All sources of funding are either available in the form of cash (owner
equity) or by commitment (City HOME funds, debt and tax credit equity),
except for the State of Colorado Division of Housing funds. If those funds
are not available in full or in part, MWHS will increase its Owner Equity
contribution to cover the shortfall.
iii. No waivers from underwriting criteria are being requested. All CHFA
required ratios and tests are met. Although 25% of the units are
expected to be occupied by households with Section 8 vouchers, no
reduction in vacancy rates or increase in rents is projected. Debt
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Coverage Ratios during the 15‐year period are projected at 1.15:1 or
higher.
d. Experience and track record of the development and management team:
i. MWHS has a 10‐year track record in Tax Credit Development. MWHS
currently owns and manages 10 tax credit communities in the Denver
metro area and all are performing well. The project team also has
extensive experience. In most cases, team consultants have worked with
MWHS on multiple tax credit developments.
ii. MWHS has a mix of projects serving both families and seniors.
iii. MWHS’ most recently received tax credit award has already met
carryover and is well into construction. The Lamar Station Crossing
should finish construction and open for occupancy in early 2014.
e. Cost reasonableness:
i. Project costs are reasonable given the higher design expectations in
Belmar and the need to build underground parking in order to fit on the
site. As noted above, the tax credits being requested are approximately
17% per affordable unit and 37% per unit overall below what was
awarded to developments in the first round of 2013.
ii. The agency is confident that the submitted estimate will compete well on
a cost per sq. ft. and a cost per unit basis with other developments in the
Denver Metro area for 2013.
iii. The construction cost estimate has been updated to take into account
the rising costs of construction. The contingency was also increased to
allow for additional inflation.
iv. This will be the third new construction tax credit development MWHS has
done with this architect. The other developments have been well
designed and still stayed within the budgets that could be supported
through the financing mechanisms used.
f. Proximity to existing tax credit developments:
i. There are 6 senior tax credit developments in the PMA. One of them is
Section 8 subsidized. Three of the developments are MWHS properties
and are 100% leased with lengthy waiting lists.
ii. None of the senior tax credit developments is to the south or west of the
CityScape site. This is an underserved area for low to moderate income
seniors in Jefferson County.
g. Site suitability:
i. CityScape will be located in a residential district within Belmar, a 22‐
block, New Urbanist redevelopment project that has received national
attention. Belmar has more than 80 shops, 17 restaurants,
entertainment venues, two supermarkets, a pharmacy, two family
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practice medial offices, a walking trail and a park. Residents will be able
to access all of these amenities without needing to drive.
ii. This development will provide the only affordable housing in the Belmar
redevelopment, which will have a total of 1500 residents at full build‐out.
iii. The site is adjacent to a park that also serves as the regional water
detention. This will provide open space with a walking trail readily
available to our residents.
4. Provide the following information as applicable:
a. Justification for waiver of any underwriting criteria (minimum operating reserve,
minimum PUPA or high PUPA, first year debt coverage ratio below 1.15 or above
1.30, minimum replacement reserve, vacancy rate below CHFA’s minimum):
No waivers are being requested.
b. Justification of the financial need for CHFA’s DDA credit up to 130 percent of
qualified basis:
This application includes a request for a DDA boost of 1.99%. MWHS is
committing $2.2M (land and cash) of its own funds as well as deferring over
$660,000 of the developer fee to make the development work with such a minor
DDA boost.
5. Address any issues raised in the market study submitted with your application:
a. The market study is quite supportive of the development and raised no serious
issues which cannot be readily handled. Overall the market study pointed out no
weaknesses, but the Location Analysis mentioned:
i. “The subject is not highly visible from a major transportation corridor.”
However, the study also notes that “its location within Belmar should
more than compensate for this” and recommends strong signage to the
extent allowed. MWHS will follow the signage recommendation.
ii. The site is adjacent to two undeveloped lots in Belmar. The study goes
on to state that the master developer of Belmar has a rigorous design
review process. Those sites fall within the residential portion of Belmar
and any development on them should be compatible with the CityScape
development.
6. Address any issues raised in the environmental report(s) submitted with your
application:
None.
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7. Describe and demonstrate local support for the project (including financial support):
The project has received a HOME allocation of $750,000 from the Lakewood portion of
the Jefferson County consortium. Xcel Energy’s local office awarded approximately
$25,000 for energy‐efficiency modeling through its Energy Design Assistance Program.
MWHS is one of the program’s highest performers. The agency expects to receive
approximately $500,000 from the State of Colorado Department of Housing.
MWHS has the support of the City of Lakewood to building affordable, senior housing in
Belmar. The mayor and staff have been kept informed of the plans and are eager to see
the development progress. The Belmar ACC has approved the design of the building.
8. For acquisition/rehab or rehab projects, provide a detailed narrative that addresses
the 10‐year rule; capital expenditures over the past two years; previous related party
relationships; past local, state, or federal resources invested in the project; obvious
design flaws; obsolescence issues; safety issues; and any significant events that have
led to the current need for rehabilitation (i.e., fire, nature disaster).
N/A
The following attachments are included as part of our narrative:


Letters of support
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Project Name: Denver Garden Phase II (Oasis at Denver Garden Apartments)
Project Address: 6801 East Mississippi Avenue, Denver, CO 80224
The Narrative provides an opportunity for the applicant to describe the characteristics of the
project and why the applicant believes it should be selected above others for an award of
credit. The applicant should document the project’s strengths and address its weaknesses. It
must include a description of the project as proposed; detailed type of construction; population
being served; bedroom mix; location; amenities; services, if provided; description of energy
efficiencies; type of financing; local, state, and federal subsidies; etc.
Background:
Community Housing Concepts Inc., a 501(c)(3) non‐profit, is pleased to submit this application
package to CHFA for 9% low income housing tax credits in the July 2013 competitive cycle for
the proposed new construction of Denver Garden Phase II, Oasis at Denver Garden Apartments.
Phase I of this project, Denver Garden Apartments, is a highly successful 2010 tax credit project
with the same ownership structure and development team. Phase I represented a partnership
amongst public, private, local, state and federal organizations including the Denver Housing
Authority, City of Denver, State of Colorado Division of Housing, the United States American
Recovery and Reinvestment Program, HUD, and the Colorado Housing and Finance Authority.
This $5,000,000 redevelopment of Denver Garden Phase I vastly improved the living conditions
of the 100‐unit, senior housing resource located directly next door to the proposed Phase II
site. Denver Gardens remains a prized possession in its Southeastern Denver neighborhood,
and an overwhelmingly desirable housing opportunity for seniors in the area. To this day, the
above mentioned public partners, along with the project lenders, investors, and
owner/developer, celebrate Denver Garden Phase I as a triumph of private, local, state and
national housing programs successfully ensuring long‐term, quality housing resources remain
available and desirable for low‐ to moderate‐income individuals and families. Additionally, the
project has been recognized by the Mayor, Governor, and multiple Congressional delegates.

Denver Garden has an almost four‐year long wait list and 0% vacancy. The waitlist has been
closed since October, 2010. In fact, the impetus for proceeding with the construction of Phase II
(Oasis) proposed in this application is the overwhelming demand for affordable senior housing
at Denver Garden Phase I.
As described further herein, Phase II will serve an acute need for two‐bedroom, affordable
senior housing in Southeastern Denver. Phases I and II will be the only affordable senior
property within almost a four‐mile radius. The market area contains only two additional
comparable properties that are over four miles away. The expansion of Phase I into Phase II
will help to meet the increased demand for rental housing within the community, which is clear
from the overwhelming demand seen at the existing Phase I property.

Proposed Phase II Development Description:
Phase II of Denver Garden is a proposed new construction, mixed‐use development that will be
built on the vacant land next door to the existing Denver Garden, and will result in 50 new one‐
and two‐bedroom units for low‐income seniors at very affordable rents. The Phase II applicant
has full site control under an executed purchase option agreement. Since the development of
Phase I, the intended and anticipated use of this vacant lot has been for the expansion of
Denver Gardens given the huge demand at that property.
The site is located in a QCT and, aside from Phase I, rental housing options in the area are
limited. As indicated in the enclosed Market Study, there is an overwhelming demand for new
units in this market area‐ especially for affordable two‐bedrooms serving seniors. Just like
Denver Garden Phase I did in 2010, this second phase will improve the quality and availability of
needed affordable housing opportunities in Southeast Denver.

Two Bedroom Units for Seniors:
Because the existing Phase I part of the Denver Garden project provides only one‐bedroom
units, and given the high demand for two‐bedroom units, Phase II is designed with primarily
two‐bedroom units. Residents and potential residents of Phase I have continually expressed

that they would prefer a two‐bedroom unit. Denver Garden Phase II already provides 100 one‐
bedroom units, so Phase II will add 41 two‐bedroom units to overall unit mix of the 150‐unit,
two‐phase development. Phase II will expand and diversify the unit mix of the thriving Denver
Garden senior community.
The proposed unit mix and AMI breakdown of Denver Garden Phase II is as follows:
Thirty‐four (34) two‐bedroom/one‐bathroom (943 square feet)
2 units @ 30% AMI
16 units @ 50% AMI
16 units @ 60% AMI
Seven (7) two‐bedroom/one‐bathroom units (916 square feet)
3 units @ 50% AMI
4 units @ 60% AMI
Nine (9) one‐bedroom/one‐bath units (640 square feet)
1 unit @ 30% AMI
4 units @ 50% AMI
4 units @ 60% AMI
All units, both one and two‐bedroom, will be available at rents that are below the one‐bedroom
maximum LIHTC rent. Through our experience operating a number of senior complexes across
the country, we know that seniors want and need two bedroom units, but seniors with limited
means can rarely afford them. This project will fill this distinct need.
We are pleased propose this development to CHFA for funding consideration, as LIHTC funding
is the only way to successfully offer needed two‐bedroom units at the very affordable rents
that the market requires. Though adding a second bedroom does add costs to the overall
project, we have made efforts to design a building and work with a contractor that can deliver
high quality, needed two‐bedroom units in modern building with highly marketable amenities‐
all at very affordable rents and a reasonable construction price. Tax credit participation is the
only feasible method of constructing needed two‐bedroom units at the proposed rents. Denver

Garden Phase II offers a rare opportunity for area seniors to live in a comfortable, desirable
home that they would otherwise not be able to afford.
Additionally, the populous baby boomer generation is coming of age and is increasingly in need
of affordable opportunities, especially given the trying economic times that have left so many
unprepared for retirement, and unable to obtain meaningful work. This younger 55+ elderly
age‐group is more likely to require living accommodations suitable for a two‐person (married
couple) household, and will need two‐bedrooms to accommodate their family. Oasis also
presents a strong opportunity for members of the older elderly demographic who are in need
of live‐in or frequent in‐home care from a family member or professional service provider.
Affordable, two‐bedroom housing options will provide affordable, comfortable living
accommodations to such seniors with limited means who live independently, but who require
in‐home care.
In addition to needing accommodations for at‐home care, residents at Denver Garden Phase I
continually express to us the desire to house visiting relatives more comfortably. While many
such seniors would thrive with additional living space, the key is to offer the two‐bedroom rents
at or below the maximum rent for a one‐bedroom. On top of the market study supporting the
demand for two‐bedroom units at the proposed rents, anecdotally, everyone we ask agrees
that they would opt for a second bedroom if it were the same price as a one bedroom.

Amenities
Oasis will provide a number of amenities for the benefit of its senior resident population.
Amenities will include a community room, fitness center and spa, computer lab; central laundry
facility; onsite leasing/management office and maintenance area; and intercom electric entry
for security. Each unit will contain an energy efficient range/oven, refrigerator with icemaker,
garbage disposal, dishwasher, microwave, washer/dryer hook‐ups, blinds, ceiling fans and
balcony or walk‐out patio. All rents include utilities for the convenience of the elderly
population.

Mixed‐Use Development:
The 50 residential units and amenities, will be located within the lower four stories of the newly
constructed building. The fifth floor will be utilized for commercial office space. The mixed‐use
of this proposed development ensures continued diverse development uses and population mix
in the neighborhood, which is already an effective mixture of commercial and residential
development. Phase II will be an extension of this land‐use pattern.
The office space will be conduminiumized and separately financed to be occupied by the
corporate offices of Monroe Group, Steele Properties, and Community Housing Concepts. As
described in more detail below, construction of the office space will be funded completely
separately from the residential investment. We have included debt and equity commitments
for the office space as well as financing details in this application.
Monroe Group, Steele and CHC share a mission to increase and improve affordable housing
opportunities across the country. The development and management team own and operate
Denver Garden Apartments, and will have the same involvement with the rental units at Phase
II (Oasis). Given the collective work of these organizations, close proximity of its headquarters
to Denver Garden and Oasis is natural fit. As described by Councilmember Charlie Brown in his
letter of support, “the combination of affordable rental housing and office space for an
operator of affordable housing communities is an ideal way to diversify the use of the lot and
maximize the potential of this land area.”
More details on the site location, proximity to transportation and amenities, market demand,
and readiness to proceed can be found below.

Project Design/Construction Type Summary
The five‐story project design includes four floors of residential housing and one floor of
commercial office space. Fifty units of senior housing and amenities will be located on the first
four floors. The office space will be located on the fifth floor. The cost of the fifth floor of this
building is not included in the tax credit transaction.

The proposed project design is for the new construction of a five‐story concrete and steel
framed structure of an attractive assembly of stucco, wood and brick exterior. The building will
total 74,897 square feet, including 64,882 square feet dedicated to the four floors of housing,
common space, and community amenities. The fifth floor office space will be comprised of
10,015 square feet of office space, as described above. The common feature design includes an
equipped fitness center with rubber tile flooring and mirrored walls with a men’s and women’s
locker room with showers, and a community room with full kitchen and equipped computer
lab. The building will contain two electric traction elevators‐ one for residential use and one for
office use. The office elevator may be used by residents after business hours. The development
pricing includes installation of energy efficient appliances, meets all criteria of the Enterprise
Green Communities and provides for overall energy efficient building practices.
Alliance Construction Solutions has provided a competitive, reliable design/build construction
estimate and provides a remarkable track record of successful multifamily projects and beyond.
All costs associated with construction of the office space are separated from the residential
costs and are detailed in the CSI cost estimate provided under Tab 7 of this application. More
details about the company’s track record and project costs are provided below.

In addition, the narrative should address the following:
1. Identify which guiding principles in Section 2 of the Qualified Allocation Plan (QAP) the
project meets and why it meets them:

Denver Garden Phase II will meet nearly all Guiding Principles of the allocation plan. Phase II
will serve residents earning 60%, 50% and 30% of the AMI. The project has committed to the
maximum extended low‐income use of 40 years. It is located in a QCT and is consistent with the
City and County of Denver’s consolidated plan to increase affordable housing opportunities,
especially for senior populations. Enclosed in this application is a certification from the Office of
Economic Development of consistency with the Consolidated Plan.
The development also meets CHFA’s explicit goal of supporting senior housing development.
Phase II meets CHFA’s goal of supporting new construction of affordable rental housing projects

by adding 50 new housing units to the area’s rental stock. Though CHFA has allocated credits to
senior developments located in Denver in recent cycles, Oasis will be the first new construction
LIHTC development built in this market‐area in the past eight years. The project size is ideal to
allow CHFA to meet the distinct housing needs of this PMA, while requiring a smaller portion of
CHFA’s resources so that credits can be more widely distributed across the state. The
reasonable unit‐size and mix, as well as the mixed use element of the project, ameliorates any
possible over‐concentration of rental housing.
CHC has secured strong interest for participation from Denver’s Office of Economic
Development and the Colorado Division of Housing in order to keep the rents as low as
possible. Such additional sources allow us to offer the lowest possible rents while reserving only
the amount of credit that CHFA determines to be necessary for the financial feasibility of a
project and its viability as a qualified low income housing project throughout the credit period.

2. Identify which housing priority in Section 2 of the QAP the project qualifies for:

Denver Garden Phase II meets CHFA’s distinct priority of increasing quality affordable housing
opportunities for seniors.
3. Describe how the project meets the criteria for approval in Section 2 of the QAP:
a. Market conditions:
The Market Study included in this application indicates an overwhelming demand for new units
in our Primary Market Area‐ particularly for two‐ bedroom units at our proposed affordability
level. In our PMA, the Market Analyst indicates that there are 2,600 age and income eligible
renter households for the one‐person units, and 1,184 age and income eligible renter
households for the two‐person units. There are only three senior properties in the market area,
which include 335 senior units, all of which are 100% occupied. These senior properties include
248 one‐bedroom units and 87 two‐bedroom units. There are currently no available units in the
PMA for the age and income eligible renter households identified above. The market analyst

concludes that there is therefore a need for the proposed one‐bedroom and two‐bedroom
senior units.
Of the occupied senior units in existence that serve our targeted demographic in the PMA,
there is one two‐bedroom in existence for every 13 qualified two‐bedroom households. There
is one existing unit for every 10 qualified one‐bedroom households. Though this represents a
strong demand for both one and two‐bedroom housing options, there is clearly a
disproportionate need for two‐bedroom units. The proposed unit mix of primarily two‐
bedrooms at Oasis is designed to meet such market demand.
The capture rates calculated on page 8 of the Market Study are well within CHFA’s expectations
for a strong project demand. The capture rate for all unit AMIs is well below 25%, and the
increase between the existing capture rate and the rates required to absorb the planned units
is a minimal amount of less than 6%. Please refer to the Market Study’s market demand
analysis for more detail.
In addition to the strong demand identified in the market study, we know through our
experience with Denver Garden Phase I that Phase II will primarily serve seniors in the
immediate area of Southeast Denver and will provide a needed housing opportunity for the
distinct elderly Russian population that call this area home. As described above, current
residents and potential residents of Denver Garden Phase I frequently request two‐bedroom
units.
b. Readiness‐to‐proceed:
Denver Garden Phase II demonstrates strong readiness to proceed in all areas:
Financing: The project has received commitments from a number of lenders and investors
indicating a projected ability to meet the underwritten credit pricing. We do not anticipate any
delays in securing the needed financing.
Zoning: The site is properly zoned for the intended use. The site was recently rezoned to allow
for the desired unit number and amount of office space that the sponsor intends to develop.
Included in this application is a zoning verification letter from the City of Denver, the approved
PUD G #4 zoning code, and ordinance 592 authorizing the rezoning classification.

Environmental: The Phase I environmental report indicates no Recognizable Environmental
Conditions that would delay the progress of the project.
Site Control: The proposed Phase II owner has full site control under an executed purchase
option agreement.
Project Design: The proposed plans meet all allowed uses and design standards, including
meeting the minimum parking requirement of .75 per unit and 2 per 1,000 sq. ft. of office
space. We do not anticipate requiring any design variance requests.
Project Cost: The cost estimate provided by Alliance Construction Solutions confirms the
feasibility of the project costs outlined in this application.
The development timeline provided in this application reflects the developer’s ability to move
quickly to close and meet carryover by April of 2014.
c. Overall financial feasibility and viability:
Denver Garden Phase II exceeds all of CHFA’s underwriting criteria, including a strong operating
reserve, PUPA, and DCR. In order to contribute to the project’s ability to provide low rents to
the target renter demographic, the project includes a deferred developer fee of $287,508,
which can be paid by year 10.

Financing:
The proposed financing includes a conventional first mortgage through Citi Bank. Citi is the
permanent lender on Denver Garden Phase I. Given the huge success of Phase I, Citi was eager
to be involved with Phase II. Included in this application package is an LOI for both permanent
and construction financing from Citi. In addition, attached to this narrative is a letter of support
from Brian Dale at Citi Bank.
We also have a long line of investors who are excited to participate in the project. We have
received interest from several syndicators, and have included an LOI from City Real Estate
Advisors in this application package. Due to the huge success of Denver Gardens, the tax credit

investor for that project, WNC, is amongst those who are eager to participate in Phase II of the
project. Attached to this narrative is a letter of support from Michael Byrd at WNC. We
anticipate no issues securing the needed financing.
CHC has also reached out to both the Colorado Division of Local Affairs‐ Division of Housing
(DOH), as well as the City of Denver Office of Economic Development (OED). Both have
expressed strong support of the project and will accept applications for nearly $1 million in
additional HOME funding to support the development. Both organizations have shared their
interest in partnering on this important housing development via letters of interest provided in
this application.
The commercial space will be financed by equity contribution from the developer, as well as a
loan commitment from Steele Street Bank. The intended use of the commercial space is to
permanently house the corporate office of the applicant, and therefore marketability and
feasibility will not be a concern. In addition, the financing and operations of the commercial
space will be completely separate from that of the residential space as a conduminiumized unit.

Local Support:
In addition to the projected financial support of DOH and Denver’s OED, the project has been
widely supported by the Denver City Council. In order to develop the proposed plans, the
existing site recently underwent a rezoning process. The City Council voted unanimously to
support the zone change request, and members were enthusiastic about and encouraged by
our endeavor to utilize this site to provide new affordable housing opportunities in Denver.
Councilmember Charlie Brown represents this district, and has provided a letter of support
expressing overwhelming support for the addition of 50 new units in his district to meet the
area’s senior housing needs, as well as support for the project as a whole.

d. Experience and track record of the development and management team:
Community Housing Concepts and Steele Properties (developer) have assembled an impressive
development and management team with abundant experience in affordable housing
development and operations. CHC and Steele are well‐underway on the new construction of
Glenwood Green Apartments in Glenwood Springs Colorado, a 2011 LIHTC development. We
anticipate project completion by fall of this year, and have already received interest from a
number of potential renters. Steele has completed a number of successful LIHTC developments
in the state of Colorado as outlined on the enclosed company bio. The following outlines the
development team for this project:
Community Housing Concepts, Inc., Owner: Community Housing Concepts is an experienced
owner and sponsor of affordable housing development, and takes pride in fulfilling its
dedication to preserving, improving and increasing housing opportunities. CHC owns and
operates eighteen affordable communities across the country and has shared a number of
successful housing development partnerships with CHFA in the past. Please see enclosed
resume included in the Development Team section of this application for more.
Steele Properties, Developer: For the past eight years, Steele has been building its reputation
for assembling complex real estate transactions that preserve, improve, and increase affordable
housing opportunities across the country. Today, Steele is a leader in the affordable
community. Steele has also participated in a number of successful housing developments with
CHFA over the years. Please see enclosed resume included in the Development Team section of
this application for more.
Monroe Group Ltd., Property Manager: Monroe Group is a leading operator of affordable
rental communities. Founded over 30 years ago, the firm has a current management portfolio
of over 30 affordable properties across the country. Monroe Group's mission is to provide the
highest standard of professional property management, and the firm maintains an impeccable
reputation. Please see enclosed resume included in the Development Team section of this
application for more.

Alliance Construction Solutions, General Contractor: Alliance has been selected as the
Design/Build General Contractor for this project. The developer is exited to partner with this
reputable and experienced firm who, though the local experience and reputation of its team, is
able to provide a high‐quality building at a competitive price. Alliance brings 30 years of
construction excellence in the Colorado and Wyoming areas. The team has overseen nearly
$500 million in project costs, and has a strong portfolio of multi‐family and hospitality
construction. Alliance will contract E plus A architecture for project design, Adam Picket, project
manager. Pickett is an experienced LEED Green Associate with a focused experience in
residential projects including multi‐family building types, as well as strong commercial
experience in office building types. Please see enclosed resumes included in the Development
Team section of this application for more.
e. Cost reasonableness:
The per‐unit residential project costs are competitive to standard building expenses in the City
of Denver. The enclosed construction estimate includes pricing for four stories of finished
residential rental housing, and 10,015 s.f. of unfinished office space. The developer will finish
the interior of the commercial project under a separate construction contract. The cost is
represented in CSI format, clearly outlining the design/build costs attributed to the residential
construction, and those attributed to the unfinished office space. The commercial budget and
CSI estimate in Tab 7 includes contributions to overall building design, site work, fees and taxes,
and general requirements. Please see the narrative under Tab 7 for a detailed explanation of
the project costs provided in this application.

f. Proximity to existing tax credit developments:
There are no tax credit developments currently under construction in the PMA. Denver Garden
Phase II will be one of only four existing senior LIHTC developments in the PMA‐ all of which are
100% full.

g. Site suitability:

Ideal Location:
The future development site is located approximately 7 miles from the downtown Denver area
at 6801 East Mississippi Avenue. Denver Garden Phase I and Phase II are located in an ideal
area for senior affordable rental housing. The site is located along ample public transportation
lines:


RTD bus line Route 11: Mississippi Crosstown stops directly in front of the property and
connects to both the I‐25 / Broadway and Louisiana / Pearl RTD Light Rail stations.



0.2 miles walk to Route 65: Monaco Parkway with service to the Stapleton Park‐n‐Ride
and the Southmoor Light Rail Station.



0.3 miles walk to Route 83L: Cherry Creek / Parker Rd Limited (approx. 15 minute rush
hour frequency) with service through Cherry Creek to Civic Center Station and to the
Nine Mile Light Rail Station.



0.3 miles walk to Route 79L: Cherry Creek / Dayton Limited with service through Cherry
Creek to Civic Center Station and to the Nine Mile Light Rail Station.



0.3 miles walk to Route 73: Quebec Street with service to the Stapleton Park‐n‐Ride, and
the Belleview, Orchard, and Arapahoe Village Center Light Rail Stations.

The site is in an established residential and commercial neighborhood, ideal for seniors with
limited means, and with various community services within walking distance. These include:
two supermarkets, both with pharmacies, a Walgreen’s four blocks away, banks, various
retailers and restaurants.
In addition, just across the street, residents enjoy the Francis Jacobs Park and Garland Park.
The Eloise May Library is just 1.5 miles east of the site and a nearby Russian Senior Services
Center is located on the next block. The Rose Medical Center and Colorado University Hospitals
are within 4 miles of the site, and the Zion Senior Center is located just over 5 miles from the
site.

Site Control and Extension of Phase II:
As described above, the proposed site is ideal for this type of development and the addition of
50 housing units. CHC has provided an option for the proposed owner, CHC Oasis DG LLC, to
purchase the property. The location next door to the existing Denver Gardens, already owned
and operated by this development team, is a logical choice as both properties will benefit from
the economies of scale of operating two properties next to one another. The property will also
expand the already tight‐knit elderly community at Denver Garden Phase I and provide
additional housing opportunities to meet the high demand for units at Phase I.
Preserving the Area’s Affordable Housing Opportunities:
The location, along a number of transit lines and only five minutes from Cherry Creek, where
there is currently a market development boom, would make this site an ideal location for a
market‐rate development. However, given CHC’s commitment to affordable housing
development, this site is the perfect opportunity to increase Southeast Denver’s affordable
housing stock amidst rampant market rental development in nearby neighborhoods and
throughout the city.

4. Provide the following information as applicable:
a. Justification for waiver of any underwriting criteria (minimum operating
reserve, minimum PUPA or high PUPA, first year debt coverage ratio below
1.15 or above 1.30, minimum replacement reserve, vacancy rate below CHFA’s
minimum):
Denver Garden Phase II does not require any waivers of CHFA’s underwriting criteria.
b. Justification of the financial need for CHFA’s DDA credit up to 130 percent of
qualified basis:
Denver Garden Phase II is located in a QCT and does not require CHFA’s DDA boost.

5. Address any issues raised by the market analyst in the market study submitted with
your application:
The market analyst has not identified any issues with this development. In fact, the market
analysis shows strong demand for the proposed units as described above.
6. Address any issues raised in the environmental report(s) submitted with your
application and describe how these issues will be or have been mitigated:
There were no issues raised in the environmental report submitted with our application.
7. In your own words describe the outreach that you have conducted within the
proposed community and demonstrate local support for the project (including
financial support):
Enclosed in this application are letters of support from Councilmember Charlie Brown, the
Colorado Division of Housing, and the Denver Office of Economic Development, with whom the
project has been discussed at length and received overwhelming support.
8. For acquisition/rehab or rehab projects, provide a detailed narrative that describes
the proposed rehab plans and relocation plan (if applicable). Address the 10‐year rule;
capital expenditures over the past two years; previous related party relationships;
past local, state, or federal resources invested in the project; obvious design flaws;
obsolescence issues; safety issues; and any significant events that have led to the
current need for rehabilitation (i.e., fire, nature disaster).
N/A
You may also provide additional documentation that supports your narrative by attaching it to
the narrative or submitting it on a CD. Each supporting document should briefly describe what
is contained in the attachment.

Attachments:
Letter of Support from Councilmember Charlie Brown
Certification of Consistency with the Consolidated Plan
Letter of Support from Citi Bank
Letter of Support from WNC

Project Name:

East Animas Village Apartments

Project Address:

3190 E. Animas Village Drive, Durango, CO

1. Request Statement
East Animas Village Apartments LLC (EAVA) as Applicant and Solvera Advisors LLC (Solvera), as
Sponsor/Managing Member, request a reservation of $857,427 in 9% Low Income Housing Tax
Credits (LIHTC) which will be exchanged for cash equity in the 50‐unit, new construction family
affordable rental housing property known as East Animas Village Apartments (AVA). The
property is located within the city limits of Durango, La Plata County, CO. Since February 2013,
Solvera has expended approximately $150,000 in predevelopment costs, including an Earnest
Money non‐refundable investment of $50,000 in the land acquisition. Current market
conditions are such that there is tremendous pressure for this property to go ‘market rate’, and
this timeframe may be the last opportunity to assure the land is held for affordable rental
housing purposes.
2. Project Summary
a. Ownership Structure: EAVA is a Colorado chartered Limited Liability Company and
Sponsor ownership entity of AVA. Solvera will be the Managing Member. No Investor
has been chosen at this time.
Solvera is a for‐profit affordable housing developer who is committed to assisting,
supporting and building the capacity of non‐profit affordable housing organizations and
housing authorities in under‐served areas of the State of Colorado. Solvera is the
Sponsor/Applicant and sole Managing Member to EAVA. Solvera will be responsible for
all development activities, all applicable project‐related guarantees and all management
oversight at AVA. At this time, Solvera intends to remain in this capacity throughout
Compliance Period.
Pursuant to its mission, in January 2013, Solvera and La Plata Homes Fund (LPHF), a non‐
profit, Community Housing Development Organization (CHDO) located in Durango, CO,
initiated discussions whereby Solvera would act on behalf of LPHF as a ‘fee for service’
developer, would assist LPHF in sourcing/identifying development opportunities, and
would partner with LPHF in the development of affordable rental real estate. By
February 2013, the two parties had identified that Solvera should act as principle

Sponsor/Developer for AVA, and that LPHF should act only as a Special Limited Partner.
Based on that decision, Solvera and LPHF have entered into a Development Agreement.
This Agreement stipulates that LPHF will be admitted to the AVA ownership entity as a
Special Limited Partner/Member only. LPHF will have no direct management or
development responsibilities, but will assist in certain planning, development, fund
raising and operational functions. For this work, LPHF will receive cash compensation
totaling $50,000 as well as a Right of First Refusal to acquire AVA, pending appropriate
staffing and training at LPHF, as well as typical approvals associated with this type of
change in control. LPHF has hired its new Executive Director, Ms. Karen Iverson, who is
now located in Durango and fully engaged in LPHF operations. (see Strengths #n., pg.
14). AVA will neither seek nor be provided real estate tax exemption from this
arrangement.
b. Location: AVA is located at 3190 East Animas Village Drive (32nd Street and East Animas
Village Drive), Durango, La Plata County, CO.
c. Land: The land is controlled through a Purchase and Sale Contract dated January 28,
2013 between Solvera and the Seller, Seven Ventures, LLC (see attached copy of the
contract and amendments).
The following is a list of nearby services, stores, etc.:
Facility
Fire House
Elementary School
Urgent Care Center
Boys and Girls Club
Senior Center

Mileage
0.1
0.9
1.4
1.6
1.7

Facility
Child care
Albertson’s Grocery
Rec Center
Middle School
Library

Mileage
0.5
1.0
1.5
1.6
2.5

d. Site Plan: See attached exhibits. The site, also known as Phase 7 of the East Animas
Village Planned Development (EAV PD), is the last phase to be completed of the eight
phase planned development. EAV PD was approved by the City of Durango on April 30,
2003. All other phases are completely built out and operational. All infrastructure
assets are currently available to Phase 7, including City of Durango water and sewer,
public electric and natural gas utilities, and are subject only to usual tap fees and
permits. The site is zoned for as many as 90 multifamily units and as much as 2,500 sq.
ft. of commercial space. Solvera anticipates a two‐phase build out of EAV PD Phase 7
with an initial 50 unit affordable multifamily building, with a planned second phase
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development comprised of as many as 40 units. There is no commercial space planned
within this LIHTC application, nor does EAV PD require any commercial space to be
developed at this time. As planned, current City parking requirements will be met.
Phase 7 is bounded by 32nd Street on the north (including fire department station and a
to‐be built bus stop), by commercial businesses on the east, by two Volunteers of
America (VOA) owned and operated Section 202 multifamily senior rental
buildings on the south, and by East Animas Village Drive on the west. EAV PD is subject
to an HOA agreement calling for maintenance of certain common areas, etc. AVA will be
a participant in the HOA, and the annual cost has been included in the Operating
Expense budget.
e.

Construction type: AVA will consist of a single, three story wood frame dual elevator
building, with a double loaded corridor and ‘fob’ controlled entry/access. Construction
will be wood frame over a post tension slab on grade with a skin comprised of an
aesthetic mix of brick, stucco and HardieBoard siding. The roof will be flat with a rubber
membrane surface over wood sheeting supported by pre‐engineered, high snow load
area, wood trusses. Windows will be vinyl, dual pane, Low‐E, energy efficient and
include vertical window blinds. Floor coverings will include laminate flooring in the
living areas and bathrooms, and carpet in bedrooms. All units will feature wood
cabinets, laminate countertops, low flow plumbing fixtures and Energy‐Star rated
appliances including a frost free refrigerator, electric range with self‐cleaning oven,
dishwasher, disposal, microwave oven, and in‐unit, full size washers and dryers. The
HVAC system will be an individual Aqua‐therm gas forced air heating system with
central air conditioning. Construction will include completion of all interior roads and
water detention requirements, certain exterior common area amenities and the parking
related to the Phase I.
f.

Environmental Efficiencies: The building will be designed to be energy efficient and
comply with the Green Communities program. The building will be physically situated
and architecturally detailed to take advantage of passive heating and cooling
opportunities. The building enclosure will be energy efficient with Energy Star windows
and doors, a heat reflective roof coating, R‐30 insulation in the attic, R‐20 insulation
in the walls, and R‐14 insulation at the foundation. Energy Star appliances will include
in‐unit clothes washers, dishwashers, refrigerators, bath fans and air conditioning.
Heating and cooling equipment will all be sized according to best practices and balanced
for the most efficient operation. All lighting and light fixtures will be Energy Star. To
encourage residents to conserve energy all utilities will be individually metered for each
unit. Further, AVA will go through a planning/GREEN charette sponsored by LPHF.
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g.

Building(s):
(1)

Number: One building will be constructed containing 50 one and two bedroom
units, two elevators, common area, ‘fob’ controlled access and ample storage.

(2)

Parking: A total of 109 parking spaces including 8 handicap parking spaces will
be provided at AVA Phase I. These figures meet local requirements. Further, on
the north side of the building, carports will be constructed to help alleviate the
potential effects of ice.

(3)

Unit Type and Mix: AVA will contain 25 one‐bedroom/one bath units and 25
two‐bedroom/one bath units. AVA will include a minimum of one fully
accessible ADA unit.

(4)

AMI Mix: AVA will serve individuals and families with 5 units at 30% Area
Median Income (AMI); 15 units at 50% AMI; 30 units at 60% AMI.

(5)

Amenities: AVA will provide a very competitive amenities package:
Unit Amenities include central air conditioning, porch or balcony, walk in closets,
ample closet space and secure, enclosed individual storage, window
coverings/blinds, E‐Star refrigerator and dishwasher, stove/oven, garbage
disposal, microwave ovens and in‐unit E‐Star clothes washer and dryer.
Project Amenities include ‘fob’ controlled access entry, clubhouse/community
room, business center with wi‐fi and computer availability, two elevators,
picnic/BBQ areas, community garden, and the property will be served by an on‐
site manager and maintenance staff.

(6)

Services, if applicable: LPHF currently works in concert with and coordinates
with other City and County agencies and non‐profit organizations that provide
resident services including, but not limited to, job protective services, adult
protective services, financial assistance, and other social support and counseling
services. These organizations include, but are not limited to, Housing Solutions
for the Southwest, Volunteers of America, Women’s Resource Center and the
Southwest Center for Independence, who has provided a letter of support and
agreement to provide services.
LPHF, in its role as Special Limited
Partner/Member, will coordinate all Resident Services activities at AVA.
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(7)

h.

Financing Structure including all Federal, State, Local support: AVA will be
financed by a commercial bank construction loan, a Colorado Housing and
Finance Authority (CHFA) permanent loan, equity from the 9% LIHTC, funds from
the Colorado Division of Housing, a reasonably sized deferred developer fee, and
owner equity.

Changes Since Round One:
(1)

Current market conditions are such that there is tremendous pressure for this
property to go ‘market rate’, and this timeframe may be the last opportunity to
assure this well‐located parcel is held for affordable rental housing purposes.

(2)

LPHF Executive Director is hired, relocated to Durango, and fully engaged in AVA.
(See Support Letter and Resume attached.)

(3)

Various changes to the Development Budget highlighted by:
(a)
increased cost estimate for material price increases, labor costs due to
current shortage of certain ‘trade’ sub‐contractors and laborers, costs
associated with the timeline change and estimates costs to allow for
‘winter conditions’ in the General Contractor budget;
(b)
updated pricing for various insurance coverage to allow for adjustments
in the Development Budget;
(c)
changes to Permanent Loan Fees relative to the change to the CHFA FHA
Risk Share insured permanent loan product;
(d)
small increase to the Developer Fee relative to the increase in the Eligible
Basis.

(4)

Various associated changes to the Development Financing, Annual Credit
Amount, and 15 Year Pro Forma due to changes in perm loan financing, slight
decrease ($0.01 per LIHTC) in the Federal Equity Factor (based on current market
conditions as cited by Investor Limited Partners), and the upward change in the
Applicable Percentage.

(5)

Predevelopment funding provided by La Plata Homes Fund in the amount of
$35,000 through grant funds received from Enterprise Community Foundation as
support for AVA.
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(6)

Additional local support from the Durango Chamber of Commerce citing the
need for affordable work force housing in La Plata County.

3. Guiding Principles
• To support rental housing projects serving the lowest income tenants for the longest
period of time: Solvera, as Sponsor/Applicant, commits to maintain 100% of the
units at 60% AMI or less, including 20 of the 50 units (40%) at 50% AMI or less, for a
minimum of 40 years.
• To provide for distribution of housing credits across the state: La Plata County is
located in the southwestern portion of the State of Colorado, where no LIHTC
allocation has been made since 2006.
• To provide opportunities to a variety of qualified sponsors of affordable housing,
both for‐profit and nonprofit: Solvera is a for‐profit affordable housing developer
that is committed to assisting, supporting and building the capacity of non‐profit
affordable housing organizations and housing authorities in under‐served areas of
the State of Colorado. This focus is accomplished by contracting to have the partner
organizations participate in the development and operations processes from the
outset of the project including contract for the Right of First Refusal for the non‐
profit to acquire the property.
• To distribute housing credits to assist a diversity of populations in need of affordable
housing, including homeless persons, persons in need of supportive housing,
senior citizens, and families: AVA will be the first property in Durango to offer
affordable family rental units with elevator service in the building. Through LPHF,
the community has identified this service specifically to serve many individuals and
families that appreciate and/or need this amenity. Further, LPHF works with the
local human service providers (see list above) to accept appropriate residents who
would benefit from all AVA amenities.
• To support new construction of affordable rental housing projects as well as
acquisition and/or rehabilitation of existing affordable housing projects,
particularly those at risk of converting to market rate housing: AVA will provide 50
new construction affordable rental housing units to Durango, La Plata County, CO.
Durango/La Plata County has not had a 9% LIHTC allocation awarded since 2006.
Further, the AVA Market Study highlights the need for additional units.
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• To reserve credits for as many rental housing projects as possible while considering
the Priorities and Criteria for Approval in the following sections: See details listed
below.
• To reserve only the amount of credit that CHFA determines to be necessary for the
financial feasibility of a project and its viability as a qualified low income housing
project throughout the credit period: AVA utilizes 9% LIHTC, including the CHFA
Discretionary Boost, as the project’s primary financial resource. The initial pricing of
the LIHTC equity is estimated at $0.91 per LIHTC. This figure has been received from
three different LIHTC investors, and is an update to the Round 1 application. This
reduction was considered appropriate due to the current LIHTC market conditions,
and provides a balanced, conservative approach with the desire to maximize this
value. This figure exceeds CHFA minimum standards. The permanent loan has been
changed from a commercial bank loan to the CHFA 9% LIHTC Permanent Loan
product. The terms and conditions of this program created an increase in
permanent loan proceeds without adding risk or pressure to the Debt Service
Coverage Ratio. The loan is sized at a maximum level that balances the percentage
of 30% AMI units (10% of total units) and the attendant low revenue stream from
these units with the estimated higher operating costs ($4,440 PUPA before
Replacement Reserves vs. $3,900 PUPA, primarily due to the elevator maintenance,
HOA costs, and accounting/compliance reporting costs associated with FHA Risk
Share insured permanent mortgage loans). The resultant loan sizing creates a
permanent loan financial coverage factor necessary for prudent operation over the
fifteen year Compliance Period. Further, with the inclusion of the CDOH funds,
along with a deferred developer fee that can be repaid with the first 10 years of the
pro forma and owner equity, AVA is maximizing the available resources in order to
minimize the utilization of the 9% LIHTC.
4. Housing Priority
• Counties with populations of less than 175,000: Based on the current Market Study
for AVA, these additional 50 units will add much needed affordable rental housing
stock to an ever growing rental housing ‘gap’ in Durango, La Plata County, CO.
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5. Criteria for Approval
a. Market Conditions including any issues raised in the Market Study:
(1)
AMI strata with Capture Rates in excess of 25%: Pursuant to the current AVA
Market Study, neither the overall capture rate nor any of the individual AMI level
capture rates exceed the 25% level.
(2)

AMI strata with Capture Rate increase greater than 6%: Pursuant to the current
AVA Market Study, no AMI strata capture rate or the AVA overall capture rate
increases more than 6%.

(3)

Point in Time Study for Homeless units: N/A

(4)

USDA Study for Farmworker Housing: N/A

(5)

In‐migration as specified within the Market Study: N/A

(6)

Achievability of proposed rents within the PMA: Based on current AMI levels,
AVA pro forma rents are 100% of the calculated 30% AMI and 50% AMI rents and
are only 90% of the calculated 60% AMI rents. The pro forma rents are below
current rents for comparable AMI and unit types, and are significantly less than
market rents.

b. Readiness to Proceed including application timeline discussion:
(1)

LIHTC Application Steps: This application has met or exceeded the timeline
criteria for this section.

(2)

Post‐LIHTC Reservation Approval Steps: Land is controlled by Solvera through
the Purchase and Sale Contract dated Jan. 28, 2013. Discussion with three
construction lenders and three LIHTC investors corroborate the estimate to close
both the construction loan and the LIHTC investment by March 17, 2014. Based
on this information, AVA should meet the Carryover application date of April 18,
2014.

(3)

Pre‐Construction Steps:
Communications with two general contractors,
including the general contractor who constructed the two VOA properties
located immediately adjacent to AVA, corroborates meeting the Nov. 1, 2013
8

target. Because the architect and the building plans are very similar to other
properties developed by current partners in Solvera, complete construction
drawings will be completed by Dec. 31, 2013. The local approval process would
then have approximately 3 months for completion, a timeline that the local
building department believes is achievable. The land is currently zoned for the
use intended, and no changes or exceptions are present.
(4)

Construction Steps: Permit processing is estimated at approximately 60 days
after final approval, a timeline the local building department believes is
achievable. A construction period of 12 months is typical for these building
types. The timeline is set to allow all ‘dirt’ work and foundation work during the
‘summer’ months, thereby minimizing the effects of weather delays on the
construction.

(5)

Post‐Constructions Steps: Solvera will be primarily responsible for monitoring
construction progress, but will use a local architect to assist us. Solvera will be
assembling the necessary information to submit the Place‐in‐Service Application
to CHFA by 30 days after construction completion/Certificate of Occupancy.
Given the market and demand information assembled in the current Market
Study, and the active ‘wait list’ managed by Housing Solutions for the Southwest,
Lease Up/Stabilization estimate of six months appears achievable. Based on
discussions with all lenders, no significant or unusual Permanent Loan Closing
terms or conditions are expected, thus indicating that the Permanent Loan
Closing timeline should be achievable. Solvera will manage all information and
documentation to assure submittal of the LIHTC Final Application by the
December 2015 target.

c. Financial Feasibility including analysis of:
(1)

AMI and Rent positioning: Both Solvera and third‐party Market Study analyses
of the AMI targets and Rent Positioning indicate that AVA is very responsive to
market needs, and the rents should be achievable within the market.

(2)

Vacancy Rate: Both Solvera and third‐party Market Study analyses of the
Vacancy Rate indicates extremely low vacancy rates, which has led to increases
in rents and further stress on limited income individuals and families. Based on a
June 13, 2013 update to the LIHTC Property Comparison Chart performed by
Rees Consulting, Inc., the market study analyst, vacancy in LIHTC properties in
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Durango has fallen to 1.1%, and overall vacancy rate is less than 2%. AVA will
add 50‐units of new affordable rental housing to help address that need.
Further, in conformance with CHFA Qualified Allocation Plan (QAP) standards,
the AVA pro forma uses the standard 7% vacancy rate, a full 5+ percentage
points higher than current market vacancy levels.
(3)

Operating Expenses: Operating Expenses have been increased since the Round
One application to an estimated $4,440 PUPA, $540 per unit higher than CHFA
QAP standards. This increase was necessitated
by higher estimated costs
associated with the operations of an elevator serviced building, the estimate for
HOA fees, and the provision for HUD level audit expenses due to the change to
FHA Risk Share insured permanent mortgage.

(4)

Debt Service Coverage Ratio (DSCR): DCR on the 15 Year Pro Forma begins at
1.20:1 ratio and is estimated to increase over the first 15 years to a 1.24:1 ratio.
This level of DCR creates a reasonable cushion for operations, allows for the
CHFA QAP standard repayment of any Deferred Developer Fee within the first 10
years, and supports the risk associated with the very low rents on the 30% AMI
units.

(5)

Absorption/Lease Up Schedule: Based on the very low market vacancy rates,
long affordable rental ‘wait lists’, competitive rents, and attractive project
amenities, both Solvera and the third‐party Market Study analyses estimate
lease up and stabilized absorption within 5 – 6 months.

d. Development/Management Team:
(1)

General Partner/Managing Member: Solvera was founded to provide reliable,
proven affordable housing development and financing expertise primarily to
housing authorities and non‐profit organizations seeking real estate
development and finance assistance. Solvera, a newly formed enterprise
comprised of the three individuals of MGL Partners, Greg Glade, Lisa Mullins and
Mike Gerber, and Bob Munroe, formerly Manager of Commercial Lending with
Colorado Housing and Finance Authority, has significant experience in the
development and financing of affordable multifamily rental housing. Over the
last 10 years, MGL has developed more than 1,200 multifamily units, including
more than 800 affordable rental housing units. Please see the attached exhibit
for a list of completed affordable rental housing projects by MGL.
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(2)

Developer:

Solvera Advisors LLC.

(3)

Contractor:

Mr. Mike Foutz
FCI Constructors
186 Moose Lane
Durango, CO 81303
970‐259‐8644

(4)

Management
Company:

Mr. Paul Malinowski
Pillar Property Services
2420 W. 26th Ave., Ste. 480‐D
Denver, CO 80211
303‐477‐5117

(5)

Consultant:

N/A

(6)

Legal Counsel:

Mr. J. William Callison
Faegre Baker Daniels
1700 Lincoln Street, Ste. 3200
Denver, CO 80202
303‐607‐3770

(7)

CPA:

Mr. Michael Morrison
Novogradac & Co.
246 First Street, Second Floor
San Francisco, CA 94105
415‐356‐8025

(8)

Architect:

Mr. Harsh Parikh
Parikh Stevens Architects
3457 Ringsby Court, Ste. 209
Denver, CO 80216
303‐825‐2596

(9)

Environmental/
Phase I Preparer:

Mr. Roger Azar
Navant Group LLC
Denver, CO 80206
720‐431‐5678
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(10)

d.

Capital Needs
Preparer:

N/A

(11)

Cost Estimate
Preparer:

FCI Constructors (see above)

(12)

Green Consultant:

Parikh Stevens Architects (see above)

Cost Reasonableness Analysis: For Round Two 2013, AVA has received an increase of
$150,178 in Construction Costs. The majority of the cost increase is due to increasing
costs associated with materials, especially lumber, and labor costs, due to a tightening
in the construction employment market in Durango. This increase, coupled with higher
land costs in Durango ($20,000 per unit), costs of shipping in materials to the Durango
area, and a further reasonable allowance for anticipated materials price increases,
creates a slightly higher than average overall cost for AVA. Further, cost increases
associated with the change in Permanent Loan (approximately $53,000), a slight
allowable increase to the Developer Fee ($21,000), a reduction in On‐Site costs
($16,617), and small increase in insurance and bonding ($1,709), have added up to an
overall Development Budget increase of $209,220, or $4,164 per unit.
Based on the construction ‘hard cost’ estimate provided by FCI Constructors, said
estimate reviewed and analyzed by Solvera staff, and based upon recent experience of
FCI in constructing a similar building in Durango, this estimate is considered reasonable,
including prudent contingency allowances in this escalating construction cost
environment.

e.

Proximity to existing LIHTC properties and Community Outreach Discussion: Per the
Market Study, there are five existing LIHTC properties in the primary market area.
Overall, the Market Study indicates that AVA will compete very favorably with these
properties in terms of amenities, unit types, AMI and rent levels, and location, and that
all the properties have very low vacancy levels with wait lists. As noted in the Vacancy
Rate section of the Financial Feasibility Analysis, there is now an acute shortage of
affordable rental units in Durango.
Solvera and LPHF continue to meet with VOA and other neighbors in the immediate
area, as well as three other local non‐profits. The communications were centered on
explanation of the AVA concept, invitation to participate in the design charette, and an
open dialog concerning the impact of this property and our desire to include all our
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neighbors in the planning and program development. Solvera and LPHF staff will
continue these meetings if awarded an LIHTC reservation.
f.

Site suitability and environmental issues discussion: Pursuant to the Market Study
analysis, the site is completely compatible for the intended use.
AVA has conducted a Phase I review and supplemental testing based on the findings of
the Phase I report. Because of the property’s prior use as an auto salvage yard from the
1960’s to 1980’s, the Phase I determined that additional testing was necessary to
ascertain the potential of environmentally unsuitable spillage at the site. Based on the
findings of the supplemental testing, a ‘no further action’ report was issued. Copies of
both the Phase I and the supplemental testing report are included in this application.
Pursuant to the Planned Development Agreement dated April 30, 2003 and in full force
today, AVA is properly zoned and approved for this multifamily use. Solvera has met
with the City of Durango Planning Department three times to discuss the overall
development plan for AVA. These meetings included confirmation of the status of the
PD Agreement, confirmation that, as currently planned, nothing in the AVA plan
requires a waiver or exception decision by the City of Durango Planning Dept., review
and comment on the timeline outline for final approval of construction plans and specs,
final parking count, permitting process, and other matters of importance to the City.
Based on these meetings, Solvera has received letters of support from the City and
believes its Application Timeline estimate of final Construction/Design plan approval by
the City of Durango by Dec. 31, 2013 to be achievable.

6. Waiver Request:
a. CHFA Discretionary Boost:
This application requests an approximate 24.32% CHFA Discretionary Boost based upon
the following:
(1) current rents at the 30% AMI level just cover estimated Operating Costs and,
therefore, these units do not generate any Net Operating Income to support a
permanent loan;
(2) higher costs of development, specifically the cost of the land, associated costs of
materials, materials shipping and construction in the Durango area;
(3) slightly higher operating costs for the elevator serviced building, HOA fee, and FHA
insured mortgage auditing requirements.
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7. Strengths and Challenges:
Strengths:
a. Vacancies at other LIHTC properties are extremely low (1.1%), especially in 1 bedroom
units.
b. Market vacancies are remain extremely low (1.5%) and this vacancy rate has been 5%
or less for 2+ years.
c. Market rents continue to increase, and are higher than calculated 60% AMI 2 bedroom
rents.
d. Capture rates are moderate and will increase less than 6% at all AMI strata and the
overall capture rate, including AVA, stays moderate at 19.35%.
e. Income targeting at AVA is responsive to market need.
f. No other new construction LIHTC multifamily projects are planned in Durango.
g. The bedroom mix at AVA is responsive to market need and differentiates AVA
from
other LIHTC properties.
h. AVA will have the only elevator serviced LIHTC family property in Durango, and this
feature will appeal to a broad spectrum of residents including disabled and handicapped
residents.
i. The site is located on a primary public transit route connecting AVA to Ft. Lewis College
and Downtown Durango with service running every 30 minutes.
j. Overall development team has substantial experience developing LIHTC multifamily
properties including experience in the southwest and western slope of Colorado.
k. Pursuant to the City of Durango letter dated Feb. 22, 2013, AVA meets numerous goals
of the City of Durango 2007 Comprehensive Plan.
l. Pursuant to the recently approved La Plata County Housing Action Plan (see attached),
AVA provides significant support to the ‘need to increase below‐market‐rate rental
housing.’
m. Emphasis on Housing Priority that serves counties with less than 175,000 in
population including partnering an experienced development team with a local non‐
profit or housing authority to help build their capacity and long‐term ownership of the
affordable multifamily property.
n. During Round One 2013, LPHF hired a new Executive Director. Ms. Karen Iverson has
now moved to Durango, and is fully engaged in the operations of LPHF. Further, Solvera
has met with Ms. Iverson, has provided her with the current AVA 9% LIHTC application
information, discussed this development with her, and has received her unconditional
support for the project and its purpose in providing much needed affordable rental
housing in Durango. (See attached resume).
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Challenges
a. AVA has a relatively low walk score. This issue is mitigated by the 2013 scheduled
road improvements along 32nd St. from Main to Florida including sidewalks and bike
lanes, the location of the bus line, the availability of a certain local shops and service,
including health care, within very short walking distance, and by the emphasis and
attention that Solvera and its property management company will place on monitoring
the needs of the resident population.
b. The third‐party Market Analysis identifies that 15 parking spaces will be in the north
shadow of the building, and that ice may be an issue. While the potential for ice danger
is well‐known in Durango, this issue will be mitigated by the use of carports covering
those parking spaces, site planning accentuating optimal water drainage, and the
emphasis and attention of Solvera and its property management company and
maintenance staff will place on monitoring this situation.
c. The Market Analysis identifies that certain features at AVA will be appealing to seniors,
but that the presence of seniors may discourage younger residents from leasing at AVA.
Solvera, LPHF, local non‐profits, and the City of Durango are all supportive of AVA and
its amenities as well as its potential resident mix including the presence of seniors. This
property has been conceived with substantial input from the community, and designed
to meet community need. There are at least two other properties (one in Delta and one
in Cortez) that have a significant population of seniors living side‐by‐side with families.
And, while the building design is different at these locations, the amenities at AVA and
the emphasis and attention that Solvera and its management company will place on
creating a vibrant and inclusive resident community will be a positive mitigant to this
potential issue.
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MGL Developers – Completed Affordable Housing Projects
1. Westmeadow Peaks Apartments ‐ 215 units
Colorado Springs, Colorado
*Developed while at Black Creek Communities but owner of part of general
partner owner
2. Paloma Villas I ‐ 44 units
4200 Morrison Road, Denver, Colorado
3. Paloma Villas II ‐ 36 units
3901 Morrison Road, Denver, Colorado
4. Towne Center Apartments ‐ 94 units
Thornton, Colorado
*Acquisition/rehab in partnership with Adams County Housing Authority
5. Villas at the Sloans Lake ‐ 63 units
1551 Wolff Street, Denver, CO
6. Paloma Villas III ‐ 50 units
4225 Morrison Road, Denver, Colorado
7. Los Altos de Alameda ‐ 50 units
5100 Alameda Road, Denver, Colorado
8. Villas at the Bluff ‐ 48 units
Bluff Street, Delta, Colorado
9. Brubaker Place ‐ 50 units
2001 East Empire, Cortez, Denver
10. Nebo Villas ‐ 50 units
12005 E. 13th Ave., Aurora, Colorado
11. Westminster Commons ‐ 130 units
3180 W. 76th Ave., Westminster, Denver
* Acq./rehab in partnership with Volunteers of America. Under construction –
estimated completion date Nov. 2013
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Project Name: Hatler‐May Village
Project Address: NE Corner of Union Boulevard & Vickers Drive, Colorado Springs, CO 80918
Project Description:
Christian Church Homes (CCH) is proud to submit its second application to CHFA for 2013 tax credit
equity allocation for the development of Hatler‐May Village. Although we were not awarded credits in
the first round, feedback received by the CHFA committee and staff after the first round awards has
been incorporated into this second submission. Specifically, the rents on the 60% units have been
lowered slightly to increase affordability for more tenants. Additionally, the AMI unit mix has been
revised to more accurately reflect the number of households in the primary market area at each AMI
level. Furthermore, our market study now includes data related to the consistently robust demand in
Colorado Springs’ affordable senior housing market over the last five years.
It is extremely important that Hatler‐May Village be awarded credits in this round of applications. After
exploring developing Hatler‐May with other financing vehicles CCH has determined that tax credit
financing is the only feasible option. Over the last five years, CCH has purchased several option
extensions to keep this site under contract. The current option extension expires January 31, 2014 and
it is very unlikely that CCH can continue to purchase extensions or the seller will continue to grant them
given the interest in the site from other developers. Submission of this application marks the
culmination of a five year effort to bring new affordable senior housing to Colorado Springs by CCH.
Need for affordable senior housing in Colorado Springs is evident from our market study and feedback
from residents at our local property, Village at the Bluffs. CCH looks forward to potentially serving the
Colorado Springs community.
Hatler‐May Village is designed to provide an attractive, durable, economical and easily maintainable
facility capable of providing quality senior housing and relevant social services. This three story wood
frame constructed building, approximately 78,460 sq. ft., with a slanted roof will offer seventy‐seven
(77) one & two bedroom units, 702 & 955 sq. ft. respectively, for senior living serving 40‐60% AMI levels,
with five ADA units. The property will be developed and managed by Christian Church Homes, a 501(c) 3
nonprofit organization, serving Colorado Springs since 2005. This project will comply with all Fair
Housing laws and address universal design ideals. Apartments will include a full kitchen, with
refrigerator, microwave, range with ventilating hood, garbage disposal, large closets, in‐unit
washer/dryer, sink and storage. All units will feature cable TV, internet and phone service connections
along with individually controlled heating & cooling units. Seventy Seven surface parking spaces are
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proposed on‐site, achieving a 1:1 parking to unit ratio. The project will also provide a van to transport
residents regularly to a number of activities, appointments and to various locations in the vicinity.
In addition to the living units, the facility will feature the following common amenities:










Multipurpose community room with a Flat Screen TV, and kitchen equipped with stove,
dishwasher and microwave for potlucks, social gatherings, educational activities and game area
A porte‐cochere entrance with lobby/lounge
Large outdoor patio and raised planter boxes for residents gardens
Fitness room, craft rooms and an aerobic studio
Wi‐Fi access throughout common areas of the building
Social service office that provides privacy and discretion for residents
Computer center to link seniors to technology
Project design calls for 10% of property acreage as open space for use by residents
Beautiful views of Pike’s Peak

The project is an infill urban site served by multiple neighborhood amenities and services. Amenities
within a half mile radius include a community health center for seniors, grocery store, hair salon, cafes,
public library, places of worship, a health club, medical clinics, and three public parks.
Hatler‐May Village Strengths
1. Christian Church Homes has been serving the Colorado Springs community since 2005, and low‐
income seniors across the nation for over 50 years. Hatler‐May Village extends this commitment
by providing 77 more homes to low‐income seniors.
2. Christian Church Homes has a strong commitment to offering a wide variety of support services
for senior residents. Plans call for offering services that exceed those of typical tax credit
apartments, such as: ongoing needs, assisting residents with SSI, Social Security and Medicare
applications, providing health and wellness classes and supporting computer literacy and access.
These services help to keep seniors living independently for longer, preventing premature
institutionalization and unwanted hospitalization.
3. An ADA accessible van will be provided to ensure residents have reliable, regular transportation
for shopping and getting to appointments.
4. Hatler‐May Village location includes: walkable amenities, an adjacent senior health center,
visibility/drive‐by from busy streets, easy access from I‐25 and panoramic views of the Front
Range.
5. As a not‐for‐profit developer Christian Church Homes has priced units at lower levels than is
typical, in fulfillment of our mission of providing affordable housing for seniors. At all AMI
levels, and for both 1‐BR and 2‐BR units, planned subject rents are lower than the comparable
developments in the market area.
6. Hatler‐May Village offers the largest units in the PMA, with 1‐BR units up to 62 square feet
larger than nearby competitive properties. 2‐BR units are 170 to more than 200 feet larger than
competing properties in the PMA.

7. The property will offer a strong mix of common amenities, comparable to tax credit properties
in the primary market area, including a community room with entertainment kitchen, exercise
room, social services office, raised‐bed gardens for residents, and courtyard with picnic and BBQ
area. These amenities encourage socializing and help prevent isolation and depression for
seniors.
Hatler‐May Village Weakness
Christian Church Homes experience with developing senior properties is that extra square footage in
units is more important than balconies or patios. Therefore, this development does not incorporate
balconies or patios for individual units. Given the preponderance of balconies and patios in newer tax
properties, the units may be less marketable to some prospective residents.
Bedroom Mix
Hatler‐May Village will have 58 one bedroom and 19 two bedroom units, please see the table below for
a detailed unit mix:
Affordability Mix:
# of Units
14
35
9
6
8
5

AMI Level
60%
50%
40%
60%
50%
40%

Description
1 Bed, 1 Bath
1 Bed, 1 Bath
1 Bed, 1 Bath
2 Bed, 1 Bath
2 Bed, 1 Bath
2 Bed, 1 Bath

Square Footage
702
702
702
955
955
955

Services Provided
A comprehensive Social Services Plan is being developed for Hatler‐May Village to provide life‐enhancing
services and activities for all residents, and supportive services for those who are frail or at‐risk. This
service plan will mirror Hatler‐May Village’s sister property, Village at the Bluffs, which is also located in
Colorado Springs and managed by CCH. Partnerships with local service providers have already been
established through Village at the Bluffs and include: CU Aging Center; Care and Share Food Bank;
Goodwill, Lions Club – Nob Hill; Meals on Wheels and a host of other providers that cater to the senior
community.
An on‐site Service Coordinator will be available to residents once operations have stabilized. CCH has a
track record of providing resident‐focused management and plans to provide the following services:


Advocating for and empowering residents



Provide ongoing assessment of needs



Assist with applications for SSI, Social Security, Medicare or Veteran’s benefits



Assist with transportation arrangements and support services provided in‐home as well as
providing a van for transportation.



Provide social and recreational programming



Provide wellness classes and health clinics



Provide adult education classes



Provide a resident handbook and green living guide



Promote and support residents developing and engaging in an active resident council, resident
newsletters, and other resident‐produced materials



Provide computer technology with Internet and educational programming

CCH is committed to incorporating computer technology in affordable senior housing as a means of
promoting lifelong learning, reducing isolation, keeping seniors in touch with loved ones, and enhancing
access to senior‐oriented goods, services and information. CCH will furnish two or more computer
workstations with appropriate operating systems, software, and internet access.
Energy Efficiency and Green Building
The building envelope, HVAC system, and lighting will be designed to maximize energy performance
through the integration of:
 Increased building‐envelope insulation to minimize energy loss


Specification of Energy Star rated appliances and energy‐efficient heating systems (including the
potential use of a geothermal heat pump system)

 High‐performing low‐E windows
 Compact fluorescent recessed lighting and occupancy sensor switches
 HVAC System: Individual PTAC units chosen for energy efficiency, located in the living room and
bedroom (i.e. 2‐3 PTACs per unit depending on the number of bedrooms), PTACs also located in
common areas
The development’s unit design will utilize water‐conserving features, which will translate into direct
utility savings for our residents and lower infrastructure cost associated with stormwater management
and water treatment facilities for the City of Colorado Springs. Water‐conserving elements include:


Toilets – dual‐flush toilets and pressure –assisted toilets



Showerheads – low flow



Kitchen & bathroom faucets – low flow with aerators

In order to reduce the quantity of indoor contaminants, low‐VOC (volatile organic compounds) paints,
adhesives and carpet systems will be specified.
Type of financing
Financing proposed for Hatler‐May Village is detailed in the Financial Feasibility and Viability section
below. This development will rely on LITHC funding to cover a bulk of the costs along with a mortgage.
The Colorado Department of Housing as well as the city of Colorado Springs have pledged support and

will provide HOME Funds to fill the gap in financing not achieved through LITHC equity. Solar investment
tax credits are also a source of funding with substantial cost savings for operating expenses.
Guiding Principles of the Qualified Allocation Plan:
Hatler‐May Village supports CHFA’s guiding principles through:
 Distributing housing credits to assist a population in need of supportive housing, seniors.
 New construction of an affordable housing project
 Providing an opportunity to a qualified nonprofit sponsor of affordable housing
 Providing a distribution of housing credits
Priorities of the Qualified Allocation Plan:
Hatler‐May Village supports CHFA’s following priorities:


Providing housing exclusively for seniors that encompasses amenities that are attractive and
beneficial to seniors. Amenities of units are tailored to address accesbility and visability issues
associated with seniors, providing a high comfort level of living.



Frail seniors are “persons with special needs” who require supportive services to help maintain or
increase independence. Programming administered through our on‐site service coordinator will
ehance frail seniors ability to maintain and increase independence (see Services Provided section
above).

Market Conditions
The primary market area for Hatler‐May Village is the Colorado Springs’ metropolitan statistical area.
There are approximately 10,639 age 62+ renter households in the market area in 2013, with 2,943 of
those income‐eligible for proposed units. Currently there is capture rate of 6.8%, which is well below
CHFA’s benchmark of 25%. Proposed units from Hatler‐May Village will increase the overall capture rate
to 8.9%, an increase of 2.1%, below CHFA’s maximum increase of 6%. The primary market area has a
great number of prospective residents (over 400) reported to be on waitlists at tax credit properties, as
noted in our attached market study.
Per CHFA comments following our first round application, further data surrounding demand for senior
affordable housing in Colorado Spring follows. Occupancy rate trends over the last five years at
comparable tax credit properties reach 100%, except for the Tamarac property, which has seen
occupancy rates near 90%, see table below from market study. Among these four existing tax credit
properties there are 240 units. Thus, there is quite a demand for new affordable housing in Colorado
Springs to relieve the number of prospective residents on waitlists.

Colo Springs LIHTC Senior
Apts (without PB Sect 8)

Total
Units

Occupancy
mid‐2008

early 2009

early
2010

2011

mid‐
2012

early
2013

94%

94%

100%

not available

94%

90%

IN LEASE UP

96%

99%

97%

not available

97%

100%

92%

not available

97%

100%

Tamarac
Village at Homewood
Pointe

50

Wyndham Place I

72

100%

Wyndham Place II

48

UNDER CONST

70
100%
IN LEASE
UP

240

Readiness‐to‐proceed
Development of Hatler‐May Village is ready to proceed based on the following items:
 Planning approvals are complete with the multi‐family conditional use approved by the
Colorado Spring Planning Commission on January 17, 2013 (see attached conformance letter)
 A Phase I Environmental assessment has been completed, indicating no areas of environmental
concern onsite.
 Initial design plans are complete which detail elevations, floor plans and site layout (please see
attached design plans).



Site control is secured by a purchase option agreement (see attached purchase option
agreement)




A cost estimate from a third‐party cost estimator is complete
Development team is established with an architect, attorney, financial consultant, and
contractor retained

Financial Feasibility and Viability
Several sources of funding are available for this project which makes it financially viable. A “basis boost”
is requested for the tax credit equity based upon CHFA’s QAP guidelines (see support in section below).
The structure of funding covers expected costs with this development. Moreover, Christian Church
Homes has proven experience developing with LIHTC credits, completing a variety of projects on‐time
and within budget. Sources and uses of funding include:
Sources of Financing

Amount

Uses of Financing

Amount

Land and Buildings

$

682,400

250,000

Site Work

$

760,067

$

250,000

Construction

$

8,377,011

LIHTC Equity Investment

$

10,420,381

Construction Interim Costs

$

828,389

Solar ITC Equity

$

157,500

Professional Fees

$

614,200

Deferred Developer Fee

$

397,140

Soft Costs

$

338,141

Total Sources

$ 13,275,021

Developer Fees

$

1,280,000

Bank Mortgage

$

1,800,000

CDOH Home Funds

$

City of CO Springs Home Funds

Permanent Financing

$

110,000

Syndication Costs

$

30,000

Project Reserves

$

254,813

Total Uses

$ 13,275,021

Our existing facility, Village at the Bluffs, in Colorado Springs provided a solid basis for estimating
operating expenses, due to its strong performance. Per unit per annum expenses total $4,383 and
replacement reserves are $250 per unit.
Letters of support for each source of financing are included with this application.
Experience and Track Record
Hatler‐May Village will be developed, owned, and managed by Christian Church Homes. Christian
Church Homes (CCH) is a private, non‐profit 501(c) 3, California corporation, whose mission is to
“Provide Affordable Quality Housing in Caring Communities.” CCH currently manages 56 affordable
senior housing apartment buildings in six states, providing over 4,700 units of service‐enriched, quality
affordable rental housing.
Moreover, CCH has owned and operated a 51 unit affordable independent senior apartment complex,
Village at the Bluffs, in Colorado Springs for the last seven years. This property is a HUD subsidized
(PRAC 202) property with all units leased at the 30% AMI level. Each unit has individual heat and air
with residents responsible for electricity, cable/TV and internet. Amenities include: close shopping,
parks, on‐site laundry, activity programs and a van to take residents shopping and out for activities. A
Service Coordinator is on‐site during the week to assist residents when needed. And there is currently a
waitlist of 95 individuals.
Christian Church Homes founder, Verlin Stump, developed one of the first federally subsidized senior
communities in 1959 in Denver, CO, Campbell‐Stone Memorial Residence. The first CCH affordable
senior facility, Garfield Park Village in Santa Cruz, CA opened in 1964. Since then, CCH has developed a
total of 26 facilities, including 21 funded by the HUD Section 202 Supportive Housing for the Elderly
program. Christian Church Homes has served Colorado Springs seniors for over seven years in its Village
at the Bluffs community. CCH is currently constructing or rehabilitating over 300 units for low‐income
seniors.
All but one of the facilities in the CCH family serve elderly residents, with almost 4,800 units reserved for
low‐ and very low‐income seniors. The residents range in age from 62 to over 100 years old, and reflect
the ethnic, cultural, and religious diversity of their communities. Onsite Service Coordination and
adaptable unit design exemplify CCH’s commitment to the ideal of empowering seniors to remain
independent as long as possible.
Christian Church Homes, both in its employees and its developments, brings a deep and rich variety of
development experience to our projects. The roster of principle CCH employees to be involved in Hatler
May Village have over 70 years of combined experience in the development and management of

affordable housing. This experience, in addition to that of our partners, gives a range of knowledge
which is uniquely suited to meet the changing demands required for senior housing.
As a leader in publically‐subsidized senior housing, CCH has a large portfolio of HUD’s commitment to
senior housing programs, from Section 202 Supportive Housing for the Elderly, to Section 236, HOME,
HUD‐insured loans, Trasnfer of Physical Assets, and Project Based Section 8. Additionally, CCH has been
able to adapt to the regional funding environment by diversifying the portfolio of senior housing
properties, including Low‐Income Housing Tax Credits, State Finance Agency programs, Affordable
Housing Program Grants, and the tax exempt bonds.
CCH’s current and recent housing development and management activities include:
Low‐Income Housing Tax Credits (LIHTC)






CCH has been awarded both 9% and 4% tax credit allocations. To date, CCH has been awarded
over $38 M in tax credits for senior housing.
CCH has been successful at using the LIHTC program for acquisition, preservation, and new
construction.
CCH has excellent relationships with the equity partners on all of the LIHTC properties.
CCH has a strong track record of layering multiple financing programs to create and preserve
affordable senior housing using the low‐income housing tax credit program.
CCH has never defaulted on a LIHTC project during the compliance period.

U.S. Department of Housing and Urban Development (HUD)







CCH is the oldest developer of HUD Section 202 properties in Northern California.
CCH has developed 21 Section 202 properties (both 202/Section 8 and 202/PRAC). CCH has built
and manages 10 Section 236 senior properties.
CCH has worked with public housing authorities to acquire project‐based Section 8 vouchers for
our senior properties and tenant‐based vouchers for our senior residents. CCH is currently in
the process of securing additional project‐based Section 8 vouchers and tenant‐protection
vouchers for multiple properties undergoing rehabilitation
CCH has used Project Based Section 8 to leverage the financing resources for preservation of
properties at risk of converting to market‐rate housing.
Over 30% of CCH’s properties utilized HOME funds for construction

Affordable Senior Housing Preservation and Rehabilitation



CCH is constantly seeking senior housing preservation opportunities, and is in the midst of seven
active preservation projects for over 600 units of senior housing.
CCH is active in preserving 20‐30 year old HUD‐assisted facilities with new HUD‐insured
mortgage financing that allows for moderate rehabilitation.

Green Building and Sustainable Housing Design





CCH continues to keep up with the building industry in its capacity to implement green building
materials and systems, along with overall sustainable housing design strategies, in all our
projects (both new and old).
Sierra Meadows, a LEED Gold property in Visalia, provides 43 units of senior housing in a
building that performs 30% better than California’s rigorous Title 24 Energy Code.
Harrison Street Senior Housing, in Oakland CA, is a Transit‐Oriented Development (TOD) and a
brownfield redevelopment in the heart of downtown Oakland. This project has an energy
efficient design, and is participating in the Build It Green GreenPoint Rated program and the
California Multifamily New Homes program.

Cost Reasonableness
Hatler –May Village will cost approximately $173,000 per unit to develop at a total cost of $13,275,021
(including reserves and other soft costs). Although this cost is great than the HUD Section 221 CHFA
guideline of $11,930,007 (approximately $155,000 per unit), there is only a 12% percent difference in
cost. The higher cost is due in part to inflation, which has driven material and labor costs higher.
Furthermore, CHFA’s guidelines correspond to 2011 prices and present a two year gap for considering
construction occurring in 2013. Given the stated facts, this project has an economical cost with a very
efficient use of tax credits requested.
Proximity to Existing Tax Credit Projects
Six existing senior LITHC properties are known to be in the proximity of Hatler‐May Village. However,
only four of these properties are comparable to our development, since two properties only serve 0‐
30% AMI levels. The four comparable properties are Tamarac Senior Apartments, Village at Homewood
Pointe, Wyndam Place Residences I and Wyndam Place Residences II, amounting to 240 units. Further
information on the comparable properties is listed in the table below.
Senior Property Name:

Village at
Homewood Pointe

Tamarac Senior
Apartments

Wyndam Place Senior
Residences

Wyndam Place II
Senior Residences

Distance From Subject

6.2 miles
1.4%
200
70

7.0 miles
10.0%
17
50

7.0 miles
0.0%
100
72

7.0 miles
0.0%
100
48

Percent Vacant
Number on Waitlist
# of Units

Site Suitability
Hatler‐May Village is an infill site situated in an established area of Colorado Springs, built in the early
1970s. The neighborhood predominately consists of residential uses, both multi‐family and single‐
family, though there are some commercial properties along arterial streets. Major thoroughfares, such
as Academy Blvd., contain a bulk of the commercial and retail space in Colorado Springs, especially
larger scale office and retail buildings. Industrial activities are located away from the site in
concentrated areas closer to Interstate 25. The nearest shopping center is located approximately 0.5
miles from the site along North Academy Boulevard, offering Target, Safeway, Big Lots, banks, coffee

shops, and restaurants. Three miles to the northwest of the site is Chapel Hills Mall and features many
popular national retailers.
As an easily accessible by car site, this will draw residents from throughout the city. Additionally, this is
a “very walkable” site, with a walk score of 75. Considerable outdoor recreation opportunities nearby
include: Keystone Park, George Fellows Park, Cottonwood Recreation Center. Significant public
transportation is not offered in the Colorado Springs area. Private transportation, paratransit, or other
transportation services will be necessary to access significant shopping, services and recreation.
The site is in an area of Colorado Springs with gently rolling hills. Subtle slope variations exist onsite, but
do not impact the design feasibility of the project. The general slope of the site is northeast to
southwest, towards the intersection of N. Union Blvd. and Vickers Dr. Soil at the site is suitable for
construction and there are no environmental concerns as reported in the Phase I ESA report (see
attached Phase I ESA report). The proposed building will sit in the middle of the parcel and feature a
retaining wall to accommodate grade changes on the eastern segment of the site. Utility stub outs are
available at the street to connect electricity, cable, storm and sanitary sewer, and telecom services.
Basis Boost Justification
CHFA’s 2013 Qualified Allocation Plan allows an applicant to apply for a “basis boost” in conjunction
with tax credits necessary to develop a viable affordable senior housing project. Christian Church
Homes is requesting a DDA boost of 30%. This “basis boost” will enable the project to seek less gap
financing and enhance the overall economic feasibility of the project.
Issues Raised by Market Analyst
No major issues were raised by the market analyst. The only issue concerned not providing
balconies/patios for individual units. Christian Church Homes experience with developing senior
properties is that extra square footage in units is more important than balconies or patios. Therefore,
this development does not incorporate balconies or patios for individual units. Given the preponderance
of balconies and patios in newer tax properties, the units may be less marketable to some prospective
residents.
Environmental Report
There are no environmental issues associated with this site, as reported in the updated Phase I ESA
report (see attached report).
Community Outreach
Christian Church Homes has been in contact with neighbors and residents in the immediate vicinity of
our project over the past two years. As a part of gaining Conditional Use approval for a multi‐family use,
CCH held community meetings (May 24th 2011 and January 9th 2013) to abreast residents of the
potential development and to seek their input on design matters to mitigate any impact to traffic, field
of view, safety, noise and variety of other issues. Additionally, a housing survey was distributed in the

area with nearly 100 respondents. This survey and the subsequent focus group allowed CCH to hone in
on the appropriate amenities and services to provide to residents.
Furthermore, CCH has the support of the Colorado Springs Housing Division related to receiving a grant
to assist the project financially. The Colorado Department of Housing has also expressed their intent to
match funds from the Colorado Springs Housing Division which are available through HOME Funds.
Letters of support from both organizations are included as part of this narrative.

Project Name: Montbello VOA Elderly Housing II
Project Address: 4355 Carson St, Denver CO 80239

Development Overview
The Italian word “Montbello” literally means “beautiful mountain.” Spectacular views of Mount Evans,
Long’s Peak, and the Continental Divide inspired early developers to name this new Denver
neighborhood “Montbello,” after the picturesque mountain region in the Italian Alps that shares that
name.
Montbello was the first major annexation of privately owned land to the far northeast area of Denver,
taking place in September, 1965. The annexation agreement included a master plan for the area to
develop into a mixed use community. This agreement dictated the general land use and densities to
provide for the necessary public land sites for parks, schools, and other public facilities.
The most recent Montbello Neighborhood Plan was prepared by the Planning and Community
Development Office of the City and County of Denver in 1991. This plan describes a positive vision for
the neighborhood’s future that preserves and enhances the following qualities to make the Montbello
neighborhood a unique place to live (see pg 1 of attached Montbello Neighborhood Plan):
 Diversity of people (ages, income, ethnic and cultural heritage, lifestyle choices).
 Quiet, suburban “small town environment with a sense of safety and friendliness.

 Diversity of architectural styles, sizes, and selling prices of homes.
 Physical features of the neighborhood, including mountain views, parks, and parkways.
The Montbello neighborhood has been identified in the current Denver Housing Plan as a neighborhood
in which public support is necessary to improve the quality of existing housing stock (See pg 12 of
attached Denver Housing Plan).
To address the needs identified in the 2008‐2018 Denver Housing Plan, Volunteers of America National
Services proposes the development of Montbello VOA Elderly Housing II. Through strong community
partnerships and financial support from The Colorado Health Foundation, Colorado State HOME Funds,
and Denver City HOME Funds, VOANS will develop Montbello II to provide the elderly residents of the
Montbello neighborhood safe, affordable, and service enriched housing. Our proposed project responds
well to help achieve the Montbello Neighborhood Plan’s positive vision for the future.

Project Summary
Montbello VOA Elderly Housing II (Montbello II) is a proposed new 50 unit LIHTC service enriched senior
project in the Montbello neighborhood of Denver. Volunteers of America National Services (VOANS)
will be the sponsor and developer; Volunteers of America Colorado (VOA‐CO) will be the management
agent and service provider. The site to be developed is 2.3 vacant acres appropriately zoned for the
intended use.
The proposed site is adjacent to Montbello Manor, an existing 79 unit HUD Section 202 owned by
VOANS and operated by VOA‐CO. Montbello Manor opened in 2005 and has 100% project based rent
subsidy; it primarily serves residents with incomes below the 30% Area Median Income (AMI) level.
Montbello II will target residents between 30%‐50% AMI. One of the interesting features of this
proposed project is the opportunity to link an existing senior property with another new seniors
building. VOA will leverage its experience
as owner / operator of Montbello Manor
which to benefit Montbello II. In addition
to the new housing, the large vacant site
presents an opportunity to create a one
acre outdoor garden/amenity area for use
by residents of the proposed project and
the existing building. About half of the
new units would have a view of this
outdoor amenity/garden area. VOANS
plans to fence the entire property, build a
perimeter trail, and upgrade the
landscaping of the existing building in
effect unifying the site.
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Type of Construction
Montbello II will be a new 4‐story building with access via two elevators, three sets of stairs, and
common corridors. A unique feature of this building will be a 4‐story “Health Stairs” near the main
entrance. These stairs will encourage residents to take the stairs instead of an elevator and will be well
lit and inviting. The unit mix will include 38 one‐bedroom units and 12 two‐bedroom units. We plan on
exceeding the building code requirement for the Americans with Disability Act (ADA) accessible units
which is only one percent or one unit for a 50 unit project. The 4‐story stick, Type V‐A, frame wood
structure will be built on a post tensioned slab on grade. Interior common areas will include: a
management office, a computer center, a fitness room, laundry rooms on each floor, and a community
room with a kitchen and space to host a variety of programs and activities for residents.

Population Served/ Bedroom Mix
The proposed project will be restricted to senior residents age 62 and over, earning 30, 40, & 50% of the
Area Median Income (AMI) or less. This age population was chosen for two primary reasons: 1)
compatibility with the existing 79 unit HUD Section 202 (age 62+), and 2) to qualify for a long term
property tax exemption which is available under Colorado statute for properties which serve residents
aged 62+ and meet the ownership criteria. Estimated taxes without an exemption would be
approximately 20,700 per year. This is based on the closest senior LIHTC property to Montbello II pays
25,267 in property taxes for 61 units ($414 per unit).

Population Served/ Unit Mix Chart

Unit Type

AMI

Square Feet

Number

Percentage

Rent

1 BR/1BA

30%

625

4

8%

$438

1 BR/1BA

40%

625

8

14%

$584

1 BR/1BA

50%

625

26

52%

$730

2 BR/1BA

30%

875

2

4%

$525

2 BR/1BA

40%

875

2

4%

$701

2 BR/1BA

50%

875

7

16%

$876

2 BR/1BA

Manager unit

875

1

2%

Non revenue

50

100%

Total
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Population Served/ AMI Level Chart

AMI Level

Number

Percentage

30%

6

12%

40%

10

20%

50%

33

66%

Manager Unit

1

2%

Total

50

100%

Location
The Montbello community is approximately 10 miles northeast of downtown Denver between
downtown Denver and Denver International Airport (DIA). The property can easily be accessed via two
interchanges off of I‐70 at Peoria Street or Chambers Road.
Neighborhood amenities within a mile of the site include the Montbello Recreation Center, Denver
Health Montbello Family Health Center, Denver Library, Village Place Park, Regional Transit District
(RTD) Park‐n‐Ride and various places of worship. The nearest full service grocery store, Safeway, is
located 1.5 miles northeast of the property on Chambers Road .
Regional Transportation District (RTD) provides bus service in the market area. The nearest bus stop is at
the intersection of Albrook Drive and Anaheim Court, 300 feet north of the subject. Residents can ride
buses from this location to destinations throughout the Denver metropolitan area.
The buses run every 15 minutes, from 6:00 am to 10:00 pm, weekdays. The one‐way fare is $2.25 for all
riders, and $1.10 for senior citizens. RTD provides dial‐a‐ride to destinations throughout the Denver
area, on demand.
In addition to the RTD bus service, Volunteers of America will consider more transportation options
including possibly reinstating a weekly grocery shuttle that was discontinued at Montbello I due to
infrequent use.
Another option for residents will be use of the new light rail system coming to northeast Denver, via the
East Rail Line, which is scheduled to open in early 2015. Montbello residents will be able to take a bus
to the closest light rail station, the Peoria Station, which is 1.75 miles from the property.

The Typical Montbello Resident
To better understand the demographic of the typical Montbello residents, Prior & Associates analyzed
the tenant profiles of the current Montbello I residents. The following map and analysis shows a very
high, 75%, in‐migration rate. Due to this high rate of in‐migration, Prior has performed a supplementary
capture rate analysis utilizing a higher in‐migration rate of 50% as a comparison to the capture rate
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analysis from the Market Study that used a 25% in‐migration rate. This additional analysis helps support
that Montbello II will be well positioned in its market (see In‐migration Addendum).

The typical resident of Montbello I is in their 70’s and has migrated to the property from outside its
Primary Market Area (PMA). There are many motives for seniors outside of the PMA to migrate to
Montbello I. Some residents move to the neighborhood to be closer to family. Others enjoy the quiet,
suburban Montbello area. Family and location coupled with VOA’s truly service enriched housing
attracts seniors from all over the map to settle at the Montbello property. Volunteers of America is
happy to attract seniors from a wide area and hope to continue facilitating their aging in place.
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Service Coordinator
Volunteers of America believes that service enriched housing is paramount to the long term
independence and success of the people we serve. A service enriched home allows seniors to age in
place with dignity. Service enriched housing delivers better outcomes to the resident we serve at a
lower public cost than other settings. Every resident within every Volunteers of America properties
deserves a safe, affordable place to call home and access to services that strengthen futures (see
attached VOA Housing Principles).
Volunteers of America Colorado will provide a suite of services and support which will be available to all
residents through an on‐site service coordinator. This position will be for 20 hours and compliment the
20 hour service coordinator position in Montbello Manor I in essence forming one full time service
coordinator position to serve the two properties. The scope of services provided will include, but not be
limited to, assistance with financial planning, accessing financial benefits, preventative health, obtaining
health benefits, nutrition services, exercise planning, and healthy ageing in process. The Service
Coordinator will work closely with the community partners below to deliver programming to the
residents.

Community Partnerships
The following Community Organizations have been identified and expressed interest in partnering with
Volunteers of America to deliver programs and services at Montbello II:


The Colorado Health Foundation (CHF) – We have received a grant for a 3 year service
coordinator grant from CHF. This grant will allow for additional resource dollars to emphasize
healthy living. These programs will focus on fitness, nutrition, and chronic disease prevention
and management. The Service Coordinator could organize a community walking program on the
health and fitness trail modeled after The Arthritis Foundation's Walk With Ease Program.



The Center for African American Health (CAAH) ‐ CAAH has agreed to provide an educational
programming series to residents on chronic disease management and health. CAAH provides
classes, workshops, educational materials, inspiration and support. These programs will
compliment VOA CO’s services. CAAH is very enthusiastic about our planned project. (see CAAH
support attachment)



Denver Urban Gardens (DUG) ‐ DUG will provide technical assistance to residents and VOA staff
in the development of Montbello Gardens, and then ongoing guidance and support to ensure
sustainability of the gardens. Residents will have the opportunity to harvest and consume the
fresh vegetables and fruits grown in the garden. (see DUG support attachment)
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Unit Amenities

The following amenities will be provided for in each Montbello II apartment unit (see figure 3):
 Walk in closets
 9’ ceilings
 Carpet and vinyl floor coverings
 Wireless safety call system
 Horizontal mini‐blinds
 Stainless steel double bowl sinks
 Electric range with self‐cleaning oven (including knobs at the front of range as an added safety
feature for seniors)
 Dishwashers
 Range hood/microwave combination unit
 18 cubic foot refrigerator/freezer
 Laundry Rooms on each Floor

Site Amenities
VOANS has received favorable feedback for a $159,500 grant from the Colorado Health Foundation that
“aligns with the Foundations priorities.” This grant will be used to implement healthy living features
and design elements at Montbello II that will encourage physical activity, better eating habits,
continuous health learning, and community bonding. The following design elements will be
incorporated into Montbello II to facilitate an array of healthy living programs and services:
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Site Amenities Table
Design Element

Description

Benefits

The planned Montbello Gardens consist of a one acre
area which includes picnic tables, a tool shed, crusher
fine garden trails, raised vegetable garden beds, fruit
trees, and outdoor healthy living signage. Denver Urban
Gardens will assist with design and Implementation.




Health and Fitness Trail

The Health and Fitness Trail is a quarter mile crusher
fine loop around the 5.8 acre site lined with various
health stations and outdoor healthy living signage.






Promotes physical activity
Encourages social engagement
Educates about healthy living
Hosts Community Walking
Program

Indoor Fitness Facility

The indoor fitness facility will contain a variety of cardio
machines and strength training equipment for the
residents to maintain their active lifestyle when the
weather doesn’t permit outdoor exercise.




Provides community space
Promotes physical activity

Active Design Staircase

The Active Design Staircase will be a 4 story staircase
visibly located at the entry lobby of Montbello II. The
Active Design Staircase promotes walking between
floors instead of using the elevator. This Active Design
Staircase will include the following features: (1) be
interactive to encourage everyday use, (2) be centrally
located to increase use and visibility, and (3) include
educational healthy signage to promote healthy living.






Provides community space
Promotes physical activity
Encourages social engagement
Educates about healthy living

Montbello II's expanded kitchen will host nutrition
programming focusing on educating the Montbello
community about nutrition and healthy eating habits.
The kitchen will have upgraded appliances and a
cooking island to accommodate educational cooking
demonstrations.






Provides community space
Educates about healthy living
Encourages social engagement
Access to nutritious food

Healthy Living Signage throughout the Montbello
community combines education with the built‐
environment. Whether it is on the active design
staircase or along the fitness trail, informative signage
will foster a healthy living culture. An example of an
outdoor healthy living sign could be, “By walking 4 laps
(1 mile) you have burned xyz calories!”





Promotes physical activity
Encourages social engagement
Educates about healthy living

Montbello Gardens

Community Room
Enhanced Kitchen

Healthy Living Signage




Provides community space
Promotes physical activity and
healthy living
Encourages social engagement
Access to nutritious food

8|Page

Energy Efficiencies
Montbello II will be designed with the following energy efficiencies and sustainable principals in mind:







2011 Enterprise Green Communities standards;
Low flow plumbing fixtures;
Energy Star‐rated appliances;
Large outdoor amenity garden area which will include vegetable gardens and fruit trees;
Perimeter quarter mile walking path; and
Provide for installation of roof top photo‐voltaic (solar) panels. We would like to include this
into the project and will explore it in more detail as we firm up our sources of funding and
construction budget.

Security
The project’s security features will include:




Controlled access system at the building entrance and emergency stair exits;
Close captioned television video surveillance system; and
Perimeter fencing around the 5.7 acre site. The fence will include an entry gate off of Carson Street
for vehicular traffic and several controlled pedestrian access points. Only the cost of the fence
around Montbello II is included in this proposal (budget).

Financing
Construction financing includes a $7,000,000 construction loan from Wells Fargo, $1,000,000 in HOME
funds, the Colorado Health Foundation grant, and part of the LIHTC Equity. Proposed Permanent
Financing as follows:
Funding Type

Source

Amount

Type

Permanent Loan @ 4.75%

CHFA

$1,300,000

Loan (Hard)

Deferred Development Fee

VOANS (11.23% of fee)

$142,004

Loan (Soft)

HOME Funds

City of Denver

$500,000

Loan (Soft)

HOME Funds

State Div. of Hsg.

$500,000

Grant; (Loaned into Partnership)

Foundation Grant

Colorado Health Foundation

$159,500

Grant (Loaned into Partnership)

LIHTC Equity @$0.93

NAHT

7,641,937

Equity

TOTAL

10,243,441
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In addition, the narrative should address the following:
1. Identify which guiding principles in Section 2 of the Qualified Allocation Plan (QAP) the
project meets and why it meets them:


To support rental housing projects serving the lowest income tenants for the longest
period of time;
100% of the units will be LIHTC for at least 40 years, including a set aside of 7 units at
30% AMI and 8 units at 40% AMGI for 40 years.



To provide opportunities to a variety of qualified sponsors of affordable housing, both
for‐profit and nonprofit;
The sponsor, developer and management entity are nonprofit entities. The owner
entity will have a general partner solely controlled by a non profit.



To distribute housing credits to assist a diversity of populations in need of affordable
housing, including homeless persons, persons in need of supportive housing, senior
citizens, and families; To support new construction of affordable rental housing projects;
50 new construction senior units will serve income levels between 30% to 50% AMI.



To reserve credits for as many rental housing projects as possible while considering the
Priorities and Criteria for Approval in the following sections. To reserve only the amount
of credit that CHFA determines to be necessary for the financial feasibility of a project
and its viability as a qualified low income housing project throughout the credit period.
The proposed financing reduces the credit request by $2,601,504 from five non
LIHTC sources.

2. Identify which housing priority in Section 2 of the QAP the project qualifies for:
Projects serving seniors should provide amenities attractive and beneficial to seniors.
The property will serve senior residents with a unique amenities and service package to
support healthy living and aging in place.
3. Describe how the project meets the criteria for approval in Section 2 of the QAP:
a. Market conditions:
The market study demonstrates both strong demand in the PMA for senior LIHTC
units (99% occupancy rate), and increased demand likely, as PMA has been
gaining an average of 144 senior (62+) renters each year. As the market study
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addendum confirms, a high rate of in migration is anticipated to supplement the
demand within the market area. The market study concludes that Montbello II
will help fill a ‘void’ in this part of Denver for income restricted senior units.
b. Readiness‐to‐proceed:
The site is owned by a VOANS subsidiary, and is appropriately zoned for the
proposed development. Current zoning allows up to 86 more units, and
infrastructure (streets/sidewalks/utilities/etc.) is already in place. On February 6,
the development team attended a pre application concept meeting with the City
of Denver Development Services. The Montbello II site plan was cleared to move
to the next stage of the approval process, Formal Review.
c. Overall financial feasibility and viability:
The project meets or exceeds all of CHFA’s underwriting criteria with suitable
allowances for reserves and hard cost contingency. VOA ensures for long term
financial sustainability by conservative underwriting and a legal structure that
allows for a permanent property tax exemption. The Colorado Health
Foundation Grant has responded favorably to a grant request for the project.
The financing plan is dependent on securing soft sources and the CHFA
permanent loan, though we have received positive feedback from those sources.
d. Experience and track record of the development and management team:
Volunteers of America owns and operates 18 properties in Colorado, including 6
senior LIHTC properties and 4 Denver senior LIHTC properties. The Volunteers of
America housing platform combines VOANS’ national development capabilities
and experience with Volunteers of America Colorado’s local expertise in property
management and services. Volunteers of America, with a national portfolio of
over 16,000 low income units, has been named one of the top nonprofit
developers by Affordable Housing Finance magazine.
e. Cost reasonableness:
Volunteers of America has chosen to work with Shaw Construction on this
application given its expertise and track record in building Low Income Housing
Tax Credit properties in Denver. Shaw estimates hard costs of $107 per square
foot and $117 per square foot including all construction related costs. Total
construction cost per unit is $117,400. These costs are in line with other new
construction service enriched senior properties and includes development of the
one acre outdoor amenity/garden area.
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f. Proximity to existing tax credit developments:
There are no senior 9% LIHTC properties in Montbello; a 4% LIHTC senior property, Sable
Ridge, is a mile east and has a strong, sustained occupancy of 50% & 60% AMI units.

g. Site suitability:
The site is flat and appropriately zoned for the intended use, with infrastructure
in place and no environmental conditions. Many neighborhood amenities are
less than a mile from the property including: a park, a medical center, a
recreation center, a library, and an existing bus stop near the front of the
property.
4. Provide the following information as applicable:
a. Justification for waiver of any underwriting criteria (minimum operating reserve,
minimum PUPA or high PUPA, first year debt coverage ratio below 1.15 or above
1.30, minimum replacement reserve, vacancy rate below CHFA’s minimum):
Waiver is Not Applicable – Proposal Meets All CHFA Underwriting Criteria

b. Justification of the financial need for CHFA’s DDA credit up to 130 percent of
qualified basis:
A basis boost of 115.77% is requested. Increasing the LIHTC rents and
eliminating the service coordinator line in the operating budget would increase
the first mortgage and eliminate the need for the DDA credit; however, these
changes would sacrifice the deep targeting at 30% and 40% AMI and would
compromise the quality of the services plan; without an on‐site services
coordinator, the property would not offer truly ‘service enriched’ housing.
5. Address any issues raised by the market analyst in the market study submitted with your
application:
The market study raises 2 issues:
(1) The site is on a minor street that has a low volume of passing traffic (p 15)
The low street visibility will be mitigated by the site’s proximity to Montbello Manor
which we expect to be a source of referrals. An aggressive marketing plan during
lease up will supplement these efforts.
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(2) The capture rate for the 50% AMI units is 35.2% (p 2)
The market study cites a strong and growing demand for senior LIHTC units in the
primary market area, with a current occupancy rate of 99% (p 51). Almost all of the
existing senior LIHTC units are at 50% AMI and 60% AMI, with almost no vacancies.
This is a strong signal that Montbello II’s proposed unit mix at 30%, 40% and 50% is
achievable without difficulty. Additionally, the 50% AMI rents have been discounted
by 5%.
Also, based on the demographic of Montbello I and typical in‐migration for senior
projects, Prior & Associates has conducted an additional capture rate analysis that
uses a 50% in‐migration rate instead of the 25% in‐migration rate used in the Market
Study. Using the higher in‐migration rate, the capture rate for the 50% AMI units
reduces to 11.9%.
6. Address any issues raised in the environmental report(s) submitted with your
application and describe how these issues will be or have been mitigated:
Not Applicable ‐ Phase I ESA concluded no Recognized Environmental Conditions, and no
further action was required.
7. In your own words describe the outreach that you have conducted within the proposed
community and demonstrate local support for the project (including financial support):
A meeting was held with the residents of Montbello I to outline our proposed expansion
plans at the property and solicit feedback. The residents were very enthusiastic about
the project and the potential of the outdoor amenity area and gardens. Secondly, we
met with City of Denver Councilman, Chris Herndon, who endorsed the project (see
attachment). Finally, we met with City of Denver mayor, Michael Hancock, who was
also very supportive of our plans to bring additional new affordable senior housing to a
part of Denver that does not have many options.
8. For acquisition/rehab or rehab projects, provide a detailed narrative that describes the
proposed rehab plans and relocation plan (if applicable). Not Applicable
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Summary of Strengths and Weaknesses
Strengths
1. Service Enriched Senior Housing with on‐site service coordinator, who will manage a
comprehensive programming package with special emphasis on Healthy Living.
2. Superior Common Area Amenities including community space, exercise room, a one
acre raised on‐site garden/recreation area, and a perimeter quarter mile walking path.
3. Community Partnerships ‐ The Center for African American Health (CAAH) and Denver
Urban Gardens (DUG) have agreed to work closely with Volunteers of America of
Colorado to deliver a variety of engaging programs to the seniors.
4. Development Team/Financing Continuity – Since 2006, the applicant has successfully
developed three other Denver LIHTC senior properties featuring VOANS as developer
and Volunteers of America of Colorado as management agent/service provider. These
projects also included the proposed permanent lender (CHFA) construction lender
(Wells Fargo) and equity investor (NAHT).
5. Neighborhood Presence – For eight years, Volunteers of America has owned operated
and provided services for Montbello Manor, which is adjacent to the proposed site. The
sponsor’s familiarity with the Montbello neighborhood and senior market will benefit
the proposed development during construction, lease up and operations.
6. Upgrade Montbello I – We believe the quality of life will be enhanced for the residents
of Montbello I as the residents of this building will receive the following improvements:
upgraded landscaping around their building, fencing around their building, and
access/use of the outdoor amenity/garden area.
Weaknesses
1. Relatively high capture rate for 50% AMI units – we expect that the high demand/1%
vacancy for LIHTC senior units in Montbello, an aggressive marketing plan and a growing
market for these units will mitigate this concern. In addition, the market analyst
estimates a high in migration factor, based on an analysis of the Montbello I resident
profile, of which 75% lived outside the PMA market area before moving to Montbello.
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Project Name: Morningside Heights Apartments
th

Project Address: 1516 E 6
1.

St, La Junta CO, 81050

Identify which guiding principles in Section 2 of the Qualified Allocation Plan (QAP) the
project meets and why it meets them:

The Morningside Heights Apartments (MSH) are an existing 100 % HUD Section 8 family and project based
voucher complex located in La Junta, Colorado. Guiding principles the project will meet are:
1. To support rental housing projects serving the lowest income tenants for the longest
period of time
2. To provide for distribution of housing credits across the state
3. To provide opportunities to a variety of qualified sponsors of affordable housing, both
for profit and nonprofit
4. To distribute housing credits to assist a diversity of populations in need of affordable
housing, including homeless persons, persons in need of supportive housing, senior
citizens, and families
5. To support new construction of affordable rental housing projects as well as acquisition
and/or rehabilitation of existing affordable housing projects, particularly those at risk of
converting to market rate housing

The owner is the La Junta Housing Corporation, Inc; and the participating non-profit is Tri County Housing
and Community Development Corporation (TCHCDC). TCHCDC is applying on behalf of the owner for
Low Income Housing Tax Credits (LIHTC) for an annual credit amount of $611,128. This project will
involve the substantial rehabilitation of the 50 apartment units. Our goal is to substantially renovate and
revitalize the Morningside Heights apartments, dedicating 100% of the units to (LIHTC) families. At present,
the apartments consist of:
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Number Of Units 50
Number Of Apartment Buildings 8
Number Of Non-Residential Buildings 2
Total Number Of Buildings 10
Number Of Stories 1 - 3
Year Built 1973
The apartments consist of 8 buildings and are currently serving families earning less than 50% of the area
median income. The MSH are located on a 7.41-acre site at 1516 East 6th Street in La Junta, Otero,
Colorado, were built in 1973, and are over 40 years old. The complex is located in north east La Junta and has
been under the ownership of the La Junta Housing Corporation, who has owned the MSH property for more
than 15 years. Rather than allocate budget amounts to "catch up" on deferred maintenance, Tri County
Housing and Community Development Corporation (TCHCDC) as the management of the project has
decided to remodel and renovate the project to bring it up to current Building Codes including the Green
Community Energy Code. Everything about the current units will be demolished except the wood frame
skeletons, exterior sheathing, and concrete slab foundations. All common areas and landscaping will be
renewed as well. The costs to renovate the project are outlined in the development and financing of the Tax
Credit application. The project overall condition will improve to very good, near excellent with the
renovation.
All of its 50 LIHTC units will be restricted at 40 and 50 % of the area median income (AMI) (although we
believe that the vast majority of the tenants will continue to earn much less than that). The development will
have 12 one bedroom units, 24 two and 14 three bedroom units. All the 50 units will receive project based
rental assistance under an approved Housing Assistance Plan (HAP) contract, which will allow tenants to pay
rents based on 30% of their incomes. In many successful similar projects around our service area of rural
southeastern Colorado, TCHCDC has found that this model of providing quality and affordable permanent
housing stabilizes families. Children perform better in school, and many families move on to be economically
stable rooted members of the community, creating a more stable workforce for the local economy.
The apartment’s current unit mixes are reflected in the table below:

Source: Colliers International Valuation & Advisory Services
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The current occupancy level of 96.0% is above the stabilized occupancy level estimate of 90.0% developed in
the appraisal completed by Colliers International Valuation & Advisory Services. The most notable physical
strength of the MSH would be its high-quality renovation. Investors would also be attracted to the MSH due to
improving vacancy rates that have increased since TCHCDC has assumed management of the apartments.
The project 10 buildings are as follows:

Source: Colliers International Valuation & Advisory Services

All residents will have incomes below 50% AMI. This project meets several guiding principles in Section 2 of
the Qualified Allocation Plan (QAP) for the selection of projects to receive an award of tax credits. This project
will "support rental housing projects serving the lowest income tenants for the longest period of time". Tri
County Housing & Community Development Corporation (TCHCDC) has since its inception been committed
to serving very low income people for the project and is committed to continue maintaining the affordability of
the project. This project also meets the Section 2 of the QAP principle of "providing for the distribution of
housing credits across the state." The last time an LIHTC project was placed in service in La Junta
was in 1997. The project will also meet the principle "to distribute housing credits to assist a diversity
of populations in need of affordable housing."

2. Identify which housing priority in Section 2 of the QAP the project qualifies for:
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Acquisition and rehabilitation of existing affordable properties, including those with
subsidized low income rental units facing conversion to market rate units
Counties with populations of less than 175,000

The project qualifies for the priority of serving a county with a population of less than 175,000. The City
of La Junta is located about 60 miles east of Pueblo in southeastern Colorado and has a population of
approximately 7,086. Otero County has a 2010 total population of 18,913 and has experienced an annual
growth rate of -0.7% for the past decade, which is lower than the Colorado annual growth rate of 1.7% over
this timeframe. La Junta is the crossroads county seat of Otero County, and has for more than a hundred years
formed a junction for commercial, agricultural, and ranching ventures. It is home to a regional medical center
and specialty clinics, as well as a number of retirement communities. It has an excellent K-12 school system,
and Otero Junior College. The college hosts a number of technical certificate programs, a well-regarded
nursing program, and a law enforcement academy. The City hosts a number of light industries and an airport in
an industrial park north of town, a rail yard, and a downtown business district typical of small western towns.
This project will involve the substantial rehabilitation of the 50 apartment units near their useful life for very
low-income families in La Junta, CO. Our goal is to substantially renovate and revitalize the Morningside
Heights apartments, dedicating 100% of the units to (LIHTC) families
3. Describe how the project meets the criteria for approval in Section 2 of the QAP:
The Morningside Heights rehabilitation project is consistent CHFA's Code requirements, the Guiding
Principles, and Priorities, and which meet the following criteria:
a. Market conditions:
Low-Income Housing Demand
Within the MSH’ s submarket of La Junta and Otero County, the neighborhood and area demographics
indicated about 20% of the households have annual incomes below $15,000. This would equate to a total
potential demand of over 230 households in just the 1-mile radius, up to 600 households in the greater La Junta
5-mile radius that would most likely be eligible to rent at the MSH property. This population is likely to grow.
Considering the MSH property is one of the few low-income family apartment complexes in La Junta, there
appears to be plenty of demand for the existing project, which would be very attractive and a strong attracter of
such residents “post-renovation” and with the deferred maintenance expenditures outlined herein.
Market Analysis Summary

Since the MSH apartments are 100% project based, no market study was needed, however, based on analysis,
and the Colliers International Valuation & Advisory Services appraisal, there is sufficient demand for the
improvements. The depth of demand for the MSH property is anticipated to be sufficient based on specific
demographics in the MSH’s area. The appraisal encourages a continued “As-Is” use of the apartments, this is
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legal, physically possible, and financially feasible. Therefore, continued use, as an apartment complex is
considered appropriate but renovation is more desirable, given the steady occupancy history as a low-income
housing project coupled with a pressing need to address deferred maintenance, the age of the apartments, and
energy conservation issues through a renovation.
b. Readiness to proceed:






The apartments are currently zoned under a multifamily (R-3) the City Of La Junta. A zoning
verification letter from the City of La Junta has been provided and states that the proposed uses are
permissible uses within the current zoning of the district. The existing rehabilitation
improvements represent a conforming use within this zone.
Phase I reports are complete. No Phase II investigation has been recommended. The cost
estimate from a third-party cost estimator is complete and attached.
Development team is established with an architect, attorney, financial consultant, and
ongoing conversations with two general contractor
The La Junta Housing Corporation already owns the land and has site control and has
been the owner for the past 15 years. Per the attached letters of interest and support,
likely participation from the financial partners indicated, and with our architect’s detailed
standard estimated report for the scope of work costs, received from a general contractor
we are well situated to proceed; and anticipate being able to meet the tax credit program’s
carryover requirements.

Pre‐Construction Steps: Communications with two general contractors has been ongoing,
including the general contractor who constructed the 18 unit Melonaire Apartments in Rocky
Ford. Because the architect has been able to do preliminary cost estimates and a complete
rehabilitation scope of work, we will be completing all construction drawings for approval by La
Junta Planning Department within 90 days of LIHTC reservation, and the local approval process
would by December 1, 2013.
Construction Steps: Actual construction start and permit processing is estimated at
approximately 90 days after final approval by La Junta Planning department, since the project
does not entail new construction nor zoning approval, this timeline we feel is achievable. We
expect construction period to begin March 1 2014. A completion period of 12 months is typical
for these building types, and the timeline for completion should not be adversely affected by
weather, which is generally milder in winter months in La Junta, CO.
Post‐Construction Steps: Both TCHCDC, as developer, and the Architect will monitor
construction progress. The market and demand information assembled in the current appraisal,
and the active ‘wait list’ managed by TCHCDC points toward a quick Stabilization and Lease
Up of with an estimate of 1 to 2 months and appears achievable. Based on earlier discussions
with all lenders, no significant or unusual Permanent Loan Closing terms or conditions are
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expected, all discussions indicating that the Permanent Loan Closing timeline should be
achievable. TCHCDC will manage all information and documentation to assure submittal of the
LIHTC Final Application by the target date of June 1, 2015
c. Overall financial feasibility and viability:
Financing Commitments. TCHCDC has received strong interest from the Construction Lender,
Permanent Lender (Canon Nation Bank has provided a very competitive offer for the construction
loan and the term loan after construction. Our equity letter is very competitive.

Tax Credit Investor, Alliant has made a conditional commitment to become an investor in the
project.
Both financing partners are familiar with LIHTC deals. The terms proposed by these financial
partners are in line with currently available market terms in the area.
Additionally the State Division of Housing supports the project and will welcome an application
once we have an award of credits.
Rents and Tenant Pool







The rents are supported and assured by the fact that we already have available tenants for residents,
with HUD project‐based vouchers; all this leads to a very rapid lease‐up and occupancy of qualified
residents. The tenants are identified, eligible, and presently located on‐site.
Tenant residents will pay only 30% of their adjusted income to rent.
TCHCDC has an in‐house staff with both knowledge and skills in the development and operations of
affordable housing. In addition, TCHCDC has formed an outside development team that can be
assembled with demonstrated experience in funding and design of quality affordable housing.
The Morningside Heights apartment budget was carefully created with our third party cost estimator,
Bassett Construction.
The project is financially feasible based on the attached Proforma.

d. Experience and track record of the development and management team:
TCHCDC has been developing rental housing for the past 20 years as a non-profit corporation. Our
service area includes the counties of Otero, Crowley, and Bent Colorado. We maintain very good
relationship with various federal agencies and lenders in developing and sponsoring and/or administering
housing in southeastern Colorado. Created in 1991, TCHCDC long history of promoting safe and
affordable housing for not only multifamily housing projects, but also single-family development.
TCHCDC has acted as sponsor, consultant and developer to local government agencies. TCHCDC has
broad experience in federal government multifamily compliance requirements and has a successful record
in the management of multifamily units for other owners. What began as serving the affordable housing
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needs of the city of Fowler, CO, in 1991, has expanded to a comprehensive array of housing programs and
housing services designed toward sustainable growth in community assets. We provide a knowledge base
in housing stability for rural southeastern Colorado, including projects completed in the towns of Rocky
Ford, Fowler, La Junta, Ordway, Las Animas and other smaller rural communities. We are a member of
NeighborWorks of America rated as a “strong” agency.
Currently TCHCDC owns one LIHTC project known as the Sunshine Village apartments located in Las
Animas, Colorado. This project was put into service in 1994. We also are agent manager for the Riverbend
Apartments, another LIHTC located in Salida, Colorado. Additionally we administer the voucher program for
the Las Animas /Bent County Housing Authority, which includes 124 HUD Vouchers, 10 Farm Labor
Housing units subsidized by USDA, and 14 single-family rental units owned by the Las Animas Housing
Authority. Our most current development project is the Melonaire Apartments in Rocky Ford, Colorado. They
will be 18 apartment units consisting of 1, 2 and 3 bedroom apartments. The expected completion in late
August 2013. The Melonaire project is funded by a grant from the Colorado Department of Local Government
/Division of Housing in the amount of $2,522,000. Private financing in the amount of $450,000 came from the
US Bank in Pueblo, Colorado. We recently received approval to rehab 14 rental units located in Las Animas,
Colorado and are in the environmental review process. In 2007, TCHCDC under a partnership with the
Southeast Mental Health Services, completed a 20 unit HUD 811 apartment complex known as the Mountain
View Apartments for a special needs population that are located in La Junta Colorado.
In summary, for over 21 years, Tri County Housing and Community Development Corporation has been
strengthening communities throughout southeastern Colorado by serving the affordable housing needs of the
rural communities and low income households.
TCHCDC staff attends regular LIHTC management trainings through CHFA and NeighborWorks America.
Development Team:

General contractor

Tri County Housing and
Community Development
TBD

Architect

Harding Gardner

Tax Attorney

Carle, Mackie Power and
Ross
Chritensen, Tyng and
Hjehmstead
Tri county Housing and
Community Development
As needed to fill gaps in
experience

Developer

CPA firm
Property manager
Consultants
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e. Cost reasonableness:
The costs for this project are very reasonable. Our TDC per unit is less than $147,959 while our per unit hard
costs are $103,556. The intent of the design is to create the most energy efficient site as possible. With one of
two General Contractors in place and Architect we will seek input from the design consultants to greater
efficiencies in systems operations have been already been identified. With one of the General Contractor
having done a site visit , we will look for a "pre construction review" phase planned to allow for closer review
of the design and potential value engineering savings. Overall construction design should be cost efficient given
that the 8 apartment buildings are basic rectangular designs, with all infrastructure in place. There is no
basement or underground parking structure that typically drives construction costs up. Given the stated facts,
this project has an economical cost with a very efficient use of tax credits requested. We intend to use a fixed
price lump sum contract that does not accommodate change orders, but will accommodate upgrades where
indicated. Cost reasonableness will continue through consultation with the project architect and the contractor.
It will be construction strategy to not utilize luxury standards but rather those that extend project and material life
for the apartments.

f. Proximity to existing tax credit developments:
There is no proximity to existing tax credit development. The last tax credit project in La Junta was in 1997.
g. Site suitability:
The MSH apartments are currently being used as is and have been located on site since their construction in
1973. All infrastructures are available at the site including paved streets, water, sewer, gas, cable, and telephone
service. Renovation could start as soon as financing is in place. The City's cooperation illustrates strong
community support. The fact the development will be located near Highway 50, a main east to west corridor
between Pueblo and eastern Colorado communities, makes the site more accessible for tenants that travel to and
from work.
MSH common amenities include: playground, and laundry room and parking spaces for 100 units. Directly
north of the MSH property lies the East Elementary School, part of the East Otero School District R1. The area
is served by the Arkansas Valley Regional Medical Center, with a 50-bed hospital, 24-hour emergency services,
ICU, labs, outpatient rehabilitation and respiratory care. The hospital also owns a nursing home. There are two
private pay assisted living facilities in the community, as well as an upscale private pay retirement community.
Overall, the MSH site is considered a good residential site in terms of its location, exposure, and access to
employment, education and shopping centers. All of these characteristics provide supporting uses for the MSH
site making it to be a continued desirable multifamily development site. Overall, there are no known factors that
would limit the site's development according to its highest and best use.

4. Provide the following information as applicable:
pg. 8

a.
Justification for waiver of any underwriting criteria (minimum operating reserve, minimum
PUPA or high PUPA, first year debt coverage ratio below 1.15 or above 1.30, minimum replacement
reserve, vacancy rate below CHFA's minimum):
As detailed in the application, the project is requesting a DDA Basis Boost as allowed under CHFA,
Morningside Heights is asking for a DDA credit boost of just over 18% or $95,798 of annual credits. Our
justifications are several reasons:






This request is largely to do with the applicable percentage being so low (7.39%).
This project in La Junta has great community and will give new building life to an
otherwise close to obsolete complex the boost is needed to make the project feasible
This project is located in a very poor rural area and we are bringing in $2.2 million in
sources other than tax credits.
No doubt due to a lack of development in Otero County in southeastern Colorado
The green feature costs

This “basis boost” will enable the project to seek less gap financing and will enhance the overall economic
feasibility of the project. TCHCDC is deferring $120,000 of the developer fee to make the development work.
b.
Justification of the financial need for CHFA's DDA credit up to 130 percent of
qualified basis:
5.
Address any issues raised by the market analyst in the market study submitted with your
application:
Since the MSH, apartments are 100% HUD project based vouchers no market study was needed. It is noted in
the appraisal by Colliers International Valuation & Advisory Services that within the MSH’ s submarket of La
Junta and Otero County, the neighborhood, and area demographics, indicated about 20% of the households
have annual incomes below $15,000. This equates to a total potential demand of over 230 households in just the
1-mile radius, up to 600 households in the greater La Junta 5-mile radius that would most likely be eligible to
rent at the MSH property.
6. Address any issues raised in the environmental report(s) submitted with your application and describe
how these issues will be or have been mitigated:

Since TCHCDC, assumed management of the Morningside Heights apartments in 2011 it has enforced HUD
policy on drug and illegal drug activity on the complex and evictions has removed the trouble tenants. We
updated the House Rules to better clarify illegal activity and have instituted unannounced police walk thru and
drive by.
Deferred maintenance items have been repaired and corrected for those items noted in the PH I in regards to
visible water damage in the units observed in June 6, 2012.
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As a result of the PH I, maintenance staff for the MSH apartments have adopted a Green Operations &
Maintenance Manual. This manual provides guidelines for building operations and maintenance procedures that
will contribute both to maintaining the health, safety and comfort of building residents and to protecting the
environment. Sections cover indoor air quality management, green and healthy housekeeping, indoor pest
prevention and control, waste reduction and recycling, energy and water conservation, and green grounds
keeping procedures, all mentioned in the PH 1 study. All maintenance staff are trained on the application of the
manual.
The asbestos and LBP will be abated where needed during the rehabilitation process
7.
In your own words describe the outreach that you have conducted within the proposed community
and demonstrate local support for the project (including financial support):
Tri County Housing and Community Development Corporation has always done community outreach to the
community. Members on the Board of Directors are representatives of local government and the community
including the towns of: Las Animas, La Junta, Rocky Ford and Ordway Colorado.
TCHCDC did outreach in 2011 to the La junta Housing Corporation members after learning of the Board’s
desire to change management agent and a local agency to assume overall management of the Morningside
Heights and the Golden Maples in La Junta, CO. The Board desired to have a local agency, such as TCHCDC,
to assume management knowing our track record and having experience in apartment management and
compliance.
A similar outreach to community leaders enabled TCHCDC to assume management responsibilities in Las
Animas, Colorado for two apartment complexes known as the Sunshine Manor I and Sunshine Manor II, each
is elderly and handicap apartments units subsidized by Rural Development under USDA and HUD. This
outreach also included the overall management of the Las Animas/Bent County Housing Authority.

8. For acquisition/rehab or rehab projects, provide a detailed narrative that describes the
proposed rehab plans and relocation plan (if applicable). Address the 10-year rule; capital
expenditures over the past two years; previous related party relationships; past local, state, or
federal resources invested in the project; obvious design flaws; obsolescence issues; safety
issues; and any significant events that have led to the current need for rehabilitation (i.e., fire,
nature disaster).
The Morningside Heights apartments were constructed in 1973 and are now 40 years old of an
expected useful life of 50 years. They are nearing obsolescence. The appraisal estimated the
remaining useful life to be 5-10 years as is. Thus, the MSH is nearing their useful life and to
preserve the apartments, substantial rehabilitation is now needed. The renovation will do little to
change the shape or the layout of the property, both of which have functioned well over time.
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The renovation will focus however, on those items in the attached Contractor Standard
Estimated Cost for the project. Schematics of the existing buildings along with site plans and
floor plans are in the Appraisal attached to this application. The cost estimate was prepared by
Houston Construction a general contractor located in Pueblo, Colorado, and is based on a
detailed work scope prepared by the architect. The scope of work proposed for the MSH
apartments will result in a more aesthetically pleasing building campus that will meet the
required codes and sustainability features that tenants deserve. The rehabilitation will target
accessibility/504/ADA issues, upgrade health and safety measures including mechanical
systems, new siding and roofing, new kitchens, bathrooms, new paint and flooring , new heating
systems , air conditioning, a remodeled laundry facility and new accessible picnic and
playground equipment. We will achieve 2013 standards Enterprise Green certification, upgrade
major systems, including replacement of gas furnaces to high efficiency units, the addition of air
conditioning, upgraded insulation and siding, new highly energy efficient windows and totally
modernize the units interior that are outdated.
The total estimated rehabilitation construction cost will be approximately $4.4 million to
completely rehabilitation the MSH apartments while total project development costs will be $7.3
million.
Since this is a substantially federally subsidized HUD Section 8 project with rental assistance
and interest credit. We do not believe the 10‐year rule applies. A HAP agreement is attached.
The rehabilitation will be done in phases to allow for not only an efficient rehabilitation
construction schedule but to minimize tenant disruption. The rehabilitation plan will be to take
all feasible and reasonable steps that will minimize displacement as a result of the rehabilitation.
We will temporarily be moving tenants within the property to facilitate the extensive renovation
scope of work. No tenants will be asked to move offsite and no tenants will be permanently
displaced as a result of our rehab of the property. We will work to have 4 and /or 3 bedroom
units empty as they are vacated through normal attrition. Our goal is to have and allow for any
vacated units to remain vacant and left available at the start of construction and we will move
tenants within the property to those vacant units. Where feasible we will ensure that those units
are in the same building. Those vacant units will become our first set of temporary units for
tenants that need to be moved. We will then proceed to move 8 units at a time into the hub so
that a building at a time can be shut down and renovated. We expect the tenants to stay in the
temporary units 3- 5 weeks and then move back to their original unit (assuming that they are not
over or under housed to another appropriately sized renovated unit when it is available. By the
time we finish rehabilitating the first building we would expect to have eight more vacant 3 or 4
bedroom units (again through attrition), these units would be our second set of hub temporary
units for moving tenants and again we would use these units to empty the next building for the
contractor so that when the first building is complete they could immediately begin work on the
second building. This process would go on until all the units have been renovated.
We will be paying for movers for all the moves; however, tenants would be responsible for
packing their own belongings.
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All fifty (50) residential rental units will continue to have HUD Section 8 Rental Project Based
assistance, and at the completion of the rehabilitation will continue to be affordable to tenants.
The most recent capital expenditure to the complexes was deferred maintenance items. Water
damage repairs and floor replacements to some of the older units. Most capital expenditures
have been deferred maintenance costs.
Summary
With the renovation of the Morningside Heights Apartments in La Junta, this project if approved
will turn an average to fair asset into one of the finest renovated apartment communities in the
area, one that is competitive with the city’s best rental communities. This project will allow the
preservation of an affordable housing complex that is much needed in the community and give
the Morningside Heights apartments a new 40+ years of useful life.

You may also provide additional documentation that supports your narrative by attaching it to the
narrative or submitting it on a CD. Each supporting document should briefly describe what is contained
in the attachment.
NONE
Example 1: Additional documentation to support the Market Conditions Criteria could be labeled to as
follows: Attachment Market Conditions or Market Conditions.pdf, etc.
NONE
Example 2: Soft funds documentation to support that amount of soft funds listed in the
Application can be secured could be labeled as follows: Attachment Overall Financial
Feasibility and Viability or Overall Financial Feasibility and Viability.pdf, etc.
NONE
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Project Name: Mountain Apartments
Project Address: 1580 & 1759 Florida Rd, Durango, CO
The Narrative provides an opportunity for the applicant to describe the characteristics of the
project and why the applicant believes it should be selected above others for an award of
credit. The applicant should document the project’s strengths and address its weaknesses. It
must include a description of the project as proposed; detailed type of construction; population
being served; bedroom mix; location; amenities; services, if provided; description of energy
efficiencies; type of financing; local, state, and federal subsidies; etc.
In addition, the narrative should address the following:
1. Identify which guiding principles in Section 2 of the Qualified Allocation Plan (QAP) the
project meets and why it meets them: The project is truly an urgent preservation
project in that the owners have the option of taking the units out of the program,
thereby turning them into market rate units and losing the 22 units of project‐ based
rental assistance. By preserving the project, it will continue to serve 56 low‐income
families, including 9 households with handicapped and/or sensory/hearing impaired
persons, for 40 years. This project offers an opportunity to provide tax credits to a rural
area that has not had a project in several years and has a critical need to maintain its
current affordable units.
2. Identify which housing priority in Section 2 of the QAP the project qualifies for: While
Durango does not have a formal concerted community revitalization plan, a recent La
Plata County Housing Study clearly identifies a need for safe, affordable housing. The
plan suggests that there are over 1900 renters who are cost overburdened (spending
more than 30% of income on rent). The study shows an overall 3.8% rental vacancy rent
and less than 1% affordable housing vacancy rate, that, in turn, suggests that there is
pent up demand for affordable housing in the community.

The expertise of the development team combined with strong cost controls will allow
for the efficient use of tax credits. The cost estimation based upon RS Means
demonstrates that the team will deliver a high quality project approximately 15% below
the standard costs.
3. Describe how the project meets the criteria for approval in Section 2 of the QAP:
a. Market conditions: Mountain Apartments has a capture rate of less than 25%. The project’s
proposed rents set at or below the 50% AMI levels, are easily achievable in the PMA and in fact,
close to the project’s current rents. The projects are currently fully occupied and maintain a
waitlist without advertising.
b. Readiness‐to‐proceed: We are fully prepared to commence construction by 3/1/2014 and
complete construction by the end of the 2014. We could start sooner if the “forward
commitment” would allow. We have confirmed our financing and all the required documents
and studies have been completed. We will prepare the USDA RD acq/transfer package so that
we may achieve a timely review by RD. We would have the project placed in service such that
the new construction Durango applicant could apply in the March 2015 round.
c. Overall financial feasibility and viability: As stated above, we have a high level of confidence
that we can obtain the funding sources required. The Developer has previously syndicated over
33 projects with Enterprise, has been a bank customer of CPB for 30+ years, has been an active
developer in the RD 515 program since 1978, was the first private developer in the nation to
receive HOME funds for a “for‐profit” project and has experience in almost every affordable
housing funding source available. One of the key reasons the project is financially feasible is the
way in which the debt is structured to be substantially below market rates. Re‐amortizing the
RD loan to a 1% interest rate, combined with the DOH loan at 2% and the RD sponsored 538
loan at 4%, the project is able to carry the substantial amount of debt necessary to fill the
funding gap. The strong DCR demonstrates an ability to handle the debt required for the
rehabilitation. The operating reserves are calculated at a higher than minimum level to account
for USDA RD requirements. The project PUPA, though below the CHFA minimum, is based on
multiple years of operating experience by the ongoing long‐term management company.
d. Experience and track record of the development and management team: With nearly 80
projects under their belts, the development team has a long and successful track record of
developing and operating LIHTC projects both in Colorado and the western USA. Likewise, the
management team has an excellent track record of marketing and leasing LIHTC units.
e. Cost reasonableness: The project will be developed, designed and constructed by a team of
experienced professionals that have worked on a vast number of affordable housing projects
overall and in Durango in particular. This experience allows us to estimate costs with a
reasonable degree of accuracy. We also utilize a fixed price lump sum contract that does not
accommodate change orders, but will accommodate upgrades where indicated.

Proximity to existing tax credit developments: Because this project is a preservation project
and the units are currently serving the affordable housing needs in the community, the
acquisition/rehab will not negatively affect other tax credit developments.
g. Site suitability: The site is well situated and is close to schools, shopping and recreational
facilities. The project fits in nicely with its surroundings as there are other apartment complexes
on the road. Both complexes have an adjacent bus stop so frequent and dependable public
transportation is very convenient. The site has no environmental hazards nor is it located in
high traffic area or a flood zone. Even though the project is not officially in Durango, its location
is closer and more convenient to downtown Durango than other current LIHTC properties.
f.

4. Provide the following information as applicable:
a. Justification for waiver of any underwriting criteria (minimum operating reserve,

minimum PUPA or high PUPA, first year debt coverage ratio below 1.15 or above
1.30, minimum replacement reserve, vacancy rate below CHFA’s minimum):
Because the project has RD 515 rental assistance, rent is set based upon maintaining the
approved budget. Thus, the 2% income growth and 3% expense growth assumptions in
the pro forma analysis do not accurately reflect the USDA RD budgetary process. Per
CHFAs recommendation, we have selected the 100% Section 8 housing option, with the
income and expense amounts increasing at the same rate. However, using this scenario,
the project produces far more excess cash flow than would be allowed under the USDA
regulations. The project’s PUPA is below the minimum. However, we feel it is
appropriate as the operating budget is based on historical actual budgets and
development team insight and experience with post rehab budgets.
A more detailed explanation of each of the requests is provided in the relevant tab and
uploaded as an attachment.
b. Justification of the financial need for CHFA’s DDA credit up to 130 percent of

qualified basis: We are respectfully requesting a CHFA discretionary basis boost. The
construction/expense/COLA in La Plata County are quite high and the project is not
likely to be financially feasible and obtain USDA RD approval of the acquisition/transfer
without a basis boost. Using 4% non‐competitive credits would result in debt service
and rents far beyond the regulatory constraints of the 515 program. Even regular 100%
non‐basis boost 9% credits at the proscribed 7.46% would result in debt beyond the 515

constraints. Even with the basis boost, the project demonstrates highly efficient tax
credit use on a per unit basis. Therefore, we request a basis boost.

5. Address any issues raised by the market analyst in the market study submitted with your
application: There were no significant issues raised that need to be addressed in the market
study.

6. Address any issues raised in the environmental report(s) submitted with your

application and describe how these issues will be or have been mitigated: Likewise, the
Phase 1 Environmental Report indicated that the project does not have any environmental
hazards or concerns.

7. In your own words describe the outreach that you have conducted within the proposed

community and demonstrate local support for the project (including financial support):
The entire development team met with Durango City/La Plata County officials and planning
staff. They were receptive to the rehabilitation of Mountain Apartments and are eager to keep
the project as affordable housing. Given that the other projects developed and owned by the
applicant have been successful and built with high quality craftsmanship, the town is very
encouraged that our development team is back developing in Durango. The planning
committee did not anticipate having any concerns regarding zoning or building permit issues. It
is our understanding through our discussions with County officials that they would have gladly
provided a letter of support if they did not have a stated policy of sponsoring only one project at
a time per application round. Given the overwhelming need for affordable housing in Durango
and La Plata County, we believe we have the support of the community even if their policies
prohibit them from doing so formally. The project is not within the City of Durango boundaries
even though it has a Durango mailing address. The City of Durango and La Plata County have
one of the state’s strongest economic bases and has a huge pent up demand for housing.
Durango and County officials agree that these projects, especially with rental assistance, should
remain within the affordable tent. With the huge demand, they do favor more and new units
while also believing that current units should be rehabilitated and preserved.

8. For acquisition/rehab or rehab projects, provide a detailed narrative that describes the

proposed rehab plans and relocation plan (if applicable). Address the 10‐year rule;

capital expenditures over the past two years; previous related party relationships; past
local, state, or federal resources invested in the project; obvious design flaws;
obsolescence issues; safety issues; and any significant events that have led to the
current need for rehabilitation (i.e., fire, nature disaster). This proposal is for the
preservation, acquisition and substantial rehabilitation of Mountain Apartments (combining two
projects previously known as Mountain Vista and Mountain Oaks) immediately adjacent to
Durango in La Plata County. Mountain Apartments will have 58 units (18 one bedrooms and 40
two bedrooms) in six buildings. The substantial rehabilitation of this project addresses three
critical and immediate needs: 1) targeting accessibility/504/ADA issues, thereby increasing the
number of handicapped units available in the community, 2) reducing operating costs from
energy efficiency upgrades and 3) making the complexes more competitive in the market. The
project will increase its current four units of barely equipped units to seven units that are fully
equipped to be handicapped accessible. Two additional units will be equipped for persons with
sensory and/or hearing impairments. The first floor units, offices, laundry rooms, and
playground/picnic areas are currently not, but will be made, accessible. These changes are
absolutely needed to maintain rental assistance. Moreover, both complexes offer a unique
benefit to handicapped residents as there are public bus stops located at each site, making
public transportation convenient and easily accessible to those most in need. Energy efficiency
improvements are important in that they reduce the operating expenses and thus enable the
project to offer rents below the 40% AMI tax credit rents as well as reduce tenant costs.
Specifically, the project will achieve to 2013 standards Enterprise Green certification, upgrade
major systems, including replacement of gas furnaces to high efficiency units, the addition of air
conditioning, upgraded insulation and cemetious siding, new highly energy efficient windows, all
new Energy Star kitchen appliances and new low water use bath fixtures. Given the age and
poor condition of the project, it is no longer competitive relative to current market standards. A
total modernization of these dated units is absolutely necessary. With the proposed renovation,
tenants will not only enjoy completely renovated interiors but will benefit from many new
amenities including air conditioning, dishwashers, garbage disposals, sport courts, enhanced and
accessible playgrounds and picnic areas, and, to support the “No Smoking” policy, smoking
huts, placed well away from buildings and playgrounds.
The AMI targeting of the project will be 36 family households with incomes at or below 60%
AMI, 12 family households with incomes at or below 50% AMI and 8 family households with
incomes at or below 40% AMI. Mountain Apartments currently serves those most in need. The
two complexes have a combined total of 22 units of USDA RD 515 rental assistance and 6

tenants with PHA vouchers. These advantages allow the project to have 9 tenants at or below
20%, 18 tenants between 20%‐30% AMI, 9 tenants between 30% and 40% AMI and 13 tenants
between 40% and 50% AMI, for a total of 92% of current tenants under 50% AMI. Two units will
be occupied by resident site and maintenance managers and those units will not be income
qualified. The proposed rents will be set at $550 for the one bedroom units and $630 for two
bedroom units. This amount represents a decrease for the tenants in the complex previously
known as Mountain Oaks and an increase for the tenants in the complex previously known as
Mountain Vista.
This is a substantially federally subsidized project with rental assistance and interest credit. We
do not believe the 10‐year rule applies since there has never been a change in property
ownership. A copy of both complexes’ rental assistance agreement is attached.
The rehabilitation will be done in phases to allow for both an efficient construction schedule and
to minimize tenant disruption. The overall plan will be to take all reasonable steps to minimize
displacement as a result of the rehabilitation. No tenants will be required to move permanently
unless they are over income at the time of acquisition and transfer of the project, or they decide
not to reoccupy an available unit when the rehabilitation is complete. Temporary relocation will
be minimized to the extent possible by using vacant existing units within both complexes. In
addition, we have identified a good supply of temporary housing units in Durango. All expenses
associated with the temporary relocation of tenants will be paid for by the project from its
development funds. We have estimated and budgeted for total relocation costs of $145,000
which represents an average cost per household of $2,500.
On completion of the rehabilitation, all tenants continuing to be income qualified and certified
will be invited to move back into one of the newly rehabbed units. Twenty two (22) residential
rental units will continue to have USDA‐RD Section 515 Rental Assistance, and following
rehabilitation will continue to be affordable for the tenants.
There are no obvious design flaws. Drainage problems at the Mountain Oaks complex will be
addressed and corrected. The very extensive and detailed Capital Needs Assessment is included
and need not be restated herein. The most recent capital expenditure on both complexes was
replacement (partially insured) of the “T‐lock” roofs that suffered terminal damage a few years
ago.

Summary
Mountain Apartments of Durango is a true preservation applicant in a PMA that absolutely needs the
project’s continued and upgraded existence in the affordable housing portfolio. There is immediate
need for the comprehensive renovation we are proposing. Although the underlying structure of the
complexes is good, the units themselves are old and tired with some units being in very poor condition.
The most critical need is responding to the federally mandated accessibility issues, specifically, the
common areas and ground floor units need to be made accessible and the current “handicapped” units
need to be brought up to today’s ADA standards. Without addressing these requirements, the project
could lose its rental assistance. In addition, the parking lots are in critical need of repair and the
playgrounds are negligible, not handicap accessible and are no longer suitable for a family complex. The
rehabilitation, done by one of Colorado’s most experienced and financially competent teams, will be
very extensive and will give the consolidated property a new 40+ years of useful life. La Plata/Durango
is one of Colorado’s strongest rental markets with 1900 rent over‐burdened and LIHTC eligible
households. This PMA needs significant attention both in maintaining and upgrading its rental assisted
housing stock as well as additional affordable units. If taken out of the program either by owner choice
or due to the inability to meet the ADA requirements, the community would lose 22 units of rental
assistance, which represents a significant portion of the rental assistance available in Durango. Given
the very low current tenant AMI average of 33%, it is clear that Mountain Apartments is serving the
lowest of income and neediest members of the community. By offering 9 units that serve those with
long term physical impairments and hearing/sensory impairments, the complexes are also meeting a
critical need in the PMA. This applicant meets and exceeds almost every priority listed by CHFA’s QAP,
meets and exceeds every approval criteria and the team has proven on past projects done in Colorado
that it can perform on time, on budget, with high quality construction and ongoing, experienced
management compliance.

You may also provide additional documentation that supports your narrative by attaching it to
the narrative or submitting it on a CD. Each supporting document should briefly describe what
is contained in the attachment.

Example 1: Additional documentation to support the Market Conditions Criteria could be
labeled to as follows: Attachment Market Conditions or Market Conditions.pdf, etc.
Example 2: Soft funds documentation to support that amount of soft funds listed in the
Application can be secured could be labeled as follows: Attachment Overall Financial Feasibility
and Viability or Overall Financial Feasibility and Viability.pdf, etc.

Project Name: Northfield @ Stapleton Apartments (NSA)
Project Address: Northfield Blvd. & Trenton St. (NE Corner), Denver, CO 80239

Project Description:
Northfield @ Stapleton Apartments (NSA) is an 84 unit quality affordable housing development
proposed by an experienced developer, Northeast Denver Housing Center (NDHC). With 18
one-bedroom one-bath units, 42 two-bedroom one & two-bath units, and 24 three-bedroom two
bath units, NSA will provide affordable housing to households making less than 30, 40 & 60% of
AMI at one of the most sought after neighborhoods in Denver, Stapleton. This development will
include one three-story Type V-A building of wood construction built on a post-tensioned slab
on grade. Designed as an updated version of the 3-story walk-up, modeled after market rate
rental housing recently completed by Forest City in Stapleton, the building marketability is
superior due to the increased livability of the units, and unit design features. Additionally, the
building creates a strong corner presence with a community center with street level access.
The apartment flats will have secured limited access entry with private entrances located on
seven interior stair corridors with access to 12 units per stair. Since the units are not located on
long double-loaded corridors, tenants will have no cooking odors or noise issues and will have
reduced common area energy usage and costs. The opportunity for tenants to interact with their
neighbors is increased as there are only 4 units per entry level. Each individual unit contains 9’
high ceilings and the units have large windows to allow more natural light to reach all parts of
the unit, enhancing day-lighting and decreasing energy cost/ usage. Over Seventy percent of the
units have private balconies or patios, many having mountain views. Main level units on
Trenton and Tamarac Streets will have private exterior entry stoops allowing front door, street
level access.

A total of 13 ADA Type A fully-accessible units are located on the street level, exceeding ADA
requirements and meeting Enterprise Green Communities Universal Design Guidelines.
Common outdoor areas and terraces, including a community garden and a picnic space, are
interspersed in clusters throughout the site, creating a greater sense of community. The building
will feature cementious-fiber panel exteriors with metal and brick accents, varied elevations and
low pitched and some flat roof areas. The surface parking lot contains 85 parking spaces and is
located behind the building in order to allow the building to front onto streets.
a. Who we serve:
NDHC’s mission states: “…to serve those that the market place underserves…”.
Stapleton, a master planned community that has rapidly developed to become a nationally
recognized sustainably planned and designed community is underserved as far as low to
moderate income and minority communities are concerned. Forest City, the master
developer, is working with NDHC, City of Denver and others to increase the level of
opportunity to this target population through developments like NSA. Accordingly, the
proposed development has the following unit mix and rent structures that will serve
households making $ 7 to $ 17/ hr. working in the service industry, retail shops,
manufacturing outlets, the tourist industry etc. Currently, these households do not make
enough to afford to live in Stapleton market-rate rental units.
Unit Type
1 bedroom 1 bath
2 bedroom 1 & 2 bath
3 bedroom 2 bath
TOTAL

# of Units
18
42
24
84 UNITS

Monthly Rent
353 – 703
400 – 856
489 – 975

Unit average size sq. ft.
610
855
1,107

The above rent structures are designed to provide affordable rentals substantially below current
market rate rents and all LIHTC rental units (not including senior housing or those serving
homeless with special subsidy).
The following graph demonstrates how the NSA rent structure compares with existing LIHTC
with comparable target population within the NE Denver sub-market area: (see market study)

Targeting who we serve: The 84 affordable housing units are targeted to serve as follows:
AMI

# of Units

30% AMI
40% AMI
60% AMI

9
31
44

%
11%
37%
52%

The above rent structure and income targeting is for a neighborhood that has an average area
median income of $ 77,800 indicating a critical need for diversity in income/housing choices.
b. Location & Amenities:
NSA will be located in one of Denver’s most sought after neighborhoods. Set at the gateway of
the “Conservatory Green Neighborhood”, its residents will enjoy the following benefits:


Located at the NE Corner of Northfield Blvd. and Trenton St., NSA will be across the
street from a regional shopping center, Shops at Northfield, with over 1.2 million Square
Feet of retail featuring major national brand stores and service centers. The commercial/
retail developments serve both as a place of employment and as a shopping center for
residents.



NSA will have excellent transportation links to bus lines, an interstate, and the East
Corridor Transit Line. RTD has two bus stops within a block of the site including an
RTD bus line that will connect NSA and the Shops at Northfield with the transit stop
station at Stapleton less than 10 minutes by bus. The Stapleton Transit Station is only one
mile from the site and, in the near future, will be linked pedestrian and bike trails
associated with the master planned green belt. The market study points out “ …the
location will transition from average to very good…” as these amenities get completed
within a short period of time.



NSA’s location within the master planned community at Stapleton provides residents
with the opportunity of utilizing the vast array of open space, parks, trails, bike routes,
hiking, nature preserves, community pools, fresh food farmer markets, social and
entertainment events that will further enrich the lives of residents. The site is also located
across the street from planned open space park.



The “superior schools at Stapleton” (market study) will provide excellent opportunities
for the residents of NSA. All too often, low to moderate income households are faced
with inferior school systems that perpetuate a cycle of ill preparedness and poverty that
NSA’s location will address.



Proximity to employment and major educational institutions ranging from the airport to
the Anschutz Medical Center, and two colleges.



Two community swimming pools, two golf courses, a major sports and musical arena, are
all within close proximity for employment and entertainment. NSA residents will have
pre-paid access to the Stapleton Master Community provided access to pools, spa, fitness
centers, parks and playgrounds for their fitness and leisure.



On-site management will be provided.



An all-purpose community room with computer lab, exercise equipment and meeting
space will be provided on site.

c. Services:
Residents of NSA will be provided with supportive services as part of NDHC’s service enriched
housing programs. Enrichment classes will be provided on site in the areas of: healthy
living/eating, financial literacy, exercise and health, next step housing/homeownership, and
linkages to other social service agencies. These services will be in partnership with a significant
amount of community based collaboration NDHC has already established and will continue to
build.
d. Energy Efficiency and Green Building:
NDHC is a leader with proven track record in developing energy efficient and green built
affordable housing. Some of its recent achievements are:


The first HBA awarded energy efficient & green built affordable infill single family unit
in Denver.



The first LEED GOLD certified LIHTC multi-family Development in the State of
Colorado (Central Park Apartments @ Stapleton)



Governor’s Award for energy efficiency and funding for solar photo-voltaic on an
existing LIHTC with recovery funds. (Whittier)



Well established data base and product specification in green building and energy
efficiency by NDHC professional staff with master’s degree in urban planning and
currently licensed architect on staff to assure product design is integrated with key bench
marks aimed at keeping products green and sustainable reducing the risk of “value
engineering” sustainability.

Additionally, NDHC has teamed up with, The Cunningham Group, an architectural firm with an
international track record as well as the experience and depth to deliver energy efficient and
sustainable products. (see resume)
NDHC historically exceeds these green and energy efficiency standards by integrating these
standards and measures from Conceptual Design through the architectural stages of Design
Development and Construction Documents, raising the needed dollars concurrently to enhance
the project. NSA will meet and exceed the Enterprise Green Communities (EGC) standard.
Currently the project scores 64 points. While NSA currently, as proposed and designed, will
meet the EGC standard, NDHC will continue to look for funds from the corporate, philanthropic
and public sector in order to add value to the development without re-designing the principle
product. We have a done this repeatedly and it has become our trademark to ensure this through
the significant professional staffing input we make to our developments. The current green and
energy features include:













Energy star rated appliances reducing energy usage/ cost
High efficiency heating and cooling systems reducing energy usage/ cost
Low E vinyl thermal pane windows
Low water usage fixtures and landscaping plan
Energy efficient building envelop with high R-value reducing energy usage/ cost
Construction waste management
Sustainable product selection – low voc paint, high recycled components in carpets and
products
Indoor air quality to meet national healthy homes standards-such as low-no
formaldehyde products, green label carpets, pad and adhesives, energy-star bathroom/
kitchen fans exhausted to outside with a humidistat sensor-preventing mold, radon
mitigation, integrated pest management, vapor barrier and foundation drains to prevent
water infiltration and mold, carbon monoxide detectors and power-vented combustion
equipment.
Healthy Living in home maintenance, supplies and repair and property managementfinish products will be installed that are durable and easy to clean/ maintenance. A tenant
manual detailing maintenance, operation, cleaning and care will be provided.
No Smoking management policy

e. Type of Financing:
Northfield @ Stapleton Apartments (NSA) is proposed to be financed using 9% Low Income
Housing Tax Credit, City of Denver funding, State of Colorado funding, deferred developer fee,
and land being donated by Forest City, the master developer for Stapleton. NSA is not feasible to
fund under the 4% LIHTC program. The following chart shows the source and amount of funds.
Source of Funds
Amount
First Mortgage
3,450,000
LIHTC Equity
10,811,111
City of Denver HOME funds
450,000
State of Colorado Home funds
280,000
Deferred Developer Fee
499,229
Total Development Cost
$15,490,340**
The assistance from the City of Denver and State of Colorado shown above are the only public
sector assistance. No other subsidy is involved.
** the 2.1 acre land value being donated is not shown in the cost of development above.
f. Project Strengths
NSA is a unique opportunity. In order to satisfy their affordability requirement with the City of
Denver, Forest City has agreed to donate the land to NDHC for developing the project. The
value of this land is over $1,000,000. Awarding tax credits to NDHC will facilitate a mission
based nonprofit to deliver affordable units restricted at 30%, 40% and 60% AMI levels. This
will address a shortage of housing in the area to those that need it most. Because of the donated
land and NDHC ability to raise soft funding, NSA's credit request of under $14,000 per unit will
be one of the most efficient uses of tax credits especially given the amount of large 2BR and
3BR units.

Additionally, the project has an excellent location, a development team with extensive
experience and a master developer with commitment and ability to donate the land. This
growing community of Stapleton is an area of many employment opportunities and great
transportation linkage which make it a great opportunity for affordable housing. With the
approval of tax credits, all the funds are aligned and the project will be able to commence within
six months.
g. Project Weakness:
The project does not have any significant weakness that will impair it from successfully being
built, and operated. The weakness indicated in the market study, lack of pedestrian connections,
reflects a “short term” weakness due to the on-going development at Stapleton. The lack of
walkability and the I-70 presence will all be mitigated when the pedestrian, walkway, bike way,
green belt for Stapleton- Conservatory Green neighborhood is fully completed in the next few
years. In fact, the study noted “….transition to very good..” when these features are completed.
The lack of schools will also be addressed with a new K-8 to be built and is currently under
Stapleton design review.
QAP Questions and Answers:
1. Identify which guiding principles in Section 2 of the Qualified Allocation Plan
(QAP) the project meets and why it meets them:
 NSA will have 100% of its units serving low income households with 40 years,
long term use restriction that will keep the units affordable.
 NSA will be new construction of affordable units.
 NSA will provide 84 units at below average tax credit price stretch funds for
CHFA.
 While CHFA’s QAP questions may not have addressed it, NSA will provide a
much needed level of diversity in one of Denver’s major residential and
commercial development site that supports Denver’s economic growth.
2. Identify which housing priority in Section 2 of the QAP the project qualifies for:
 NSA will meet the pent-up demand for affordable LIHTC in the NE market area
we plan to serve.
 NSA will have a direct link to the Stapleton Light Rail Station via a collector bus
line designed to provide quick access to the Shopping Center and by proximity
NSA. The station is one mile from NSA and less than 10 minutes bus ride.
3. Describe how the project meets the criteria for approval in Section 2 of the QAP:
a. Market conditions: The existing LIHTC units identified in our market study show
less than 2% vacancy with waiting list. The Stapleton area has experience significant
growth and is expected to continue in the coming years. This will increase the pool of
candidates who will want to live, work and play at NSA thereby reducing the required
capture rate for NSA.
The market study signifies that NSA will not compete with any of the LIHTC or
market units in the PMA due to its target market and pricing and the significant
amount of demand.

b. Readiness-to-proceed: The developer, architect, general contractor and professional
consultants have all been assembled and working together for the development. The
project design has been reviewed at conceptual stage and complied with city zoning
and design standards at Stapleton. (see letters attached). Within 2 months of
application approval, NDHC will be able to close on its partnership and proceed to
construction within 45 days from partnership closing.
c. Overall financial feasibility and viability: The development has leveraged private
sector land donation, public sector grants and developer deferred fees and has
structured a very feasible package attractive to equity investors and debt financing.
d. Experience and track record of the development and management team:
Northeast Denver Housing Center (NDHC) is a 30 year old non-profit community
development corporation experienced in the development and management of
affordable housing in general and LIHTC in particular. NDHC has completed 4
LIHTC and the development of over 1,500 affordable housing units in the past years.
(See resume attached).
The team of Cunningham group as architects, Palace Construction as general
contractor, Dan Morgan & Associated as financial consultant and Paul Smith from
Bryan Cave HRO as legal counsel is a winning team that has worked together before
on LIHTC. (See resume attached).
The property will be managed by Ross Management, an expert in LIHTC property
management and over 10 years’ experience managing NDHC’s development. (See
resume)
e. Cost reasonableness:
With total development costs of approximately $184,000/unit NSA is very efficiently
designed given the high level of finish and design requirements in Stapleton.
Additionally, with a credit request of under $14,000 per unit NSA will be one of the
most efficient uses of tax credits especially given the amount of large 2BR and 3BR
units.
f. Proximity to existing tax credit developments:
There are only 2 existing tax credit developments in the PMA, Parkside Apartments
(2.4 miles away; 68 units) and Bluff Lake Apartments (2.3 miles away; 91 units).
Both these developments have waitlists for units.
g. Site suitability:
The site is located in a middle income urban neighborhood with all infrastructures
ready for hook up provided by the master developer, and with access to transportation
routes, employment and transit within a mile.
When developed, the site will provide lower income households with a great
opportunity to be part of a desirable neighborhood with good schools, shopping, job
opportunities, health facilities and a great view of the mountains from the west side of
the development that has exceptional vista with no obstruction.

Provide the following information as applicable:
Justification for waiver of any underwriting criteria (minimum operating
reserve, minimum PUPA or high PUPA, first year debt coverage ratio below
1.15 or above 1.30, minimum replacement reserve, vacancy rate below CHFA’s
minimum):
No waiver requested.
Justification of the financial need for CHFA’s DDA credit up to 130 percent of
qualified basis:
The development being located within a master planned community with design
standards that add to the cost of construction necessitate our request for a moderate basis
boost of about 7%.
Address any issues raised by the market analyst in the market study submitted
with your application:
No major issue was raised by the market study. The walkability and connection of the site
with the greater Stapleton neighborhood has been addressed by the fact that the
Conservatory Green neighborhood is being developed and a full development it will have
significant linkage via walkways, trails, bike route, parks. The market study anticipated
this and mentioned that it will be a “ …very good …” location .
Address any issues raised in the environmental report(s) submitted with your
application and describe how these issues will be or have been mitigated:
No issues raised by the environmental report.
In your own words describe the outreach that you have conducted within the
proposed community and demonstrate local support for the project (including
financial support):
The Conservatory Green neighborhood is new and doesn’t have adjoining neighbors yet.
However the Stapleton master planned community has a very active association and the
project has been presented and is supported by its diversity committee and the Stapleton
design review committee. NDHC as a community based non-profit will continue to work
with neighborhood folks as the project gets underway.
Conclusion
There are several significant reasons why NSA stands out!
1. Northeast Denver Housing Center has a commitment from Forest City to donate 2.1
acres of prime land. This is a very unique and great opportunity we cannot affordable
to pass as a City, State and community.

2. The Market Study demonstrates that there is significant demand for the proposed
housing ( pend-up demand) and is expected to grow as the “choice neighborhood” of
Stapleton attracts more market rate commercial and residential development with
great amenities in school, jobs, recreation, transportation, medical facilities within a
short walking , biking, transit trip.
3. The tax credit request is below the average requested by comparable developments
and gives a better return (84 affordable housing units) in a prime location.
4. The development has support from the community, City, State, and the private sector.
5. The development has experienced development team that has delivered over 3
decades.
6. Location, Location, Location –The proposed site and its surrounding amenities and
proximity to work, live and play for lower income families is excellent.
7. The development will have significant contributions to the on-going development of
Stapleton by bringing diversity into the market place that the master developer and
the City of Denver are seeking in fulfillment of the overall goal of having a
sustainable Stapleton.

Project Name:
Provincetowne Green II
Project Address:
408 Stoney Brook Road
Fort Collins, CO 80525
The Narrative provides an opportunity for the applicant to describe the characteristics of the
project and why the applicant believes it should be selected above others for an award of
credit. The applicant should document the project’s strengths and address its weaknesses. It
must include a description of the project as proposed; detailed type of construction;
population being served; bedroom mix; location; amenities; services, if provided; description
of energy efficiencies; type of financing; local, state, and federal subsidies; etc.
In addition, the narrative should address the following:
1. Identify which guiding principles in Section 2 of the Qualified Allocation Plan (QAP) the
project meets and why it meets them:
To support rental housing projects serving the lowest income tenants for the longest
period of time
The proposed project, Provincetowne Green II meets the criteria since it targets family
housing residents in a range between 30% and 60% of the Area Median Income (AMI).
Specifically 12 of the 66 units (18.1%) are targeted toward residents with AMI below 30%;
22 of the units (33.3% or 1/3) are targeted toward residents with income below 40% AMI;
and 23 units (34.8%) are targeted to residents below 50% AMI. Therefore 57 or 86.2% of
units are affordable to residents with incomes below 50% of the Area Median Income.

The project’s finances are structured to maintain rents at those levels for the foreseeable life
of the project. To that end, the projects’ of CARE Housing have been able to maintain
similar commitments on our other affordable housing projects.
Further, the project targets those often in most need of the support of affordable housing:
working families with dependents, and/or persons with disabilities regardless of work status
or dependents.
To provide for distribution of housing credits across the state
The location of this proposed affordable housing project is in the Northern
Colorado/Northern Front Range Corridor. This is an area of great need for affordable rental
housing as exemplified by the area’s extremely low vacancy rate, well under 5%, in three of
the previous five quarters. The low vacancy rates indicate that there is both a need and a
market for more affordable housing, i.e. tax credit projects in the area. Greater distribution
of tax credit projects is needed in the area.
To provide opportunities to a variety of qualified sponsors of affordable housing, both for‐
profit and nonprofit
The proposed project Provincetowne Green II provides an opportunity to CARE Housing to
develop more needed affordable housing as a nonprofit sponsor. CARE Housing’s status as
nonprofit seeks to create a greater balance between for profit and nonprofit sponsors of
affordable housing in the Northern Front Range Corridor.
To support new construction of affordable rental housing projects as well as acquisition
and/or rehabilitation of existing affordable housing projects, particularly those at risk of
converting to market rate housing
The development of Provincetowne Green II would support the guiding principle articulated
by CHFA, which is the new construction of affordable rental housing.

To reserve only the amount of credit that CHFA determines to be necessary for the
financial feasibility of a project and its viability as a qualified low income housing project
throughout the credit period.
The Provincetowne Green II project is seeking only those tax credits needed. To that end,
the City of Fort Collins CDBG Commission took action and recommended award of
$250,000 in CDBG funds to Provincetowne Green II. Further, CARE Housing will apply for
HOME funds from the City of Fort Collins when they become available in the fall of 2013
and will be seeking HOME funds from the State of Colorado, Division of Housing once a tax
credit allocation is made. These funds will all serve to assure that no more than the amount
of tax credits is used. In addition, a deferred developer fee is provided which reduces the
amount of tax credits needed.
2. Identify which housing priority in Section 2 of the QAP the project qualifies for:
Market areas of pent‐up demand for affordable housing
Primary market areas where the overall LIHTC vacancy rates are less than 4 percent
and market rate rental vacancy rates are less than 5 percent for three of the previous
five quarters.
The multifamily market rate rental vacancy rates in Fort Collins were less than 5% in
three of the previous five quarters. Those three quarters are: 4th quarter of 2012 with
vacancy rate of 2.4 percent; 3rd Quarter 2012, 2.1%; and 2nd Quarter 2012, 3.5% per the
Colorado Multi-Family Housing Vacancy and Rental Survey conducted for the Colorado
Division of Housing.
As mentioned in the market study, the 9 comparable properties with LIHTC restrictions
reported only 18 vacant units among a supply of 785 units (a 2.29% vacancy rate) and
nearly all of the properties are reporting wait lists
The 4th quarter Apartment Insights survey (50+ unit properties) shows that the 20
properties with rent restrictions in Fort Collins and Loveland have a combined total of
only 47 vacancies among the 1,895 units (a vacancy rate of 2.48%).

This situation was also articulated on February 20, 2013 in the Fort Collins Coloradoan
newspaper article, “Renters feel squeeze of tight market with few options.”
3. Describe how the project meets the criteria for approval in Section 2 of the QAP:
a. Market conditions:
The Provincetowne Green II projects meets the criteria for approval as it applies
regarding Market Conditions in that there is an extremely tight market with very low
vacancy rates in Fort Collins (Please see Section #2 of this narrative). This condition is
confirmed by CARE Housing’s own experience. CARE Housing alone has a waiting list
of 413 potential residents, a very large number and one that indicates an extremely strong
market and great need for the Provincetowne Green II project.
b. Readiness‐to‐proceed:
The project site of the Provincetowne is under control through ownership by the
developer. In addition infrastructure to the site has either been accomplished or is
contractually obligated to be performed. The Provincetowne Green II project has gained
commitments for tax credit purchase from a syndicator, RBC Dain (the syndicator on
Provincetowne Green); and for construction and permanent financing from a lender,
Chase Bank.
Allocation of tax credits would enable the process for development to move forward
toward construction of the project.
c. Overall financial feasibility and viability:
The project is financially feasible based on the attached proformas. The total
development cost is attainable through the sources articulated. The Operating proforma
allows for income to meet expenses and further the Net Operating Income allows for the
required Debt Service Coverage Ratio to be met.
d. Experience and track record of the development and management team:
The experience and track record of the development team is great.
The developer, CARE Housing, has developed six other projects successfully utilizing
Low-Income Housing Tax Credits. They are:
Greenbriar
400 Butch Cassidy Drive
Fort Collins, CO 80524

Completed in 1994
40 Apartments of 2- and 3 – Bedrooms
Swallow
1303 West Swallow Road
Fort Collins, CO 80526
Completed in 1997
40 Apartments of 2- and 3-Bedrooms
Eagle Tree
6675 South Lemay
Fort Collins, CO 80525
Completed in 1998
36 Apartments of 2- and 3-Bedrooms
Windtrail Park
2120 Bridgefield Lane
Fort Collins, CO 80526
Completed in 2001
50 Townhomes of 2- and 3-Bedrooms
10 units designated for seniors
Fairbrooke Heights
1827 Somerville Drive
Fort Collins, CO 80526
Completed in 2002
36 Apartments of 2-Bedrooms
Provincetowne Green I
626 Quaking Aspen Drive
Fort Collins, CO 80525
Completion in 2012
85 Townhomes of 2- and 3-Bedrooms
All these projects are performing well financially, with an extremely high occupancy rate of close to
100% except for turnovers. There is a waiting list of 413 potential resident families for these projects.
Further, the Executive Director of CARE Housing has a great deal of experience and training in LowIncome Housing Tax Credit project development and management. His experience and qualities

include: several years’ experience at executive and managerial levels with non-profit
organizations, developing and administering local, regional and statewide housing programs and
projects; developer of several affordable housing projects totaling more than 500 units, including

projects serving low-income families, persons with disabilities and the homeless; record of
success in securing public and private financial support for housing programs and projects,
including several projects utilizing Low-Income Housing Tax Credits, HOME funds and other
funds from government and private sources; experienced technical assistance provider; and a
demonstrated ability to build effective teams to work toward organizational and community
goals. He has also completed the National Internship Program in Housing and Community
Economic Development of the Development Training Institute and has served on the boards of
directors of a number of organizations promoting housing and community development and
lending.
The project consultants are Dan and Adam Morgan of Daniel G. Morgan and Associates. That
Colorado-based firm and its principals have a fine reputation in tax credit project development in
Colorado and elsewhere. It has worked on all of CARE Housing’s other tax credit projects, and
CARE and Morgan Associates has established a long-standing and effective working
relationship.
John Dengler of John Dengler and Associates, an award-winning architectural firm located in Fort
Collins, Colorado serves as the project architect. Several affordable housing multi-family projects also
have been successfully designed by the firm for CARE Housing, Catholic Charities, as well as for other
non-profits with project locations throughout Colorado. The firm also promotes green and sustainable
architecture.

e. Cost reasonableness:
Provincetowne Green II seeks to attain cost reasonableness through consult with the project
architect, John Dengler, and Kevin Stearns at Delta Construction. The project seeks comparable
value in construction labor and materials while also attaining a high level of “green” and
sustainable building standards. The project does not utilize luxury standards but rather those that
extend project and material life and enhance project marketability and competitiveness in the
market.
f. Proximity to existing tax credit developments:
As indicated, Provincetowne Green II is the second phase of the Provincetowne development.
As such it is located in proximity to Provincetowne Green I. That project was able to lease-up
earlier than planned and has an extremely high occupancy rate. Provincetowne Green II seeks to
fulfill the commitment of CARE Housing to the City of Fort Collins to build a second phase of
affordable rental housing on the south side of Fort Collins. In addition, the Provincetowne Green
II site is located approximately one mile from the Eagle Tree development of CARE Housing.
That Provincetowne II project, as well as Provincetowne I, seek to address the need for

affordable housing in the fast-growing southern part of Fort Collins. These projects serve as a
counterpoint to the great level of new construction in the market rate housing sector.
g. Site suitability:
The site of Provincetowne Green II, in proximity to Provincetowne Green I, is an exceptionally
suitable site. It addresses the need to develop and integrate affordable housing with a high level
of market rate housing. The site is now north of several blocks of housing developed over the
last few years and serves as major element of affordable housing on the south side of Fort
Collins.
4. Provide the following information as applicable:
a. Justification for waiver of any underwriting criteria (minimum operating
reserve, minimum PUPA or high PUPA, first year debt coverage ratio below
1.15 or above 1.30, minimum replacement reserve, vacancy rate below CHFA’s
minimum):
N/A
b. Justification of the financial need for CHFA’s DDA credit up to 130 percent of
qualified basis:
We are asking for basis boost of approximately 18%. It is needed and justified because:
i. Rising construction costs
ii. Project consists of larger more energy efficient units than a typical
multifamily development
iii. Using the floating credit rate instead of fixed 9% rate
5. Address any issues raised by the market analyst in the market study submitted with
your application:
The market study raises the issue of high capture rates. However that flies in the face of the
market as described, where there is an extremely low vacancy rate in the Fort Collins area.
To that end, Provincetowne I rented up ahead of schedule; CARE Housing has a waiting list
of 413 potential resident families; and a new tax credit project, Caribou II, has been
completely leased-up.

6. Address any issues raised in the environmental report(s) submitted with your
application and describe how these issues will be or have been mitigated:
No issues of concern regarding the proposed project were raised in the Phase I environmental
study.
7. In your own words describe the outreach that you have conducted within the
proposed community and demonstrate local support for the project (including
financial support):
CARE Housing, as nonprofit developer, has a long standing record of working within various
elements of the community. As part of this effort, CARE holds periodic community
meetings. Two issues that are brought up are: 1- the difficulty in finding appropriate rental
housing caused by the extremely tight market and low vacancy rate; and 2- the very high
unaffordable rents charged for rental housing. Both of the factors support the need for the
Provincetowne Green II project.
Further, the City of Fort Collins is supportive of the project. The City of Fort Collins CDBG
Commission has recommended full funding the Provincetowne Green II application for
$250,000 in CDBG funds. The City has also encouraged CARE Housing to apply for
additional funding through HOME in the fall of this year. The City of Fort Collins has also
formally stated that the project conforms to its consolidated plan. The Colorado Division of
Housing is also supportive of the project and anticipates HOME funding once tax credits are
allocated.
In addition the Provincetowne Green IIs is the second phase of the overall Provincetowne
development. To that end, CARE housing had made a commitment to the City of Fort
Collins for development of both phases of the development. Provincetowne II stands to
fulfill that commitment.
8. For acquisition/rehab or rehab projects, provide a detailed narrative that describes
the proposed rehab plans and relocation plan (if applicable). Address the 10‐year rule;
capital expenditures over the past two years; previous related party relationships;
past local, state, or federal resources invested in the project; obvious design flaws;
obsolescence issues; safety issues; and any significant events that have led to the
current need for rehabilitation (i.e., fire, nature disaster).

N/A
You may also provide additional documentation that supports your narrative by attaching it
to the narrative or submitting it on a CD. Each supporting document should briefly describe
what is contained in the attachment.
Example 1: Additional documentation to support the Market Conditions Criteria could be
labeled to as follows: Attachment Market Conditions or Market Conditions.pdf, etc.
Example 2: Soft funds documentation to support that amount of soft funds listed in the
Application can be secured could be labeled as follows: Attachment Overall Financial
Feasibility and Viability or Overall Financial Feasibility and Viability.pdf, etc.

Project Name: Pueblo Place Senior Residences
Project Address: Northeast Corner of 31st St. (Spaulding Ave.) and Highway 45 (Pueblo Blvd.)
Pueblo, Colorado
The Narrative provides an opportunity for the applicant to describe the characteristics of the
project and why the applicant believes it should be selected above others for an award of
credit. The applicant should document the:
PROJECT OVERVIEW
Four Corners Development, LLC (Four Corners) seeks an allocation of Tax Credits to support the
development of a 62‐unit housing peoject for low to moderate, income seniors. The project
will be located on 3.86 acres in Pueblo Colorado. Once completed the development will
provide affordable housing to seniors in an underserved community.
Pueblo, which is the 9th largest city in the State of Colorado, is an economically challenged
community yet only has 25 LIHTC competitive and comparable units available to seniors in the
primary market area. This shortage of housing is evidenced by extremely low vacancies, capture
rates and extensive waiting lists at all senior housing developments in Pueblo. Specficially, the
existing senior housing in Pueblo consists of 4 developments representing only 434 units that
are available to seniors. In fact, with the exception of the 25 unit competitve LIHTC built in
2010 all other units were built before 1994 with the oldest dating back to 1978.
Pueblo Place Senior Residence (Pueblo Place) will be developed by Four Corners who has
extensive experience in developing and operating low to moderate income housing for seniors.
The quality of our projects is high and our desire to serve the needs of seniors is evidenced by
our 95% occupancy for all our senior housing we have developed.
We have identified Pueblo because of its need for senior housing and our desire to provide a
development that will serve the residents and the community of Pueblo.
The management company for the development will be Ross Management which is a Colorado
based company.
Four Corners is a partnership of four individuals who bring a diversity of strengths to their
projects: Ryan and Douglas Hamilton have a long and established history in the field of
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affordable housing development, construction, and management; Rita Baron has been involved
in the high quality design and construction of affordable housing, commercial and residential
real estate, and Mike Hamra has worked in conventional commercial and residential
construction with experience in partnering with local governments to develop projects in
underserved areas. Together the team is unique and develops quality projects that provide
useful amentities and services to the residents.
Pueblo Place will be of the same quality as all other projects by Four Corners and will incude 46
1‐bedroom units and 16 2‐bedroom units with each unit having 9 foot high ceilings. The
development will contain 129 surface parking spaces for residents. In addition, Pueblo Place
will have over 9,000 square feet of common area space which will provide a communiy room,
an entertainment kitchen, exercise room, a media room and theater and an Internet café with a
coffee/tea and snack bar. In addition, each unit will have walk‐in closets, washers and dryers,
patios or balconies and individual wired Internet access.
Four Corners will partner with key service providers such as InnovAge and Senior Resource
Development so that Pueblo Place will have access to multiple servies for seniors including
hospitals and doctors, shopping, and cultural and recreational activities.
If awarded, Four Corners will start developing Pueblo Place in January 2014 with an anticipatd
completion by May 2015.

PROJECTS STRENGTHS
PUEBLO PLACE WILL PROVIDE SIGNIFICANTLY NEEDED HOUSING FOR SENIORS AT BELOW
COMPETITIVE RATES ‐‐ As mentioned previously, Pueblo has a shortage of affordable housing
especially for seniors. This is evidence by low vacancies; low capture rates; and an extensive
waiting list for all available senior housing in the market. Pueblo County also has a much lower
median income than most of the larger counties in Colorado and the need for affordable
housing in Pueblo is even greater than that of other communities.
STRONG DEVELOPMENT TEAM ‐‐ Four Corners has a long successful history of developments in
low to moderate income housing for seniors. Even though many of our projects are outside the
state, we have assembled an experienced team consisting of local consultants, a general
contractor and management company that are all based and reside in the State of Colorado.
We will have an onsite manager which will be sourced by Ross Management based in Colorado.

PUEBLO PLACE WILL BE IN CLOSE PROXIMITY TO RETAILERS AND SERVICES ‐‐ Within the Park
West campus, there are a number of desirable amenities for seniors, including medical and
health services, recreational opportunities, affordable assisted living, and a library. Also within
walking distance of the site is the Federal Credit Union, which is open to all residents of Pueblo
Count and is located just four blocks north of the proposed site. The closest shopping center
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(Albertson’s Shopping Center) is located about 1.5 miles northeast of the site along Highway 50,
offering an Albertson’s grocery store, Starbucks, a nail salon, a bank and a number of
restaurants. Other retail includes Outlook Plaza Shopping Center which is located
approximately 2.0 miles northeast of the site and features many popular national retailers and
the Carmike Cinemas which is expected to open fall 2013. In addition, just 2.6 miles northwest
of the site is Pueblo West Marketplace which has a Safeway, Starbucks, a bank, a nail salon, a
liquor store and a number of restaurants.
PUEBLO PLACE WILL BE WITHIN 1 MILE OF HOSPITALS AND DOCTORS ‐‐ The proposed site is
very close to the hub of hospitals and doctors in Pueblo. Specifically, the following medical and
hospital facilities are within 1 mile of the proposed Pueblo Place:









Parkview Medical Center –A full service facility for internal medicine, cardiology,
orthopedics, surgery center, bone and joint center, cancer center, physicians, urgent
care, and urology;
Parkwest Surgery Center;
Southern Colorado Clinic – urgent care, orthopedics, physical and occupational
therapies;
Dental Orthopedics;
Retina Consultants;
Southern Clinic – PT/OT, radiology, rheumatology, family medicine, urgent care;
Kaiser Permanente; and
North Pointe Gardens Assisted Living.

Within 2 miles of the proposed site are the following: Dental Center, Denture Clinic and an I
Care Vision Center.

POLICE AND AMBULANCE SERVICE ARE WITHIN CLOSE PROXIMITY TO THE SITE ‐‐ The nearest
law enforcement office is the Pueblo County Sheriff office located 2.1 miles east of the site; the
nearest fire station is 3.4 miles south of the site. Pueblo City Hall is located downtown, about
four miles southeast of the site.
CULTURAL AND RECREATIONAL SERVICES ‐‐ The Pueblo YMCA is located less than 1 mile
northeast of the subject site. The YMCA offers an extensive system of walking paths and trails,
an indoor aquatic center, Silver Sneakers program to help build muscular strength, improve
range of movement and Yoga Stretch for seniors. The Hyde Park Satellite Library is 2.0 miles
southeast of the site. City Park is located 4.5 miles south of the site and offers two lakes, access
to the Arkansas River trail system, the Pueblo Zoo, multimodal paths, a dog park, City Park Pool,
picnic areas, bocce courts, and children’s rides (carousel and historic train). The Historic
Arkansas Riverwalk of Pueblo is approximately seven miles southeast of the site. The nearest
senior center and meal site is located about two miles southeast of the subject site. Senior
Resource Development Agency, the primary senior center in Pueblo is about seven miles
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southeast of the site, offers art, computer and exercise/dance classes, lifelong learning, games
and day‐trips for seniors.
CHURCHES AND SYNAGOGUES: There are several places of worship nearby including:




Family Worship Center;
Liberty Baptist Church; and
Northside Christian Church.

POTENTIAL PROJECT WEAKNESSES:
The site is located in an area that is car dependent and the market study identifies the low
scores for walkability. Given its location, Pueblo Place would be 1 mile from medical and retail
shopping and restaurants. However, the nature of Pueblo in general is a car dependent city.
Four Corners recognizes the need for mobility and independence in affordable housing
especially for a senior development. Due to this we have created the following transportation
plan to support residents in having access to doctors and all other medical and hospital needs.
In addition, this plan provides support to residents for shopping and for other offsite visits for
eating out, visiting family or gatherings in the community.








Fixed‐route bus service – residents can access hourly bus service Monday through Saturday
from 6:00am to 6:30am for $0.55 one way. Since the closest bus stop is a half a mile away,
Pueblo Transit has expressed its desire to work with us to install a bus stop at the site that
would be serviced by bus route 8. Based on our communications with the Pueblo Transit we
are confident a stop will be located at the site even though at the time of this submission we do
not have a full commitment from the Pueblo Transit.
Four Corners has a letter agreement with Senior Resource Development Agency (SRDA) to
provide curb‐to‐curb transportation for doctor and medical appointments on weekdays during
regular business hours. SRDA will also provide residents transportation to supermarkets, movie
theaters, the library and other retail or special use destinations based on availability and
scheduling. This service will be offered as a service to the residents of Pueblo Place but a
donation of $2 may be made for a one‐way trip.
As an alternative to SRDA, Four Corners has also worked with Citi‐Lift to provide residents with
disabilities transportation. Citi‐Lift can provide residents with transportation to doctors,
shopping, movies and many other transportation needs. These services will cost residents
$2.20 one‐way or residents can purchase monthly passes for $44.
In addition to the above transportation services, Four Corners has worked with Golden Gate
Transportation to provide residents rides to both medical and non-medical destinations. This
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service will be available to residents seven days a week for visiting family, eating out, shopping
or for church visits. Any resident with Medicaid will be provided this service as part of
Medicaid. Non-Medicaid residents will be charged a $16 fee for one-way transportation.
If additional transportation needs are present, we are committed to purchasing a vehicle along
with drivers to provide transportation to residents for appointments and other outings.
PROJECT LOCATION
The subject site is located in Pueblo, which is the County Seat of Pueblo County. Pueblo is 113
miles south of Denver and the subject site is located at the intersection of Highway 45 (N
Pueblo Blvd.) and W. 31 St. (Spaulding Ave.) in northwest Pueblo, Colorado.
The site is located approximately two miles west of highway I‐25 and approximately 1 mile
south of Highway 50 on Highway 45 (Pueblo Blvd.). The site is a rectangular shaped lot
consisting of 3.86 acres. The site is known as Lot 2 of three contiguous and underdeveloped
lots. Adjacent to the site is Lot 1 which has been acquired by Bonaventure Senior Living.
Bonaventure Senior Living will use Lot 1 to develop 66 units of independent living, 51 units of
assisted living and 24 units of memory care assisted living. The development is planned to start
in late 2013 or early 2014.
There are a handful of other developments that are in the process of being developed within a
short distance of the site including Spanish Peaks Behavioral Health Centers (Spanish Peaks)
which will consolidate six campuses throughout Pueblo with the development of a 10 acre
project about .33 miles from the proposed Pueblo Place. Construction is planned to start in the
fall of 2013 and open before fall of 2014. Services at Spanish Peaks would include adult
outpatient services, youth and family services, and acute treatment for adults experiencing
emotional trauma and psychiatric issues.
As mentioned earlier, the YMCA is located near the site and owns 250 acres northeast of the
site. The YMCA is planning to expand by enlarging its gyms and exercise facilities along with
athletic fields and a nine‐hole golf course. Funding will determine the timing of this project.
The remaining land is owned by the City of Pueblo and is planned for parks and public
amenities.
The site will be about four blocks from a credit union which is open to all residents of Pueblo
and two miles from Outlook Shopping Center which has an Albertson’s grocery store, Starbucks,
a nail salon, a bank and a number of other restaurants.
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Within 1 mile of the site are multiple health services including hospitals and doctors. They
include Parkview Medical Center, Parkwest Surgery Center, Southern Colorado Clinic, Park West
Dental and Pueblo Bone and Joint Clinic.
Within 2 miles of the site is the Pueblo County Sheriff’s office and the nearest fire station is 3.4
miles from the site.
There are also many cultural and recreational services near the site with the potential of more
being developed in the future. Currently the YMCA is located 1 mile northeast of the proposed
Pueblo Place and Pueblo Motorsports Park is located within .75 miles west of the site. Pueblo
Motorsports Park is a track that allows drag racing and motorcycle racing and while it is a place
for entertainment it is far enough away that it will not be a nuisance to the residents of Pueblo
Place.
DESCRIPTION OF PROJECT
Pueblo Place Senior Residences will be owned by Pueblo Place Senior Residences partnership
with Four Corners as the general partner. The project will be developed by Four Corners which
is a for‐profit entity and it will be managed by Ross Management which is based in Colorado.
Four Corners is an entity that is compromised of four individuals with diverse backgrounds
including Ryan and Douglas Hamilton, Rita Baron and Mike Hamra. Together, they have been
involved in the development of over 2,500 low‐income and senior housing units.
The building type will be a newly constructed, four‐story, 62‐unit, senior apartment building.
The project will include 46 1‐BR units and 16 2‐BR units. There will be a total of 129 surface
parking spaces for residents. The total square footage of the building will be 76,744 square.
Two elevators will service the residential floors and all other common areas of the building.
The project is being developed with several great amenities that will be un‐paralleled to other
senior housing in Pueblo. The units will be between 694 square feet for the 1‐bedroom units
and 881 feet for the 2‐bedroom units. All units will have 9‐foot high ceilings, which will create a
generous amount of space for the living environment. Each unit will have individually
controlled heat and air conditioning. In addition, each unit will have a washer and dryer and
full kitchens with energy‐star rated appliances. All bedrooms will have large or walk‐in closets
and the living area of each unit will be extended with a patio or balcony. In addition, large
windows will exist throughout the units including the bedrooms, kitchens and dining areas.
Residents will also enjoy wired Internet access in each unit. Finally, each unit will have an
emergency pull cord that will be routed to an emergency call center.
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Residents will also have great amenities outdoors which include a walking trail with benches
and a picnic area. We are also developing a large area for gardening that will include raised‐
bed plants, drip irrigation system and a small gardening shed. Also outside, the property will
include two gazebos and a xeriscape with native plans and trees.
The building itself will allow residents to enjoy many amenities for gathering and socializing
throughout. We will develop 9,000 square feet of common area space that will include a
community room, a dining room for large gatherings, a media and theater room and separate
game room for entertainment. Residents will be able to enjoy an onsite library and an Internet
café that will include five desktop computer stations with a built in serving counter for coffee,
tea and snacks. Residents will also be able to exercise in an onsite fitness room that will include
five exercise machines and weights all designed for seniors.

Health and wellness services: Four Corners will be working with the Senior Resource
Development Agency (SRDA) & Adult Resource for Care and Help (ARCH 2‐1‐1) in order to
educate and create a link between our residents in need of services, and the organizations and
programs that are available to them. These services will include but not be limited to
community programs and organizations such as Family Caregiver Support Program, Nutrition
education, Meals on Wheels, Helping Elders Live Program (HELP), Foster Grandparent Program,
and many more. These organizations work in partnership and are linked with the SDRA and the
ARCH 2‐1‐1. In addition Four Corners will also be partnering with Innovage, who will also be
able to provide our residents’ home based services, such as some of the services listed below.
We feel that working with these agencies we will be able to offer a wide range of programs and
services, to our senior residents.
Transportation Services: The following are a few of the Pueblo Community Transportation
providers and a list of services; these providers have been contacted and have expressed
interest in providing service for our residents at Pueblo Place Senior Residences. In the event
that our transportation coordinator feels that the above transportation options are not able to
adequately meet our residents’ transportation needs, we are committed to purchasing our own
van to supplement any other transportation needs that might need to be met.
Four Corners will provide a host of transportation options and supportive services through our
on‐site management along with our transportation coordinator. Our transportation
coordinator will work directly with residents to help them meet their transportation needs. We
understand that the location of the property is currently located approximately 0.6 miles from
the nearest fixed route bus stop therefore limiting access for many of our senior residents and
that is why we are working with the Pueblo Transit. We feel confident that Pueblo Transit will
add a bus stop at the site but do not have verification at the time of this submission. However,
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Four Corners will work directly with the Pueblo Transit in the early development stages so that
a bus stop will be incorporated into the development plan, which will allow Pueblo Transit to
provide an affordable fixed route service to our residents.
Target Population:
Seniors ‐ 55 years of age and older.
Description of Financing:
1st Mortgage
CDOH HOME Funds
Deferred Developer Fee
Other Owner Equity
Tax Credit Equity

$ 1,750,000
$ 500,000
$ 290,184
$
90,000
$ 9,478,751
$ 12,108,935

Financing and Construction Timeline:
The developer anticipates construction will commence in January 2014, with completion
expected by May 2015.
RESPONSE TO NARRATIVE QUESTIONS:
1. Identify which guiding principles in Section 2 of the Qualified Allocation Plan (QAP) the project
meets and why it meets them:
Pueblo meets the guiding principles of the QAP, particularly the following:
To support rental housing projects serving the lowest income tenants for the longest period of
time
Pueblo County has very low incomes so this development would provide much needed
affordable housing for 40 years plus.
To provide for distribution of housing credits across the state
In the Pueblo there are only 25 units of tax credit senior housing. There is an immediate
need for additional affordable senior housing.
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To distribute housing credits to assist a diversity of populations in need of affordable housing,
including homeless persons, persons in need of supportive housing, senior citizens, and families
Pueblo Place will serve seniors.
2. Identify which housing priority in Section 2 of the QAP the project qualifies for:
Pueblo place is serving senior residents
3. Describe how the project meets the criteria for approval in Section 2 of the QAP:
a. Market conditions: Extremely low capture rates and vacancies indicate pent up demand
and immediate need for affordable senior housing in Pueblo
b. Readiness‐to‐proceed: Site is properly zoned and City is supportive of the project. There are
no issues holding up the project other than securing tax credit award.
c. Overall financial feasibility and viability: Financing is structured as shown above. Four
Corners will be leveraging the tax credit equity with State HOME Funds as well as Solar Tax
Credit equity. Given Four Corners significant LIHTC development experience, Pueblo Place is
an extremely viable development.
d. Experience and track record of the development and management team: As described
above Four Corners has an extensive and successful track record.
e. Cost reasonableness: With total development costs of $195,305 per unit and hard costs of
$135,892 per unit, Pueblo Place costs are very reasonable. Based on the preliminary design
as well as other high quality developments by Four Corners, Pueblo place will be a valuable
asset to the community.
f. Proximity to existing tax credit developments: There is only one senior tax credit project in
Pueblo, the Primary Market Area – the 25 unit Ashwood Apartments that was built in 2010.
g. Site suitability: As described above the site is very suitable for affordable senior housing.
4. Provide the following information as applicable:
a. Justification for waiver of any underwriting criteria (minimum operating reserve, minimum
PUPA or high PUPA, first year debt coverage ratio below 1.15 or above 1.30, minimum
replacement reserve, vacancy rate below CHFA’s minimum): No waivers requested
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b. Justification of the financial need for CHFA’s DDA credit up to 130 percent of qualified basis:
While the project is not seeking a DDA boost, the project does receive a boost in eligible basis
because it is in a QCT. This boost is necessary for the financial feasibility of the project due to
the construction costs and rent levels in Pueblo County.
5. Address any issues raised by the market analyst in the market study submitted with your
application: The primary issue raised by the Market Analyst is transportation. As discussed
above we will provide a number of options to make services and shopping accessible to
residents.
6. Address any issues raised in the environmental report(s) submitted with your application and
describe how these issues will be or have been mitigated: There are no environmental issues.
7. In your own words describe the outreach that you have conducted within the proposed
community and demonstrate local support for the project (including financial support):
The planning and development of this project will be done in close coordination with the City
of Pueblo.
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Project Name: Renaissance at North Colorado Station
Project Address: 3975 Colorado Boulevard, Denver CO 80205
OVERVIEW
The Colorado Coalition for the Homeless, and its subsidiary, Renaissance Housing Development
Corporation, propose to construct 129 units of affordable, mixed‐income, supportive housing
on a prime TOD site in the Northeast section of Denver’s Clayton neighborhood to meet the
needs of Denver’s homeless and low‐income individuals and families. The project ownership
will divided into two condominium ownerships of 103 residential units located on floors 1
through 4 (Phase One); and 26 residential units located on the 5th floor (Phase Two). All project
amenities; parking, offices, etc. will be common area to both condominium owners and land
and infrastructure costs will be allocated to each owner in accordance with the benefit to each,
and the management and operation of each component will be coordinated to maximize
efficiency and reduce costs.
This competitive 9% LIHTC application is in support of Phase One Condominium, the 103
residential units located on floors 1 through 4. We believe that it should be selected for an
award of Low Income Housing Tax Credits because the combined project will provide critically
needed Supportive Housing for homeless families and individuals as well as affordable housing
for the lowest income segment of the community. The LIHTC award will leverage over
$20,000,000 of funding to complete the combined development of 129 units through a
combination of public and private sources. The Phase One project includes 42 two and three
bedroom units specifically targeted to serve homeless and at‐risk families and the 19 studio
units are targeted to serving homeless single women. Both populations are currently critically
underserved in the City and County of Denver. The majority of the balance of units in the Phase
One will be targeted to households at 40% of AMI, with a few units targeted at 50% and 60% of
AMI for balance.

PROJECT DESCRIPTION


The development site is a 71,000 square foot parcel with a deteriorating vacated
building. The new development will follow the Renaissance Housing model that has
proven successful in many of our developments, including Renaissance Uptown Lofts at
Colfax Avenue and Pearl Street which opened in 2011, Renaissance West End Flats at
Colfax Avenue and Zenobia Street which opened in 2012, and Renaissance Stout Street
Lofts which is currently under construction.

The development will be developed in two simultaneous phases and separated into two
condominium units with separate ownership and shared common element amenities. One
condo unit will be for the 9% LIHTC partnership and the second condo unit will be 4% PAB tax
credit partnership. This unique financing structure will allow the competitive 9% credits to
leverage more affordable and deeply targeted housing units that could otherwise be achieved
with the 9% credits alone. We anticipate that both units will be owned by the same partnership
parent entities with the same limited partner. The Phase One 9% LIHTC condo unit will total
103 units, consisting of 19 studios, 54 one‐bedroom, 24 two‐bedrooms, and 6 three‐bedroom
units. One of the two bedroom units will serve as the property manager’s apartment. The
Phase Two 4% PAB Tax Credit condo unit on the fifth floor will contain 26 units, consisting of 14
one‐bedroom, 8 two‐bedrooms and 4 three‐bedroom units.
This unique structure is similar to the condominium structure used by CCH for the development
of the Renaissance Stout Streets Lofts and Stout Street Health Center to meet tax code
requirements for separation of LIHTC and New Market tax credits utilized in that development.
Consequently, the legal and accounting documentation has already been created to support
this creative approach, further leveraging precious resources.

The existing building will be razed to make way for the new construction. The new structure will
be consistent with the C‐MX‐5 zoning for the parcel. The first floor will house property
management and case management offices, a large community room with a full kitchen for the
use of the residents and 19 studio units dedicated to homeless single women. A central
ground‐level courtyard will provide outdoor amenities for our residents and there will be
surface parking to the south of the building. The second, third and fourth floors will also belong
to the 9% LIHTC partnership and will be residential apartments with a mix of 1 bedroom, 2
bedroom, and 3 bedroom units. The 5th floor will belong to the 4% PAB Tax Credit partnership
and will be residential apartments with a mix of 1 bedroom, 2 bedroom, and 3 bedroom units
All of the units will have standard amenities including full kitchens with garbage disposals and
dishwashers, bathrooms, closets, air conditioning, and CAT‐5 cabling. Each of the residential
floors will have laundry facilities. In addition to the community room and kitchen, the project
will include a children’s play area in the courtyard, space for community gardens, video
surveillance systems, secured access, two elevators and a computer room for residents to use.
The project will be designed and constructed to meet or exceed Enterprise Green Communities
guidelines. Landscaping on the site will be native to Colorado and will employ an efficient drip
irrigation system. The structure will utilize materials containing recycled content as well as
engineered wood products to minimize the required member sizes and quantities. No
engineered wood product will contain any urea‐formaldehyde compounds. Regionally available
materials, such as brick and gypsum board, will be used where possible and cost effective.
Insulation values for the building will exceed ASHRAE and IBC minimums employing blown‐in
cellulose insulation in the walls and rigid insulation on the exterior of the building. Outdoor
lighting will be Energy Star rated and have daylight sensors. It will also minimize light pollution.
Green Label Certified flooring will be used throughout the project and only low‐VOC paints,
adhesives and sealants will be used. Units will contain Energy Star lighting packages and
appliances and water conserving fixtures. The project will be Solar Photovoltaic ready to the
roof to generate electricity to lower operating costs of the building.
This Transit Oriented Development is located less than ¼ mile from the RTD Fast Tracks station
planned to be built on the East Line to DIA in 2016. The property is also served by frequent bus
service along Colorado Blvd. and 40th Avenue. Consequently, the property will target those
individuals who use public transportation, reducing the need for extensive on site parking.

SUPPORTIVE SERVICES
The Colorado Coalition for the Homeless will provide a range of health and supportive services
to homeless and special needs individuals residing in the development. The services are
designed to assist homeless individuals to obtain and maintain their permanent housing. A
housing first approach ensures a direct link to housing. Housing and services will be seamlessly
coordinated across multiple services systems through the multi‐disciplinary and multi‐agency
Assertive Community Treatment (ACT) team. Each participant will be assigned to a primary
case manager who is part of the ACT team. The ACT team will provide, or arrange for
assistance meeting each individual’s clinical, rehabilitation and recovery needs.
The case managers and counselors will help residents to maximize their self‐sufficiency by
addressing the underlying illness and causes of their homelessness and increasing their life
skills. The program uses a “strength based” approach which identifies and builds upon the skills
and strengths the participants brings with them and helps them achieve their own determined
goals. Intensive case management will assist the participants in developing realistic goals and
action steps necessary for maintaining independent living, and help them access the other
services needed to allow them to accomplish those goals.
LOCATION
North Colorado Station is a Transit Oriented Development site, only .23 miles from the 40th and
Colorado Station along the East Rail Line currently under construction. The East Line is slated to
be open in 2016 which will connect Union Station with Denver International Airport. The
development site is located at the southwest corner of Colorado Boulevard and 40th Avenue
and is also ideally perched along multiple RTD bus routes. The 24, 40, 44, DD and RC bus routes
alone provide over 100 trips a day and have stops within a quarter‐mile of the site. The
surrounding neighborhood is predominantly single family homes with a median household
income of just over $34,000.
FINANCING
The financing for the 9% LIHTC residential condominium is based upon our proven Renaissance
Development Model that we have successfully utilized in the development of twelve multi‐
family projects, plus one new project currently under construction. In order to serve the largest
possible number of special needs and formally homeless individuals and families, together with
the lowest income segment of the community, our financing is structured to cover the costs of
developing the project with limited long‐term debt. In order to accomplish this, we utilize

multiple sources of financing including Federal Low Income Housing Tax Credits; Federal, State
and Local Grants; and Foundation Grants as needed to meet all expenses.
CCH has secured financing commitments for the equity, construction loan and permanent loan.
It has also secured a commitment from a local foundation for $1 million of grant funding to
support each component and indication of interest for the soft financing sources. Financing for
the 4% PAB Tax Credit Condominium will include CHFA issued Private Activity Bond, Tax Credit
Equity, and State and Foundation grants to fully fund the development costs.
In addition, the Colorado Coalition for the Homeless will dedicate 31 Shelter Plus Care vouchers
it has under contract from the City of Denver through HUD to the project to ensure the
affordability for chronically homeless individuals with no or extremely low income. These
vouchers, similar to Section 8, provides contract rents for the property while the tenant pays
only 30% of their adjusted income for rent.
Financial considerations specific to this Development project is more fully described in Section
3.c “Overall financial feasibility and viability” (below).
RESPONSES TO NARRATIVE QUESTIONS
1. The proposed development meets many of the guiding principles in Section 2 of the
Qualified Allocation Plan (QAP) which are identified in the bulleted points below:


To support rental housing projects serving the lowest income tenants for the longest
period of time.
In total, the Phase One development will provide 103 affordable rental apartments
targeted to a variety of very low income levels. We will provide up to 49 housing units
for homeless and at‐risk individuals and families at 30% AMI or less and 24 housing units
targeted to households at 40% of AMI, 21 units for households at 50% of AMI and 8
units for households up to 60% of AMI. The homeless units will be targeted to
chronically homeless persons with incomes from 0 to 30% of AMI. The average incomes
of chronically homeless individuals served by CCH in other LIHTC properties ranges from
0% to 14% of AMI. CCH will comply with this affordability for the initial 15 years and an
additional 25 years. As a mission driven developer, CCH will ensure that the property
continues to serve the needs of the lowest income households well beyond this 40 year
period. As noted above, the project will also leverage 26 additional units targeted to
homeless families and individuals through the fifth floor condo financed through a
companion PAB structure.



To support projects in a QCT, the development of which contributes to a concerted
community revitalization plan as defined in Section 5.A 4, Primary Selection Criteria.
The project meets the development goals of Jumpstart Denver and the Mayor’s Housing
Task Force. The Mayor’s Housing Task Force identified the need within the City and
County of Denver of approximately 27,000 residential units with rental rates targeted
for households with incomes at 30% AMI and below.
The project meets the goals of Denver’s Road Home, Denver’s Ten Year Plan to End
Homelessness, by creating permanent supportive housing units for homeless families
and individuals while expanding health, mental health, employment and supportive
services to meet the needs of homeless families and individuals. The plan calls for the
development of 942 Permanent Supportive Housing units for homeless individuals and
families.
The development is located in a QCT and is less than a quarter of a mile from the 40th
and Colorado Station on the East Rail Line. The project design and use follows current
urban design practices for TOD sites and maximizes site density.



To distribute housing credits to assist a diversity of populations in need of affordable
housing, including homeless persons, persons in need of supportive housing, senior
citizens, and families
This development will provide at least 41 units, and as much as 49 units, of supportive
housing for homeless individuals and families. In addition, the project will target
chronically individuals with mental illness, elderly individuals, and persons with chronic
health conditions. The range is dependent upon additional Section 8 or Shelter Plus
Care vouchers being made available to the property. In addition, the project will
leverage an additional 26 units of housing for homeless families and individuals through
the fifth floor addition. The Renaissance Model’s integration of both homeless families
and individuals as well as household with incomes at 40% and 50% of AMI provides an
social and economic integration that removes the stigma of “homeless housing”,
provides for positive social interaction, and achieves a financially stronger development.



To support new construction of affordable rental housing projects as well as acquisition
and/or rehabilitation of existing affordable housing projects, particularly those at risk of
converting to market rate housing

The proposed development is new construction of high quality affordable rental
housing. In recent years, much of the existing stock of lower‐end housing in the area
has been subject to “gentrification” in which older homes and apartments are being
purchased and redeveloped to serve market‐rate middle and upper‐middle class income
levels. This development is located in the Clayton neighborhood in Denver which
consists of primarily of older and smaller single family homes. With the combined
redevelopment of the Stapleton and Northeast Park Hill neighborhoods to the east and
with the new development of the 40th and Colorado Rail Station, the Clayton
neighborhood is at risk gentrification. Our Renaissance North Colorado Station
development will help preserve affordability in an area at risk of significant loss of
affordable housing.


To reserve only the amount of credit that CHFA determines to be necessary for the
financial feasibility of a project and its viability as a qualified low income housing project
throughout the credit period
The project’s unique financial structure of layering multiple sources with a combination
of 9% LIHTC and 4% PAB Tax Credits allows the development of a greater number of
units that target the lowest income segment of the community within a single
development to maximize the benefits of the 9% credits. In addition, as a mission based
organization, CCH will maintain the affordability levels of the project and services to
homeless and at‐risk families and individuals well beyond the credit period.
2. Identify which housing priority in Section 2 of the QAP the project qualifies for:


Homeless Persons: This project will provide supportive housing for 49 homeless
households in Phase One and an additional 26 homeless households in Phase Two. It
also provides integrated health and supportive services to help maintain and increase
their independence. Through the combination of this affordable housing and
supportive services provided by the Colorado Coalition for the Homeless, residents will
receive comprehensive health, mental health, addictions treatment, employment
counseling and social services to help them increase their self sufficiency. Using a
Housing First approach, the project will target chronically homeless individuals most in
need of housing and services. Residents will also have access to the new Stout Street
Health Center to provide additional supports.



Persons with Special Needs: Our project design includes at least 7 “Type A” fully
compliant ADA units and the balance of the residential units is “Type B” ADA units that
can easily be converted for special needs use. In addition, the project will target

chronically homeless individuals with special needs including persons with mental
health or physical disabilities. On‐site mental health and social services will be provided
to meet the special needs of these residents.


Transit Oriented Development site: The project site easily meets the Transit Oriented
Development criteria due to its proximity to Mass Transit and urban services. It is
located less than 2 blocks from the new 40th and Colorado RTD Transit Rail station and
there are 6 bus stops within a ¼ mile radius of the project. The development also meets
and contributes to mixed income/residential and desired urban density.

3. Describe how the project meets the criteria for approval in Section 2 of the QAP:
a. Market conditions:
The market demand for housing within the homeless and very low income and
special needs populations our projects serve is far greater than the existing
supply. This is evidenced by our consistently high occupancy rates of 99% within
the Coalition’s housing portfolio and by the very short lease‐up period of 1 to 2
months to reach full occupancy on new projects. Our Renaissance West End
Flats leased up 101 units in 60 days.
Our market demand exceeds conventional market underwriting and it needs to
be noted that the PMA of our projects, as defined in the Market Study
underwriting criteria utilized by CHFA approved market study consultants, is
more limited in its market area than the actual market area for the housing
being developed. Our experience in similar housing developed in the Denver
Metro Area is that that our housing attracts families and individuals throughout
City and County of Denver and not just from the limited PMA. The proximity to
public transportation, shopping, employment and social service providers
combined with our lower than average rental rates attract renters who would
prefer to live in adjacent to Downtown, but cannot afford the high rental rates in
this area. This issue is discussed in more detail under narrative comments
number 5 (below).
The attached Market Study documents the strong market and projected lease‐up
success of the project. We are aware that there may be future residential
development, including workforce housing, on the property to the north and
east from our site. Both Phases of the Renaissance North Colorado Station Lofts

will be fully leased well in advance of any future development(s) being
completed. As new households move into the PMA, these and other new
housing units will be easily absorbed.
b. Readiness‐to‐proceed:
The proposed development meets and exceeds the readiness‐to‐proceed
threshold requirements. The project site is owned by the developer and is
properly zoned. City of Denver site approval is underway. We have completed
both Phase I Environmental Studies which show no further action required.
Architectural Schematic design and engineering have been completed.
Construction drawings for the building permit are underway and we have
completed the initial green charrette with energy modeling. Cost estimates from
a third party cost estimator are also complete. Our funding sources, including
LIHTC and 4% PAB equity investors have expressed strong interest to participate
in the project. CCH will be able to meet all the carryover requirements and
secure tax credit commitments and financing well within 12 months of an
application reservation for both the Phase One and Phase Two components.
c. Overall financial feasibility and viability:
The project is requesting the minimum amount of credit needed for the financial
feasibility of the project. The financial structure of the residential portion of the
project follows our successful Renaissance Development model and is based on
obtaining layered financing sources so that the project will have very low long‐
term debt. This assures the long‐term operational feasibility by eliminating the
need for additional annual subsidies to allow us to serve extremely low and no‐
income homeless individuals. The sources of capital for the supportive housing
development include Low Income Housing Tax Credit equity, HOME funding
from the City of Denver and from the Colorado Division of Housing, HUD
Supportive Housing Grant funds, and Federal Home Loan Bank funds which we
have secured for past developments. In addition, we have received a
commitment of $1 million grant from America’s Road Home, which will be split
between the Phase One and Phase Two components, further leveraging the
development of this precious resource.

CCH is requesting $1 million of funding from the City and County of Denver
through their HOME program. This is a value that is less than what we have
received on a number of recent projects. CCH is also requesting $1 million of
HOME funding from the Colorado Division of Housing. CDOH has provided
funding for each of CCH’s LIHTC developments over the past 19 years. We have
also applied for $700,000 from the FHLB Affordable Housing Program of Chicago
with Chase bank as the member bank in its June 2013 round. CCH has been
successful in obtaining FHLB funding for each of its previous 11 tax credit
developments.
Several local financial institutions have expressed a strong interest to partner
with CCH in providing tax credit equity and construction financing, and we have
received favorable letters of interest for both.
CCH will allocate 31 Shelter Plus Care vouchers currently administered by CCH in
order to ensure affordability for extremely low‐income and no‐income
households, and to provide the formerly homeless residents with on‐site
counselors and case managers. We have also requested additional Section 8
Project Based Vouchers from the Denver Housing Authority and Colorado
Division of Housing to expand the ability of the project to serve additional
homeless and extremely low income households.
Our experience in our supportive housing programs for chronically homeless
individuals demonstrates that moving individuals from the streets to supportive
housing not only ends their homelessness (95% retain their housing for more
than 2 years), but it also reduces taxpayer funded emergency services from
detox, hospitals, emergency rooms, police, and shelter services by 81%.
The commitment of these sources of financing and equity ensures the lowest
possible debt to ensure our ability to set rents as low as possible to meet the
needs of extremely low income households, while ensuring sufficient revenue to
cover the costs of operations, management and maintenance. The 15 year pro‐
forma demonstrates a high degree of financial feasibility for this project.
d. Experience and track record of the development and management team:
CCH is a leading developer of mixed‐use, supportive housing and service facilities
in both Colorado and nationally. CCH maintains a skilled, in‐house, 4 FTE, real
estate development team, which oversees all CCH construction projects

including community facilities, LIHTC developments, and mixed income,
affordable housing developments. In over 25 years of service, the Colorado
Coalition for the Homeless has developed more than 1,500 units of supportive
affordable housing through 15 developments. Our integrated housing approach
integrates high‐quality housing for homeless individuals and families with
affordable housing for lower income families and individuals. Services such as
counseling, life skills training, financial literacy and employment assistance
contribute to housing stability for those who once were homeless. Our quality
architectural designs and environmental standards add significant value to
existing neighborhoods and cultivate pride and well‐being among residents and
the larger community. The following listings showcase our experience in
developing properties:
 Stout Street Health Center and Renaissance Stout Street Lofts (55,000 SF
health clinic & 78 housing units) 2160 & 2180 Stout Street: Currently Under
Construction


Renaissance West End Flats (101 units) 1490 Zenobia: Opened 2012



Renaissance Uptown Lofts (98 units) 571 East Colfax: Opened 2010



Renaissance Riverfront Lofts (100 units) 3400 Park Ave. West: Opened 2009

 Renaissance 88 Apartments (180 units) 388 E. 88th Ave., Thornton: Opened
2008
 Renaissance at Xenia Village (77 units)1420, 1425, 1440 and 1460 Xenia St:
Renovated in 2006
 Renaissance at Civic Center Apartments (216 units)25 East 16th Ave: Opened
in 2004
 Renaissance Blue Spruce Townhomes (92 units) 7300 East Severn Place:
Opened in 2003


Renaissance at Lowry Boulevard (120 units) 550 Alton Way: Opened in 2003



Renaissance Off Broadway Lofts (81 units) 2135 Stout St: Opened in 2001



Renaissance at Concord Plaza (78 units) 1793 Kendall St: Opened in 1998

 Renaissance at Loretto Heights (76 units) 3151 West Girard Ave: Opened in
1997



Forum Apartments (100 units) 250 West 14th Ave: Opened in 1996

Also, please find attached a resume and list of team members and their
experience, entitled “Housing Team Experience”
The Renaissance Property Management Corporation, a subsidiary of CCH,
manages over 1500 units in Denver, Englewood, Lakewood, Thornton and
Aurora, Colorado. RPMC employees have been involved in all aspects of CCH’s
LIHTC properties in the Denver area. Their involvement includes conceptual
planning, construction, and asset management. RPMC has successfully leased
up 10 CCH LIHTC properties in less than 90 days, and maintains 99% occupancy
in these properties.
CCH and RPMC ensure compliance with LIHTC and other affordable housing
financings requirements through audits, reporting and inspections.
Studio Completiva is a professional architectural corporation founded in 1995.
While the is the first time that the Colorado Coalition for the Homeless has
worked with Studio Completiva, this is by no means their first affordable housing
or tax credit project. They have worked with Metrowest Housing Solutions and
Denver Housing Authority to create innovative and environmentally sustainable
affordable housing projects across the metro area.
e. Cost reasonableness:
CCH is utilizing its experience gained from developing 15 successful LIHTC
projects in the past to control costs upfront in the design stage as well as though
construction. CCH has realized efficiencies in design by duplicating floor plan
layouts of units and specifying similar materials, finishes and fixtures that have
been successfully used in the past.
An economy of scale is also anticipated for this project as CCH’s development
team has extensive experience monitoring the construction closely by constantly
tracking the schedule and keeping on top of contractor’s / architect’s
responsibilities throughout the construction process. With the ability to
retrospectively review past development projects, CCH can proactively
recommend alternative solutions to any problems that occur, and make sure
that the contractor maintains a level of quality at a reasonable cost.

Furthermore, the innovative addition of the 26 units as part of the Phase Two
component will lower the per unit construction and development costs, as the
cost of land, site‐work and infrastructure are amortized over additional units,
and the fifth floor wood frame addition will be at a lower per square foot
construction cost.
f. Proximity to existing tax credit developments:
The market study reflects only 154 LIHTC units in the Primary Market Area. As
CCH has demonstrated through its other developments, the targeting of
extremely low income homeless and at risk households ensures that it is not in
competition with other conventional tax credit developments.
We are award that the Park Hill Village West development on the North East
corner of 40th and Colorado may soon be filing a notice of intent to file a 4% PAB
application with CHFA. We do not believe that these developments will be in
competition with each other, as our development targets extremely low income
and homeless families and individuals while the other development will target
households at 50% and 60% of AMI. Indeed, the further development of housing
in this TOD corridor will help development and support community amenities in
this area.
g. Site suitability:
The proposed site is located on the southwest corner of the intersection of 40th
Avenue and Colorado Boulevard in Denver’s Clayton neighborhood. The site is
rectangular, level (with about a 5 foot difference between the NE and SW
corners), and is about 1.63 acres.
While there is no comprehensive neighborhood redevelopment plan for the
Clayton neighborhood, the proposed development would act as a catalyst to
more investment in the community. There is a comprehensive neighborhood
redevelopment plan for the neighborhood to the immediate north of NCS. Elyria
Swansea neighborhood plan does include some of Clayton, including this
project’s site. The City’s Blueprint Denver states that in order to achieve its
growth management objective, new development will be directed into one of
three general areas, the third being areas where land use and transportation are
closely linked. With the impending completion of the aforementioned East Rail
Line’s Colorado Station in 2016 and the site being situated along numerous bus
routes, this development would begin to help the area achieve its full
development potential.

The project is proximate to numerous RTD bus routes, including the 24, 40, 44,
DD and RC, each providing upwards of 50 trips daily and carrying passengers in
all directions. Once the 40th and Colorado Station of the East Rail Line is
completed, potential residents will have a multitude of transportation options to
take them to work, play, services, etc. The Urban Land Conservancy is master‐
planning a large parcel of land at the North‐East–Corner of Colorado and 40th.
That development is scheduled to include retail and grocery stores. Denver
Human Services East Building is located just a half mile from the site, giving low
income residents access to many services without the need to cross town. City
of Nairobi Park public green space is a short .5 miles from the future
development.
4. Provide the following information as applicable:
a. Justification for waiver of any underwriting criteria (minimum operating
reserve, minimum PUPA or high PUPA, first year debt coverage ratio below
1.15 or above 1.30, minimum replacement reserve, vacancy rate below CHFA’s
minimum):
The financial model of the project has been very carefully developed and includes
contingency and back‐up options that are not visible in the application. We are not
requesting any waivers in CHFA’s underwriting in this application.
b. Justification of the financial need for CHFA’s DDA credit up to 130 percent of
qualified basis: N/A
5. Address any issues raised by the market analyst in the market study submitted with
your application:




While the market study favorably supports the development, we do see a problem
in its underwriting definition of the Primary Market Area and market share capture.
The higher capture rates in the market study are skewed by the limited size of the
Primary Market Area. CCH’s experience with other properties, it owns and manages,
there is significant draw to its properties from zip codes outside the CHFA
designated PMA. This in‐migration is mentioned in the market study but not
enough emphasis is given.
Also, please note the following in the Market Study:
o the PMA is gaining 126 renter households per year

o there is significant pent up demand, as evidenced by low vacancy rates and
wait lists
o the project will have the lowest rental rates of any LIHTC project in the PMA


The Market Study notes that the project will have “Wall Air Conditioning”. The
mechanical design of the project will include a mix of heating and cooling systems.
Common areas throughout the building will be served by Variable Refrigerant Flow
(VRF) units that are among the most energy efficient mechanical systems on the
market. The studio units will have Packaged Terminal Air Conditioning (PTAC) wall
mounted units and the balance of the units will have Vertical Terminal Air
Conditioning Units (VTAC) closet mounted units. Both The PTAC and VTAC units
provide heating and cooling, are energy efficient and are “Right Sized” for our
residential units.



We are aware that the Park Hill Village West development on the North East corner
of 40th and Colorado will soon be filing a notice of intent to file a 4% PAB application
with CHFA. We do not believe that these developments will be in competition with
each other, as our development targets extremely low income and homeless
families and individuals while the other development will target households at 50%
and 60% of AMI. While our development includes some units targeted to
households at 50% and 8 units at 60% of AMI, the rents are set significantly below
the LIHTC maximums to allow us to serve households with incomes below these
levels, while maintaining flexibility to address potential compliance issues or market
adjustments in the future.

6. Address any issues raised in the environmental report(s) submitted with your
application and describe how these issues will be or have been mitigated:
N/A
7. In your own words describe the outreach that you have conducted within the
proposed community and demonstrate local support for the project (including
financial support):
The Colorado Coalition for the Homeless conducted initial outreach to the
neighborhood when we purchased the property in 2008 for interim use of the site as the
Gateway temporary housing program for homeless individuals and families. We have
worked with the neighborhood over the past five years to ensure that the Gateway
project did not adversely impact the neighborhood. We continue to outreach to the

neighborhood and the city regarding the redevelopment plans. We have discussed this
with Council Albus Brooks, the Mayor, Denver's Road Home, and the Office of Economic
Development. We have presented our plans to the City of Denver’s planning
department and shared information with RTD. On June 6th we presented the project to
the local Registered Neighborhood Association, Clayton United Neighborhood and it was
favorably received. We will continue to hold meetings in the community in the next few
months to obtain feedback on the design and development.
8.

For acquisition/rehab or rehab projects…
N/A

Project Name: Residences at Panorama Pointe Phase II
Project Address: West 83rd Way and Alcott Street in Westminster, CO

The Narrative provides an opportunity for the applicant to describe the characteristics of the
project and why the applicant believes it should be selected above others for an award of
credit. The applicant should document the project’s strengths and address its weaknesses. It
must include a description of the project as proposed; detailed type of construction;
population being served; bedroom mix; location; amenities; services, if provided; description
of energy efficiencies; type of financing; local, state, and federal subsidies; etc.
Project History and Description:
The Residences at Panorama Pointe Phase II is a 36‐unit affordable senior‐focused apartment building
located in Westminster, Colorado. This project represents the second phase of the highly successful
2009 Panorama Pointe LIHTC housing development, and is the final capstone piece of the greater
Panorama Pointe Senior Campus.
It is critical for Panorama Pointe Phase II to receive LIHTC funding and begin construction as soon as
possible. There is currently a 380‐person waiting list for Phase I that will be served by Phase II units. We
believe the overwhelming demand to live at this site is the product of the Panorama Pointe Senior
Campus’ unique roll as a senior community hub. Here, housing, recreation, amenities, services, and
connectivity sought after by older adults is brought together into one scenic location. The campus
includes a diverse selection of housing options by both income and product type:
 Two Section 8 housing communities;
 Cottage homes offered at market rents;
 Panorama Pointe Phase I, a LIHTC‐funded apartment complex; and
 A City of Westminster senior center.
The Panorama Pointe Senior Campus is the product of a development partnership formed in 1995
between members of M.E.M Westminster Property, LLP, the Westminster Housing Authority, and the
Franciscan Ministries to provide a substantial amount of affordable senior housing to the community.
M.E.M Westminster Property LLP, the current landowner, is a private development partnership between
Stephen F. Elken, owner of Elkco Properties Inc., Lee Mendel, and Neal A. Mendel, owners of Mendel
Development Company.

Construction:
Panorama Pointe Phase II will be a four‐story, 36‐unit new construction building, oriented north to south
on a 1.32 acre parcel. The building includes one‐bedroom/one‐bathroom and two‐bedroom/one‐
bathroom units ranging in size from 625 square feet to 830 square feet. All units will be Type B
accessible with one of each unit type designated as Type A fully accessible. The building footprint will be
approximately 8,600 square feet per floor with a total residential square footage of approximately
34,000 square feet. The building will also contain a central elevator and elevator equipment room, the
electrical room, a maintenance room, and storage room. A total of 51 parking spaces will be provided as
surface parking.
The units themselves will feature:
 Patio/balcony for each apartment
 Energy Star washer and dryer
 Individually‐controlled heat and air conditioning
 Window coverings
 Full electric kitchens with self‐cleaning range, Energy Star dishwasher and refrigerator

Population and Bedroom Mix:
Panorama Pointe Phase II serves resident households age 62+ in an apartment setting surrounded by
on‐site and community amenities. The location, building, and unit design are ideally suited for senior
residents, some of whom will have changing needs over time. We believe this project and its
comprehensive amenities and surrounding services provides the flexibility to allow residents to age‐in‐
place as appropriate. We anticipate most future residents will be moving from the Boulder‐Denver
metro area, and many from the Westminster area.
The building will contain 20 one‐bedroom/one‐bathroom units and 16 two‐bedroom/one‐bathroom
units. Six units (17%) will be available for residents with an Area Median Income (AMI) of 30% or below,
ten units (28%) for 40% AMI, eight units (22%) for 50% AMI and twelve units (33%) for 60% AMI. The
project’s overall capture rate is 12.4%, a quantitative indicator of the desirability of this site for seniors
looking for affordable housing options and services. This mix of unit sizes and AMI levels provides a
diverse set of options for future residents. This mix accommodates residents of many different income
levels and provides one and two bedroom options for different household sizes and space needs.
Location:
Panorama Pointe Phase 2, together with the Westminster Senior Campus, is the ideal location for senior
living. The site has beautiful panoramic views of the mountains to the west, southwest, and northwest

and the Denver skyline to the southeast. Major arterial roads, including Federal Boulevard to the west
and 84th Avenue to the north border the property.
Within the immediacy of the site, residents will enjoy the meandering walkways, gardens, senior center,
and its close proximity to a large city park (Cobblestone Park), which is a block from the site. The
campus has a series of walking paths that connect all of the buildings on the campus (including the
proposed) directly to the Westminster Senior Center as well as Cobblestone Park, which features
additional walking paths, play equipment for children and grandchildren, a pond, benches, and shady
gazebos.
Residents will also be able to enjoy many community amenities within a short distance from their
homes. Immediately adjacent to the site are St. Anthony’s North Hospital, Clinica Campesina, and Rocky
Mountain Primary care professional building. Nearby, the City of Westminster offers two recreation
centers (one for adult recreation opportunities and the other for aquatic fitness), a public library, and
access to dedicated open space. Two grocery stores, banking facilities, and pharmacies are within half a
mile of the site. Please see amenities map below for more detail.
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RTD transit options are available; Route 80 and 31 have stops along the arterial roads bounding the
Senior Campus site and provide access to employment, shopping, and services located in Westminster,
Thornton, Federal Heights, and Denver. The Westminster Park n Ride is a short drive from the site and
will provide residents with access to regional bus connections to Boulder and Denver. RTD bus fares are
affordable; senior residents pay as little as $1.10 per one‐way trip. RTD also offers SeniorRide and
SeniorShopper flexible call‐in transit options to groups of seniors and/or seniors living at senior living
complexes who need transportation access beyond the existing fixed routes.
The location of Panorama Pointe Phase II was in part dictated by constraints imposed upon the
surrounding undeveloped parcels. Several adjoining parcels are owned by the Pillar of Fire Church, who
would not agree to sell these parcels and does not intend to sell these parcels in the near future. An
additional vacant parcel is a required pocket park to satisfy the City’s open space requirement for
Panorama Pointe Phase I. This was a requirement by the City of Westminster for the approval of the
Panorama Pointe Phase I Final Development Plan. There is also a portion of land owned by the City of
Westminster that is being held as unimproved additional parkland and is not available for sale. Please
see the property ownership map below for more details.

Pillar of Fire Church

Pillar of Fire Church

SITE

Residences Phase I

(MEM)

(MEM)

City of
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Senior Center

Cottages at Panorama
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Project Amenities and Services:
The Panorama Pointe Phase II common areas feature many amenities for the use its residents, such as a
café/great room with a wet bar, a reading lounge, a computer room, a fitness area, and activity and
media room. Exterior amenities include landscaping and planted flowerbeds with a gazebo, sidewalks
and walking paths with benches located along the perimeter, and a patio with picnic tables and BBQ
grill. As mentioned above, the project’s location makes it easy for residents to access community
services and amenities on foot or via transit. Panorama Pointe Phase II is a non‐smoking apartment
community.
We are proud to offer a wide variety of community amenities and services located within the on‐site
Westminster Senior Center, the hub of the Panorama Pointe Senior Campus. On‐site services are
available for no additional cost to the residents. M.E.M. Westminster Property, LLP employs a full‐time
campus manager/program coordinator who is located at the Westminster Senior Center. This person
manages day‐to‐day operations of the property while also providing comprehensive resident activities
and services that rival clubhouse amenities found in other, conventional apartment communities.
Lease‐up and ongoing property management offices will also be located within the Senior Center as well
as on‐site maintenance staff. The Senior Center is a short walk away from both Panorama Pointe Phase I
and Phase II (as outlined below).

A
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Residences Phase I
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Cottages

Connectivity Map / Walking Distances
A to C Phase Two to Senior Center
A to B Phase Two to Phase 1
B to C Phase One to Senior Center
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A few of the amenities, programs and services offered at the Senior Center include:
Amenities:
 Exercise equipment area
 Great room media center for events, showers, and parties
 Kitchen
 Large outdoor deck
 Business office
 Walk out access to easy passenger pickup
 Elevator service
Programs:
 Ice cream parlor and socials
 Monthly potlucks
 Weekly bingo and card games
 Outings to sporting events, luncheons, fall colors and Christmas lights tours and other events
 Crafting
 Current event salons
 Movie nights/afternoons
 Volunteer opportunities
 Quarterly Lectures
Services:
 Monthly blood pressure testing
 Health and wellness programs and workshops
 Scheduled transportation for appointments
 Voting polling place

Energy Efficiency:
The construction of the building will comply with the environmental and energy conservation guidelines
established by Enterprise Green Communities. It will use products that are extracted, processed, and
manufactured within 500 miles of the project for a minimum of 50%, based on cost, of the building
materials’ value. It is also located in a Stage 2 Pre‐Certified LEED for Neighborhood Development plan.
In addition, the heating and air conditioning system will be a hydronic fan coil split system with energy
efficient condensers for air conditioning of each unit and common area. Each apartment will have
individual thermostats to control both heating and cooling, Energy Star appliances, and water
conserving kitchen and bathroom faucets.

Panorama Pointe Phase II will also embrace a non‐smoking policy, a policy that has been specifically
requested by interested residents. Currently, in the Panorama Pointe Phase I development, only two
out of 72 units have a preference for smoking in the building, indicating that a non‐smoking policy will
not be burdensome to the vast majority of residents. The non‐smoking policy planned for Phase II is not
only beneficial for environmental sustainability, but is also supportive of the numerous residents using
oxygen or experiencing other respiratory illnesses. In all, this policy aligns with the priorities of the
Panorama Pointe Senior Campus. Additionally, our property manager indicated that, in his experience,
one out of every five applicants inquires and request a non‐smoking community. A gazebo located near
the project will be available to those who desire to smoke.
Financing:
Construction of the $7 million project will include LIHTC equity, conventional financing, and a $250,000
subordinate note, and a deferred developer fee.
The applicant requests a 125% CHFA basis boost in annual credit. This request of an additional $109,171
of annual credits produces approximately $1 million of additional equity and is a necessary gap filler to
offset the increased costs of the site’s physical restraints and the costs relative to the small number of
units in the development (as further discussed below).
One of the most challenging and yet inspiring parts about this phase of the Panorama Pointe
development is that this parcel of land is the capstone of this multi‐phase development. However,
being the last developed parcel has also made it the most constrained of the development phases.
These constraints add costs including retaining walls and other difficult topographical site
improvements.
In addition, difficult development conditions, and therefore added costs, have arisen over time. For
example, in a desire to provide as much convenience as possible for the senior portion of the
development, the development team assigned additional land to the parcel used for the City’s Senior
Center, providing needed additional access and parking. Increasing the Senior Center’s parcel has
resulted in a smaller site for the capstone development. The limited number of units allowed by the
remaining parcel size increases cost inefficiencies and duplication.
On June 1st, CHFA received 12 letters of intent for new construction senior projects, each with an
average annual credit request of $15,219 per unit and a median request of $16,547. Panorama Pointe
Phase II’s credit request with a basis boost totals $15,002 per unit, less than the average and median
request.

In addition, the narrative should address the following:
1. Identify which guiding principles in Section 2 of the Qualified Allocation Plan (QAP) the
project meets and why it meets them:
The Residences at Panorama Pointe Phase II meet a number of the guiding principles in the QAP.
Specifically, the project responds to CHFA’s guiding principles:


To provide opportunities to a variety of qualified sponsors of affordable housing, both
for‐profit and nonprofit: M.E.M. Westminster Property LLP is a for‐profit sponsor who
has made a long‐term investment in the Westminster community through its
relationship with the City of Westminster to provide affordable housing.



To distribute housing credits to assist a diversity of populations in need of affordable
housing, including homeless persons, persons in need of supportive housing, senior
citizens, and families: This project serves senior citizens and 17% of the project is
geared towards 30% AMI, striving to serve the lowest income senior citizens in the
community.



To reserve credits for as many rental housing projects as possible while considering the
Priorities and Criteria for Approval in the following sections: This project represents an
overall low credit request.

2. Identify which housing priority in Section 2 of the QAP the project qualifies for:
Residences at Panorama Pointe Phase II responds to the QAP’s priority of:


Senior Projects serving seniors should provide amenities attractive and beneficial to
seniors.

The Panorama Pointe Senior Campus (including the proposed project) offers a full set of
amenities that are attractive and beneficial to seniors to a community that has a demonstrated
need of senior affordable housing. The campus has received awards for being responsive to
senior needs and the extensive waiting list (380 names) clearly outlines the direct need for the
housing and services offered at Panorama Pointe.

3. Describe how the project meets the criteria for approval in Section 2 of the QAP:

a. Market conditions:
Residences at Panorama Pointe Phase II is the next phase of an already existing fully
leased and strongly performing senior housing development. Phase I’s full waiting list
demonstrates a need in the market for additional housing options for the senior
community in the area. Additionally, the site is located directly across the street from a
full medical campus and immediately adjacent to one of the city’s senior centers making
it an ideal location for the resident elders. The overall capture rate for the project is
12.4%, with capture rates of 1.4% for 30% AMI, 19.7% for 40% AMI, 24.2% for 50% AMI
and 2.9% for 60% AMI. The developers anticipate complete lease up of the project
within six months of construction completion.

b. Readiness‐to‐proceed:
The developers own the land, the project site is appropriately zoned, and the Planning
Division of the City of Westminster staff is supportive of awarding the project Category E
Service Commitments for the site’s water and sewer taps. The developer anticipates a
smooth approval process for the site plans; such will be ready by February with
construction and financial close in early 2014. The project is also ready to proceed
quickly as the planned 36‐unit development is smaller than the 60‐unit development
originally approved for the site, thus reducing any additional negotiations with the
community, zoning or permitting due to the smaller project plan.

c. Overall financial feasibility and viability:
All project financing is in place with the exception of the LIHTC award. The development
team has had conversations with multiple potential lenders and tax credit investors who
are supportive of this project and foresee providing terms during the competitive
process for financing partners to be held immediately upon award of credits. The
developers are committed to the project as evidenced by their subnotes provided to the
project to help achieve full financing.

d. Experience and track record of the development and management team:
Developer Experience:
M.E.M. Westminster Property LLP is comprised of the Mendel Development Company,
owned by Lee Mendel and Neal Mendel, and Elkco Properties Inc., owned by Steve
Elken. M.E.M. Westminster Property LLP is the current owner of the land and will work
together to develop the site. The developers have more than 60 years of combined

development experience using multiple means of financing (included 9% LIHTC and HUD
financing programs.) In total, they own and manage seven affordable housing projects
in Colorado. The developers’ specific resumes and statements of real estate owned are
included in the LIHTC application under Tab 15.
Management Experience:
The project will be managed by a joint venture between Elkco Properties, Mendel
Management Company, and ComCap Asset Management Inc.
Mendel Management Co., a subsidiary of Mendel Development Company, has over five
years experience managing LIHTC properties and also currently manages Section 8
properties in the Denver metro area.
Elkco Properties, similarly, has extensive experience and do manage full senior
campuses totaling 440 units ranging from independent senior living to assisted living
and also units serving seniors with dementia or Alzheimer’s, manage 141 units of
retirement housing, previously owned 44 units of Section 8 housing, currently manages
103 units in mixed‐use settings, and a total of 1,580 general units. For a number of their
projects, Elkco Properties maintains ongoing compliance reporting including income
compliance quarterly for their bonds, monthly for Medicaid standards, semi annually for
HUD documentation and annually for Fannie Mae and Freddie Mac compliance. Elkco
Properties continues to actively manage over 2,000 of these listed units. Please see the
attached chart of properties managed by Elkco Properties.
In addition to this experience, the development team will be retaining ComCap Asset
Management, Inc. for consulting services and to oversee and coordinate project
preleasing and stabilization as well as all LIHTC compliance for the lease up and the first
year of operations. ComCap, Inc. has in excess of 17 years experience working with
LIHTC communities (12 apartment communities) of both 9% and 4% LIHTC.

e. Cost reasonableness:
As per the cost estimate contained within this application, Residences at Panorama
Pointe Phase II are estimated to have a hard construction cost of approximately
$120,083 per unit and a total development cost of less $190,614. These are in line with
most and slightly lower than some LIHTC developments.

f. Proximity to existing tax credit developments:
The project is adjacent to Panorama Pointe Phase I, which is a high functioning tax credit
project that achieved lease‐up in 2009. Panorama Pointe Phase I was 90% leased at

completion and completed leasing within 30 days of the project’s opening. Phase I is
100% occupied and has a full waiting list. The synergy of the properties’ proximity at
the Panorama Pointe Senior Campus outweigh potential issues of adjacent location.
Orchard Hill is another existing tax credit property serving 40% and 50% AMI senior
tenants. Orchard Hill is 100% occupied and has a waiting list of 60 potential tenants.
The Westminster Commons project is not comparable because it has Project Based
Section 8 vouchers for all units. There are no planned LIHTC properties currently under
construction.

g. Site suitability:
Residences at Panorama Pointe Phase II is the last parcel of land to be developed on the
Panorama Pointe Senior Campus and comfortably accommodates 36 units plus surface
parking. This development will be the final element of the Panorama Pointe Senior
Campus.

4. Provide the following information as applicable:
a. Justification for waiver of any underwriting criteria (minimum operating
reserve, minimum PUPA or high PUPA, first year debt coverage ratio below
1.15 or above 1.30, minimum replacement reserve, vacancy rate below CHFA’s
minimum):
N/A

b. Justification of the financial need for CHFA’s DDA credit up to 130 percent of
qualified basis:
The applicant requests a 125% CHFA basis boost in annual credit. This request of an
additional $109,171 of annual credits produces approximately $1 million of additional
equity and is a necessary gap filler to offset the increased costs of the site’s physical
restraints and the costs relative to the small number of units in the development (as
further discussed below).
One of the most challenging and yet inspiring parts about this phase of the Panorama
Pointe development is that this parcel of land is the capstone of this multi‐phase
development. However, being the last developed parcel has also made it the most
constrained of the development phases. These constraints add costs including retaining
walls and other difficult topographical site improvements.

In addition, difficult development conditions, and therefore added costs, have arisen
over time. For example, in a desire to provide as much convenience as possible for the
senior portion of the development, the development team assigned additional land to
the parcel used for the City’s Senior Center, providing needed additional access and
parking. Increasing the Senior Center’s parcel has resulted in a smaller site for the
capstone development. The limited number of units allowed by the remaining parcel
size increases cost inefficiencies and duplication.
On June 1st, CHFA received 12 letters of intent for new construction senior projects,
each with an average annual credit request of $15,219 per unit and a median request of
$16,547. Panorama Pointe Phase II’s credit request with a basis boost totals $15,002
per unit, less than the average and median request.

5. Address any issues raised by the market analyst in the market study submitted with
your application:
The Market Study recommended that the developers include additional exterior amenities to
the project. Patio seating and a BBQ area have been added per this recommendation.

6. Address any issues raised in the environmental report(s) submitted with your
application and describe how these issues will be or have been mitigated:
The Phase I environmental site assessment revealed no evidence of any recognized
environmental conditions or concerns with the property.

7. In your own words describe the outreach that you have conducted within the
proposed community and demonstrate local support for the project (including
financial support):
There is abundant community support surrounding this project due to the ongoing need for
affordable senior housing in the area. The intention to create affordable senior housing on the
site began in 1995 by the creation of a master development plan and a partnership between
members of M.E.M. Westminster Property, LLP and the City of Westminster. Panorama Pointe
Senior Campus started providing for seniors in the late 1990’s with two section 8 communities
developed by the Franciscan Ministries of Wheaton Illinois, followed by the market rate
“Cottage House” community developed by M.E.M under HUD 221 DHA program . Since then,
the landowners have remained committed to providing ideal living and lifestyles for their
residents. The Cottages at Panorama Pointe (a market rate parcel owned and operated by the

development team) was recently awarded the Best Retirement Center in Westminster by the
Westminster Award Program. In addition to community support, Panorama Pointe Phase II has
received a letters from Congressman Ed Perlmutter and the Mayor of the City of Westminster
offering full support of the project and the Resident Manger has also submitted a letter outlining
the community’s interest and need for Phase II. These letters are attached.
The City of Westminster has shown financial support by waiving approximately $42,084 in park
fees and $4,032 in land dedication fees.

Project Name:

Sable Ridge Apartments

Project Address:

4203 Chambers Road, Denver, CO 80239

Project Overview
Sable Ridge Apartments, a proposed new 60‐unit affordable apartment project for independent
seniors ages 55+, is located at the southeast edge of the Montbello neighborhood in Denver. It
is located in a Qualified Census Tract. The project is seeking an annual tax credit award of
$847,240 or $14,120 per unit.
Montbello is a transitional neighborhood that has experienced little growth over the last 30
years and had no new multi‐family developments until the construction of Sable Ridge
Residences, the adjacent 61 unit 4% LITHC property also developed by Kenneth A. Walker and
Associates in 2003.
We are confident that lease‐up will be quick since Sable Ridge Residences is a natural referral
stream and presently has a waiting list for 50% AMI units and frequent inquiries for the 30%
and 40% AMI apartments.
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Sable Ridge Apartments will complete the build out of Sable Ridge Plaza, a 13.5 acre planned
mixed‐use development comprised of Sable Ridge Residences, 4 neighborhood serving retail
pad sites and a 5 acre townhome site under construction by Habitat for Humanity. Sable Ridge
Apartments will be highly visible from all directions and the focal point of Sable Ridge Plaza.
Sable Ridge Development, LLC previously applied for the highly competitive LIHTC for Sable
Ridge Apartments and, while not awarded, took the opportunity to improve the project with
the constructive critique of its development team, CHFA and additional feedback from meetings
with tenants and the on‐site manager and staff of Sable Ridge Residences. Improvements to
the project include increased parking and a Memorandum of Understanding for services from
InnovAge Greater Colorado. InnovAge services include transportation, in‐home care, chores
and housekeeping, social and recreational activities, meals, and a range of medical care. The
Center for African American Health already provides disease prevention and disease
management programs at Sable Ridge Residences. These two organizations will help residents
of both properties remain independent, healthy and safe in their homes.
Project Description
The project, a four story, slab‐on‐grade stucco and brick
veneer over wood frame, will provide the permanent quality
that will allow it to stand the test of time. The building is
58,606 sf. The project is adjacent to the existing Sable Ridge
Residences.
The orientation of the building takes full advantage of the
typography. Sound buffering and a private 6,256 sf. courtyard
(in green and red) are achieved with landscaping and retaining
walls. This naturally provides a quiet and safe open space and
protects the excellent City and mountain views for the
Community Room and many of the apartments.
The 5’ wide detached sidewalks internally and around the
Sable Ridge Plaza perimeter and low traffic counts on the
interior streets make for safe walking.

Services
Property management staff from Kenneth A. Walker and Associates will build on many of the
successful programs from Sable Ridge Residences including weekly coffee club, pot lucks,
community parties, outings, balcony decorating contests, Daddy Bruce Randolph Thanksgiving
Turkey giveaway , semi‐monthly food bank assistance, exercise classes, and The Center for
African American Health services and disease prevention and disease management programs.
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Staff will continue assisting residents access support services and programs such as LEAP and
Foodbank of the Rockies.
Sable Ridge Apartments has agreed to partner with InnovAge Greater Colorado to provide on‐
site services including home care, health care, additional social programs, meals and
transportation to help residents age in place independently. InnovAge will also provide tax‐free
stipend opportunities for residents.
Shopping and Ease of Location
The major shopping center for the Montbello neighborhood is anchored by a Walmart
Neighborhood Market (with groceries and pharmacy) at 51st Avenue and Chambers Road. It is
only .8 miles north of Sable Ridge Apartments. The two are connected by a meandering
sidewalk with a 30’ wide landscaped parkway buffering Chambers Road.
The Highland Group’s market study suggests that the Transit Score does not adequately reflect
the frequency and convenience of the bus service on Chambers Road. In addition, the Walk
Score does not reflect the buffered sidewalks from the site to nearby neighborhood serving
retail, including two grocery stores and pharmacies, convenience stores, fast food restaurants
and dining.
Sable Ridge Apartments is across the road from The Gateway Development with restaurants,
hotels, apartments, condominiums and neighborhood serving retail; an RTD Light Rail transit
station is located at 40th Avenue and Pena Blvd., less than a mile east of the subject property.
All of this new development is visible and easily accessible from Sable Ridge Apartments.
Lessons Learned
Building upon the success of Sable Ridge Residences, we recognized the importance of a variety
of floorplans for the 1 and 2 bedroom apartments with balconies or patios. The Commmunity
Room will be even larger and again be a focal point of the building, with excellent views of the
courtyard, mountains and Cityscape. Other amenities include built‐in microwaves, optional
storage and carports.
We are also adding services performed by InnovAge Greater Colorado and continuing our
partnership with The Center for African American Health.
Active Design Strategies are again being incorporated in the project to promote healthy living
and social engagement. This includes encouragement of stair use by extending carpet into the
well‐lit stairwells, designing an inviting fitness center with age appropriate equipment and
developing the 5’ detached sidewalks around the property and plaza’s perimeter.
Tenants Served
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Sable Ridge Apartments is an affordable, independent aged 55+ community. The unit
breakdown addresses the strong demand for 2‐bedroom as well as lower rent units (30%, 40%
and 50% AMI) to complement the fully occupied Sable Ridge Residences (50%, 60% and 80%
AMI). Maximum monthly rents will comply with HUD LIHTC regulations.
Unit Size/Affordability Mix
Unit type
Size
1 bedroom
625‐700 sf
2 bedroom
808‐881 sf
total

30%AMI
2
1
3

40%AMI
19
10
29

50%AMI
16
12
28

Total
37
23
60

Type of Financing
Total project cost is estimated at $10.3 million. The project anticipates a combination of
construction and equity financing sourced through its bank, a first mortgage permanent loan
through CHFA, along with subordinate financing from the City of Denver and Colorado Division
of Housing, as well as developer fee deferral. Letters and indications of interest have been
received from all.
Unit Amenities









Private balconies (47 units) and patios (7 units)
Variety of 1 and 2 bedroom floor plans
Individually controlled heating and air conditioning
Well equipped kitchens featuring EnergyStar appliances (stove, self‐cleaning oven,
dishwasher, refrigerator, garbage disposals), built‐in microwaves and vented kitchen
exhaust fans
9 ft ceilings with ceiling fans
Hardwood, carpeted and tiled flooring
Step‐in showers
Bathroom grab bars

Exterior Common Amenities



6,256 sf courtyard with picnic tables and barbecue grills
76 parking spaces (includes 4 reserved for handicap parking and 12 carports)

Interior Common Amenities




On‐site management and maintenance
Secured and accessible access
Elevator and two Active Design Strategy staircases
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2,171 sf community room opening to courtyard with excellent views; full kitchen,
dining tables and chairs, separate smaller dining and game room
Multi‐media center with flat screen TV
Fitness center
Laundry room on each floor
Wi‐Fi access throughout building common areas

Additional Options



12 storage units
12 carports

Strategies for Green Communities and Energy Efficient Design Standards
Sustainability and efficiency have been established as priorities from the pre‐development
stages of Sable Ridge Apartments. The project will be constructed to meet or exceed the 2011
Enterprise Green Communities Criteria. Site selection takes advantage of access to existing
infrastructure, community amenities and transit opportunities. The Development Team
includes LEED accredited professional architect David Langley of David A. Langley and
Associates and Spectrum General Contractors that employ LEED Accredited professionals for
both project management and on site. Environmentally responsive construction includes:
 Building orientation and design taking full advantage of solar gain in addition to
providing excellent views
 Low emissions of volatile organic compounds (VOCs) paints and sealants
 EnergyStar rated appliances, mechanical and windows
 Vented kitchen exhaust fans
 High performance lighting
 Insulated, double‐paned low‐e coating windows
 Water‐Smart fixtures and water smart landscaping
 Photovoltaic cells on carports for exterior lighting
Guiding principles in Section 2 of the Qualified Allocation Plan (QAP) :
Sable Ridge Apartments meets the following CHFA priorities:
 Support rental housing project serving the lowest income tenant for the longest
period of time with 30%, 40% and 50% AMI units; leveraging City and State funds,
we are able to support the project while providing lower rent units.
 Provide for distribution of housing credits across the state to Montbello that has not
received any 9% Tax Credits; we have a proven track record in the adjacent 4%
Senior Housing Project and intend to continue to demonstrate our strong
commitment to senior housing.
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Distribute housing credits to senior citizens, providing 60 units of sound, elegant
quality housing for seniors as well as services to help keep them living independently
and in place.
Support projects in a QCT, the development of which contributes to a concerted
community revitalization plan – the project is consistent with the City’s consolidated
plan and meets its housing priorities; it also addresses a mismatch between the
income level and the higher AMI units currently offered in the PMA, as identified in
the market study.
Opportunities to a variety of qualified sponsors; the developer is a for‐profit entity.

Housing Priority in Section 2 of the QAP:
Sable Ridge Apartments is designed as a senior accessible building without a need for
conversion in any unit with many amenities and services within the project and nearby.
Criteria for Approval in Section 2 of the QAP:
a. Market conditions: The project site is located in the Montbello area adjacent to the
existing Sable Ridge Residences, a 4% tax credit property funded using Private Activity
Bonds. Sable Ridge Residences was opened in 2003 and offers 61 total units: 22 units
restricted at 50% AMI, 22 units at 60% AMI, and 17 units at 80% AMI. Under the current
management company, which has operated the building since 2008, we have
maintained full or nearly full occupancy over the last six years, typically with one or no
vacancy. Units are filled quickly when there is turnover.
The intent for the planned Sable Ridge Apartments is to address a strong demand from
potential renters for units restricted at lower AMI levels than are currently offered and
to respond to strong demand for additional 1 and 2 bedroom units, as Sable Ridge
Residences has only 18 2‐bedroom units.
Upon examination of the prior home location of its residents, Sable Ridge Residences
has drawn its residents as follows:
Within a 4‐mile radius
54%
Other Denver Metro
38%
Other Colorado
4%
Out‐of‐State
4%
Total
100%
Over half of the Sable Ridge Residences residents lived within a four‐mile radius from
the property just prior to move‐in. All but two of the 38% of residents drawn from
elsewhere in the Denver metro area came from the east side of Interstate 25, between
I‐70 on the north and Iliff Ave. on the south, an approximate 10‐mile radius. The in‐
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migration that the developer is able to attract and achieve is a benefit not only to Sable
Ridge Apartments but also the Montbello neighborhood as a whole.
The overall capture rate for this project is determined to be 9.5%, with the 30% AMI
being 1.0% and the 40% AMI at 9.5%. The capture rate for the 50% AMI units is 22.1%
which is less than the 25% CHFA threshold. We strongly believe this rate is attainable
because there are only 24 units restricted at 50% in the entire PMA currently. In
addition, all but 2 of the existing 50% AMI units are in our adjacent project, and with the
number of inquiries we’ve had over the years we have a good sense of the demand at
50% AMI. Further, this is a very low‐income part of Denver with a great shortage of
quality affordable rental housing units. The subject property will address these needs.
b. Readiness‐to‐proceed: We already own the land and it is properly zoned for the
project. Per the submitted letters of interest and support, likely participation from the
financial partners indicated, and our architect’s approved amended PBG, we are well
situated to proceed; and anticipate being able to meet the tax credit program’s
carryover requirements. We have an excellent relationship with the permitting
agencies. Further, we have worked well with all members of our Development Team,
including attorneys, contractors and consultants.
c. Overall financial feasibility and viability: The project’s pro forma has been developed
using the Floating Rate APR instead of the 9% Fixed Rate. It is based on discussions with
our anticipated financial partners and the letters of interest received and included with
our Application. It provides for adequate reserves and indicates that the building meets
the minimum debt service coverage requirements and developer fee payment from
cash flows. Further, the size of this project is supported by the completed market
study, and the location, by virtue of the high occupancy levels and low turnover
sustained at the adjacent Sable Ridge Residences, over many years, has proven to be
highly desirable by our tenants.
d. Experience and track record of the development and management team: The
Developer has been involved in real estate development for the past 30 years and has
developed over 20 projects, including both residential and commercial. We have as
many years in property management experience. We have assembled a team of
professionals whose experience with the LIHTC program ensures the success of the
project. The Developer, Sable Ridge Development, LLC, lead by the passionate and
committed Kenneth A. Walker, developed 61‐unit Sable Ridge Residences in 2003,
located adjacent to the subject project. Sable Ridge Residences has been successfully
managed by the Developer’s property management division, Kenneth A. Walker and
Associates. As noted in their resumes attached to the Application, our CPA firm,
architects, consultants and general contractor all have significant experience with LIHTC
developments.
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e. Cost reasonableness: Our project costs have been developed primarily based upon
actual third party estimates and indications as well as comparison to recent projects.
We believe that our cost estimates as well as the amount of annual credit and credit per
low income unit produced are reasonable. The annual credit amount we seek as well as
the amount of credit per low income unit is reasonably and relatively low. The per unit
development cost is $171,881 and a hard cost construction cost per unit is $118,739.
f. Proximity to existing tax credit developments: There are no 9% competitive Tax Credit
developments in the PMA. Sable Ridge Residences, adjacent to the project, and The
Clyburn at Stapleton, on the western edge of the market area, are 4% non‐competitive
senior apartment properties.
g. Site suitability: Sable Ridge Apartments is the next phase of Sable Ridge Plaza, a 13.5
acre planned mixed‐use development. Sable Ridge Plaza includes diversified housing
stock with neighborhood serving retail and services in a safe and inviting environment.
Services and amenities appropriate for the population served include:
 Transit: adjacent high frequency local bus routes #153 and #43 servicing
neighborhood serving retail and services as well as nearby DIA bus line; the
developing expanded RTD FastTracks station is within 1 mile.
 Neighborhood Serving Retail: convenient grocery stores and pharmacies,
restaurants and retail services across the street and within 1 mile.
 Social Services: Denver Health’s Montbello Family Health Center; University of
Colorado Hospital; Arie Taylor City and County of Denver Office Complex (offices
for Human Services, Workforce Development, District #11 City Councilman;
Montbello Library; VA Hospital at Fitzsimons (under construction).
 Parks and Recreational Opportunities: Village Place Park; Montbello Recreation
Center with strong Senior programming.
 Additional Services: InnovAge Day Center, which provides many essential services
for seniors, is located 4 blocks south.
 Future Development: with FastTracks coming to 40th Avenue and Pena Blvd. and
the growth in Gateway, there will be even stronger support for commercial and
retail that will be positive for Sable Ridge Apartments.

2. Provide the following information as applicable:
a. Justification for waiver of any underwriting criteria (minimum operating reserve,
minimum PUPA or high PUPA, first year debt coverage ratio below 1.15 or above
1.30, minimum replacement reserve, vacancy rate below CHFA’s minimum): N/A
b. Justification of the financial need for CHFA’s DDA credit up to 130 percent of
qualified basis: N/A
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3. Address any issues raised by the market analyst in the market study submitted with your
application:
 Given the area’s diversity, we acknowledge the importance of ensuring that
design, programming and marketing of the project are appropriate. We have
multi‐cultural staff and will continue to do community outreach to attract the
ethnically diverse market area.
 We have added more balconies, storage spaces and carports that strengthen the
project and help to further enhance its marketability.
Summary of Project Strengths:
 The project addresses and responds to a strong unmet demand for renters at the
lower AMI levels than currently offered.
 There is a Memorandum of Understanding with InnovAge Greater Colorado for
on‐site services including home care, health care, additional social programs,
meals and transportation to help residents age in place independently. Innovage
operates a center at 3551 Chambers Road, less than a half mile away from Sable
Ridge Apartments. InnovAge will also provide tax‐free stipend opportunities for
residents.
 The Center for African American Health will provide disease prevention and
disease management programs.
 Balconies and private patios.
 Storage and carports.
 Large community room and large private connecting courtyard.
 Overall, the level of amenities planned for Sable Ridge Apartments is similar or
superior to that offered at selected comparable tax credit senior apartments.
 Active Design Strategies incorporated in the project and surrounding areas.
 Located in a desirable area of Montbello, within short distances to grocery stores
and pharmacies, dining and fast food options, convenience stores, banking,
parks, city amenities such as recreation centers and libraries, and health care.
 Within a block of frequent bus service to important amenities for seniors
including groceries and pharmacies, churches, recreation center, library and
healthcare.
 Located just north of I‐70, one of Colorado’s most significant east‐west corridors;
it also is just 0.8 miles northeast of the I‐70 and I‐225 junction. This confluence
will provide excellent access to the site for residents and visitors. In addition, the
site is 0.8 miles directly west of the planned East Rail Line Station.
 Located directly adjacent to the existing Sable Ridge Residences, which has
sustained near full to full occupancy over many years, indicating, among other
things, the quality of the community and desirability of the location. This will
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provide greater opportunities for social interaction and connection for seniors
living in both buildings.
Sable Ridge Development, LLC is experienced in senior housing, having
developed the adjacent Sable Ridge Residences, which has been operating at full
occupancy. Our management company, Kenneth A. Walker and Associates, has
experience in tax credit management and senior programming, as we currently
operate Sable Ridge Residences.

Summary of Project Weaknesses:
The project successfully addressed any prior recommendations and suggestions from
CHFA and The Highland Group’s Market Study.
4. Address any issues raised in the environmental report(s) submitted with your
application and describe how these issues will be or have been mitigated: None
5. In your own words describe the outreach that you have conducted within the proposed
community and demonstrate local support for the project (including financial support):
There has been ongoing outreach to residents at the adjacent Sable Ridge Residences
and those on waiting list, neighborhood recreation center flyers and personal visits by
Management Company representative. Outreach has also been done as a
neighborhood voting site. We have met and reviewed the project with the Denver
Office of Economic Development, City Councilman Christopher Herndon, Colorado
Division of Housing and State Representative, Angela Williams, and received their
expression of support for the creation of the proposed affordable housing for seniors.
The City and County of Denver and Colorado Division of Housing have provided letters
of financial support.
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Project Name: Sol Naciente
Project Address: East Beaver Ave at Warner St, Fort Morgan, CO 80701
1. Identify which guiding principles in Section 2 of the Qualified Allocation Plan (QAP) the
project meets and why it meets them:
The Sol Naciente farm worker housing project meets several of the guiding principles in
the QAP. The development will serve the lowest income tenants, ensure that housing
credits are distributed across the state, and will meet the needs of a target population
that is not generally served by housing credits.
Sol Naciente will be a 50‐unit, rental subsidized development for agricultural workers
earning less than 50% of the area median income and working in Fort Morgan,
Colorado. While the restriction is 50% of AMI, Community Resources and Housing
Development Corporation’s (CRHDC) experience with other farm worker housing
projects indicates that almost all qualifying residents will have incomes below 30%
AMI, as all units will have USDA rental subsidies. CRHDC is committed not only to
serving very low income populations, but also to maintaining the affordability of the
project in perpetuity, so that agricultural workers can continue to benefit from the
development of the units for years to come. Truly, this project is designed to meet the
first guiding principle of “serving lowest income tenants for the longest period of time.”
This project also meets the principle of “providing for the distribution of housing credits
across the state.” The last time a development in Fort Morgan was allocated housing
credits was in 1995.
While agriculture is a key industry for Colorado, contributing more than $7 billion to the
state economy annually, low income agricultural workers are a very much underserved
population. Like all families, they need access to services, schools, recreation and
shopping. Agricultural workers face the housing market with low agricultural wages and
few other resources. The project, which serves the needs of both farmworkers and

agricultural employers who rely on them, will meet the principle “to distribute housing
credits to assist a diversity of populations in need of affordable housing.”

2. Identify which housing priority in Section 2 of the QAP the project qualifies for:
The project qualifies for the priority of serving a county with a population of less than
175,000. The City of Fort Morgan is located about 80 miles northeast of Denver on the
eastern plains of Colorado and has a population of approximately 11,000. The
population of the County is approximately 28,000. Fort Morgan is the county seat of
Morgan County and a commercial, industrial and recreational hub for northeast
Colorado.
While this project does not involve the "preservation" of existing rental assistance
properties ‐ it will bring new units that have allocated rental subsidies on‐line. Without
LIHTC, it is not likely this project will be developed and the allocated USDA rental
subsidy will be lost for the State of Colorado.
3. Describe how the project meets the criteria for approval in Section 2 of the QAP:
a. Market conditions:
Market Conditions indicate a pent‐up demand in that there has been no recent
development of new units since the mid 1990’s. There have been some remodeled
projects that have USDA subsidies but they often turn away larger families . There
are no USDA Farm Labor Housing developments in the market area. “The three
existing family apartment projects in the PMA all have waitlists with between three
and 25 applicants, indicating pent‐up demand for income‐restricted family rentals.”
(Market Study, Page 3)
Through the development of Sol Naciente, CRHDC aims to address a critical need in
the area: an increased supply of clean, decent, and affordable housing for
agricultural workers and their families. These farm workers provide a labor force
integral to the local economy which relies heavily on agriculture. The City of Fort
Morgan is home to a large meat‐packing plant, a cheese factory, a dairy processing
factory and Erker Grain, which produces sunflower seeds. Discussions with service
providers, growers, dairy farmers and other agriculture industries such as the local
meat processing company indicated that the housing availability in the community
was very limited and often inadequate for the agricultural workers.
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In the 1990s, the Cargill plant and other agricultural employers in the area were
struggling to find workers. The agricultural industry worked closely with workforce
and relocation centers to attract newcomers to Morgan County, which has resulted
in a more diverse population over the years. Between 1990 and 2000, the
immigrant population in Morgan County increased 218 percent and it has been
increasing steadily since. An estimated 1,000 to 1,200 African immigrants — most
of them refugees — now live in Morgan County, drawn by employment at Cargill
and other agricultural employers. The immigrants have been attracted to the
relatively high‐paying entry‐level jobs for unskilled labor (over $11 per hour plus
benefits) at the meatpacking plant, and the small size of the town. Once refugees
began to establish residence in the town, they have encouraged friends and family
members to follow them.
Some community members worried that this development would cause vacancies
in the other units in the community. However, there is evidence that there is a high
number of cost‐burdened families, most of whom earn less than 50% AMI andwho
cannot afford local rentalsoften double and triple up to make ends meet.
Comprehensive market analyses of the area have also cited issues regarding the
lack of basic sanitation and safety conditions. This is particularly true of privately
held units. Sol Naciente will be the first family‐oriented apartment development in
the Priority Market Area in approximately 20 years, and as a result, it will be
significantly newer and in better condition than the existing rental stock.
The project will serve a diverse population with supportive service needs. All of its
49 LIHTC units will be restricted at 60% of the Area Median Income (AMI). The
development will have 26 three‐bedroom units and 24 four‐bedroom units. One of
its three‐bedroom units will be a non‐revenue generating manager’s unit. Of the 50
units, 49 will receive project‐based rental assistance through a Rental Assistance
Payments (RAP) contract from USDA, which will allow tenants to pay rents based on
30% of their incomes while USDA subsidies pay the remaining rent. In order to
qualify for the housing, a household must receive at least sixty five percent of their
income from agricultural work. In many successful similar projects around rural
Colorado, CRHDC has found that this model of providing quality and affordable
permanent housing for agricultural workers stabilizes families. Children perform
better in school, and many families move on to be economically‐stable and rooted
members of the community, creating a more consistent workforce for the local
agriculture businesses. Additionally, CRHDC has identified a number of supportive
services that will be available to residents through partnerships with local providers
– many of which are in the immediate neighborhood. The selected site is within
walking distance to:
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Salud Family Health Center operates a migrant and community health center
that provides 24‐hour access to emergency and general health care services




and will also help the residents applying for and understanding Medicaid
/CHIP
Migrant Head Start School provides early education
Morgan County Social Services new building

The full service plan and commitment letters are attached to this narrative.
b. Readiness‐to‐proceed:
It is anticipated that if LIHTC are awarded this summer that CRHDC would start
construction of this development by the spring of 2014. A total of $3,000,000 in
funds from USDA have been committed, the zoning is in place, the site is approved
by USDA, the Phase I is complete, a third party contractor has provided cost
estimates, and final construction drawings will be completed 60 days after the
award of LIHTC. USDA does not allow a project to go‐to bid until the funding is
secured. Therefore, CRHDC is as far in the construction process as USDA will allow
until LIHTC are awarded.
In 2012, CHFA and CRHDC worked with USDA to close the first Farm Labor
Housing/LIHTC project in the nation where USDA allowed the combination of loan
and grant funds to be combined with LIHTC. The development and successful lease‐
up of the Alta Vista de la Montana in Delta now paves the way for Sol Naciente and
other similar developments across the nation to utilize similar financing.
Upon notification of the USDA award, CRHDC began working closely with the City of
Fort Morgan on the site planning for this development. The site, which was located
on the northeast edge of Fort Morgan, was officially annexed by the City and has
received the required zoning to go forward with the projects without any further
permissions needed from the City.
Overall financial feasibility and viability:
The project will be funded with a combination of already secured USDA 514 Grant
and 516 Loan funds in the amount of $3,000,000, rental subsidies from USDA, LIHTC
and energy credits and a portion of the developer fee deferred. The USDA subsidy
combined with the Low Income Housing Tax Credits make the project viable.
It should be noted that the cost per square foot is in the range of the properties
selected for Round I of the LIHTC, however the cost per unit is likely higher due to
the fact CRHDC is developing large units with three and four bedrooms to better
accommodate families. Also, because CRHDC pays the cost of utilities for its
residents of farm worker housing and the size of the units, the Per Unit Per Annum
operating costs are likely higher than other LIHTC properties. CRHDC has found it
necessary to pay the cost of utilities because agricultural housing residents are often
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migratory in nature and lack the financial resources (money, credit, credit history) to
provide deposits with the utility companies to obtain service.
c. Experience and track record of the development and management team:
CRHDC is a statewide, private non‐profit organization providing affordable housing
opportunities for low and moderate income individuals in the state of Colorado.
Created in 1971, CRHDC has been strengthening communities throughout Colorado
by serving the needs of the disadvantaged, underserved, or uninformed. What
began as serving the affordable housing needs of migrant farm workers and
agricultural communities has expanded to a comprehensive array of programs and
services designed toward sustainable growth in assets, knowledge and stability…for
both rural AND urban communities… serving families, seniors, the communities they
live in and other non‐profits who serve them.
CRHDC has a long history of promoting safe and affordable housing for agricultural
and migrant workers in rural areas throughout Colorado. CRHDC has been
developing farm worker rental housing for the past 41 years and for the past 20
years contracting with USDA to provide technical assistance to local governments
and/or nonprofits in developing and sponsoring farm worker housing in Colorado
and other Western States.
In the wake of the successful development and lease‐up of Alta Vista de la Montana,
the first USDA 514/516 Farm Labor Housing project coupled with LIHTC in 2012 in
Delta, the US Department of Agriculture Rural Development approached CRHDC to
explore the possibility of a development for agricultural workers in Morgan County.
LIHTC
In 1996, CRHDC developed 20 units of affordable family rental housing in Hayden,
Colorado utilizing the Low Income Housing Tax Credit Program. This development
was also funded by Colorado Division of Housing, Federal Home Loan Bank of
Topeka, and a bridge loan through Mercy Loan Fund.
In 2012, CRHDC was the first sponsor to couple USDA 514/516 funds with LIHTC.
This required working closely with the State and National USDA Office, CHFA and
WNC, the investor. This is now a successful project operating above the projected
vacancy rates and is an asset to the community.
Farm Labor Housing Development Experience:
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CRHDC is a national Technical Assistance Provider for the US Department of
Agriculture and has been the financial packager/fundraiser and developer of
properties in Colorado and other Western States.
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In 1992, CRHDC provided technical assistance to Montrose County Housing
Authority to develop a 72 bed dormitory facility for single workers and 12
duplexes on scattered sites for farm worker families. The dormitory included a
full service kitchen to offer food services to the workers. Financing included
USDA and the Division of Housing.
In 1994, CRHDC provided technical assistance to the City of Pueblo Housing
Authority to develop 9 family duplexes (18 units) for farm worker families.
Financing included USDA, Colorado Division of Housing, and foundation grants.
In 1996, CRHDC provided technical assistance to the San Luis Valley Farm
Workers Housing Corporation to develop a 216 bed dormitory facility for single
migrant farm workers and a full service kitchen leased out to private restaurant
business to provide food service to workers and community in Center,
Colorado. Funding and Financing partners included; US Department of
Agriculture, Colorado Department of Local Affairs, Federal Home Loan Bank of
Topeka and Neighbor Works America. CRHDC continues to provide fiscal
management to this development.
In 1996, CRHDC provided technical assistance to Catholic Charities of Northern
Colorado to who developed 42 units of family housing in Greeley, Colorado
In 2004, CRHDC assisted the San Luis Valley Farm Worker Housing Corporation in
Center, Colorado in completing a 24 unit facility for farmworker families on the
same site as the 216 bed dormitory development. A Migrant Head Start
Center/Day Care was also built on the same site by Otero Junior College and
offered Head Start and Day Care services to the farm worker families and
community in Center. CRHDC assisted in obtaining funds from USDA, Colorado
Department of Local Affairs, Mercy Loan Fund, Colorado Housing & Finance
Authority, Federal Home Loan Bank of Topeka, and Otero Junior College Migrant
Head Start Program. CRHDC provides fiscal management to the San Luis Valley
Farm Worker Housing Corporation.
In 2006, CRHDC assisted with the construction of 39 units of farm labor family
housing in Alamosa, Colorado and assisted in obtaining Small Cities Community
Development Block Grant funds from the City of Alamosa and private funds from
the Federal Home Loan Bank of Topeka and Colorado Housing & Finance
Authority. CRHDC provides fiscal management to this development.
In 2005, Posada Homeless Shelter engaged CRHDC technical assistance to
develop a farm labor dormitory facility in Boone, Colorado.
In 2012, CRHDC developed 41 rental units in Delta, Colorado for families working
in the tri‐county areas which include Delta, Mesa, and Montrose. The design
included green building and energy features such as photo voltaic solar panels to
reduce energy consumption. The development was featured in Affordable
Housing Financing Magazine and selected as the “Best Rural Project” in the
nation by its readers in 2012. Financing included USDA, LIHTC, TCAP, U.S.
Treasury, Re‐Start Colorado, NeighborWorks America, and Rural Community
Assistance Corporation (RCAC). CRHDC also partnered with Lutheran Support

Service working with Burmese Refugees and re‐settled refugees in the Delta area
to live in the apartments and provide a work force for the growers in the tri‐
county area.
CRHDC has engaged the services of Dan Morgan to serve as LIHTC consultant. Dan
has worked in the tax credit arena for years and is considered an expert. Mark Berry
will be legal counsel for CRHDC and again he has worked in the field of LIHTC for
years and served as counsel for the Delta project. All of CRHDC staff attend regular
LIHTC management trainings through CHFA and NeighborWorks America.
d. Cost reasonableness:
The subject’s Basic Rents are 11% lower than the maximum allowable 2013 LIHTC
rents. However, these units will have project‐based rental assistance from USDA,
which will allow tenants to contribute approximately 30% of their incomes for rent
and utilities.
e. Proximity to existing tax credit developments:
Pioneer Apartments, 105 Gateway Avenue is a 24‐unit Section 515‐Rural
USDA/LIHTC development completed in 1995, located 0.9 miles to the southwest.
Riverview Apartments, 1605 9th Street is a 24‐unit Section 515/LIHTC development
completed in 1994, located 0.7 miles to the northeast.
f. Site suitability:
The selected site is truly an ideal location for such a development – close to services
and in an area where there has been recent commercial development and
infrastructure upgrades keeping those needed for the development to a minimum.
The City’s cooperation for site annexation and zoning changes illustrates strong
community support. The fact the development will be located along Highway 34, a
main corridor through town and home to a grocery store, hardware store and other
retail, makes these important resources more accessible for tenants. Additionally,
one mile east of the property is Cargill Meat Solutions, the top agricultural employer
in the area and a likely employer for possible tenants.
4. Provide the following information as applicable:
a. Justification for waiver of any underwriting criteria (minimum operating reserve,
minimum PUPA or high PUPA, first year debt coverage ratio below 1.15 or above
1.30, minimum replacement reserve, vacancy rate below CHFA’s minimum):

7

Given the unique financing structure of Sol Naciente, it will not proforma like a
typical tax credit project. The 1% interest rate on the $2MM RD 514 loan translates
to a low debt service requirement thus the DSCR is very sensitive to small changes in
net income.
Under the RD program, the rental subsidies are adjusted annually based on actual
expenses so the project will not produce as much free cash flow as may appear on
the proforma. RD does not allow any distribution of cash flow so the GP and LP will
not receive any distributions (the GP will receive $54/unit/month management fee).
RD will allow at most $7,000‐$10,000 of surplus cash flow and this amount must stay
in the project.

b. Justification of the financial need for CHFA’s DDA credit up to 130 percent of
qualified basis:
The project is asking for a basis boost for the following reasons:
1. Construction costs have risen significantly in the past 6 months
2. Due to USDA requirements, the $1,000,000 514 Grant cannot be
structured as a soft loan to the partnership and must be removed
from eligible basis
3. This is a rural farm worker project serving very low income rural
tenants and will not command the premium equity pricing a more
typical metro area project would
5. Address any issues raised by the market analyst in the market study submitted with your
application:
There were no significant concerns outlined in the market study. Prior and Associates
indicated a pent‐up demand from a project that would serve large low‐income families
and there are no other developments in the area that will house ONLY agricultural
workers.
6. Address any issues raised in the environmental report(s) submitted with your
application and describe how these issues will be or have been mitigated:
There were no issues indicated in the Phase I Environmental Report.
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7. In your own words describe the outreach that you have conducted within the proposed
community and demonstrate local support for the project (including financial support):
CRHDC began outreach to the community in 2012, with a presentation to the migrant
service providers in the area. In general, this group was very receptive to the
development and was very eager to highlight the challenges with current available
housing stock. After receiving the award from USDA, CRHDC returned to Fort Morgan to
discuss the project further with the City officials. The City Manager, Attorney,
Community Development Manager and Public Works Director have been working
closely with CRHDC staff to facilitate the development of the proposed project. The City
of Fort Morgan has been very supportive of this development, which they believe to be
in line with their consolidated plan and intentions for higher density housing in the
community. The support from the City was evidenced by their assistance with
expediting the annexation and zoning of the site. There also seems to be broad‐based
community support. At the public hearing for the annexation and zoning, not a single
person came forward to speak in opposition of the development.
8. For acquisition/rehab or rehab projects, provide a detailed narrative that describes the
proposed rehab plans and relocation plan (if applicable). Address the 10‐year rule;
capital expenditures over the past two years; previous related party relationships; past
local, state, or federal resources invested in the project; obvious design flaws;
obsolescence issues; safety issues; and any significant events that have led to the
current need for rehabilitation (i.e., fire, nature disaster).
N/A
You may also provide additional documentation that supports your narrative by attaching it to
the narrative or submitting it on a CD. Each supporting document should briefly describe what
is contained in the attachment.
The supportive service plan and letters of commitment are attached to this narrative.
Example 1: Additional documentation to support the Market Conditions Criteria could be
labeled to as follows: Attachment Market Conditions or Market Conditions.pdf, etc.
Example 2: Soft funds documentation to support that amount of soft funds listed in the
Application can be secured could be labeled as follows: Attachment Overall Financial Feasibility
and Viability or Overall Financial Feasibility and Viability.pdf, etc.
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In addition, letters of support are attached from:
 Centennial BOCE
 Rocky Mountain SER
 Salud Family Health Center
 CRHDC
 Mile High Community Loan Fund
 Rural Community Assistance Corporation
 USDA‐ Rural Development
 Caring Ministries of Morgan County
 Morgan County Department of Human Services
 Cargill
 Morgan County, Board of County Commissioners
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Project Name:

South Fork Heights Apartments

Project Address: 170 Bonnaville Drive, South Fork, CO 81154

The Narrative provides an opportunity for the applicant to describe the characteristics of the
project and why the applicant believes it should be selected above others for an award of
credit.
Development Overview
Intra‐Urban Investments, LLC is proposing to acquire and substantially rehabilitate the South
Fork Heights Apartment complex located in South Fork Colorado. South Fork Heights is a 48
unit apartment property originally constructed in 1990 using a combination of low income
housing tax credits and USDA RD 515 funds. The 15 year compliance period for the LIHTC’s has
long passed but the property continues to provide affordable housing to the area through the
RD restrictions associated with the 515 funds. Intra‐Urban Investments shares common
ownership with Belmont Development Company, LLC who will act as the developer for this
proposal. Belmont was made aware of this property’s availability by the Colorado RD State
Office. Belmont Development specializes in the acquisition and rehabilitation of Rural RD
properties and after further discussions with the State Office this opportunity seemed like a
perfect fit for a struggling, cash poor, rural RD property in serious need of major rehab to be
acquired by an experienced rural rehab LIHTC developer with a proven track record and the
ability to secure adequate funding from multiple sources and complete the necessary repairs.
This particular property is unique in the affordable housing world in the fact that it has 100%
Rental Assistance through RD yet struggles to remain fully occupied. The RD State Office is
concerned that continued poor performance from this property could seriously jeopardize its
ability to continue to receive rental assistance putting this already cash poor development into
a considerably more dire situation in the near future. There is no doubt that there is demand

for affordable housing within the Primary Market Area, but through many detailed
conversations with RD Staff, local officials, surrounding apartment managers, and housing
authority personnel it has become clear that this particular community could use slightly more
market rate units along with the still very much needed affordable units. It is for these
combined reasons that we are proposing to convert 12 of the 48 units at this property to
market rate units. The remaining 36 units would continue to operate under both LIHTC and RD
restrictions. We feel confident that this slight adjustment in the unit mix along with the full
rehabilitation and improvements outlined in this narrative and throughout our application will
allow this long underperforming property to thrive and achieve at least, and likely exceeding,
95% sustained occupancy rates well into the future. By transferring this property to a new
owner, the existing RD 515 loan balance will be reduced and the term and amortization periods
will be extended. This savings along with the additional cash flow from the market rate units
will allow this property to operate more efficiently and allow additional funding to complete
the much needed rehabilitation and capitalization of a healthy replacement reserve. We have
worked together with local and State RD officials to come up with this plan of action. Those
local and State officials have in turn discussed this strategy with the National Office and all
indications appear that everyone is on board with the solution that we together have come up
with to get this property to perform up to its full potential and keep it safe from potentially
losing the RA that still benefits those residents in the community that need that assistance the
most.
However, there are some uniquely challenging operational characteristics involved when
transitioning from a currently operating 100% subsidized affordable housing property to
suddenly becoming a mixed use property. One such challenge we have been dealing with
involves how to properly distribute the market rate units within the development. Obviously
the first and best option would be to have the 12 market rate units “float” evenly throughout
the development in accordance with the “next available unit rule.” Unfortunately this is where
the unique development structure of this property does not mix perfectly with the best possible
ideals for a mixed use development. Through our discussions with RD Staff it appears that the
best possible scenario for this particular property would be to release the RD restrictions on
two specific buildings containing six units each and convert only those 12 units to market rate
units. All 48 units would remain intact under the same ownership entity but unfortunately this
structure would not allow the units to float evenly throughout the property as you would
expect to see with a traditional mixed use development. However, we feel that this is the best
compromise available to satisfy all parties involved. This will transform an underperforming
cash poor development in need of major repairs and in jeopardy of losing the RA that it relies
on to continue its operations into a newly renovated mixed use development that CHFA, RD
and City of South Fork as a whole can be proud of.

A separate item specific to the site that must be addressed soon is environmental in nature and
deals with the well water tanks that provide the drinking water for the site. The tanks
desperately need a new chlorination system in order to bring them up to code with the
Colorado Department of Public Health and Environment (CDPHE). The estimated cost to the
property to correct this issue has been initially set at $15,000. It is not hard to imagine that a
major capital repair like this will put significant strain on the property which due to the
previously mentioned performance issues is struggling to cash flow sufficiently as it is. This
additional financial strain provides further evidence of the need for this development to be put
into a better position that will allow it to cash flow sufficiently to cover necessary ongoing
maintenance and operational expenses as they happen so they do not turn into larger problems
down the road.
Another issue that we sincerely hope will be rendered a non‐issue by the time this document is
read by anyone but we feel that we should still address here at this time is the ongoing threat
to the entire City of South Fork and surrounding area by the West Fork Complex Wildfire which
has raged on in the area for nearly four weeks now and is still very active. A mandatory
evacuation was ordered for the City of South Fork at 10am on Friday June 21st. Given the
concern felt here at our home office, we can’t even imagine how difficult this has been for all
the people of South Fork, not just those residing at the property. We have stayed in constant
communication with our contacts within the city and at RD and have attempted to stay
informed about the status of the fire, but just like everyone else all you really can do is wait and
hope. Thankfully, as of the time that the finishing touches were being added to this narrative
prior to submission, it appears that there may be reason to be optimistic as the evacuation
order was lifted on Friday June 28th and most residents have been allowed to return to their
homes. However with only 2% of the fire currently contained it is a cautious optimism. Our
corporate office is located in Oklahoma City so we are more than well aware of the ravages that
nature can bring upon a community, so we are truly thankful that the City of South Fork is safe
for now and hopeful for all those involved that it will stay that way and that the worst is behind
them.

It must include a description of the project as proposed;
detailed type of construction;
Construction will involve the rehabilitation of an existing RD 515 development.
population being served and bedroom mix;
Belmont is proposing a mixed use development structure. 36 units will remain affordable and
serve individuals and families at 40%, 50%, and 60% of AMI. The unit mix for the affordable
units will consist of 6 one bedroom, 27 two bedroom, and 2 three bedroom units. An additional
12 units will be converted to market rate units. The bedroom mix for the market rate units will
be 6 one bedroom and 6 two bedroom units.
location;
South Fork Heights Apartments is located in Southwestern Colorado where the Rio Grande joins
its south fork on the western side of the San Luis Valley. The specific address is 170 Bonnaville
Drive, South Fork, CO 81154.
amenities;
Project amenities include a picnic area, playground, basketball court, laundry facility and
parking lot. In‐unit amenities include range/oven/above range microwave combinations,
refrigerators, specialty laminate flooring, walk‐in closets and coat closets.
description of energy efficiencies;
Just some of the steps Belmont Development intends to take toward providing a more energy
efficient property and building process include providing new Energy Star appliances and
installing Energy Star lighting throughout. Installing new Energy Star qualified windows with
Low‐E glass. Using only low/no VOC paint throughout. The installation of water conserving
appliances and fixtures. Installing additional insulation in the attic to bring the value to R‐38.
The installment of a system to harvest, treat and reuse rainwater/greywater. Additionally, an
on‐site recycling center will be set up for the tenants use.

type of financing; local, state, and federal subsidies; etc.
This development will utilize a combination of various funding sources from multiple agencies:
‐ Sterling Bank will provide a construction loan in the amount of $2,800,000 at 6% for
18 months
‐ Sterling Bank, through USDA RD, will provide a 538 perm loan in the amount of
$1,450,000 at 4.5% with a 40 yr term / 40 yr am.
‐ USDA RD will provide a transfer and re‐amortization of the current 515 loan* in the
estimated amount of 958,000** at 1% interest with a 15 yr term / 40 year am.
‐ Boston Capital will act as the syndicator for this transaction and purchase the
$297,424 worth of credits awarded by CHFA resulting in equity financing in the
amount of $2,527,851.
‐ Additionally the Colorado Division of Housing will provide soft funds in the amount
of $950,000. We anticipate structuring these funds in the form of a 1% cash flow
only loan.
* as part of the process involved in releasing the 12 units scheduled to convert to
market rate units from their RD restrictions, a portion of the current 515 debt will be
paid down. More details on this transaction can be found in the letter provided by
RD in the full application.
** because this is a currently operating property there is no way to know the exact
amount of RD 515 funds that will be transferred until closing of the actual transfer
occurs.

In addition, the narrative should address the following:
1. Identify which guiding principles in Section 2 of the Qualified Allocation Plan (QAP) the
project meets and why it meets them:
To support rental housing projects serving the lowest income tenants for the longest
period of time
South Fork Heights will support a range of income levels from 60% down to 40% AMI.
Additionally Belmont Development has opted to pursue an additional extended use
period beyond the required 15 year compliance period required by the Code. Through
section 5.A 2 of the QAP we have chosen to commit to 25 additional years of waiving
our right to terminate the extended use. This will ensure the developments affordability
to the residents of South Fork for a full 40 years.

To provide for distribution of housing credits across the state
Since the inception of the Low Income Housing Tax Program only six developments in all
Rio Grande County have received any type of LIHTC award and four of those six were
located in the City of Monte Vista. As a whole, the County has not received an
allocation of any type of credits since 2001 and to date there has never been an award
of competitive 9% credits made within Rio Grande County.
To distribute housing credits to assist a diversity of populations in need of affordable
housing, including homeless persons, persons in need of supportive housing, senior
citizens, and families
&
To support new construction of affordable rental housing projects as well as
acquisition and/or rehabilitation of existing affordable housing projects, particularly
those at risk of converting to market rate housing
We believe that these two priorities can actually be addressed together in this particular
instance. The proposed South Fork Heights development is an acquisition/rehabilitation
of existing affordable Rural USDA RD housing stock. As we have discussed previously in
this narrative the RD State Office is concerned that the past poor performance of this
property is likely to jeopardize its ability to continue to provide Rental Assistance for the
families that are living in these units. Furthermore, as this property is already struggling
to cash flow, a loss of this much needed RA could likely exacerbate an already fragile
situation.
To reserve only the amount of credit that CHFA determines to be necessary for the
financial feasibility of a project and its viability as a qualified low income housing
project throughout the credit period
We feel confident that we have only requested the amount of credits that would be
necessary to make this deal financially feasible though, of course, we defer to CHFA’s
underwriting team to make the final decision on that.
To reserve credits for as many rental housing projects as possible while considering
the Priorities and Criteria for Approval in the following sections
Belmont Development has worked hard to secure a large amount of outside funding
from various sources. This has allowed us to keep our credit reservation request very
low relative to the average amount of credits generally needed to produce a given
number of units in a LIHTC financed development. Specifically if you look at the average
amount of credits awarded per unit recently in the State of Colorado, the amount that
South Fork is requesting is less than half that amount!* Of course there is much more

that goes into developing a successful tax credit project than just this one simple metric
but our ability to bring this type of development structure forward gives CHFA some
flexibility to be able to award funds to as many different developments as possible
which in turn acts to further another previously discussed principal in allowing CHFA
more room to spread the distribution of credits throughout the State.
*This calculation was based on information posted on CHFA’s website. By looking at the
award reports for 2012 and the first round of 2013 we were able to calculate that the
total credits awarded during that period was $16,812,331 which resulted in the
construction or rehabilitation of 1,201 total units, which equates to $13,998
credits/unit. South Fork is requesting $297,424 in credits and consists of 48 total units
resulting in $6,196 credits/unit. ($6,196/$13,998 = approx. 44% of the average credit
award)

2. Identify which housing priority in Section 2 of the QAP the project qualifies for:
Acquisition and rehabilitation of existing affordable properties, including those with
subsidized low income rental units facing conversion to market rate units
The proposed South Fork Heights development is an acquisition/rehabilitation of
existing affordable rural USDA RD housing stock. This is a cash poor property that is
need of major renovations. Past poor performance has caused the RD State Office to
become increasingly concerned that this property could be in jeopardy of losing its
ability to continue to provide Rental Assistance if the economic conditions of this
property do not improve. By working together with RD and various local officials we
feel that the appropriate solution to turning this property around and keeping it viable
in the future involves converting 12 of the units to market rate units. This along with
the full rehabilitation work that will be made possible through the infusion of tax credits
will ensure the long term viability of the property as a financially sound mixed use
development ensuring the necessary amount of affordable units are kept safe through
the performance of the property as a whole.
Counties with populations of less than 175,000
According to the 2010 census information the population of Rio Grande County is
11,982.
Market areas of pent‐up demand for affordable housing
According to the results of the market study that we had commissioned, the PMA which
is all of Rio Grande County has very low overall rental housing vacancies and the

overwhelming majority keeps extensive waiting lists. In fact, the only vacancies
reported in the Study came from the subject property and will be corrected through the
conversion of a portion of the units to market rate and the rehabilitation of the
property. There is clearly an area of pent‐up demand for both affordable and market
rate housing units throughout this area.

3. Describe how the project meets the criteria for approval in Section 2 of the QAP:
a. Market conditions:
As can be evidenced in much more detail in the Market Study provided, the
overall market in within the Primary Market Area is strong. There is no doubt
that there is demand for affordable housing in the area but through numerous
detailed conversations with RD Staff, local officials, surrounding apartment
managers, and housing authority personal it has become clear that this
particular community could use slightly more market rate units along with the
still very much needed affordable units. It is for these combined reasons that we
are proposing to convert 12 of the 48 units at this property to market rate units.
The remaining 36 units would continue to operate under both LIHTC and RD
restrictions. We feel confident that this solution would adequately address the
unique market characteristics of this particular community and area.
b. Readiness‐to‐proceed:
The South Fork Heights property is currently secured through an Option
Agreement. Once a reservation of tax credits is secured we will submit final
applications to RD and CDOH, and begin acquiring firm commitment letter for all
funding sources.
c. Overall financial feasibility and viability:
South Fork is currently struggling just to cash flow. The improvements that will
be provided through the rehabilitation process along with the conversion of the
market rate units which will address the unique demands of the community will
together ensure the financial viability of this property over the long term.
d. Experience and track record of the development and management team:
If approved, South Fork Heights would represent the first award of tax credits for
Belmont Development within the State of Colorado. However the Development
and Management team that we present has extensive experience in the
development of LIHTC properties, specifically USDA RD Acquisition/Rehab
properties. In fact it is this specialization in RD Acq/Rehab’s that led the RD State
Office to initially contact us about the situation at South Fork. Since its inception

in 2007 Belmont Development has completed 10 LIHTC developments
representing 555 affordable housing units in three separate states. Additionally
we have secured awards for another 6 developments that are each in various
stages from preparing to close to nearing construction completion. All 16 of the
LIHTC awards that Belmont has received to date represent rural Acq/rehab
developments utilizing a combination of LIHTC’s and RD funds.
Belmont utilizes in‐house management and will act as the management agent
for South Fork. Belmont Management was established in 2004 and currently
oversees 111 properties representing 4,446 affordable housing units throughout
a 5 state region in the Midwest.
Once Belmont Development had established itself within the industry we formed
the Belmont Construction Company with trusted General Contractors that we
had experience with previously. Since then Belmont Construction has been
acting as the GC for all awarded developments and we feel that the results speak
for themselves.
We fully acknowledge that the core development team that we are proposing
has no previous experience in the State of Colorado. We explored the possibility
of changing our model and bringing in a local General Contractor or
Management Agent, but after weighing the possible options we strongly feel
that the team we have in place is the best possible one for this particular
development. The fact is that we have a history of success with this particular
development team when it comes to addressing the unique needs of USDA RD
Acq/Rehab developments all the way through the process from start to finish.
e. Cost reasonableness:
The costs for this development are very reasonable. The hard cost/unit is
$53,800 and the total development cost per unit 122,672. The total cost per unit
figure is slightly inflated due to the large amount of up front reserves that RD
requires in order to approve their transfers along with the unique onetime
payment of $336,000 to RD to pay down the portion of the outstanding debt
necessary for them to release 12 of the 48 units to become market rate units.
This lowers the overall cost per unit to $107,234. These costs are in line with
what is expected from a major Acquisition/Rehabilitation development in this
area. Furthermore as previously noted the credits per unit that we are
requesting for this development at only $6,196/unit is very low relative to past
awards. Belmont Development and Belmont Construction, as well as our Project
Architect Larry Blackledge (who functions in such capacity on most of our
developments) each have extensive experience in the rehabilitation of existing
RD 515 deals. There are certain aspects of the Colorado landscape and green
building standards that have caused us to increase our costs a bit more from
other states that we have previously participated in, but based on our research
within the state and our own wealth of knowledge with this particular type of
development we are confident that the costs shown are accurate and fall in line
with similar development structures.

f. Proximity to existing tax credit developments:
There are currently no tax credit properties located in South Fork, and the
subject property itself represents the only award of credits ever made within the
city which occurred in 1989. The next closest Tax Credit developments are 30
miles East/Southeast in Monte Vista.
g. Site suitability:
The subject is a currently operational RD 515 property; therefore we see no
issues with the continued suitability of this site.

4. Provide the following information as applicable:
a. Justification for waiver of any underwriting criteria (minimum operating
reserve, minimum PUPA or high PUPA, first year debt coverage ratio below
1.15 or above 1.30, minimum replacement reserve, vacancy rate below CHFA’s
minimum):
This item is not applicable to this development.
b. Justification of the financial need for CHFA’s DDA credit up to 130 percent of
qualified basis:
Belmont Development is requesting that CHFA utilize their discretionary basis
boost for South Fork Heights in the amount of 17.31%. Belmont has worked
hard to bring in multiple outside funding sources but still needs a portion of the
allowable 30% boost to cover the remaining financial gap and allow this
development to be fully financially feasible.

5. Address any issues raised by the market analyst in the market study submitted with
your application:
We do not feel that the Market Analyst brought up any issues that would require
additional explanation outside of that information contained within the analysis.
6. Address any issues raised in the environmental report(s) submitted with your
application and describe how these issues will be or have been mitigated:
The most significant issue raised in the Phase 1 environmental report deals with the
need for the South Fork property to acquire a new chlorination system for its water
tanks in order to come in line with CDPHE standards. This issue was raised in the Phase
1 report but the correction process to take care of this problem was already underway.
Plans for the new chlorination system have already been approved by and are on file

with CDPHE and this item will be corrected within the timeframe allotted. There were
no other major concerns identified in the Phase 1. Corrective action for any other less
significant findings is addressed in the Phase 1 itself.
7. In your own words describe the outreach that you have conducted within the
proposed community and demonstrate local support for the project (including
financial support):
We have been in contact with numerous local officials from RD and the City throughout
this process and the feedback has always been very positive. The South Fork property,
in its current state, is greatly underperforming and everyone that we have reached out
to is in agreement that they want to help in whatever way they can to see that
something is done to correct it.
8. For acquisition/rehab or rehab projects, provide a detailed narrative that describes
the proposed rehab plans and relocation plan (if applicable). Address the 10‐year rule;
capital expenditures over the past two years; previous related party relationships;
past local, state, or federal resources invested in the project; obvious design flaws;
obsolescence issues; safety issues; and any significant events that have led to the
current need for rehabilitation (i.e., fire, nature disaster).
The rehab plans call for a full inside out rehabilitation to bring the property up to like‐
new standards. Any and all structural deficiencies will be addresses along with specific
upgrades to bring the property in line with all current ADA standards. Just a few of the
capital improvements set forth in our scope of work include the following
Site
1. Repair parking lots and drives where needed
2. Repair all sidewalks and convert access to meet ADA requirements
3. Fully remodel the Office/Laundry facility and convert restroom to comply with ADA.
4. Repair roof as necessary and install new specialized guttering and spouts to assist in
rainwater collection
5. Install a new community garden
6. Improve landscaping in line with Green Communities commitments
7. Remove existing siding and replace with new stronger fiber cement siding
8. Install all new energy efficient windows per the Green Communities standards
Units
9. Provide new energy star appliances and water conserving fixtures
10. Install new energy efficient lighting throughout interiors

11. Install and caulk new countertops and provide all new cabinetry
12. Install new shower/tub combo in all bathrooms
13. Remove all carpet/vinyl and replace with specialized laminate flooring
14. Provide new hardwired smoke detectors
15. Install new insulted front and rear entry doors
Relocation;
All of the exterior and site improvements will go on without requiring any relocation;
however, due to the level of interior repairs proposed, tenants must be removed from
their units for a portion of the construction phase. Given the high number of vacancies
at this property, the need for any off‐site relocation should be minimal. Regardless, as a
standard practice Belmont Development budgets $1,500 per unit to cover any costs
associated with tenant relocation, including temporary storage rental and when
necessary arrangements for temporary lodging. We have had successes recently by
partnering with a 3rd party relocation specialist and would likely consider doing so again
if deemed necessary.
Other Ac/Rehab considerations
Regarding the 10‐Year Rule, South Fork is a federally subsidized project with rental
assistance and interest credit. We do not believe the 10‐year rule applies. Per CHFA’s
guidance, a copy of properties rental assistance agreement is located in tab 20 in lieu of
the Attorney’s Opinion Letter. There have been only minimal capital expenditures over
the past two years. Neither Belmont nor any of its affiliates have any shared
relationships with any parties currently or previously involved in the South Fork Heights
property.

Project Name: Tandem at Boulder Junction
Project Address: 3085 Bluff Street, Boulder
The Narrative provides an opportunity for the applicant to describe the characteristics of the project and why the
applicant believes it should be selected above others for an award of credit. The applicant should document the
project’s strengths and address its weaknesses. It must include a description of the project as proposed; detailed
type of construction; population being served; bedroom mix; location; amenities; services, if provided; description
of energy efficiencies; type of financing; local, state, and federal subsidies; etc.

Project History and Description:
Tandem at Boulder Junction is Element Communities’ 41‐unit affordable multifamily development in
Boulder, Colorado. The Tandem project brings together both workforce housing and supportive housing
for community members with special needs in a location that enables a walkable, more urban lifestyle.
The project is located within Boulder Junction, a 160‐acred mixed‐use area plan to be developed by
private property owners, the City of Boulder and the Regional Transportation District (RTD). The
Boulder Junction area plan prioritizes accessibility, pedestrians and the integration of residential &
commercial uses. This emerging neighborhood will also have many amenities for future residents
including excellent bicycle access and bus rapid transit service (BRT) to and from Denver and the rest of
the US‐36 corridor. In the future, the property will be within blocks of RTD’s Northwest light rail line.
Element Communities acquired the property in October 2012 to ensure that a portion of Boulder’s new
transit hub would be developed as affordable and supportive housing. The original vision for the
property was to make it available area residents who could benefit most from the site’s proximity to
public transit and an integrated urban environment. If Tandem is fortunate enough to be awarded a
LIHTC allocation the property will soon be developed as Boulder’s most transit‐oriented affordable
housing sites.
Given the land’s carrying costs and the high demand for transit‐oriented locations throughout the state,
it’s critical that Tandem receives a LIHTC award this year. The project is a one‐of‐a‐kind opportunity to
bring together workforce housing, deeply affordable housing for special‐needs residents, transit,
walkability, and sustainability and deserves priority in the LIHTC allocation selection process. An award
will secure the land as affordable for many future generations of Boulder residents who will have nearby
access to the public transit options available in this location.

The name Tandem—borrowed
from the type of bicycle that
requires the cooperation of two
or
more
riders
working
together—describes the types
of partnerships needed in the
community
that
make
affordable housing a success.
The name also references the
site’s access to multiple modes
of transportation, and pays
tribute to the industrial heritage
of the site where much of the
mountain biking technology of
today was researched and
developed.
Image 1: The Meaning behind the Name “Tandem”

In addition to creating a 100% affordable development, Element Communities has partnered with
Mental Health Partners (MHP) to provide supportive housing with services to members of our
community in need of mental health support. MHP was created in 1962 as a community mental health
center to serve Boulder and Broomfield counties. They assist over 18,000 clients, providing them with a
spectrum of services and housing options for all age groups regardless of the ability to pay. MHP has
considerable experience in housing and has learned the locational attributes and design amenities that
most contribute to their clients’ independence and integration into the community. This expertise was
utilized during the project’s site selection and is continuing to be harnessed during the design process.
At Tandem, MHP and the developers are creating a mutually beneficial relationship to provide
affordable homes to MHP clients, all of whom will receive supportive housing services. This ase
management support will assist residents to achieve their goals for independence, lifestyle and
integration into the greater community. Tandem at Boulder Junction has 12 units set aside for MHP
clients, available through a lease arrangement that will be in full compliance with all LIHTC rules and
regulations. Tandem’s tax credit attorney, Winthrop & Weinstine, has structured similar arrangements.
Additionally, Pillar Properties, Tandem’s property management company, has experience managing
other affordable housing developments with special needs populations. Please see the attached
support letters from Winthrop & Weinstine, P.A. and Pillar Property Services, LLC.
MHP has similar partnerships with other developers in place now. The organization continues a
successful partnership with Boulder Housing Partners (BHP) that provides MHP client housing at BHP’s
Holiday Drive‐In development, which was also financed with Low Income Housing Tax Credits (LIHTC).
Another partnership MHP currently participates in is with the Longmont Housing Authority on a
property named The Suites where MHP holds a lease for 25 units that are integrated into a 70‐unit

apartment building. Both of these programs have proven to be successful in helping MHP clients live
independently in the community, which is a huge contributor to their recovery process.
MHP will provide all of the services and resources to their clients through their own budget; the care
provided at Tandem will not effect the property’s operating expenses. These services will be provided in
part through the on‐site case management offices provided by Element Communities rent‐free to MHP.
MHP staff presence combined with the close proximity to public transportation and the opportunities to
integrate with the community replicates a living environment that MHP knows to be great determinants
of their residents’ success. By dispersing MHP‐designated units throughout a neighborhood, residents
have been part of a larger community but are still able to gain easy access to the level of services they
need. The success of this program is evident by the number of residents who have been able to
transition to non‐assisted living situations, which has prompted MHP to develop additional housing
partnerships, such as the partnership proposed at Tandem.

Image 2: Elevation view of Tandem from Bluff Street

Construction:
Tandem consists of a single residential building with outside entry to all 41 units. The community
facilities include space for case management, resident services and neighborhood events. The project is
pursuing Enterprise Green Communities certification and will be constructed in accordance with the
program as well as with Boulder’s Green Point program for energy efficiency in new construction.
Particular attention will be given to the durability of the homes, as well as to other green building
techniques including passive solar design and the use of rooftop solar energy panels. The residential
buildings will be two and three‐story stick frame construction containing a mix of durable and low
maintenance cladding. Due to the soil condition on the property, foundations will consist of a drilled
pier/grade beam with a floating slab on grade over reconditioned fill. The design has been modified
since the previous application; this allows Element Communities to limit Tandem’s LIHTC request while
still maintaining a high‐quality living environment and maximizing energy efficiency measures.
Population and Bedroom Mix:
Tandem at Boulder Junction will include 17 one‐bedroom/one‐bath units, and 24 two‐bedroom/two
bath units. Six units will be restricted to 30% Area Median Income (AMI) and an additional six will be
restricted at 40%. These twelve units are intended for MHP clients who will in almost all circumstances

come to the property with a tenant‐based Section 8 Voucher. In this application, the AMI level has
increased for six of the MHP units. The intent of that decision is to bring greater leverage to the project
while continuing to serve the same population.
In addition to the units occupied by MHP’s special needs population, the remainder of the project will be
leased to Boulder’s lower‐income, workforce residents in compliance with the project’s income
restrictions. The mix of residents was thoughtfully deliberated between project stakeholders who
determined that this unit and population mix was optimal and consistent with Tandem’s guiding
principles and the intent of the Transit Village Area Plan; that is, to provide housing at this site for
Boulder’s workforce, lower income residents and members of the Boulder community who could benefit
from supportive housing services.
Terms of the agreement between Element Communities and Mental Health Partners will remain flexible
to allow MHP and Element, in collaboration with the property management company, the ability to
continue to assess the ideal population mix. This plan anticipates a real time review of the project to
ensure healthy and successful living arrangements for all residents in Tandem’s 41 housing units. MHP
will provide resident recommendations only for those individuals that are able to succeed at Tandem,
and MHP will concentrate on the integration dynamics through their on‐site case management work.
Location:
Tandem at Boulder Junction residents will benefit greatly from the project’s location near the Goose
Creek Greenway and bike path. This trail corridor connects the property to Pearl Street, North Boulder,
and East Boulder, as well as the 28th Street commercial corridor, the Twenty‐Ninth Street Mall and the
public transportation center at Boulder Junction. In addition, all residents of Tandem will receive a
complementary, all‐inclusive RTD EcoPass which will allow them to ride all of RTD’s buses and light rail
services free of charge. Although fixed‐rail service to the Boulder Junction area is planned for many
years in the future, we believe this project meets the spirit of the CHFA’s definition of “Transit‐Oriented
Development,” especially upon implementation of BRT service in the coming years. Inclusion of an
EcoPass for all residents ensures that these nearby transit options are truly affordable.
The project is located in a Severely Distressed Qualified Census Tract (QCT) adding vital development to
this low‐income neighborhood. The new residences’ central Boulder location is close to local
employment opportunities with businesses located along both the 28th Street and Foothills Parkway
corridors. The continued development of Boulder Junction over the next ten years will add many
additional jobs to Tandem’s immediate surroundings through the planned development of retail,
restaurant and hotel uses that will arrive as Boulder’s Transit Village Area Plan comes to fruition.

The subject site is within easy walking distance to a major shopping and entertainment destination as
well as grocery stores, retail and service outlets, medical and childcare facilities, and restaurants.
Among the large retailers within walking distance are a Target, a Walgreens, and a Wal‐Mart grocery
market that is currently under construction. The property is within two miles of two neighborhood
elementary schools and two middle schools as well as Boulder High School, which will benefit the
targeted family demographic.

Image 3: Bird's eye view of Tandem

Project Amenities:
Tandem at Boulder Junction will provide numerous resident amenities in its community space. In
addition to MHP’s case management offices, the building will include a business center with computer
lab, a library, common laundry facilities and a kitchen facility that will be utilized for community
gatherings and events.
Adjacent to the residential portion of the site will be many outdoor amenities for resident use including
recreation facilities designed for multiple age groups, a picnic area with BBQ grill and a large green space
for resident enjoyment.
Units will include a dishwasher, refrigerator, stove/oven, built‐in microwave oven, garage disposal, and
hook‐ups for full‐size washer and dryer units. Balconies or patios will be included to ensure that every
unit has the ability to take full advantage of the incredible mountain views including those of Boulder’s
Flatirons. Wireless Internet will be available in each unit and included as part of rent.
Services:
Resident services will be provided by MHP to their clients. Other Tandem residents who are not
participants in MHP’s case management will have use of all of the common amenities. In addition,

Element Communities is searching for an additional community partner to provide services to any
children living at Tandem including after‐school and educational programs for the community’s
students. A solicitation to area non‐profits will be distributed for this program after Tandem’s successful
receipt of a LIHTC award.
Energy Efficiencies:
Tandem at Boulder Junction will achieve at least 42 points under the Enterprise Green Communities
criteria, which will allow for the property’s certification through the program. Boulder Junction has an
area plan highly focused on sustainability and energy efficiencies to become an “eco‐village;” values that
the Tandem project is focused on providing as well. Located on a previously developed site, this infill
project will not infringe on critical habitat or public parkland.
The Tandem development team is working closely with C2 Sustainability to maximize the opportunities
for meeting sustainability metrics at or above the minimums for Enterprise Green Communities and
standards set by the City of Boulder, but also at cost effective levels to create an economically viable
project focused on serving the mission of providing low‐income housing for individuals with special
needs in mental health.
For Tandem, Element has focused on a number of key areas, outlined in more detail in the Green
Communities portion of this application, but include such highlights as:








Providing renewable energy through the use photovoltaic solar panels
Certifying under ENERGY STAR New Homes Version 3 while using ENERGY STAR fixtures, roofing
materials, and accessories where possible
Installing individual sub‐meters for each dwelling unit
Providing water‐conserving fixtures throughout the dwelling units
Creating a sophisticated plan to provide fresh air, comprehensive ventilation systems, mold
prevention, vapor barriers, radon mitigation, and water drainage
Managing construction waste by recycling wood, metal, cardboard, and household recyclables
using the City of Boulder’s 50% minimum requirement
Landscape with a minimum of 50% native or adaptive species

The project is fortunate to be located in an area that by itself meets many of the items that contribute
to a green certification. Element is also developing a 6‐acre mixed‐use project two parcels to the east of
Tandem which will provide a multitude of employment opportunities and will one day by utilized in part
as Boulder’s connection to RTD’s light rail system. That project, known locally as the former Sutherland’s
lumberyard, is pre‐qualified at LEED ND Platinum. If that certification level is achieved it will be only the
13th project in the world and 10th in the country to reach that level of sustainability.
As mentioned above, Tandem at Boulder Junction will provide superior walkability with access to the

Goose Creek Greenway, Boulder’s expansive trail system, and Boulder Junction’s Bus Rapid Transit
facility. Through the receipt of complementary RTD Eco‐Passes, the residents will have many
opportunities to access shopping, recreation, and services surrounding the Tandem development via
public transit or by foot.
Financing:
The LIHTC financing allows this project to target 30% and 40% AMI families and MHP client residents.
The project is being further financed with support from the City of Boulder, and the developer is
deferring a portion of the developer fee. The developer has a strong working relationship with Credit
Capital who has provided the letter of interest for this application. Credit Capital has completed a
thorough underwriting of the project and believes it will be a good fit for their investors, some of whom
are in search of projects to fulfill Community Reinvestment Act obligations within Boulder.

In addition, the narrative should address the following:
1. Identify which guiding principles in Section 2 of the Qualified Allocation Plan (QAP) the
project meets and why it meets them:
Tandem at Boulder Junction meets many of the identified housing principles and priorities
outlined in the second section of the QAP. Specifically, Tandem is located in an area with
considerable demand for affordable housing, provides housing for the lowest income tenants,
serves tenants with special needs in the area of mental health, and commits to the longest
period of service. Tandem is a development that will serve this vision in a neighborhood that
has made low‐income housing a stated priority and provides opportunities for transit‐oriented
development.
The QAP identifies three guiding principles that Tandem will directly serve:
 To support rental housing projects serving the lowest income tenants for the longest
period of time. Tandem is committed to using at least 15% of its units at, or below, 30%
of the area median income and is committed to serving this population for the 15‐year
compliance period with a 25‐year waiver. Further, it is anticipated that the project will
receive an additional land use covenant containing a permanently affordable
requirement as a component of the City of Boulder’s financial support.
 To support projects in a QCT, the development of which contributes to a concerted
community revitalization plan as defined in Section 5.A 4, Primary Selection Criteria.
The development is located in a Severely Distressed QCT and also specifically serves the
City of Boulder’s concerted community revitalization plans. The Transit Village Area Plan

(TVAP) guides the redevelopment and its intention is for the area to become “a lively
and engaging place with a diversity of uses, including employment, retail, arts and
entertainment, with housing that serves a diversity of ages, incomes and ethnicities.”
Please see the TVAP excerpt included as part of this application. Tandem’s focus on
providing housing for low‐income individuals with special needs in mental health can
help Boulder Junction achieve its stated vision of providing such diversity in housing.

 To distribute housing credits to assist a diversity of populations in need of affordable
housing, including homeless persons, persons in need of supportive housing, senior
citizens, and families. Tandem will provide a mix of workforce and supportive housing
opportunities. Element Communities’ strong collaboration and partnership with MHP
will provide uniquely supportive housing for MHP’s clients. Such support will come from
the physical features built into the homes as well as with MHP’s on‐site case
management offices. MHP possesses decades of experience with providing this housing
model to support their clients.

2. Identify which housing priority in Section 2 of the QAP the project qualifies for:
In addition to meeting these guiding principles outlined in the QAP, the Tandem development
also fulfills a number the QAP’s stated priorities including:
 Market areas of pent‐up demand for affordable housing – Primary market areas
where the overall LIHTC vacancy rates are less than 4% and market rate rental vacancy
is less than 5% for three of the previous five quarters. The Tandem at Boulder Junction
market study confirms that the Boulder submarket multifamily vacancy rate has not
exceeded 5% once in the previous five quarters. In the most recent quarter for which
vacancy information is available (1st Quarter of 2013) Boulder’s market rate vacancy
was at 1.4%. This data does not include Boulder’s university area, which is its own sub‐
market. While published LIHTC vacancy rates were not available for inclusion in the
property’s market study, the analyst was able to find almost no vacancy in Boulder’s
affordable housing inventory. The market report does certify that vacancy is currently
at 0% for Tandem’s identified comparable properties. This data consistently
demonstrates the intense demand for affordable housing options in Boulder that can be
satisfied in part with the construction of Tandem.
 Persons with special needs ‐ Projects serving these populations should provide
supportive services to help maintain or increase independence. Not only will Tandem
provide supportive housing for a population with special needs, but the partnership
with MHP also has the focused intent of promoting high levels of independence and
livability for their clients. This independence and livability is enhanced by Tandem’s

central and transit‐oriented location that will provide easy access to multiple bus lines
and other alternative transportation options for convenient travel to MHP’s
headquarters and other community service providers. The supportive services planned
at Tandem have a successful track record of transitioning residents to non‐assisted living
situations.

3. Describe how the project meets the criteria for approval in Section 2 of the QAP:
a. Market conditions:
Calculating the capture rates including the Tandem units with the existing and under
construction units in the market area indicate 0.5% for the 30% AMI units, 7.0% for the
40% AMI units and 12.5% for the 50% AMI units. The project is extremely responsive to
the market’s demand. In addition, the development’s market study found 0% vacancy
in Tandem’s comparable properties, reflecting the clear demand for such units in the
defined market. The study also suggests that the development is in an excellent
location in terms of access to the property and proximity to employment, services and
public transportation.

b. Readiness‐to‐proceed:
As evidenced by the zoning letter included in the application, the entitlement of the
project is well under way. The land was purchased in October 2012, and is already
zoned correctly for the proposed development. Since no variances or changes to the
zoning are necessary, the development is considered “by right” in the City of Boulder.
The development team already appeared before Boulder’s Planning Board on January 3,
2012 and received considerable support for the project.
To build the project, Element Communities has engaged a general contractor, and the
architectural plan and design review began immediately after the property was
acquired. Full site plan approval is expected to be in place by early 2014.

c. Overall financial feasibility and viability:
Tandem has lined up financial sources in addition to the 9% LIHTC equity that will make
this project viable and ready to proceed. The sources for the project include a first
mortgage loan, a City of Boulder grant to be structured as a subordinate loan through
Element Communities, a deferred developer fee, and solar tax credit equity. As
mentioned above, the developers have a strong working relationship with Credit Capital
who has completed a thorough underwriting of the project and believe it will be a good

fit for their investors. Together, the financing sources assembled for Tandem will allow
the development to provide the deep level of affordability planned. The planned
operating expenses in combination with the ongoing rental income anticipated is
sufficient to maintain a good debt coverage and cash flow level, and to reimburse the
deferred developer fee within the compliance period.

d. Experience and track record of the development and management team:
Element Communities is a social entrepreneurial development firm created in response
to the overwhelming demand for affordable housing on Colorado’s Front Range.
Element Communities’ mission is to help meet critical affordable housing needs by
drawing on its development expertise, market knowledge, access to capital markets,
and strong community involvement. Element Communities successfully utilizes the
diverse backgrounds of all three managing team members in multiple aspects of
affordable housing and community development endeavors. The Element team has over
50 combined years of affordable housing, real estate development, construction, and
management experience. They have purchased, repositioned, and stabilized numerous
multifamily and commercial real estate assets.
Element Communities’ primary focus is on affordable housing. The management team
consists of Scott Holton, Chris Jacobs, and Kevin Knapp.
Scott Holton was appointed a Commissioner of the Housing Authority of the City of
Boulder (Boulder Housing Partners or BHP) in 2011 and is well‐versed in the affordable
housing industry. Chris Jacobs worked as an analyst for Related Capital Company (now
part of CharterMac (AMEX: CHC)), one of the nation’s leading developers and
syndicators of affordable housing. He participated in the placement of more than $100
million in tax credit equity for affordable housing developments. Kevin Knapp worked in
portfolio management and development for over four years in the affordable housing
industry with BHP and was project manager of similar LIHTC developments during that
time.
Other members of the project team bring considerable experience in the successful
completion of Colorado LIHTC projects. Among these are:




Pillar Properties – Property Management Company
o Pillar is a leader in the property management of affordable housing
properties within Colorado and one of the State’s most trusted firms in
LIHTC compliance issues.
Winthrop & Weinstine – Tax Credit Attorney
o Jon Peterson of Winthrop & Weinstine will serve as the project’s lead





tax credit attorney. Jon has successfully worked with development
clients to complete numerous LIHTC developments within Colorado
including many in Boulder.
S.B. Clark Companies – Tax Credit and Financial Consultant
o The firm has been advising clients about Colorado’s LIHTC program for
over 10 years. In that time they have assisted many developers in the
successful completion of LIHTC transactions.
Eide Bailey – Tax Credit Accountant
o Eide Bailey brings extensive experience in the preparation of LIHTC cost
certifications and carryover certifications. Their local office in Boulder
will be completing those tasks for the Tandem development.

e. Cost reasonableness:
To help decrease the project’s reliability on the State’s valuable LIHTC allocation,
Tandem at Boulder Junction has undergone several major changes in overall design and
engineering of the project to reduce the costs originally outlined in the March 2013
LIHTC application. These adjustments include designing the on‐site structure as a single
set of connected buildings in order to combine plumbing, HV/AC and electrical systems
within the units and reduce total development costs. The City of Boulder is also
providing substantial financial resources to ensure that Tandem’s tax credit request is in
line with other properties offering similar levels of services and affordability.
The new design of the property continues to maximize the amount of residential units
allowed, but does so in a more cost efficient manner. The new design also leaves
potential for a second phase of residential development on the large area of open site
that remains on the northern portion of the site. The Development Team will be
working with the City of Boulder staff and City Council over the next year to achieve a
“density bonus” in this area for providing 100% affordable housing. If successful, it is
possible that the land will be used to support additional low‐income housing. If not
successful, the land will continue to be available to Tandem residents as private green
space.
These changes to reduce overall costs associated with Tandem as well as the LIHTC
amount requested are further explained in the attached memo from Sopher Architects,
highlighting the most important changes of the site plan along with the associated
benefits.

f. Proximity to existing tax credit developments:
Despite two 4% LIHTC projects located near the project having been recently approved

for allocation by CHFA, Tandem at Boulder Junction stands alone as a community that is
unique from other affordable housing options. The two recently‐approved projects both
target higher level AMIs than Tandem, do not provide a special‐needs housing set‐aside,
and neither site is currently under construction. The first is a 69‐unit project located at
2685 28th Street consisting of mostly one and two‐bedroom units with a few three‐
bedroom units. Sixty‐seven of the units will be rented at the 60% AMI level, with two
units rented at the 50% AMI level. The second project is a proposed 61‐unit affordable
family/workforce apartment complex planned on the east side of 29th Street anticipated
to include nine studio units, 36 one‐bedroom/one‐bath units, and 16 two‐
bedroom/two‐bath units. All units are targeted at the 60% AMI level.
Although these projects are in the pipeline, Tandem has recognized the need to provide
housing for 0‐50% AMI. The opportunity to round out this growing community is
uniquely met by Tandem’s aggressive but realistic focus on lower AMI units while
meeting the needs of the mental health community.
The project is located near other stabilized LIHTC properties, most operated by BHP.
These properties are all running at full occupancy. None of the existing properties have
Tandem’s amenity package, transit oriented location or supportive housing services that
will differentiate Tandem’s marketability.

g. Site suitability:
The Tandem at Boulder Junction site is ideal for a 9% LIHTC investment. It was chosen
through the collaboration of MHP and Element Communities as a property that would
fit the needs of low‐income residents and MHP’s demographic. The attractiveness of the
location is evident through the multiple market rate projects emerging in close
proximity. The property is ready to develop and will be one of the first projects
completed utilizing Boulder’s recently adopted Transit Village Area Plan. This provides
Tandem an opportunity to begin creating the vibrant location Boulder has long
envisioned for its transit hub.
One challenge of the location is the close proximity of active rail lines. The project
consultants have identified window and siding options that have been successful in
reducing noise pollution. These noise abatement measures will be incorporated into
Tandem’s construction. Directly to the south of Tandem is market rate housing that has
been very successful with little noise mitigation effort. The project’s design team has
researched best practices in reducing noise pollution from similar transit oriented
projects in Denver and throughout the country. Building materials have seen rapid
advancement in recent history, and these identified architectural solutions will create
quiet interiors for residents at Tandem.

4. Provide the following information as applicable:
a. Justification for waiver of any underwriting criteria (minimum operating
reserve, minimum PUPA or high PUPA, first year debt coverage ratio below
1.15 or above 1.30, minimum replacement reserve, vacancy rate below CHFA’s
minimum):
N/A

b. Justification of the financial need for CHFA’s DDA credit up to 130 percent of
qualified basis:
N/A

5. Address any issues raised by the market analyst in the market study submitted with
your application:
The market study contains just one recommendation for the project: to include washers and
dryers for each of the units rather than just washer and dryer hookups.
The developer has taken this recommendation to provide washers and dryers under
consideration. At this time the project seems responsive to the intended resident needs by
having a central laundry facility while also making washer and dryer hookups available for those
residents who may want to provide their own in‐unit washers and dryers. This decision allows
for the inclusion of the washer and dryers down the road and helps to limit the project’s initial
construction budget and the substantial operational expenses that often come with washer and
dryer maintenance.

6. Address any issues raised in the environmental report(s) submitted with your
application and describe how these issues will be or have been mitigated:

The Phase I environmental report revealed one recognized environmental conditions (REC) in
connection with the property. Chlorinated solvents, including tetrachloroethene (PCE), a
common degreaser and dry cleaning solvent, were detected in groundwater at the property.
The contaminants appear to have originated from an upgradient source, possibly from a dry
cleaner that was located approximately 300 feet northwest of the property in the 1970s and
1980s. The levels detected in 2011 had decreased significantly from prior tests and do not
exceed the current Colorado Groundwater Quality Standard. No further action is needed.
An asbestos study has also been completed on the existing building that will be demolished
prior to construction commencement. This study found only a trace amount of asbestos, in only
one section of the building’s flooring. All asbestos will be abated according to industry practices
and the removal of the asbestos has been priced into the demolition budget.

7. In your own words describe the outreach that you have conducted within the
proposed community and demonstrate local support for the project (including
financial support):
The Element Communities team has met with many of the neighborhood stakeholders and all
adjacent property owners have been notified of the development plan. Multiple newspaper
articles disclosing Element’s plan for affordable housing were published in the Boulder Daily
Camera and the Boulder County Business Report. These articles are attached. Element
Communities has yet to hear from a member of the public in opposition to the development
plan, which in Boulder is rare, especially with the level of media exposure this project has
received.
At Tandem’s public hearing in front of Boulder’s Planning Board, only one neighbor spoke during
the public comment period. This public participant gave an overwhelming and unsolicited
message of support for the “smart growth” principles embraced by the project including the
density, income mix, public transportation access and the road connections being built as part of
the project. Subsequently, this participant submitted a letter of support, attached.
Support for Tandem at Boulder Junction from community leaders has also been substantial.
Many in Boulder recognize the need for any increase in affordable housing; especially for
projects that voluntarily commit to deep affordability restrictions and that include one of our
community’s valued social services organizations. Community leaders who have gone public
with their support for Tandem include U.S. House Representative Jared Polis, State
Representative Claire Levy, members of the Boulder City Council, business leaders and local
housing advocates including Boulder’s Division of Housing and Boulder Housing Partners. The
City of Boulder is a likely financial supporter of the project. The City’s Division of Housing is

offering substantial and increased financial commitment from Tandem’s first application in
order to lessen the project’s reliance on Colorado’s scarce allotment of LIHTCs. City officials
have indicated that the project is consistent with Boulder’s housing goals by providing the level
of community benefit that they hope to see in projects to which they award financial assistance.

8. For acquisition/rehab or rehab projects, provide a detailed narrative that describes
the proposed rehab plans and relocation plan (if applicable). Address the 10‐year rule;
capital expenditures over the past two years; previous related party relationships;
past local, state, or federal resources invested in the project; obvious design flaws;
obsolescence issues; safety issues; and any significant events that have led to the
current need for rehabilitation (i.e., fire, nature disaster).
N/A

Attachments:












Design Modification Memo – Sopher Architects.pd
Letter of Support – Winthrop.pdf
Letter of Support – Pillar.pdf
Letter of Support – Polow.pdf
Letter of Support – Becker.pdf
Letter of Support – Polis.pdf
Letter of Support – Levy.pdf
Letter of Support – BHP.pdf
Letter of Support – MHP.pdf
Letter of Support – Enterprise.pdf
Articles.pdf

Project Name:

The Edge

Project Address:

Boyd Lake Avenue and 15th Street
Loveland, CO

PROJECT OVERVIEW
The Loveland Housing Authority requests an allocation of Low Income Housing Tax Credits for
the development and construction of a 70‐unit, affordable, multi‐family project named “The
Edge”. Upon completion, the Edge will provide workforce housing (targeted to families and
individuals working in the nearby retail outlets)and formerly homeless veterans now in
transitional housing and providing them with permanent, affordable housing. The Edge will
consist of one, two and three bedroom units (many serving residents of very low – 30% AMI
income levels), a clubhouse, sports court, tot‐lot and playground. Continuing our efforts to
create quality affordable design and insure that our developments are operationally sustainable
over time, this project will meet or exceed the Enterprise Green Community standards.
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The site for the Edge Apartment homes offers the first advantage for the future residents of this
project as it is located close to many employers and amenities such as the Centerra Promenade
shops, Rocky Mountain Outlet Stores, local banks, Mountain View High School, Medical Center
of the Rockies, McKee Hospital, Orthopedic Center of the Rockies and more. Public accessible
transportation is very close to the site just 2 blocks away on Highway 34 which offers public bus
transportation (COLT – City of Loveland Transportation, (see enclosed Bus route map) as well as
very easy and quick access to the interstate highway system via I‐25. The Edge will have
immediate access to the intra‐city trail (bike/hike) systems located contiguous to the site.
A second strength of this project is the Loveland Housing Authority’s (LHA) experience in
development and management of LIHTC housing. During the past fifteen years, LHA has
developed over 400 units and is currently working with the Windsor Housing Authority in the
construction of a new 44 family development in Windsor, CO and with Artspace, a national non‐
profit developer of a 30 unit project for those employed in the creative sector in Loveland. LHA
has an excellent reputation for design, construction & management of Section 42 properties.
Additionally, as part of this development, the Loveland Housing Authority plans to offer ten (1)
bedroom units in an individually designed building to veterans who are transitioning from a
homeless status to permanent housing. Included in this “Vets” building is a common area
meeting room, small public kitchen, and case management office and laundry facilities. As
voiced by both the Colorado Coalition for the Homeless and the Veterans Administration, there
is a strong need for permanent housing for veterans who are presently residing in transitional
homes. Veterans in transitional housing have not only expressed their desire for permanent
affordable housing, but have worked in securing the necessary assistance to address individual
barriers. They now have skills and a need to move from a “transitional” status to permanent
housing thus allowing movement in the continuum of care from the streets to transitional to
permanent. LHA will partner with the Veterans Administration and the Colorado Coalition for
the Homeless to receive referrals of veterans currently in transitional homes. Ongoing services
to this group will continue while living at the Edge in the form of group counseling, budget/life
skills and well as job referral and training from various agencies in Loveland such as Touchstone
Mental Health partners, House and Neighborly Services, Habitat for Humanity on
homeownership opportunities, and more. The Loveland Housing Authority will utilize proceeds
we acquired through the sale of our Public Housing portfolio as part of the financing of The
Edge. In addition we will project base (10) Section 8 Vouchers for the Vets units to insure their
affordability and help promote the success of these formerly homeless veterans.
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In addressing any weakness of our application, as noted in the Market Study completed by
Community Strategies Institute we have experienced a shortage of documentation for the need
of homeless veterans to obtain permanent housing. Understanding that obtaining statistics on
the homeless population has always been a challenge, we have found that this need is not as
documented as well as we had hoped. . However, our conversations with both the Veterans
Administration and the Colorado Coalition for the Homeless allow us confidence that our plan
will be successful with referrals from these agencies of homeless veterans whom have
graduated to transitional housing and are determined to be ready for a permanent form of
assistance and housing.

PROPOSED UNIT MIX
Bedroom

AMI

# of Units

1 Bedroom
1 Bedroom
1 Bedroom
1 Bedroom
2 Bedroom
2 Bedroom
2 Bedroom
2 Bedroom
3 Bedroom
3 Bedroom
3 Bedroom
3 Bedroom

30%
40%
50%
60%
30%
40%
50%
60%
30%
40%
50%
60%

4
0
14
2
4
8
21
8
1
2
3
3
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DETAILED TYPE OF CONSTRUCTION:
Construction for the Edge includes: Three (3) story wood frame construction with stucco, stone, and
cementous siding. Roofing will be EPDM. Buildings are designed to meet 2013 Energy Star Rating
utilizing aqua‐therm heating and cooling systems

ENERGY EFFICIENCES:
The Edge will incorporate many energy efficiencies and provide residents with the most up to
date systems allowing for a wide variety of energy savings. The details of our efficiencies are
found in this application under “Green Communities Intended Methods Worksheet”.

Our application addresses the following CHFA 2013 QAP Guiding Principles:
To support rental housing projects serving the lowest income tenants for the longest
period of time
To distribute housing credits to assist a diversity of populations in need of affordable
housing, including homeless persons, persons in need of supportive housing, senior
citizens, and families
As shown in the Edge unit mix attached to this application, these tax credits, combined with
our Project Based Section 8 Vouchers, will assist us in creating housing to serve the very lowest
income residents of our community. Over 13% of our total units (9) will serve the lowest
income tenants 30% AMI and will distribute credit to a population in serious need of housing,
recently homeless veterans struggling into permanent housing.
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Our application addresses the following CHFA QAP Priorities:
As stated, the Edge will provide permanent housing to homeless veterans who are living in
transitional housing and are now prepared to move into a permanent situation. We therefore,
meet the Priority of:
Homeless persons

Homeless
Section 42 of the Code defines “homeless” as an eligible individual or family who (a)
lacks a fixed, regular, and adequate nighttime residence; and (b) has a primary nighttime
residence that is: (i) a supervised publicly or privately operated shelter designed to
provide temporary living accommodations (including welfare hotels, congregate
shelters, and transitional housing); (ii) an institution that provides a temporary
residence for individuals intended to be institutionalized; or (iii) a public or private place
not designed for, or ordinarily used as, a regular sleeping accommodation for human
beings. The term “Homeless Individual” does not include any individual imprisoned or
otherwise detained under an act of the Congress or a state law.
The plan for support for the previously homeless veterans includes a designed meeting space in which to
host peer group counseling, outside job training, budgeting classes, career exploration and
development, credit counseling, etc. Loveland Housing Authority will establish working partnerships
with community organizations such as House of Neighborly Services, Touchstone Mental Health, etc. to
develop a menu of services which will address both group and individual barriers to self‐sufficiency. An
attached kitchen area to this meeting room will allow for group functions and meeting space as well as a
private office to be shared by the various community agencies and a designated laundry room to be
used by the residents of this building. The ultimate goal of the service program for homeless veterans is
to encourage, support and maintain a self‐managed atmosphere and group of residents who have
responsibility for their building, community space and immediate neighborhood. Ultimately, the long
range goal for this program is to assist veterans with individual and group needs to allow for
homeownership opportunities in their future as they request.
READINESS TO PROCEED:
The Loveland Housing Authority is the owner of record for the property in which the Edge is planned,
therefore, eliminating any time required for land acquisition or purchase. We have contracted with OZ
architectural firm and they have worked with us through the design stage as shown in the attached
architectural drawings included in our application. Upon successful notification of award from CHFA for
tax credits, we will submit an application to the Colorado State Division of Housing for grant funding as
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shown in our sources page. Our estimated time schedule for this complex is attached and will reflect a
ground breaking projection of 3/1/2014 and a final completion date of 3/30/2015 with full occupancy
planned for 8/1/0215.
OVERALL FINANCIAL FEASIBILITY AND VIABILITY:

Our operating budget and development budgets were constructed utilizing current data from
comparable properties owned and /or managed by the Loveland Housing Authority. We
utilized, Pinkard Construction, which has recently been involved as the general contractor on
several multi‐family projects in Northern Colorado as our estimator. Pinkard has been involved
with the design team from the beginning offering advice on constructability and ultimately
providing the cost estimates for the Edge project.
Our market study from Community Strategies Institute (CSI) states that the property will meet
demand in the PMA for new affordable rental housing. Vacancies at comparable properties are
.7%, and the market rate vacancy rate is 2.8%. Vacancy rates have stayed low in the area for the
past two years. Median rents in Loveland increased 21% between the 1st Quarter of 2011 and
1st Quarter of 2013. The Housing Authority has waiting lists that top 900 to over 1,000
households at 50% or less of the AMI per property, and almost 300 more total in the 50 – 60%
AMI ranges for the four tax credit properties that they own. A mix of one, two, and three
bedroom units targeting households from 30 – 60% AMI will meet the needs of most
households in the market area.
EXPERIENCE AND TRACK RECORD OF THE DEVELOPMENT/MANAGEMENT TEAM:
Executive Director, Samuel G. Betters:
Samuel G. Betters has worked for the Housing Authority of the City of Loveland since 1976 serving as
Executive Director of the agency since 1981. The Housing Authority has developed a wide variety of
housing and programs under Mr. Betters leadership some of which include, Low Income Housing Tax
Credit (LIHTC) properties, HUD Section 221 (d) 3, HUD New Construction properties, both Project Based
and Tenant Based Section 8 Voucher programs, Public Housing along with Project Self‐Sufficiency,
Family Self‐Sufficiency, Home Ownership opportunities, and Larimer County Home Improvement
program. Sam holds an undergraduate degree in Community Development from Penn State University
and a Master’s Degree in Business Administration from the University of Colorado.

7

Director of Development, Richard Ekwall:
Rich Ekwall has been with the Housing Authority of the City of Loveland since October 1999. Since
joining the Housing Authority, Mr. Ekwall has managed the development and construction of 14 major
projects including 8 LIHTC projects exceeding $60,000,000. Prior to joining the Housing Authority, Mr.
Ekwall was a single family home and commercial tenant finish contractor. Mr. Ekwall spent 15 years in
the healthcare industry providing project management services to national healthcare organizations
designing and building Physical Office Buildings,
Emergency Rooms, and Urgent Care facilities. Rich is a licensed general contractor, International Code
Council (Building Code) certified in single and multifamily construction, and is a LEED Associate.
Director of Operations, Sharlet Lee:
Sharlet Lee has worked for the Housing Authority of the City of Loveland since 1985. During this time,
Sharlet has been responsible for all aspects of accounting for the Housing Authority. Currently, her
responsibilities include financial management budget development, internal controls, development of
key performance data tracking and analysis, Management Information Systems, Risk Management and
Corporate Compliance. Sharlet has experience in managing accounting and development cost for LIHTC
properties. Sharlet received her Bachelor of Science Degree in Accounting from Colorado State
University.
Director of Housing, Moofie Miller:
Moofie Miller has worked for the Housing Authority of the City of Loveland since 1988. Moofie Miller
worked previously with the Colorado State Division of Housing, as well as the Lakewood Housing
Authority in Lakewood, Colorado. Moofie has experience in managing LIHTC properties and is Housing
Credit Certified through the National Association of Homebuilders Association. Additionally, Moofie is a
NAHRO certified Public Housing Manager experienced in managing HUD 236, 221(d3), public housing,
new construction and Section 8 Voucher programs. Ms. Miller has a Graduate Degree in Management
and an Undergraduate Degree in Business Administration.
Larimer Home Improvement and Larimer Homeownership Program Manager, Amy Irwin:
Amy Irwin has worked for the Housing Authority of the City of Loveland since 1996. She is a licensed
mortgage broker and has managed the Larimer Home Ownership Program since its inception in April
1997; this program provides down payment assistance to first time home buyers purchasing in Larimer
County. The program serves families at 80% or below the area median income. In 2004 she took over
the management of the Larimer Home Improvement Program a program which assists area home
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owners with health, safety, and energy efficient repairs to their home. She is responsible for grant
writing and grant management for both programs as well as the day to day activities. She manages the
marketing and outreach for each program. Amy is also responsible for management of the section 8
Home Ownership Program and works with the development and construction of home ownership
opportunities for low to moderate income families.
COST REASONABLENESS: Presently, this complex is estimated to cost $130/square foot for

vertical construction. Based on figures shown in “McGraw Hill Construction Green Building
Square Foot Costbook 2012” the average affordable multifamily construction cost is ranging
between $109 to $168/square foot. Land cost for this development are at a very reasonable
$10,000 per unit.
PROXIMITY TO EXISTING TAX CREDIT DEVELOPMENTS:
The Edge complex is planned to be within one mile of the Reserve at Centerra apartment townhomes. It
is within five miles of the Brookstone Apartment homes and the Madison Avenue Apartment complex.
Remaining tax credit properties in the Loveland area are outside of a five mile radius of the planned
community represented in this application.
SITE SUITABILITY:
The site suitability is excellent for its immediate access to public transportation via the “COLT” public
bus system which runs directly in front of the site on Highway 34. Additionally, the Edge offers very
close access to I‐25 Interstate highway and contiguous access to the Loveland hike/bike trail system.
The site is located near centers of employment for both retail and food industries as well as medical
centers, urgent care and orthopedic centers. The site is free of environmental hazards and is shovel
ready based on level conditions.

Project Name:

The Villas at Pueblo

Project Address:

Various lots on W. 18th Street & Candice Lane, Pueblo

Project Description and Characteristics
Opportunity Builders is the project developer and has been working in the State of
Colorado since 1998. We have developed over 200 units of affordable housing in
Colorado in the past 15 years.
The Villas at Pueblo is a 26-unit, single-family rental community serving the people of
greater Pueblo, Colorado. The development is located in the Westgate subdivision in
Northwest Pueblo. The Westgate subdivision was improved to accommodate an entire
neighborhood of homeowners. Even though a number of single-family homes were built
and sold in the subdivision, with the economic downturn at the end of the last decade,
many lots were left vacant without any buyers. The master developer ultimately chose
to sell the remaining vacant lots and move along. However, where there is a rainy cloud
for some, a silver lining can be found for others. We have the good fortune of entering
into contract to transform many of these vacant lots into new affordable single-family
rental homes, making this an urban in-fill development mixing homeowners and renters
and creating diversity in this safe, desirable neighborhood.
We have a good familiarity with this area of the City having already developed two,
affordable duplex communities in the vicinity to The Villas at Pueblo. The 26 three and
four-bedroom homes serving households at the 50% & 60% area median income levels
will further promote pride and community connection as single-family renters can be
taught to treat their rental units almost as their own homes. Renting a single-family
home is one of the first steps of learning how to care for a home and prepare oneself for
future home ownership.
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The market study
conducted
by
independent
market
analyst,
Property
Dynamics
confirms
the need for additional
affordable
singlefamily rental homes in
the market. The most
recently developed tax
credit
comparable
property in the City,
also a single-family
development, leased
in less than two
months and currently
maintains a waiting list
with rents primarily at
the 50% & 60% rent
levels.
Project Strengths






The existing capture rate calculated for the 50% & 60% units is only 19.08% and
The Villas at Pueblo only increases the overall capture rate less than 3% to an all
inclusive rate of 21.30%.
The Pueblo affordable housing market shows it is able to maintain a significantly
strong occupancy rate with the market study stating that since 1st quarter 2012,
the vacancy rate has been 0.00%.
The design amenities are superior to most other affordable three and fourbedroom rental units; attached garages, washer and dryer hook-ups, larger
square footages than comparables and improved interior and exterior building
materials catapult The Villas into a high-quality affordable development that will
make the citizens and elected officials of Pueblo as proud of The Villas as any
other market rate rental property in the City.
The most recently developed tax credit property in Pueblo was a single-family
home development primarily serving households at 50% & 60% AMI, and the 27
units leased in less than two months. The need is high and demand remains
great, for a similar single-family affordable development, as there are many on
the completed development’s waiting list.
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Population being served
The Villas at Pueblo are a new single-family construction 26-unit development targeting
households earning 50-60% of the Area Median Income. The breakdown of the units
include thirteen units at 50% AMI and thirteen units at 60% AMI. The three-bedroom,
two-bath, two-car attached garage homes will initially rent for between $653-$735 with
the owner paying water, sewer and trash. The four-bedroom, two and one-half bath,
two-care attached garage homes will initially rent for between $808-$908 with the owner
paying the same utilities as the three-bedroom homes. The primary population will be
families that have a need for larger units. The market study points out numerous
conversations with local property managers where they state that there is a need for
four-bedroom homes to serve those with large families and even those families with
only five or six in the household but where the children are older and need more room.
Bedroom mix
There are twenty, three-bedroom, two-bath homes at approximately 1,296 sf in addition
to six, four-bedroom two and one-half bath homes at approximately 1,461 sf. Each
home will include washer/dryer hookups in a laundry room, dishwasher and master
bedroom walk-in-closets. The units are considerably larger than most comparable
affordable and market rate units in the area as described in the Market Study.
Location
The development is probably more accurately referred to as
a scattered site development since the single family lots are
not all contiguous and many of them already touch an
existing single‐family home that was built and sold by the
original subdivision developer. Eleven of the homes will be
located on Candice Lane and 15 of the homes will be located
on W. 18th Street in northwest Pueblo. Paved roads and
sidewalks already exist in front of these lots, which helps
connect them to the entire subdivision as well as
neighboring homes from previous subdivisions. Based upon
each lot’s specific location the lots are conveniently located
within:
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½ mile of Hyde Park – children’s playground and bbq/picnic area;
Less than 1 mile to the nearest bus stop and mini‐market;
Within 2 miles of the development location is Centennial High School, Irving Elementary
School, the local library and the Urgent Care Medical Clinic;
At 2.5 miles, residents will enjoy quick access to Parkview Hospital, Safeway grocery
store and Freed Junior High.
Amenities
Amenities for the units will include central E‐Star air, walk‐in closets, patio/porch. There will be
washer/dryer hook ups in each unit, an E‐Star refrigerator & dishwasher, stove/oven,
microwave and garbage disposal. Each home will have low flow showerheads, toilets, kitchen
and bathroom faucets. The rear yard will have a fence while the units will all have cable and
Internet connectivity options. Each home will have an attached two‐car garage.
Description of Energy Efficiencies
The single‐story, three‐bedroom homes and the two‐store, four‐bedroom homes will
incorporate energy‐efficient and sustainable building materials. Heating and cooling equipment
will be sized according to the ACCA Manuals J and S or ASHRAE handbook to ensure efficient
energy use. The gas forced air furnace shall have an AFUE rating of > 90% and be Energy Star
qualified. Water heaters shall also be Energy Star qualified. A minimum of 60% of all hard‐
wired lighting fixtures shall be Energy Star qualified. The windows will be Low‐E multiple pane
glass. All dishwashers and refrigerators will be Energy Star qualified. We will install Energy Star
qualified fixtures or LEDs (with a minimum efficiency of 45 lumens/watt) equipped with daylight
sensors on all outdoor lighting. R‐13 (minimum) wall and R‐38 (minimum) ceiling insulation
will be installed. All homes will have non‐vinyl floors and no carpet.
In addition to all mandatory green criteria, our development will also include the following
optional green elements:
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15% of the units will be type ‘A’ accessible;
20% of the total site will be open space;
100% advanced water conserving appliances and fixtures;
Additional energy reduction features to reduce energy consumption well below
mandatory standards;
100% of the buildings will be designed and engineered to allow future addition of
Photovoltaic/Solar hot water panels;
We will decrease energy consumption in addition to the mandatory appropriate building
performance standard to earn 5 points;
55% + of the construction debris will be recycled;
Development will be designed and wired to accommodate smart meters;
The project will use materials with a solar reflectance of 0.3, over at least 50% of the
site’s hardscape area;
100% non‐vinyl, non‐carpet flooring in all units;
The project will maintain a Smoke‐Free Building, no‐smoking policy. A copy of the
sample lease addendum is included in this application;
Development will participate in and collect data for Enterprise and monitor water and
energy use.

Financing
The development will be financed with equity from the sale of Federal Low‐Income Housing Tax
Credits and subsidy in the form of HOME or CDBG funds from the City of Pueblo’s Department
of Housing. Additionally, we will utilize a conventional construction and permanent loans in
conjunction with a general partner’s capital contribution.
One hundred percent of the homes at The Villas will be affordable for a minimum of 40 years.
The credits will be sold via a private syndication while the construction and permanent
financing will be handled by traditional lenders from the mid‐west.
As indicated in the Development Summary and financing sections of the Application, the CHFA
DDA boost is necessary for this development to be financially feasible. Even though the
construction type will be single‐family home with attached two‐car garage, our costs are not
much higher, if any, than a traditional rental property of three and four‐bedroom units.
Additionally, given the costs added to the construction budget in order to achieve our minimum
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and elective Green Communities requirements these units will obviously cost more to build
than a new construction affordable or market rate product where no or only a few Green
Community construction items are included. Our building hard costs average about $107,000.
Guiding Principles
The Villas at Pueblo will meet the following Guiding Principles from Section 2 of the Allocation
Plan:


“To support rental housing projects serving the lowest income tenants for the longest
period of time”
The Villas at Pueblo is designed so that half of the development serves 50% AMI
households and half, 60% AMI households. Opportunity Builders as a non‐profit
organization is interested in maintaining the property as a low‐income property as long
as possible. It is important to keep in mind that low‐income tenants with large families,
have few options when it comes to true affordable housing as they are often pushed to
market rate housing to accommodate their larger family size. Having these generously
sized units for families of five or larger at rents that are between 31% ‐ 44% below
market rate single‐family homes, is a huge benefit to this income group.



“To provide for distribution of housing credits across the state.”
Even though the City of Pueblo received a tax credit award in 2011, it was only 27 units
for the 7th largest City in the State. Approving The Villas at Pueblo will bring an
additional 26 tax credit units to the City and allow for a fair distribution of housing
credits and units around the State.



“To provide opportunities to a variety of qualified sponsors of affordable housing, both
for‐profit and non‐profit.”
Since the developer, Opportunity Builders, is a non‐profit, this development fulfills
this principle in providing a quality development in an underserved market with a
capable non‐profit developer.
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To reserve only the amount of credit that CHFA determines to be necessary for the
financial feasibility of a project and its viability as a qualified low income housing project
through the credit period.”
Providing quality affordable housing in the form of a single‐family home with attached
garage is a dream come true for low‐income renters. Yes, we know that the
construction costs associated with single‐family development is higher than traditional
apartments, but the benefit to the local community and the pride in the renter we
believe outweighs any measurable increase in per‐unit construction costs. At $491,713
in annual tax credits requested, The Villas at Pueblo is requesting less tax credits than
any other project in round 1.

Housing Priority


Identify which housing priority in Section 2 of the QAP the project qualifies for (please
select one):
The Villas meets the “Counties with populations of less than 175,000” Priority in Section
2 of the Allocation Plan. Even though Pueblo County is the 10th largest county in the
State, it still has fewer than 175,000 people living in it. We have a unique opportunity to
meet this important housing priority while at the same time providing quality affordable
single‐family rental homes in a County with a large population and a large need for
additional units.

Market Conditions
The Villas at Pueblo fares well when considering Section 2’s Criteria for Approval. The project’s
capture rate is 21.30%. When comparing the existing capture rate to the newly calculated
capture rate including the proposed project, there is a minimal increase of only 2.2%.
Additionally, since the first quarter of 2012, the affordable rental housing vacancy rate has
stayed stable at 0.0%. Lastly, the proposed initial rents represent a reduction of 28% to 44% off
of the market rate rental homes surveyed by the market analyst. Furthermore, the rental value
of The Villas is multiplied when comparing our affordable single‐family rental product to the
market rate single‐family rental product since at the Villas development the owner will pay for
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water, sewer and trash service, unlike other market rate single family homes. The market
analyst affirms that the development is superior to comparable rental product existing in the
market and that the rents are achievable and attainable.
Readiness‐to‐Proceed
Opportunity Builders has extensive experiencing developing over 40 tax projects in the past 15
years. Our General Contractor has successfully built many tax credit properties in the mid‐
west. Our management company has successfully operated our two Pueblo developments and
our Pagosa Springs community. In addition they manage over 30 additional developments in
five other states. This is the second time we are applying for The Villas at Pueblo. We first
applied in 2011 and did not receive a Preliminary Reservation. Oakshire Hills II, a similar tax
credit project in Pueblo did receive a Preliminary Reservation during the 2011 application
round. In my 2011 post application telephone meeting with CHFA staff, they asked me to wait
to re‐apply for The Villas project until after Oakshire Hills II was built and leased. Oakshire Hills
II is now complete and quickly leased its 27 homes in less than two months between December
2012 and January 2013. The speed of the lease up and the current waiting list at Oakshire Hills
II is just another piece of evidence that shows the on‐going significant demand for this type of
housing still in Pueblo. The Villas at Pueblo lots are improved and permit ready following
review and approval of the building plans. The off‐site improvements are also complete and
our general contractor is ready to begin as soon as we notify him of our Preliminary
Reservation. After waiting two years to re‐apply for this development we are ready and
anxious to begin.
Overall Financial Feasibility and Viability
The project’s costs are very reasonable given the location of the project, the project’s overall
size, the Green amenities and the single‐family home nature of the development with an
attached two‐car garage. We believe that when staff compares the cost per unit at The Villas
versus other proposed developments, staff will find a budget very much in line with the real
world and achievable in the current construction pricing realm. Our 15‐year pro forma affirms
the project’s ability to pay the deferred developer fees from cash flow as well as making sure
that various Replacement Reserve, Tax Escrow and property tax‐payments are regularly made.
Our per unit operating expenses are higher than the proposed minimums and we have
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sufficient operating and other reserves to ensure that the development performs well for years
to come.
Experience and track record of the development and management team:
Developer:
Opportunity Builders has been developing affordable housing communities using low income
tax credits for 17 years in eight states, having developed over 40 tax credit projects.
Additionally, Opportunity Builders has been working with CHFA staff for nearly 15 years. In that
time period, we have developed and placed in service over 200 units of tax credit housing in
Colorado.
Contractor:
WoodCo, Inc. has been in the contracting business for 35 years and under the present name for
15 years. Their focus is tax credit project construction and understand the responsibilities and
details of working on tax credit projects. They are well established with a proven track record
of building quality senior housing, single and multi‐family housing developments.
Consultant:
The Nicholas Group (TNG) has participated in the development of affordable housing as both a
consultant and as a developer. TNG has successfully placed in service a number of tax credit
developments in the State of Nebraska. Additionally, TNG has consulted on over thirty Section
42 developments in various states.
Attorney:
Altman, Keilback, Lytle, Pariapiano & Ware has worked with Opportunity Builders within the
State of Colorado for about 10 years.
CPA Firm:
Novogradac & Company has over seventeen years of experience in assisting developers,
investors and state agencies in the Section 42 industry. They are recognized as one of the top
two accounting firms in the industry.
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Architect:
Advanced Engineering Concepts (AEC) has over twenty years of experience in residential design,
foundation design and framing design in Colorado. Michael Schneider has been responsible for
the framing and foundation design of over 10,000 homes.
Cost Reasonableness:
Our construction and site work costs, including construction contingency, averages nominally
$118,000 per unit and is well below the CHFA basis maximums. Our annual credit request of
only $18,912 per unit is an extremely efficient use of tax credits to create a single‐family home
rental product type. These homes will primarily serve households with five or more family
members. Having worked with the City of Pueblo’s Housing Department to receive subsidy
financing for our two existing tax credit properties, we have already met with staff and
discussed our need for financial support upon receipt of a Preliminary Reservation. Ada Clark
and Kevin Ortiz from the Housing Department are happy and willing to work with us toward
that end.

Proximity
to
Developments

Existing

Tax

Credit

As previously discussed, the closest existing
tax credit properties to The Villas at Pueblo
are Pueblo I & II totaling 91 units located
within ½ mile of the proposed development.
One can see that the majority of affordable
properties are located on the East side of
Hwy 25 making the location of The Villas
unique and proper to help spread the
affordable properties throughout the City.
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Site Suitability
The independent market analyst heartily agrees that this is a terrific location for an affordable
housing development. On Page A‐53 he says, “The proposed site should be considered as a
strength for this proposed project. It is located in a mainly residential area with good quality
single‐family homes. This will certainly be a plus in the projects marketing and overall success.”
And again on page A‐55 he states, “It is located in a quiet residential area, but is close to
services and employment opportunities.”
Given the demographics of our nearby tax credit properties, The Village at Pueblo I & II, nearly
every resident has his own car. With most of the residents in the 50% ‐ 60% AMI income
bracket having their own transportation, living and thriving in northwest Pueblo is easy. In less
than 2.5 miles or a few minutes drive, you can find yourself leaving your driving and quickly
arriving at Centennial High School, Freed Junior High, Irving Elementary School, the nearby
Urgent Care Medical Clinic, the local library, grocery store and within walking distance our
residents and their children will enjoy the benefits of Hyde Park.
The lots are mostly flat with out any environmental hazards, wetland issues or nearby railroad
tracks or flood plains to interfere with daily life at The Villas.
Justification for waiver of underwriting criteria or the financial need for CHFA’s DDA credit up
to 130 percent of qualified basis
Though we are not asking for any waivers for underwriting criteria we do find that a CHFA DDA
boost is necessary for this development to be financially feasible. Given that the development
consists of single‐family homes with attached two car garages our costs will be higher than a
stacked apartment development. In addition costs will be increased by the inclusion of
significant items utilizing Green technology, as indicated in the Green Communities section of
the application.
Despite the increased costs due to the single‐family design and significant Green features, our
total costs are below the CHFA Basis limits. We will be providing a superior development, unit
type and Green centered community, which will offer an outstanding living environment for
twenty‐six (26) Pueblo families. We do however need the DDA Boost to be financially viable
and feasible.
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Address any issues raised in the market study
The only issues raised in the market study were labeled under the Weaknesses section at the
beginning of the Application Narrative. The two primary concerns included the higher than
normal market‐rate rental vacancy rate and the on‐going loss of jobs in the community over the
past few years. However, we shared that the affordable rental market in Pueblo remains very
strong as evidenced by the more than yearlong 0.0% vacancy rate in the market area and that
with that non‐existent vacancy rate, employment opportunities for the low‐income worker
remains strong.
Address any issues raised in the environmental report
On page 16 of the Phase 1, CTL Thompson confirms, “The Site is located in a rural area with
existing residential developments and vacant land. From our research reviewing aerial
photographs, topographic data, and the regulatory database, and a site visit and observations
of current usage, nearby environmental concerns or recognized environmental conditions were
not identified that should affect the Site.”
Describe and demonstrate local support for the project
The City of Pueblo has consistently supported Opportunity Builders’ work in the City through
awards of subsidy through the City’s Housing Department. Housing Staff, though they are
never allowed to guarantee a financial award have shared their support for the type of housing
we are proposing and willingness to support me in my application for subsidy funds should they
be released by the federal government. Our property manager of the other two nearby tax
credit properties is very excited about the possibility of 26 single‐family affordable rental
homes being built nearby. She sees that single‐family product as the next phase of the learning
continuum for the low income resident. The manager has also shared that she believes the size
of the proposed units with their exceptional amenities, will make them very desirable in the
market place.
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Project Name:

Town Center West Apartments

Project Location:

4341 Vance Street
Wheat Ridge, CO 80033

I. PROJECT SUMMARY
a. General Project Description


The Town Center West Apartments project is a proposed 92 unit affordable senior housing
apartment project. The project will be 100% rent restricted to persons whose incomes do not
exceed 40%, 50% and 60% AMI categories.



The proposed project is located in the Town Center North Redevelopment Project, at the
southeast corner of 44th Ave. and Wadsworth Boulevard in Wheat Ridge, CO.



The Town Center North Redevelopment Project is a Renewal Wheat Ridge (Wheat Ridge
Urban Redevelopment Authority) and City of Wheat Ridge sponsored urban redevelopment
project.



The project is seeking an annual tax credit award of $1,172,610.

b. Project Highlights


Community Sponsored Urban Renewal Plan: Located within a Redevelopment Zone
sponsored and owned by the City and Renewal Wheat Ridge (hereafter the “URA”);



Significant Financial Public Financial Participation: Both the City and the URA have
committed significant financial resources to the overall redevelopment and horizontal
infrastructure. The URA currently owns the site. A private family foundation has made a
grant of $150,000 to construct a public plaza, water feature and gazebo on the Project site. A
tax credit award for the proposed Project would further leverage this significant public and
private local investment.



Walk-able Amenities: Because of the Project’s unique location, putting it within walking
distance of so many neighborhood shopping, service and recreational amenities, the project
will target a more active senior population.



Strong Demand: Wheat Ridge has a large in-place senior population, and a strong, captive
demand for new, affordable product exists. The current interest/waitlist for the proposed
project exceeds 400 persons;



Cost Effective: The total residential portion of the project cost is $15,933,039 or $173,185
per unit;



Tax Credit Efficient: The project is requesting a tax credit allocation of $1,172,610, or
$12,746 per unit.



Readiness to Proceed: The proposed project is allowed under the current site zoning – no
change of zoning is required. Additionally the proposed project is site plan approved.



Proximity to Transportation Infrastructure: There are two RTD bus stops located
immediately adjacent to the site – one running north/south along Wadsworth Boulevard (#76)
and one running east/west along 44th Avenue (#44);

II. SUBSIDIES AND LOCAL SUPPORT
a. Federal Subsidies
The Project will be financed with an FHA Insured Section 231 construction and permanent loan.
This federally insured mortgage loan provides debt financing at a significantly lower cost than is
available in the conventional market. For example, the FHA mortgage loan provides a lower
interest rate (50 – 75 bps) and significantly longer amortization (40 years vs. 30 years) than
conventional loan sources. While FHA financing can be time consuming to obtain, the low cost
financing enables the project to increase its available mortgage loan proceeds, therefore requiring
less tax credit allocation than would otherwise be needed if the Project were conventionally
financed. The FHA financing helps the Project to be tax credit efficient. The Denver HUD office
processing the loan insurance application will be utilizing recently adopted FHA accelerated
underwriting for LIHTC awarded projects.
Additionally, the Sponsors have also received a Letter of Support from the State of Colorado
Division of Housing to provide a $250,000 subordinate HOME loan. This cash flow note reduces
the mandatory annual debt service burden on the property while still providing enough funds to
complete the development of the Project.
b. Local Subsidies
The Wheat Ridge Town Center West Apartments benefits from a tremendous amount of local
financial participation in the form of both direct and indirect subsidies. At their sole cost, the
City and Renewal Wheat Ridge have already made the following significant infrastructure
improvements to serve the Town Center West Apartments site:
(i)
(ii)

Assemble and purchase the multiple parcel, eight acre Town Center North
Redevelopment Area from multiple owners;
Remediate portions of the site which were environmentally contaminated;
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(iii)
(iv)

(v)
(vi)

Demolish the previously existing buildings and surface improvements;
Design and install a new publicly dedicated street grid through the site (Vance St.
and 43rd Ave.), which includes curb, gutter, detached sidewalk, detached tree lawn,
signage, street lights, pedestrian lights, landscaping and storm sewer;
Bury approximately 500 feet of above ground utility lines;
Install water, sewer, gas and electric service to within five feet of the site;

The cost to complete the infrastructure above was approximately $2.0 million, and was paid for
by both the City and the URA.
Additionally, the URA and the City have funded an allocation from the URA’s general account
to purchase the property (approximately $3.84 million), $390,000 cash and over $480,000 in
debt service payments since 2008; and $150,000 in conservation trust grants and $100,000 in
donations to provide open space. While the final level of subsidy cannot be known until all the
remaining land parcels are sold, the overall final subsidy will be significant.
The URA obtained a loan from 1st Bank of Wheat Ridge to help fund this redevelopment effort.
The current debt service on the URA property loan is covered with a sales tax share back from a
portion of the Town Center project (Safeway development). City Council authorized a share
back of 50 percent of the Town Center sales tax increment through 2014 to service the debt on
this phase of the URA Town Center Redevelopment.
The City of Wheat Ridge will be using a Real Estate Tax Increment Financing Bond on the
entire Town Center North Redevelopment site to help fund a portion of the up-front
infrastructure investment. As such, the Town Center West Apartments is obligated to continue
paying real estate property taxes.
Lastly, it should be noted that the City of Wheat Ridge has committed approximately $150,000
of the above mentioned conservation trust grant funds to complete the public park/plaza space
and the Gazebo area on the Town Center West Apartment site. In exchange, the public space will
be maintained by the Project Owner and be open to the public.
c. Additional Local Support
Q: In your own words describe the outreach that you have conducted within the proposed
community and demonstrate local support for the project (including financial support).
A: The local financial support the Project has received was outlined in the above “Local
Financing” section. However, Wazee Partners has conducted additional local outreach. To date,
the Project has received Letters of Support and Recommendation from the following
organizations, copies of which are provided in Exhibit 1 to this Comprehensive Narrative:
(i)
(ii)
(iii)

Mayor of Wheat Ridge, Jerry DiTullio
Wheat Ridge City Manager, Patrick Goff
Renewal Wheat Ridge (fka Wheat Ridge Urban Renewal Authority) - Rick
McAdams, Chair
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(iv)
(v)
(vi)

Wheat Ridge 2020 – Britta Fisher, Executive Director
Live Well Wheat Ridge – Molly Hansen, Wheat Ridge Coordinator Jefferson
County Public Health
Denver Urban Gardens – Michael Buchenau, Executive Director

III. PROJECT CONFORMANCE WITH THE QUALIFIED ALLOCATION PLAN
a. Q: Identify which guiding principles in Section 2 of the Qualified Allocation Plan (QAP) the
project meets and why it meets them:
A: We believe the Town Center West Apartments Project meets the following QAP Guiding
Principles:
1) To support rental housing projects serving the lowest income tenants for the longest period of time.

Rationale: The Project’s affordability profile is a significant driver of the Project’s Application
Scoring. The Project will maintain affordability for a total of 35 years, the longest period of time
allowable under the CHFA application.
2) To distribute housing credits to assist a diversity of populations in need of affordable housing, including

homeless persons, persons in need of supportive housing, senior citizens, and families.
Rationale: Senior citizens, and in particular, low-income senior citizens are a vulnerable population.
The Town Center West Project is a 100% age restricted community for residents 62 and over.
Jefferson County has one of the largest senior populations of any county in the state, and the City of
Wheat Ridge has the most senior citizens of any city in the county. Providing affordable, housing for
senior citizens is a primary strategic goal of the City of Wheat Ridge. The Project fits nicely in line
with both CHFA’s Guiding Principles and the City’s strategic goals. So far, over 400 senior citizens
have expressed interest in renting an apartment at the proposed Project.
3) To reserve credits for as many rental housing projects as possible while considering the Priorities and

Criteria for Approval in the following sections.
Rationale: The total annual credit amount needed to finance the Town Center West Apartments
project is $1,172,610 per year – which is below both the CHFA basis limit of $1,363,014 or the
CHFA maximum per project limit of $1,250,000. At a project size of 92 units, the tax credit
allocation per unit is $12,746 – which requires less tax credit allocation per unit than most
competitive projects, and is therefore tax credit efficient. Being tax credit efficient allows more high
quality affordable housing units to be built for less tax credit allocation.
4) To reserve only the amount of credit that CHFA determines to be necessary for the financial feasibility

of a project and its viability as a qualified low income housing project throughout the credit period.
Rationale: The overall budget of $15,933,039 for the residential portion of the project is cost
efficient when compared against the average of other projects. In order to take as little tax credit as
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possible, the Sponsors have pursued FHA Insured Section 231 financing to maximize the amount of
mortgage proceeds available to fund the project. Additionally, the Sponsors have sized the
permanent mortgage loan to a 1.22 debt service coverage ratio – providing enough cushion to
withstand a substantial decrease in net operating income, but large enough to remain tax credit
efficient. The project Sponsors have also nearly maximized the allowable deferred developer fee to
approximately 44% bridge the sources and uses gap. Furthermore, the Sponsors have committed to
fund the retail portion the product entirely out of direct Sponsor loans and deferred fees. Finally, the
sponsors have received a Letter of Support from the State of Colorado Division of Housing for a
$250,000 HOME cash flow 2nd loan. As the Sponsors have exhausted all other sources of financing,
the project does need a CHFA discretionary basis boost to provide the gap funding needed to make
the project possible. However, the basis boost requested is only 10.65% - well below the 30%
maximum basis boost allowable.

b. Q: Identify which housing priority in Section 2 of the QAP the project qualifies for:
A: We believe the Town Center West Apartments Project meets the following Housing
Priorities:
1) Market areas of pent-up demand for affordable housing. Primary market areas where the overall
LIHTC vacancy rates are less than 4 percent and market rate rental vacancy rates are less than 5
percent for three of the previous five quarters.
Rationale: The proposed Project has a current interest/waitlist in excess of 400 persons.
According to the Market Study prepared for this Project by the Highland Group, nearly early
every other senior affordable property within the Primary Market Area currently has a waitlist.
The Market Study also indicates a vacancy rate of approximately 2.5% based on LIHTC
comparables within the Project’s market area.
2) Seniors. Projects serving seniors should provide amenities attractive and beneficial to seniors.
Rationale: The proposed Project is 100% affordable and 100% age restricted to persons 62 and older.
The building has been designed to provide an amenity rich environment specifically catering to
seniors. There are multiple outdoor patio areas, a community kitchen, a club room where residents
can gather for food centered entertainment. A designated craft room, fitness room, library, resident
gardens, and various multipurpose areas provide venues for the residents to interact. The property
manager and/or assistant property manager will help establish and run the various social clubs
(sewing, crafts, bingo, cards, gardening, etc.) and arrange for offsite excursions to cultural and
entertainment venues.
A key amenity benefitting the senior residents is the Supportive Care Management component
provided by a third party agency which has the staffing and program administration to provide: (i)
home based support services for daily household needs; and (ii) care management solutions for more
advanced needs. The goal of the Supportive Care Management program is to permit residents at the
Town Center West Apartments in their independent homes, as opposed to relocating to a more costly
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assisted living or nursing home environment, or alternatively to the residence of a care giving
relative. Please see the “Services” discussion in Section VII.
c. Describe how the project meets the criteria for approval in Section 2 of the QAP:
i. Market conditions:
o The capture rate for the project overall (17.5%), as well as the capture rate for 40%
AMI units (16.7%) and 50% AMI units (14.9%) are all near the threshold at which
CHFA is typically comfortable with a project. The capture rate for 60% AMI units is
just 13.7%.
o The Highland Group believes that demand for this property should be more than
adequate to fill the property. The physical size of the subject’s defined primary
market area is relatively small and therefore the demand estimate is somewhat
conservative. The subject will also offer generally larger units and more significant
amenities than the existing tax credit properties, most of which were built about 10
years ago.
o The PMA for this site has some of the greatest density of seniors in the Denver metro
area.
o All of the tax credit senior apartments in the PMA, which opened between 1998 and
2012, are consistently full or near full with wait lists. This suggests that the introduction
of the subject into the PMA would minimally impact these properties, and further, that
there is adequate demand for an additional property in the PMA.
ii. Address any issues raised by the market analyst in the market study submitted with your
application:
o No issues were noted in the market study.
iii. Readiness-to-proceed:
o Zoning: The property has in-place, proper zoning. No change in zoning is required.
o Site Plan: The project has been site plan approved by the City of Wheat Ridge.
o Building Permit: Upon a successful tax credit award, the Project would be building
permit ready by December of 2013.
o Phase I Environmental: The Phase I ESA has been completed and no recognized
environmental conditions were found. The site is clean.
o Schematic Drawings: Schematic Drawings are complete and the project is well into
Design Development Drawings.
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o Cost Estimate: The cost estimate accompanying this application was made by BC
Builders, a general contractor with extensive experience in the construction of LIHTC
and HUD financed projects.
iv. Overall financial feasibility and viability:
o The Town Center West project meets or exceeds all of CHFA’s minimum operating
requirements. While the FHA financing guidelines can be more stringent, the
Sponsors have balanced maximizing the mortgage loan proceeds available to the
proposed Project by sizing the 1st mortgage loan to a 1.22 DSCR and having a State
Division of Housing $250,000 home loan as a 2nd cash flow only subordinate loan.
o Operating Expenses. The property has an operating expense budget of $4,791 per unit
per annum, excluding replacement reserves of $500 per unit per annum. With
replacement reserves, the operating expense budget is $5,291 per unit per annum.
This exceeds CHFA’s minimum operating expense requirement of $3,900 by $891
per unit per annum.
o Debt Service Coverage Ratio. CHFA’s minimum Debt Service Coverage Ratio is
1.15x. The Town Center Senior Residences project will maintain a minimum Debt
Service Coverage Ratio of 1.2x.
o Financing Commitments. The Sponsors have received strong interest from the
Construction Lender, Permanent Lender and Tax Credit Investor. Many of these
commitments have been made by companies with which the Sponsors have extensive
relationships and business history. The terms proposed by these financial partners are
in line with currently available market terms. The use of FHA Section 231 financing
provides more mortgage loan proceeds than would be available in a conventionally
financed mortgage. Additionally, the Sponsors have also received a Letter of Support
from the Colorado State Division of Housing to provide a $250,000 subordinate
HOME loan.
v. Experience and track record of the development and management team:
o Developer Experience. Wazee Partners LLC, is a real estate development and
investment
company
principally
active
in
the
development
and
acquisition/rehabilitation of multifamily, senior housing, retail and land properties
throughout the mountain west. Wazee Partners is a direct buyer and developer of
multifamily apartment properties located throughout the western United States.
Based in Denver, Colorado, the Principals of Wazee Partners and its affiliates have
purchased, developed and/or renovated over 740 units during the past eight years. The
Principals have extensive knowledge and experience in the acquisition of both market
rate and affordable multifamily properties, including both competitive 9% tax credit
development transactions and 4% / tax exempt bond financed transactions. Resumes
and track records of the principal sponsors are provided as Exhibit 2 to this narrative
application.
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o Property Manager Experience. Walnut Street Management, LLC, (“WSM”) is a
residential property management company serving moderate and low-income
affordable housing projects. In addition to the management of properties, WSM’s
principals have served as a resident relocation contractors with respect to temporary
resident relocation programs for the acquisition and renovation of existing apartment
project renovations. WSM is a full-service management company that currently
manages two properties in the Denver Metropolitan area. WSM has an established,
in-house accounting staff to administer and report on the collection of project
revenues, the timely payment of project account payables and the preparation of
monthly financial statements. Monthly financial statements will include current
month reporting and actual and year to date budget comparisons with the owner
approved annual budget. WSM and its principles have HUD 2530 clearance, and
WSM has been designated by the HUD Rocky Mountain Region as a HUD approved
management agent eligible to participate in the management of HUD-Insured or HUD
subsidized multi-family and elderly housing properties.
o Legal Firm Experience. Holland & Hart has experience in virtually all aspects of the
business and tax matters related to affordable housing projects. They have experience
in complex transactions including LIHTC projects, tax exempt financing, FHA
insured loans, HOME and CDBG funds, Section 8 contracts and renewals, and local
and state housing programs.
o Accounting Firm. Feldhake & Associates is a local Colorado based auditing and tax
firm. The company has extensive experience in real estate and low income housing
tax credit services, preparing audits and tax returns for many Colorado LIHTC
properties.
vi. Cost reasonableness:
o The total residential portion of the project cost is $15,933,039 or $173,185 per unit.
Even though this cost reflects Davis Bacon Residential Wage Rates, the project’s cost
per unit is in line with general market conditions.
vii. Proximity to existing tax credit developments:
o The CHFA required Market Study for this Project, prepared by the Highland Group,
Inc. notes that the Project’s location adjacent to the Wheat Ridge Town Center
Apartments community is a “Potentially Positive Location Factor”.
o On Page 22 of the Market Study, the Highland Group Notes: “Locating next to the
Wheat Ridge Town Center Apartments will enhance social opportunities and will be
supportive for residents in both Wheat Ridge Town Center apartment buildings.”
o On page 59 they state, “the subject’s adjacency to another senior apartment building
will offer greater opportunity to create a strong community of residents.
viii. Site Suitability:
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o The site is within the Town Center North Redevelopment project; the land is owned
by the Wheat Ridge Urban Renewal Authority.
o The Phase I Environmental Assessment does not identify any Recognized
Environmental Conditions on the site – the site is clean.
o The entire redevelopment calls for a mix of uses, including office, retail, and
residential. The City has required that a “pocket park” will be located within the
development, and the City and Urban Renewal Authority will provide grants of
$150,000 for the completion of this required pocket park.
o The area around the subject site is highly walkable – with a walk score of 77 allowing for easy pedestrian access to the Wheat Ridge Marketplace, and other
nearby shopping and service amenities, including a walk to the Safeway grocery
store, Walgreen’s pharmacy, post office and Starbucks.
o This project will be compatible with the surrounding uses and the Wadsworth Blvd.
corridor provides a blend of shopping and service amenities that will be enhanced
further as the Town Center North Redevelopment Project progresses.
o Apart from the Subject Site, one additional lot remains in the Town Center North
Redevelopment - a 1.5 acre pad on 44th Ave., northeast of the site.
o The site is zoned for multifamily use and the site development plan has been
submitted for approval by the City.
o Resident drop-off and visitor/prospective tenant parking spaces will be provided in
the front of the building.


Access to the proposed building’s resident parking spaces and garages will be
provided both from Vance Street and the easement running along the western
boundary of the property.

o There are no wetlands issues associated with the site.
o The topography of the site is generally flat, with a gentle slope occurring from south
to north.
o The City, at its sole cost, has already buried the existing above grade power lines will
be buried in conjunction with the overall redevelopment project.
o At its sole cost, the City has designed and installed the newly constructed and
publicly dedicated Vance Street along the eastern boundary to the project at it. The
City has also installed all utilities to the site at its sole cost.
o Lastly, water quality for the entire Town Center North Redevelopment Area will be
treated and released in the city constructed and owned regional detention area located
on the northwest corner of the Redevelopment Area.
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IV. BUILDING PROFILE & AMENITIES
a. Overall Profile:


The proposed project is a four story, 92 apartment unit, single building complex;



The building will be 98,123 enclosed square feet with an additional 7,069 square feet covered
patio and deck space.



There will be 66,326 square feet is gross rentable apartment space (63,883 net rentable) and
25,795 square feet is common area space, hallways and circulation;



Additionally, the building will contain 6,000 square feet of retail space on a portion of the
first floor, to comply with the City’s mixed use zoning and retail site plan requirements;



The building will be situated on a roughly 2.77 acre site;



Resident parking will consist of 58 surface spaces and 39 garages, for a total of 97 fully
dedicated residential car spaces. This equates to a parking ratio of 1.05 to 1. The garages will
be provided free of charge on a first come first served basis. Additionally the site will have:
o 10 flex stalls (either retail or residential)
o 17 retail stalls
o 2 dedicated employee parking spaces

b. Unit Bedroom Mix and Unit Amenities:


There will be 62 1-BR/1-BA units and 30 2-BR/1BA units consisting of a total of three unit
types:
o 62 Type A-1 Units (1BR/1BA) at 632 net rentable square feet (705 SF gross);
o 17 Type B-1 Units (2BR/1BA) at 809 net rentable square feet (891 SF gross);
o 13 Type B-2 Units (2BR/1BA) at 842 net rentable square feet (926 SF gross);



Unit Amenities will include:
o Washer/dryer provided in every apartment;
o Full size refrigerator, dishwasher, microwave, range and cooktop;
o Coat closet;
o Walk in closet in master bedroom;
o Built in work/computer desk;
o Step in showers;
o 10’ ceilings level one, 9’ ceilings level two, three and four;
o Individually-controlled heat, air conditioning and domestic hot water;
o Patio or balcony for every unit ranging between 48 and 56 square feet;
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o Kitchen center island/eating area;


Parking. There will be 58 surface spaces and 39 garages located on site. There will not be
any fees associated with parking. Garages will be offered and assigned on a first come, first
served basis.



Resident Utilities. All resident utilities including water and sewer, trash, individual electric,
individual gas, common space utilities and miscellaneous maintenance will be paid by the
owner. Individual phone and cable television will be paid by the resident.

c. Interior Common Space Amenities:















Community Room: This 1,319 square foot community room in an open access room from the
common area foyer, and has a full glass wall view plus access to the covered patio on the
northeast corner of the building’s first floor. A storage area just off the community room will
house event tables for community wide sit down events, holiday functions and potluck
dinners. At the northeast corner of the community room is an event kitchen featuring a table
high counter with built-in cook top for cooking demonstrations and use during small group
events. The kitchen will have appliances and facilities that will accommodate larger catered
dining events.
Fitness Room: An exercise room with wellness equipment, treadmills and exercise bikes is
also located on the first floor with an exterior view of Vance Street. The fitness room is 468
square feet. The room will also contain a wall mounted flat panel TV equipped with a Wii
Fitness console.
Management Office: Adjacent to the community room is the project management office
totaling 249 square feet.
Maintenance Office: Also on the first floor is a 176 square foot maintenance office. The
maintenance supervisor will keep hours here and will process all maintenance requests and
resident work orders.
Library: This 473 square foot library room has an east facing glass wall which looks into the
exterior courtyard. It will be lined with built in bookcases and will feature a computer center
for residence use, training and demonstrations. This room will also feature the fireplace.
Craft Room: The craft room will also be located on the first floor adjacent to the outdoor
courtyard and will also have a storefront glass overlook. The 484 square foot room will host
a variety of arts and crafts classes and functions.
Club Room Multipurpose Space: The club room is a rectangular space totaling 782 square
feet, starting with an expansive glass entryway and extending through the building and
ending with a glass wall view and access to the front patio. The club room will contain a
kitchenette and can be reserved for private dining functions. It also serves a flexible space for
meetings, games and other events.
Resource Center Office: The 421 square foot resource office is a dedicated space for the
senior service coordinator. The office can be accessed by its own separate entrance to the
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building and can therefore serve both residents and the greater community. The functions of
the senior service coordinator are described in further detail in the Services Section below.
d. Exterior amenities include:


An 876 square foot landscaped exterior courtyard located on the ground floor on the south
side of the building, which will include an outdoor fireplace, outdoor seating, built in resident
gas grill and flower planters



A dog run with sport turf located on the southern edge of the property;



Resident vegetable and herb gardens;



A publicly accessible pocket park and town center plaza, containing a water feature and
hardscape amenities such as benches, built in checkers/chess tables and patio seating;



A publicly accessible Gazebo area with gardens;



A covered patio with outdoor seating furniture located on the northwest corner of the
building, immediately off the community room;

V. POPULATION SERVED


The Project will be 100% affordable and will contain units with rents between 40% and 60% AMI;



Eighteen (18) units will be restricted to 40% AMI rents, forty (40) units will be restricted to 50%
AMI rents and thirty-four (34) units will be restricted to 60% AMI rents;
o The Project’s sponsors will agree to keep the project LIHTC for the standard 15 year
compliance period, plus an additional 25 years;

VI. PROJECT LOCATION & AREA AMENITIES
a. Project Location


The Project is to be located in the Wheat Ridge Urban Renewal Authority’s Town Center
North Redevelopment site at the southeast corner of 44th Avenue and Wadsworth Boulevard,
an amenity rich neighborhood environment.



Primary access to the property is provided by Wadsworth Boulevard, a main north/south
arterial which runs through the Denver metropolitan area, and also 44th Ave, a significant
east/west arterial connecting the western suburbs with the downtown Denver CBD.



The immediate site area is comprised of retail, office and residential uses. Immediately east
of the site are primarily residential in character and immediately south is primarily retail in
character.
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Within a two block radius in either direction of the property, there are numerous retail,
shopping, services and recreational amenities.



The property is located across the street from the Apel-Bacher Park, which contains 3 tennis
courts, a gazebo and access to the City’s trails system.



The site is located immediately adjacent to two RTD bus stops.



The proposed project is approximately 3.5 miles west of the Denver central business district
and is easily accessible by car or bus.

b. Area Amenities
Shopping
The nearest grocery store and pharmacy is a Safeway located 2 blocks southeast of the site in the
Wheat Ridge Marketplace Shopping Center. West of the site, along the east side of Wadsworth
Blvd., are a large First Bank branch and offices and an Italian restaurant. A large building
occupied by Ross, Big Lots, Hancock Fabrics, and a post office is southwest of the site along
Wadsworth Blvd. Approaching 38th St. on the same block is a shopping center anchored by a
Safeway supermarket. All of these businesses allow for pedestrian access from the site without
street crossings.
Along the western side of Wadsworth Blvd. are a series of older commercial buildings and a
strip mall that includes Jackson Hewitt Tax Services, Denver Medical Solutions, a video store, a
denture clinic, law offices, and a Mexican restaurant. Diagonally across Wadsworth is a
Walgreen’s Pharmacy.
A King Soopers is located 1.6 miles to the east. A big box shopping center that contains Costco,
Sam’s Club, Home Depot and a variety of other national chain stores is located one mile to the
north on Wadsworth Blvd.
Churches and Synagogues
There are at least 20 places of worship located within a 1.5-mile radius of the proposed site.
Within two blocks of the site are the Harvest Christian Community, Holly Cross Lutheran,
Abundant Grace Fellowship, and Jehovah’s Witness churches.
Hospitals and Doctors
The nearest full service hospital is the Exempla Lutheran Medical Center, located 1.5 miles
southeast of the site. The nearest medical offices are in the Wheat Ridge Medical Complex, 1
block south of the site on Upham Street, whose tenants include otolaryngology, hearing and
balance, infectious disease and travel medicine physicians.
Government Offices
13 | P a g e

The Wheat Ridge Fire Department is located two blocks south of the site along Upham Street.
The Wheat Ridge Police Department is 1.1 miles south on Wadsworth Blvd. The City of Wheat
Ridge offices are located 1.6 miles west of the site on Kipling Ave.
Cultural and Recreational Services
The Wheat Ridge Active Adults Center is located 1.3 miles east. This center offers social,
recreational, fitness and educational activities. Many of their senior fitness classes are offered at
the Wheat Ridge Recreation Center, located 1.6 miles to the west. Seniors can use the recreation
center at a discounted rate of $4.50 per day, $22.92 monthly or $275 annually. The Seniors
Resource Center is located 1.5 miles southeast. Their services include intensive transportation,
adult day and respite services, in-home care services, mental health outreach, job training
services, volunteer opportunities and care management services.
The Wheat Ridge Public Library is located 1.5 miles to the southeast. The AMC Old Town 14
movie theaters are located 1.8 miles north on Wadsworth Blvd. The Arvada Center for the Arts
and Humanities is located 3.2 miles north on Wadsworth Blvd. The Arvada Center comprises the
Arvada History Museum, three theaters, art galleries, music, dance, and theater rehearsal rooms,
classrooms, and a conference center.
Apel-Bacher Park is a neighborhood park located one block north of the site. It contains three
tennis courts, a children’s play structure, a gazebo, and walking paths that are available for all to
use. Sloan’s Lake Park, located 2.1 miles southeast of the site, is a popular urban park
surrounded by an extensive trail system.

VII.

SERVICES
The Sponsors have set aside a 3rd Party Service Coordinator budget of $10,000 annually at the
proposed Project. While the service coordinator has not been identified yet, the Sponsors have
been engaged in discussions with both the Senior Resource Center and the Jewish Family
Services Foundation. The goal of both of these organizations is to help provide coordinated
access to services so that seniors can age in-place and maintain independence outside of more
expensive assisted living facilities.
A 421 square foot, private office will be provided as a dedicated space for the senior service
coordinator. The office can be accessed by its own separate entrance to the building and can
therefore serve both residents and the greater community. The office will be offered free of
charge to a third party services coordinator, and the Project will pay for phones, cable and all
utilities.
In general, the third party services coordinator will provide access to both (i) home based support
services and (ii) care management solutions. The goal is to help older adults remain in an
independent living environment and stay in their residences. Home based support services
include:
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o Light housekeeping including laundry, linen changes, dusting, vacuuming, cleaning the
kitchen and bathroom floors;
o Light meal preparation (sandwiches, eggs, soups) and grocery shopping services;
Depending on the organization, many home based support services are available on a slidingscale fee basis or at no cost, depending on an individual’s ability to pay or individual
circumstances.
o Care management solutions include:
o Providing comprehensive in-home assessment to identify needs and present a plan of
care;
o Coordinate and monitor services to ensure peace of mind of everyone involved;
o Offer counseling and support to older adults and their families and serve as a liason to
families who live elsewhere;
o Evaluation and make recommendations for alternative living arrangements as needed;
o Provide crisis intervention and health care advocacy;
o Five information and referrals that connect older adults with essential community
services;
o Educate and counsel caregivers about their own self-care and priorities;
o Review financial and legal issues that may impact an older adult’s situation
These care management solutions are generally providing on a sliding scale fee basis.

VIII. FINANCING OVERVIEW
The total costs of the project are $16,455,894, which includes both the residential and retail portions
of the project. The residential portion of the project costs $15,933,039 (equating to $173,185 per
unit) and the retail portion costs $522,855. By subtracting land and other non-qualifying items,
including the retail portion of the project costs, the net eligible basis for the project is $14,217,324 or
$154,536 per unit.
The retail portion of the Project will be operated under a Master Lease between Wazee Partners,
LLC as the Master Lessee (and Sublessor to all Retail Tenants) and the Building Owner (“Town
Center West Apartments, LLLP”) as the Lessor. Wazee Partners, as the Lessee, will provide all the
sources of financing necessary to construction the retail portion of the building. Wazee Partners will
also pay for all operating expenses associated with the leasing and operation of the retail space. In
exchange, Wazee Partners will use rent proceeds from the retail space to pay down the principal and
interest it has made on the retail space.
The total annual credit amount required to finance the Town Center West Apartments project is
$1,172,610 per year – well below either the CHFA basis limit of $1,363,014 or the CHFA maximum
per project limit of $1,250,000.
This cost basis and tax credit allocation per unit for the Town Center West Residences project is
attractive.
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The project has received letters of interest from the following financial institutions for the
construction and permanent loan financing:
a. Construction Loan and Permanent Loan
The Sponsors believe the FHA 231 program is the most attractive source for both construction and
permanent financing. The project is currently being underwritten at a debt service coverage ratio of
1.2x and the mortgage sizing reflects market terms. The Sponsors have engaged Wells Fargo
Multifamily Capital as the mortgage underwriter. Wells Fargo Multifamily Capital believes the
Project can support a $4,911,100 mortgage loan.
b. Construction Bridge-to-Equity Loan
Wells Fargo Bank has also expressed interest in providing additional construction loan proceeds,
allowing higher tax credit equity pricing. The FHA 231 program will not provide construction loan
proceeds in excess of the permanent mortgage, so the Wells Fargo construction bridge to equity loan
provides the loan proceeds necessary to complete construction and stabilize so that the tax credit
equity installments can be deferred. This results in equity pricing consistent with other conventional
transactions. Wells Fargo Bank believes the Project can support a construction bridge loan of
$7,350,926.
c. Retail Loan
In order to capitalize a portion of the retail portion of the Project, the Sponsors have committed to
provide a $252,855 loan from Wazee Partners, LLC to the Project owner. This is a cash flow note
and only payable after all deferred developer fees have been paid.
d. Deferred Development Fee Notes
To minimize the amount of tax credit equity allocation necessary to complete the Project, the
Sponsors have agreed to defer approximately $425,000 of developer fees (or approximately 44% of
the total developer fees) in the form of notes to the project.
e. HOME Loan
The State of Colorado Division of Housing has provided the Project a Letter of Support for a
$250,000 HOME Loan.
f. Tax Credit Investor
Boston Capital Corporation has provided a tax credit purchase proposal. Boston Capital has assumed
a $0.95 tax credit purchase price, which would provide $11,139,797 in tax credit equity proceeds to
the Project.
g. Justification of the financial need for CHFA’s DDA credit up to 130 percent of qualified
basis:
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The Town Center West project meets or exceeds all of CHFA’s minimum operating requirements.
While the FHA financing guidelines can be more stringent, the Sponsors have balanced maximizing
the mortgage loan proceeds available to the proposed Project, while simultaneously exceeding the
minimum CHFA operating requirements.
The overall budget of $15,933,039 for the residential portion of the project is cost efficient when
compared against the average of other projects. In order to take as little tax credit as possible, the
Sponsors have pursued FHA 231 financing to maximize the amount of mortgage proceeds available
to fund the project. The project Sponsors have also nearly maximized the allowable deferred
developer fee to approximately 44% bridge the sources and uses gap. Furthermore, the Sponsors
have committed to fund the retail portion the product entirely out of direct Sponsor loans and
deferred fees. Lastly, the State of Colorado Division of Housing has provided a Letter of Support to
provide a $250,000 subordinate HOME loan to the project. As the Sponsors have exhausted all other
sources of financing, the project does need a CHFA discretionary basis boost to provide the gap
funding needed to make the project possible. However, the basis boost requested is only 10.65% well below the 30% maximum basis boost allowable.

IX. CONSTRUCTION OVERVIEW, GREEN BUILDING & ENERGY EFFICIENCY


The Project will consist of four stories of wood frame construction, elevator served with a mix of
post-tensioned slab and slab on grade;



Type 5 construction;



13R fire protection system;



Units will be conditioned with Aquatherm units to provide both heat and air conditioning. Remote
mounted wall thermostats will allow each unit to control heating and cooling individually.



Common areas and corridors will be air conditioned from packaged rooftop units, with gas fired
heat.



The roof will be a pitched roof and will have laminated architectural shingles – Class A FR



The exterior of the building will be clad in a combination of brick, smooth concrete block, stucco
and standing seam metal entrance roofs.



All units will be accessible via two internal corridors and serviced by two elevators and 2 sets of
stairs.



The windows will be double paned vinyl, in the residential units, and aluminum storefront at the
common area, leasing area, and live work units.



The units will have 10-foot ceilings on the first floor, 9-foot ceilings on floors 2-4, ceiling fans, airconditioning, walk-in closets, private balconies/patios and washer/dryers.



Within the units flooring will consist of carpeting in the bedrooms. There will be vinyl plank at the
entry and in kitchens, living rooms and bathrooms.
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The kitchens and bathrooms will include good quality fixtures, laminate countertops, and wood
cabinets. The kitchen will be equipped with black appliances including a frost-free refrigerator,
electric range/oven, dishwasher, and disposal.



The site and building will meet or exceed all “2013 Green Build Initiatives” and the building
systems;



The Sponsors have already conducted a Green Communities Design Charette with Group 14
Engineering, Inc. A copy of the project’s “Green Development Plan” is included as Exhibit 3to this
narrative application.



In addition to the mandatory requirements, a summary of the key optional “Green Communities”
checklist is below:


The Project will meet the universal design standards providing a minimum of 15% of the
units as ANSI compliant;



The site is a compact development because the density is approximately 34 units per acre;



The site will also contain more than 20% of its area as open space;



The Project is located within a 0.5 mile walk of combined transit services constituting 60 or
more transit rides per weekday;



The Project will be utilizing a rooftop solar system and will also be pre-wired for additional
site solar systems (i.e. – carports if they are added);



There is a summer farmer’s market immediately adjacent to the site, in the Big Lots/Ross
parking lot;



The Project will also have a dedicated, permanent, and accessible area for the collection and
storage of recycling materials;



The project will be a smoke free building;
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Project Name: Village Springs
Project Address: SEC E San Miguel and N Yuma St, Colorado Springs, CO 80909
Project Description
Village Springs will be a 65 unit new construction 100% affordable senior community located in
Colorado Springs. The building will be an elevator‐served three story structure with 44 one bedroom
units and 21 two bedroom units with a total of nine different floor plans. One bedroom units range
from 665 to 859 livable square feet and two bedroom units range from 941 to 1,083 livable square
feet, making the majority of the project’s units larger than any other senior LIHTC unit plan offered in
the city. All carports and surface parking spaces are unassigned, and are available on a first‐come, first‐
served basis at no charge.
Every floor has unique community spaces, including an expansive community room on the ground floor
that includes free computer stations with Internet access, a common restroom, a warming kitchen for
gatherings and potluck dinners, a library, and a cable television also equipped with a Wii for virtual
golf, bowling, and tennis. The first floor also includes a salon room that will allow residents to have
their preferred beautician visit them at the property, or they may work with a local professional that
has agreed to come to the site on a regular basis. There will also be a counseling/medical room that
allows for private on‐site consultations between residents and medical personnel or social service
providers. This room will be equipped with standard medical office features such as an examination
table, chairs, storage and a sink.
The second floor features a large exercise room with a variety of exercise equipment for a number of
activities, including yoga classes that will be provided by a local instructor who has offered her services
to the property. Although all units will be equipped with in‐unit washers and dryers, a common
laundry will be provided for any resident who needs additional capacity or for visitors staying with
residents. On the third floor, a multipurpose room will be provided equipped with comfortable seating
as well as project tables and chairs to accommodate games, hobbies, or crafts. Although it may be
used for a number of uses by residents, it will be stocked with board games and other materials for the
residents to use as they see fit. Also located on the 3rd floor is a small chapel which will allow residents
to meet their spiritual needs should they not be able to attend a religious facility off‐site and/or to
increase their spiritual time. The community will have a full‐time on‐site manager and maintenance
staff, and has elected to be a smoke‐free facility.
Each unit is designed with the principle of “aging in place” in mind utilizing universal design concepts in
the offering of amenities. With over 30 years of experience in developing affordable senior housing
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and after evaluation of the market, we will offer amenities which have been proven to enhance and
extend the independence of residents as they age. Four (4) units will be designed to be fully
accessible, and all others will have ranges with front controls to prevent accidents from reaching across
the burners, comfort height toilets to limit pain, grab bars around the toilet and shower to limit falls,
one third of the units will have bathtubs with seats, and the balance of units featuring showers with
fold down seats to provide stability when bathing, hand‐held showerheads in all units to provide
greater control during bathing and an emergency call system with notifications in the kitchen,
bedroom and bathroom to allow an injured resident to contact help in the event of an unexpected fall
or mishap. The four accessible units will have further modifications such as lowered countertops and
under‐counter space to allow those in wheelchairs to easily access sinks and roll‐in access work
surfaces. These units will meet the full intent of the Federal Code for accessibility requirements for
apartment living. It should further be noted that we have agreed to give priority to these units to
those with physical disabilities and have been in contact with a local organization – The Independence
Center – that advocates and provides services for those with disabilities. To provide additional
assistance, we have enlisted the support of Silver Key Senior Services and the Pikes Peak Area Council
of Governments Area Agency on Aging. Details of the services these organizations provide are
provided in this application.
Sustainability is an important consideration, and to that end this community will include water‐
conserving fixtures, energy‐efficient lighting, energy‐efficient windows and construction materials with
recycled content. The property will have permanent designated space for recycling, bike racks for
residents who opt to utilize bicycles for transportation, and two city bus lines have stops within ¼ mile
of the site. Furthermore, Silver Key Senior Services provides door‐to‐door scheduled transportation
services for residents as well.
The applicant will also install a 65kw photovoltaic system on the building roof, which will be designed
to offset at least 50% of the common energy load via renewable energy. This will target 25% of the
total building load energy to be provided by renewable energy. As Colorado is the #1 state in the
nation for solar jobs (per capita), Village Springs will contribute to the efforts of many before it to help
the state remain at the forefront of solar development and construction. In addition, the developer
was involved in 2 projects in Arizona with the same system, one of which was the first state LIHTC
project to offer solar. Village Springs is designed to exceed the solar design/production of that project
(Itom A’e), which in just over 2 years of operation has produced 276.47 MWh, which equals an
environmental impact of over 5,000 trees grown for 10 years, over 460,000 car miles not driven and
over 530 barrels of crude oil conserved. Additionally, the air quality impact of the system has been
over 430,000 pounds of carbon dioxide emissions avoided, over 700 pounds of nitrogen oxides
emissions avoided and over 1,600 pounds of sulfur dioxide emissions avoided. It is this enormous
impact that Village Springs plans to exceed.
Construction
This project would be a single three‐story wood frame construction building with a single elevator. The
exterior would be a mix of Colorado appropriate exterior materials of cement fiberboard and stone,
with a pitched roof. After a reservation of credits, the applicant would target a financial close by
February 1, 2014 and delivery by early 2015.
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It is our policy to give qualified local subcontractors first preference as part of the construction team
based on their experience and capacity for a project of this size.
Population and Bedroom Mix
Village Springs would be an age‐restricted senior property with 65 total units split between 44 one
bedroom units and 21 two bedroom units. AMI rent levels would be evenly distributed by unit size,
with 22 units serving residents at 40% AMI and below, 22 serving residents at 50% AMI and below, and
21 units serving residents at 60% AMI and below.
Location, Amenities, and Services
Village Springs would be managed by an affiliate of the developer, Vasil Management Company, Inc.
d/b/a Village Management Company (VMC), which manages approximately 2,000 units over 55
properties in multiple states, a portfolio that includes LIHTC, Section 8, Section 514/515/538, and
market rate communities. VMC has over thirty years’ experience in property management, and
properties under its care have a monthly community calendar, regular community activities, socials,
and holiday celebrations, and include “Smart Use” training for new residents so that they are familiar
with the energy efficient components of their homes and how to best utilize them. In addition to full‐
time on‐site management and maintenance staff, Village Springs would feature a Wii game system for
virtual golf, bowling, and tennis that has proved wildly popular at other affordable senior communities
VMC operates. The property manager will also serve as a liaison between residents and local service
providers, and will maintain a list of organizations that residents can contact as their needs dictate.
The applicant has contacted multiple local senior service providers, and a detailed list of the services
they will offer is included in this application.
The exterior of the building will include an outdoor recreation area with picnic tables and permanent
grill, ramada/shelter, and landscaping to provide a sense of tranquility for Village Springs residents.
The exterior materials of stone and cement board will signal the high quality of the community and the
pride the owners, management and residents will have in this project, and the location near the top of
a rise in the landscape ensures mountain views to the west.
The project site consists of 1.87 acres at the southeast corner of Yuma and San Miguel Streets, an older
neighborhood of Colorado Springs surrounded by well cared‐for single family homes. As befits an
urban location, residents have easy access to both public transportation and an array of shopping and
services within easy walking distance. A Safeway grocery store sits only ¼ mile to the east, and is
surrounded by restaurants and retail businesses for Village Springs residents to patronize. There is a
USPS branch and a bank approximately 150 yards to the south, and a business that specializes in the
provision of in‐home healthcare is in the same plaza as well, and a Walgreens is less than ½ mile to the
south. Two separate bus stops and lines are within ¼ mile, and Silver Key Senior Services will provide
point to point transportation for residents for shopping appointments, or visits to the city’s senior
services, Silver Key’s facilities, or other service providers in the city.
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Energy Efficiencies
Village Springs will utilize a number of elements to achieve a high level of energy efficiency met
through the Green Communities Program, including: compact infill development, surface stormwater
management, advanced water‐conserving plumbing fixtures, renewable energy source, increasing the
baseline for construction waste management, recycling storage for the residents, recycled content
construction materials, and Energy Star roofing.
Exceeding the Green Communities options, we also plan on using Energy Star windows/exterior
doors/storefronts, air handlers/ducts entirely within conditioned space, energy efficient hot water
distribution with insulated hot water pipes, carpeting will be Green Label Plus certified by the Carpet &
Rug Institute, and a radiant barrier on the underside of the roof with appropriate emissivity rating.
As mentioned in other areas of the narrative, we have recent experience with solar design and it is our
intent to design a system to accommodate 50% of the common energy load while aiming for 25% of
the total building load as served by renewable solar energy. We were also recently recognized by the
Arizona Department of Housing for our innovation in bringing solar to the LIHTC program before it was
part of the QAP for the state of Arizona.
Financing
Village Springs would be primarily financed with equity through the syndication of 9% low income
housing tax credits, with additional financing through first mortgage debt. Furthermore, the City of
Colorado Springs has committed to provide $675,000 in local financing at 1.5% interest with a 30 year
term and amortization. As noted in the letter of support provided by the City’s Housing Development
Division, this is an explicit demonstration of the priority the City places on the construction of this
project, a level of municipal support that few other applications could meet.
Guiding principles in Section 2 of the Qualified Allocation Plan (QAP) the project meets
“To support rental housing projects serving the lowest income tenants for the longest period of time”:
Village Springs would devote one third of its units to 40% AMI tenants and another third to 50% AMI
tenants. Additionally, the project has elected to commit to the longest extended use period envisioned
under the Qualified Allocation Plan, a 15 year compliance period and 25 year waiver of the right to
terminate the extended us period.
“To support projects in a QCT, the development of which contributes to a concerted community
revitalization plan”: Village Springs is located in a qualified census tract, and as a new construction
senior affordable housing project meets specific needs of the city’s 5 Year Strategic Plan and other
revitalization goals of the city. Further documentation is in Tab 14.
“To provide for distribution of housing credits across the state”: The City of Colorado Springs has not
had an allocation for an independent senior tax credit project since 2009, and has a senior population
that is expanding more quickly than younger demographics. As the second largest municipality and
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metropolitan area in the state, an allocation to this project would help balance the distribution of
credits and affordable housing in Colorado and meet a growing need.
“To provide opportunities to a variety of qualified sponsors of affordable housing”: Englewood
Development Company, Inc. d/b/a The Englewood Group has been developing affordable housing for
over 38 years and has completed over 70 projects in three states. Along with our property
management affiliate, we have earned a reputation for high quality, efficiently‐built and operated
properties, and Village Springs would add enrich the state’s pool of affordable housing developers and
qualified property managers of affordable housing.
“To distribute housing credits to assist a diversity of populations in need of affordable housing,
including…seniors”: As an age‐restricted community, Village Springs would directly meet this guiding
principle, which calls for assisting seniors in need of affordable housing. Further, as the City of
Colorado Springs 5 Year Strategic Plan explicitly states, low‐income elderly in the City experience
elevated levels of housing problems and cost burden, which Village Springs would help alleviate.
“To support new construction of affordable rental housing projects…”: Village Springs would be a new
construction project, thus supporting this goal as well as increasing the supply of senior affordable
housing in the City of Colorado Springs
Identify which housing priority in Section 2 of the QAP the project qualifies for
Persons with special needs
All of Village Springs’ units will be designed with universal design concepts in mind, as it is our priority
to allow for residents to ‘age in place’ rather than require substantial modifications to their homes as
their needs change or leave the community altogether. We have been in contact with a local non‐
profit organization, The Independence Center, which specializes in assisting those with special needs to
transition out of assisted living to independent living. We have agreed to notify The Independence
Center of vacancies in our four (4) handicapped units and give priority in leasing to those with physical
disabilities, and they in turn will refer clients to us. Any client of the Independence Center who moves
into our community will receive follow‐on services from them to ensure their unique needs are being
met, and will also be available to existing non‐client residents with disability‐related needs.
Seniors
Village Springs would be an age‐restricted community that is based on a model that the applicant has
previously successfully developed. Washer and dryers will be provided in each unit and varied
community spaces are available throughout the building’s three floors. Since seniors have a wide
range of needs in terms of their personal space, the number of occupants or the type of home they are
transitioning from, Village Springs offers nine different floor plans to offer a very high level of flexibility
for prospective residents. As previously‐discussed, in‐unit amenities include a number of features
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tailored to an older population, and our resident manager will be responsible for organizing regular
community social gatherings and publishing a community calendar.
Describe how the project meets the criteria for approval in Section 2 of the QAP
Market Conditions: taking into account existing, under construction, and planned apartment
communities, Village Springs would need to capture just 13% of the age‐restricted market in Colorado
Springs. Even more noteworthy is that the capture rates for the 40% and 60% units are even lower, at
just 12% for 40% AMI and only 4% for 60% AMI.
The global vacancy rate for senior LIHTC properties in this market is only 1.7%, and multiple properties
reported waiting lists, and excluding a newly‐completed project, the vacancy rate for all comparable
properties in the market area is just 3.1%.
Proposed rents at Village Springs for 40% and 50% AMI units are comparable or lower than existing
senior LIHTC projects and unit square footages are comparable or superior to existing senior LIHTC
communities as well.
Readiness to proceed: The proposed site for Village Springs is already appropriately zoned and the
development team has conducted the first required meeting with planning officials to move towards
site plan approval and permitting. After a reservation, we will be working with our finance team on the
debt and equity side in which we have extensive experience with to facilitate a timely closing and start
of construction.
Overall financial feasibility and viability: The proposed project meets all CHFA underwriting criteria,
and we have presented our application with financing from tax credit equity, 1st position conventional
debt, and 2nd position low‐interest financing offered from the City of Colorado Springs. Since this
project is located in a Qualified Census Tract, it automatically qualifies for the 30% credit boost, which
will allow it to offer a high percentage of its units to residents at or below 50% AMI.
Experience and track record of the development and management team: Englewood Development
Company, Inc. has been developing affordable housing for over 38 years, including Section 8, Section
514/515/538, and LIHTC communities in multiple states, and project types have run from new
construction, ac/rehab, and adaptive reuse and historic preservation. We are in good standing with
the tax credit allocating agencies in the states we operate in, and have included letters to this effect in
our application. Our two most recently‐completed projects in neighboring Arizona were featured in
the Novogradac Journal of Tax Credits.
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Our property management affiliate, Vasil Management Company, Inc. d/b/a Village Management
Company, operates over 55 communities and 2,000 units of housing in three states. It has been
repeatedly recognized for the quality of its managers and in fact has twice won national “Site Manager
of the Year” in the past 3 years from the federal office of Rural Development, and three times over the
same period at the state level.
Project Costs: Englewood Development Company, Inc. has extensive experience in the efficient
development of tax credit projects and consulted multiple sources for its estimates of cost to ensure
that the development budget is sufficient to produce a high quality project at a reasonable expense.
Proximity to existing tax credit projects: One of the primary reasons that the Village Springs site was
selected was that it is in an area of Colorado Springs that is virtually without previous tax credit
projects. The sole existing tax credit community in close proximity (just under 1 mile) is an SRO project
and therefore of a completely different project type. The next nearest tax credit development – which
is family – is nearly 2 miles away, and the average distance of existing tax credit communities from the
Village Springs project site is almost 3.5 miles. A map of existing and other proposed LIHTC
communities in Colorado Springs reveals that they tend to cluster together, whereas excluding the
previously‐mentioned SRO project, Village Springs would be alone in serving the affordable needs of
seniors for nearly a two mile radius around the project site, or an area of about 12.5 square miles. The
Colorado Springs Senior Center is just 1.4 miles away as well.
Site Suitability: The proposed site is bordered by two quiet residential streets but only 100 yards from a
major arterial road (Circle Drive) that is home to a wide range of businesses and amenities, such as
banks, restaurants, and a major grocery store. Furthermore, two different public bus lines are within ¼
mile of the site.
The site itself is a rectangular urban infill property with a slight slope. Mountain views are to the west,
and the site is not in a flood plain, wetland, and does not have any environmental issues.
Additional Information
Justification of the financial need for CHFA’s DDA credit up to 130 percent of qualified basis: the project
site is located in a QCT and therefore qualifies for the full boost as opposed to a discretionary amount
envisioned in the QAP. The 130 percent boost is a huge benefit to this project because it allows for a
high percentage of 40% and 50% AMI units.
Address any issues raised by the market analyst in the market study: The only issue raised was that the
site is in “an older neighborhood that has seen limited change in the past 20 years and is less appealing
than many of the newer developing neighborhoods of the city.” However, we actually view this
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comment as a strength – this neighborhood has not seen new investment in quite some time and has
almost no LIHTC housing stock, yet has a number of lower income elderly residents with acute housing
needs. The construction of Village Springs would address both of these deficiencies but also fits with
the city’s revitalization goals.
Address any issues raised in the environmental report(s) submitted with your application and describe
how these issues will be or have been mitigated: There are no environmental issues noted in the Phase
I, and it did not indicate a need for a Phase II.
In your own words describe the outreach that you have conducted within the proposed community and
demonstrate local support for the project (including financial support): The development team has
communicated a number of times with multiple departments and resources in the city, including the
Colorado Springs Senior Center, the Office of the Mayor, Housing Authority, Planning Department,
Housing Development Division, Office of Economic Vitality, and multiple local service providers such as
Silver Key Senior Services, Pikes Peak Area Council of Governments Area Agency on Aging, The
Independence Center, and Peak Vista Community Health Centers. Letters of support from the Mayor,
the City’s Housing Development Division, Senator Udall, and multiple service organizations are
included in this application. Further, we have solicited community input through a targeted mailing.
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Project Name:

Villas at the Bluff, Phase II

Project Address:

501 E. 14th Street, Delta, CO

1. Request Statement
Delta Housing Authority (DHA), as Sponsor/Applicant, requests a reservation of $587,247 in 9%
Low Income Housing Tax Credits (LIHTC) which will be exchanged for cash as the equity for 32‐
units of new construction family affordable rental housing in the City of Delta, Delta County,
CO. This project will be known as Villas at the Bluff Phase II (Phase II). Phase I was a very
successful new construction, 48‐unit family property placed in service in 2009.
2. Project Summary
a. Ownership Structure: Ownership of Phase II will be a ‘to be formed’ single‐asset entity,
separate from Phase I, with DHA acting as the Sponsor/ Applicant and Managing
Member/ General Partner.
b. Location: The Property is located at 501 E. 14th Ave. (14th Avenue and Bluff Street), City
of Delta, Delta County, CO. This property adjoins the existing Phase I property.
c. Land: The land is currently owned by and titled in the name of DHA. Phase II and DHA
will complete a land lease, appropriate for the transaction, and meeting CHFA LIHTC
requirements, after the reservation of LIHTC. An estimated amount of this land lease
payment has been underwritten in this LIHTC application in the Operating Expense
section.
d.

Site Plan: See attached exhibits. The buildings will be located on the east end of the
existing land with appropriate access, parking and open space.

e. Construction type: Phase II will be comprised of four, two story walk up wood frame
buildings constructed over a crawl space. The overall design will substantially replicate
the Phase I design including artistically articulated exteriors, attractively massed, and
consisting primarily of Hardie Board siding with a manufactured stone wainscot. The
roofs will be pitched with three‐tab asphalt covering over wood sheeting supported by
pre‐engineered wood trusses. Windows will be vinyl, dual pane, Low‐E, energy efficient
and include vertical window blinds. Floor coverings will include porcelain entry
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coverings, laminate flooring in the living areas and bathrooms, and carpet in bedrooms.
The well designed units will feature 9’ ceilings, wood cabinets, laminate countertops,
low flow plumbing fixtures and Energy Star appliances including a frost free refrigerator,
electric range with self‐cleaning oven, dishwasher, disposal, built in microwaves, and in‐
unit, full size washers and dryers. The HVAC system will be an individual Aquatherm
with central air conditioning. Landscape design and outdoor amenities will complement
Phase I, adding features to account for the increased residential count including
additional picnic area, athletic court, shrubbery, ground cover and trash enclosures.
f.

Environmental Efficiencies: The building will be designed to be energy efficient and
comply with the Green Communities program. The buildings will be sited and
architecturally detailed to take advantage of passive heating and cooling opportunities
where possible. The building enclosure will be energy efficient with Energy Star
windows and doors, a ventilated attic, R‐30 insulation in the attic, R‐20 wall insulation in
the walls and R‐14 insulation at the foundation. Energy Star appliances include in‐unit
clothes washers and dryers, dishwashers, refrigerators, bath fans and air conditioning.
Heating and cooling equipment will all be sized according to best practices and
balanced for the most efficient operation. All lighting and light fixtures will be Energy
Star. To encourage residents to conserve energy all utilities will be individually metered
for each unit.

g.

Building(s):
(1)

Number: A total of four buildings will be constructed, each building containing 8
units.

(2)

Parking: A total of 55 parking spaces including 8 handicap parking spaces will be
included in Phase II. This addition meets local requirements.

(3)

Unit Type and Mix: Phase II will contain 12 one‐bedroom/one bath units; 16
two‐bedroom/two bath units; 4 three‐bedroom/two bath units. Phase II will
include one fully accessible ADA unit, making a total of two fully accessible ADA
units at Villas at the Bluff.

(4)

AMI Mix: Phase II will serve individuals and families with 3 units at 30% Area
Median Income (AMI); 4 units at 40% AMI; 13 units at 50% AMI; 12 units at 60%
AMI.
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(5)

Amenities: Phase II will provide additional amenities comparable and
compatible with Phase I. These amenities include:
Unit Amenities include central air conditioning, walk in closets, additional
storage, E‐Star refrigerator and dishwasher, stove/oven, garbage disposal, built‐
in microwave, and in‐unit E‐Star clothes washer and dryer, cable and internet
connection, and tile entries.
Project Amenities include full property fencing, access to DHA owned
clubhouse/community room with a full kitchen, picnic/BBQ areas, Tot
Lot/Playground, athletic court and the property is served by an on‐site manager
and maintenance staff.

h.

(6)

Services, if applicable: As they have done in Phase I, DHA works in concert with
and coordinates with other City and County agencies that provide resident
services including, but not limited to, job protective services, adult protective
services, financial assistance, and other social support and counseling services all
of which will be available in Phase II.

(7)

Financing Structure including all Federal, State, Local support: Phase II will be
financed by a commercial bank construction loan, a CHFA FHA Risk Share Insured
Permanent loan, equity from the sale of the 9% LIHTC, previously committed
funds from the Colorado Division of Housing, a deferred developer fee, and
owner equity.

Changes from Round One Application:
(1)

Since Round One, CDOH has confirmed that the $450,000 in funds requested
from CDOH is fully approved, committed and immediately available to DHA for
Phase II, upon presentation of and approval by CDOH staff of appropriate
funding documentation.

(2)

Development Budget changes including additional cost to on‐site work (due to
updated estimate from contractor), certain materials cost increases, and
increased financing costs due to change to CHFA FHA Risk Share perm mortgage
loan. However, the overall New Structures cost has not changed for the above
because DHA has elected to delete the balconies and patios for ‘value
engineering’ and management control purposes.
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(3)

Increase in Operating Expenses to account for increased accounting and
reporting costs associated with FHA Insured mortgage.

(4)

Small increase in LIHTC amount requested due to combination of small increase
in Development Budget and change in Applicable Percentage.

3. Guiding Principles
• To support rental housing projects serving the lowest income tenants for the longest
period of time: DHA, as Sponsor/Applicant, commits to maintain 100% of the units
at 60% AMI or less, including 3 units at 30% AMI and a total of 20 of the 32 units
(62.5%) at 50% AMI or less, for a minimum of 40 years.
• To provide for distribution of housing credits across the state: Delta County is
located in the western portion of the State of Colorado between Grand Junction and
Montrose, CO.
• To provide opportunities to a variety of qualified sponsors of affordable housing,
both for‐profit and nonprofit: DHA, as Sponsor/ Applicant, is the public housing
authority for Delta County. Villas at the Bluff Phase II represents the second LIHTC
development by DHA.
• To distribute housing credits to assist a diversity of populations in need of affordable
housing, including homeless persons, persons in need of supportive housing,
senior citizens, and families: Although this application cites Phase II as a ‘family’
property, DHA’s experience at Phase I represents a complete cross‐section of the
area’s residents, including seniors, both individuals and couples, families with
children, both single and dual parent households, individuals and couples without
children, and persons needing ADA accessible units. Further, DHA works with the
local human service providers to accept appropriate residents with specific
supportive housing needs. Through the diligent outreach and communications
within the community by DHA, it has been established that the additional affordable
rental units provided by Phase II are desperately needed as a means to increase the
safe, clean, community owned and operated stock of affordable rental units that
include the provision of resident services.
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• To support new construction of affordable rental housing projects as well as
acquisition and/or rehabilitation of existing affordable housing projects,
particularly those at risk of converting to market rate housing: Phase II will provide
32 new construction affordable rental housing units to Delta County, and complete
development of the Villas at the Bluff site.
• To reserve credits for as many rental housing projects as possible while considering
the Priorities and Criteria for Approval in the following sections: See details listed
below.
• To reserve only the amount of credit that CHFA determines to be necessary for the
financial feasibility of a project and its viability as a qualified low income housing
project throughout the credit period: Phase II utilizes 9% LIHTC, including the CHFA
Discretionary Boost, as the primary financial resource for the project. The
permanent loan has been changed to the CHFA Permanent Loan product, which
creates an increase in loan proceeds. This increase, however, has been sized at a
maximum level that balances the high percentage of 30% and 40% AMI units in
Phase II and the very low AMI levels in Delta County, both factors contributing to a
very limited revenue stream, with the efficiencies of operation that DHA has
developed in its operation of Phase I. This pairing creates the financial coverage
factor on the permanent loan necessary for prudent operation over the first fifteen
years. Further, with the inclusion of the committed CDOH funds, a deferred
developer fee that can be repaid with the first 10 years of the pro forma and owner
equity, Phase II is maximizing the available resources in order to minimize the
utilization of the 9% LIHTC.
4. Housing Priority
• Counties with populations of less than 175,000: Based on the 2011 Delta County
Housing Needs Assessment and the current Market Study for Phase II, the additional
32 units in Phase II will add much needed affordable rental housing stock to an ever
growing rental housing ‘gap’ in Delta County.
In November 2012, DHA conducted a Request for Qualifications for a ‘fee for service’
developer to manage the development of Phase II on its behalf. In December 2012,
DHA chose and subsequently contracted with Solvera Advisors to act as the ‘fee for
service’ developer for Phase II. MGL Partners was the ‘fee for service’ developer on
Phase I.
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5. Criteria for Approval
a. Market Conditions including any issues raised in the Market Study:
(1)
AMI strata with Capture Rates in excess of 25%: Pursuant to the current
Market Study, neither the overall capture rate nor any of the individual AMI level
capture rates exceed the 25% level.
(2)

AMI strata with Capture Rate increase greater than 6%: Pursuant to the current
Market Study, only one of the four AMI strata capture rates exceeds a 6%
change. Within the 50% AMI strata, the increase of thirteen 50% AMI units in
Phase II causes the 50% AMI strata capture rate to increase from 6.12% to
12.23%, an overall increase of 6.11%. DHA believes this 0.11% excess over the
CHFA QAP target to be diminimus because the overall capture rate for 50% AMI
is only 12.23%, and because the overall Phase II capture rate only increases by
2.95%, from 4.41% to 7.36%.

(3)

Point in Time Study for Homeless units: N/A

(4)

USDA Study for Farmworker Housing: N/A

(5)

In‐migration as specified within the Market Study: N/A

(6)

Achievability of proposed rents within the PMA: Based on current AMI levels,
the Phase II pro forma rents are 100% of the calculated 30% AMI and 40% AMI
rents, are 98% of the calculated 50% AMI rents and are only 92% of the
calculated 60% AMI rents. The pro forma rents are at or slightly below current
Phase I rents for comparable AMI and unit types, and will be below or
competitive to market rents based on the Market Study analysis.

b. Readiness to Proceed including application timeline discussion:
(1)

LIHTC Application Steps: This application has met or exceeded the timeline
criteria for this section.

(2)

Post‐LIHTC Reservation Approval Steps: Land is separately owned and fully
controlled by DHA. Discussions with lenders and three LIHTC investors
corroborate the estimate to close both the construction loan and the LIHTC
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investment by April 15, 2014. Based on this information, Phase II should meet
the Carryover application date of May 15, 2014.
As confirmed in writing by Colorado Division of Housing (CDOH) (see CDOH
Support Letter dated June 25, 2013), the CDOH funds totaling $450,000 are
already committed to DHA and Phase II, and that “Delta County Housing
Authority has over $450,000 in program income that is immediately available
upon presentation and approval of appropriate funding documentation for this
development.” Further, the funding approval is at the CDOH staff level and does
not require State Housing Board or any other approval body review.
(3)

Pre‐Construction Steps:
Communications with two general contractors,
including the general contractor who constructed Phase I, corroborate meeting
the April 15, 2014 target. Because the architect and the building plans are
virtually the same as those used in Phase I, complete construction drawings will
be completed within 90 days of LIHTC reservation award, and the local approval
process would then have approximately 3 months for completion, a timeline that
the local building department believes is achievable. The land is currently zoned
for the use intended, and no changes or exceptions are present.

(4)

Construction Steps: Permit processing is estimated at approximately 60 days
after final approval, a timeline the local building department believes is
achievable. Construction period of 10 months is typical for these building types,
and the timeline should not be adversely affected by weather, which is generally
milder in winter months in Delta.

(5)

Post‐Constructions Steps:
Both the Developer and DHA will monitor
construction progress and will be assembling the necessary information to
submit the Placed‐in‐Service Application to CHFA within 30 days after
construction completion/Certificate of Occupancy. Given the experience of DHA
in leasing Phase I, the market and demand information assembled in the current
Market Study, and the active ‘wait list’ managed by DHA, Lease Up/Stabilization
estimate of six to nine months appears achievable. Based on discussions with all
lenders, no significant or unusual construction or Permanent Loan Closing terms
or conditions are expected, thus indicating that both loans will close within the
timeline estimate. Both Developer and DHA will manage all information and
documentation to assure submittal of the LIHTC Final Application by the
September 2015 target.
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c. Financial Feasibility including analysis of:
(1)
AMI and Rent positioning: Both DHA and third‐party Market Study analysis
of the AMI targets and Rent Positioning indicate that Phase II is very responsive
to market needs, and the rents are conservatively achievable within the market.
(2)

Vacancy Rate: Both DHA and third‐party Market Study analysis of the Vacancy
Rate indicates extremely low vacancy rates, which has led to increases in rents
and further financial stress on limited income individuals and families. Phase II
will add 32‐units of new affordable rental housing to help address that need.
Further, in conformance with CHFA Qualified Allocation Plan (QAP) standards,
the Phase II pro forma uses the standard 7% vacancy rate. This figure compares
to the fact that, at the time of the market study, none of the LIHTC properties
had any vacancies whatsoever.

(3)

Operating Expenses: The PUPA total, before Replacement Reserve deposits, for
Phase II is $3,605, which is lower than the CHFA QAP target of $3,900. The
reasons are (1) the property will be real estate tax exempt (approximate value of
$250 PUPA), and (2) that Phase II Operating Expenses mirror the results of Phase
I operations, based on historical financial information. Phase II will not create
any increase in staffing, either management or maintenance, and with more
units under management, it is anticipated that the Operating Expenses for Phase
II will be only slightly higher than Phase I averages due to the increased audit
costs relative to the FHA insured Permanent Loan.

(4)

Debt Service Coverage Ratio: DSCR on the 15 Year Pro Forma begins at 1.31:1
and declines over the 15 year period to 1.15:1. This declining DCR is the result of
the very low revenue streams at the 30% and 40% AMI level units, and the high
initial ratio of expenses to net revenue (69%), which includes the additional costs
associated with the FHA perm financing and the estimated cost of the land lease
escalated annually. The permanent loan has been sized to create a maximum
funding source, but to not overly stress the ability of the property to repay this
loan.

(5)

Absorption/Lease Up Schedule: Both DHA and the Market Analyst believe that
the overall tightness of the rental market in Delta, the Phase II new construction
and amenities, the performance at Phase I, and the rent levels for all but the 60%
AMI levels should allow absorption and lease up of Phase II to be very quick.
Currently, a 4‐6 month lease up period is estimated. DHA is aware and will be
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prudent with the 60% AMI rents, as the Market Study advises. Current 60% AMI
rents at Phase I are only $20 ‐ $25 less than the Phase II estimated rents. With a
full 12 – 18 months before lease up begins, it is believed that the target 60% AMI
rents for Phase II will be achievable.
d. Development/Management Team:
(1)

General Partner/Managing Member:
DHA is dedicated to providing safe, decent and affordable housing for individuals
and families who are challenged by income, disability or special need. As a public
corporation, DHA serves all of Delta County. DHA owns and operates Public
Housing units that are directly subsidized by the U.S. Department of Housing and
Urban Development (HUD). DHA also develops and acquires their own affordable
housing stock. Taken all together DHA oversees 75 units of Public Housing which
vary in size and location; 10 units of USDA Rural Development Senior/Disabled
housing located in the City of Delta; 48 units of Low Income Housing Tax Credit
(LIHTC) apartments, the Villas at the Bluff development located in the City of
Delta; and 226 county‐wide HUD‐funded Section 8 Housing Choice Vouchers for
rental assistance. We also partner with other service agencies to provide
services to our clients and community.
DHA is governed by a five member Board of Commissioners appointed by the
City Council through an open application process. One Commissioner is also a
member of the City Council and another Commissioner must be a tenant of the
Housing Authority. The agency is managed by an Executive Director who serves
at the pleasure of the Board of Commissioners.

(2)

Developer: Solvera Advisors was founded to provide reliable, proven affordable
housing development and financing expertise primarily to housing authorities
and non‐profit organizations seeking real estate development and finance
assistance. Solvera, a newly formed enterprise comprised of the three
individuals of MGL Partners, Greg Glade, Lisa Mullins and Mike Gerber, and Bob
Munroe, formerly Manager of Commercial Lending with Colorado Housing and
Finance Authority, has significant experience in the development and financing
of affordable multifamily rental housing. Over the last 10 years, MGL has
developed more than 1,200 multifamily units, including more than 800
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(3)

affordable rental housing units. Please see the attached exhibit for a list of
completed affordable rental housing projects by MGL.
Contractor:
Mr. Scott Stryker
Ridgway Valley Enterprises
236 South Third Street, Ste. 335
Montrose, CO 81401
970‐249‐9453
Ridgway was the Contractor on Phase I.

(4)

Management Company: DHA will act as Property Manager. Recently approved
by both the Phase I LIHTC Investor and CHFA, DHA is now fully managing Phase I.
They have received ‘no findings’ from any reviews by CHFA or any other
agencies.

(5)

Consultant:

N/A

(6)

Legal Counsel:

Mr. J. William Callison
Faegre Baker Daniels
1700 Lincoln Street, Ste. 3200
Denver, CO 80202
303‐607‐3770

(7)

CPA:

Mr. Michael Morrison
Novogradac & Co.
246 First Street, Second Floor
San Francisco, CA 94105
415‐356‐8025

(8)

Architect:

Mr. Harsh Parikh
Parikh Stevens Architects
3457 Ringsby Court, Ste. 209
Denver, CO 80216
303‐825‐2596

(9)

Environmental/
Phase I Preparer:

Mr. Roger Azar
Navant Group LLC
Denver, CO 80206
720‐431‐5678
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(10)

Capital Needs
Preparer:

N/A

(11)

Cost Estimate
Preparer:

Ridgway Valley Enterprises (see above)

(12)

Green Consultant:

Parikh Stevens Architects (see above)

d. Cost Reasonableness Analysis: Based on the construction ‘hard cost’ estimate provided
by Ridgway Valley Enterprises, said estimate reviewed and analyzed by Solvera staff, and
based upon recent experience of Ridgway in constructing Phase I, this estimate is
considered reasonable, including prudent contingency allowances in light of recent
construction cost escalations.
e.

Proximity to existing LIHTC properties and Community Outreach Discussion: Other
than Phase I, there are three other LIHTC properties in Delta County. One is farm‐
worker housing and the other two are senior only properties. Only Phase I is a direct
competitor to Phase II.
DHA has continually reached out to the community with its programs and housing needs
inquiries. Phase I incorporated several public design input sessions, the results of which
are reflected in Phase I and the Phase II plans. Phase II represents a significant addition
to the overwhelming affordable rental housing need in the area. Further, DHA has
communicated with its neighbors about the anticipation to construct this second phase,
and all neighbors have been accepting and positive.

f.

Site suitability and environmental issues discussion: The site is currently zoned and
completely compatible for the intended use. The current Phase I Environmental Report
cites ‘no further action’ as its conclusion.

6. Waiver Requests:
a. CHFA Discretionary Boost:
This application requests an approximate 26.16% CHFA Discretionary Boost based upon
the following:
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(1) current rents at the 30% and 40% AMI levels (seven of 32 units or 22% of the total
property) do not cover estimated Operating Costs and, therefore, these units do not
generate any Net Operating Income to support a permanent loan.
b. Operating Expense minimum waiver:
Based on the Operating Expense experience of DHA on Phase I, the Phase II pro forma
Operating Expenses are lower than the CHFA LIHTC threshold by a total of $295 PUPA.
This waiver request is mitigated by the fact that Phase II will not pay Real Estate Taxes
which are estimated at approximately $250 per unit per annum. The remaining $45
PUPA is mitigated by the historic efficiencies of operations that DHA has generated in
managing Phase I, as quantified by the historical financial statement audits.
7. Strengths and Challenges:
Strengths
a. There are no vacancies at other LIHTC properties or comparable market properties. The
housing need in Delta continues to be acute, specifically centering on the need for
quality, new rental housing options. The addition of the new units at Villas at the Bluff
Phase II will provide 32 more quality rental housing options to the residents of both the
County and the City itself. The ‘Wait List’ at DHA is 183 persons and families.
b. The CDOH ‘soft funds’ referenced in the Sources of Funds statement have been
confirmed as committed, and do not need any further approvals expect at CDOH staff
level for release of funds.
c. Development design is very similar to Phase I and the general contractor bids were
based on a final set of plans, therefore, the budget is accurate.
d. Phase I has performed very well, and Phase II is similar in design and AMI targets.
e. Project amenities are excellent, and responsive to market needs.
f. Individual AMI strata and overall capture rates are excellent including Phase II units.
Overall capture rate is 7.36%.
g. Income targeting at Phase II is responsive to market need and supported by Phase I
demand.
h. No other new construction LIHTC multifamily projects are planned in Delta.
i. The overall bedroom mix at Phase II is responsive to market need.
j. Currently, there are 183 active ‘wait list’ requests at DHA. This level of growth has been
exponential over the last few months, and signifies the tremendous need that DHA is
facing.
k. Phase II will only contain four 3‐bedroom units, which is in response to market demand.
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l.

The overall development team has substantial experience developing LIHTC
multifamily properties including experience in the southwest and western slope of
Colorado.
m. DHA has grown in experience and capacity, and has taken over property management at
Phase I.
n. Emphasis on Housing Priority that serves counties with less than 175,000 in
population including partnering an experienced development team with a local non‐
profit or housing authority to help build their capacity and long‐term
ownership of
the affordable multifamily property.
Challenges
a. Phase II has a low ‘walk score’. While the Market Study points out that Delta, itself, has
a high walk score (75), Phase II has a low walk score (35). This issue is mitigated by the
performance of Phase I, and the excellent acceptance of Phase I by the residents.
b. The rents at the 60% AMI strata will be higher than market rents, but the quality and
amenities of Phase II will be far superior to those of current market rate properties. This
issue is mitigated by the performance at Phase I, where the 60% AMI rents are currently
$25 per unit higher than certain market rents, and by the overall amenities and quality
of Phase II.
c. Market Study suggests allocating Section 8 vouchers to Phase II to mitigate some of the
effects of the 60% AMI rents. DHA is the manager of Section 8 vouchers for Delta
County. As such, they have control over the vouchers, and have used this control
prudently in the management of Phase I, which has 34 voucher holders as current
residents. Historic management performance and the control of the voucher system by
DHA providing significant mitigation to this issue.
d. Market Study suggests a policy to control movement between residents at Phase I to
Phase II due to the value of the balcony amenity. This issue has been eliminated by
removal of the balconies and patios. This choice was based in both the nature of the
Market Study Analyst’s comments, potential management concerns, and as a cost
containment measure.
e. Market Study suggests consolidation of property management to gain efficiencies of
operation. DHA will be the property manager at Phase II, thus mitigating this issue.
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MGL Developers – Completed Affordable Housing Projects
1. Westmeadow Peaks Apartments ‐ 215 units
Colorado Springs, Colorado
*Developed while at Black Creek Communities but owner of part of general
partner owner
2. Paloma Villas I ‐ 44 units
4200 Morrison Road, Denver, Colorado
3. Paloma Villas II ‐ 36 units
3901 Morrison Road, Denver, Colorado
4. Towne Center Apartments ‐ 94 units
Thornton, Colorado
*Acquisition/rehab in partnership with Adams County Housing Authority
5. Villas at the Sloans Lake ‐ 63 units
1551 Wolff Street, Denver, CO
6. Paloma Villas III ‐ 50 units
4225 Morrison Road, Denver, Colorado
7. Los Altos de Alameda ‐ 50 units
5100 Alameda Road, Denver, Colorado
8. Villas at the Bluff ‐ 48 units
Bluff Street, Delta, Colorado
9. Brubaker Place ‐ 48 units
2001 East Empire, Cortez, Denver
10. Nebo Villas ‐ 50 units
12005 E. 13th Ave., Aurora, Colorado
11. Westminster Commons ‐ 130 units
3180 W. 76th Ave., Westminster, Denver
* Acq./rehab in partnership with Volunteers of America. Under construction –
estimated completion date Nov. 2013
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Project Name:

Willows Apartments

Project Address:

The North East Corner of Highway 67 and Valley View Drive
Woodland Park, CO.

Project Overview: Medici Communities, the Applicant/Sponsor, is requesting an allocation of
9% Low Income Housing Tax Credits in the amount of $739,699 to help build 42 affordable
townhomes in the town of Woodland Park, Colorado. With the opening of the Charis Bible
College the town of Woodland Park has recognized an impending rental housing crisis and is
proactively searching for solutions. There are currently no affordable housing units in the
Woodland Park PMA and the town is desperately looking for ways to preserve affordable
housing which will be lost as the rental market becomes tighter and tighter. The Willows
Apartments offers one solutions the town is actively pursuing to help alleviate the looming
shortage.
a. Location: The project is a rural project located in Teller County within the city limits of
Woodland Park at the North East corner of Highway 67 and Valley View Drive.
b. Site: The 3.33 acre site is currently vacant, covered in grass, and is essentially flat with
no known REC’s and stable soil conditions. The site is on a commercial corner with great
visibility and is zoned for multifamily development in a desirable area of moderate and
middle income homes. Access will be provided from a single entrance off Valley View
Drive.
c. Building Type: The project will consist of a mix of one and two story Townhouses in 13
individual buildings evenly distributed throughout the site. The style will be “Mountain
Modern”. Between each building will be open space to compliment the adjacent
neighborhood and mountain style. Elevations will vary according to the unit mix of the
particular building. Eighty four off street parking spaces will be provided exceeding the
number required by code.
d. Construction Type: Buildings will be wood frame, slab on grade, with shallow
foundations. Floor joist and roof trusses will be pre‐engineered. Exteriors will be
finished in stone and stucco with log accents. The pitched roofs will be covered in
asphalt shingles. The HVAC system will be individual gas fired furnaces with central air
and individual 40 gal. gas fired hot water heaters.

e. Project Amenities: Project amenities will include a community garden, BBQ and picnic
area, playground/tot lot, recycling center and the site will be extensively landscaped
with drought and fire resistant native species.
f. Unit Amenities: All units will have private at grade entrances with parking in front of the
units. Unit amenities will include fireplaces, vaulted ceilings, ceiling fans, balconies
and/or porches. Entry floors will be covered in ceramic tile, living areas and bathroom
floors will be covered in laminated plank flooring and bedrooms will be carpeted.
Appliances will include in‐unit full sized washers and dryers, frost free
refrigerator/freezers, self‐cleaning electric ovens, dishwashers, garbage disposals and
built in microwave ovens. A large amount of storage will be made available to
accommodate a mountain lifestyle including an exterior storage closet, coat closet,
pantry and walk in master closet. All windows will have vertical blinds.
g. Energy Efficiencies: The project will comply with the Green Communities criteria but
Because of the mountain location extra attention will be given to energy efficiency. Wall
insulation will be R‐20, but we will use blown insulation to make sure there are no gaps
and voids, extra insulation, R‐40, will be blown into the attic, and the exterior
foundation walls will be insulated to an R‐19. Windows will be vinyl and have insulated
low‐E glass and exterior doors will also be Energy Star. Low flow plumbing fixtures will
be installed, all appliances will be Energy Star and all electrical fixtures will be LED
Energy Star. All utilities will be individually metered to encourage tenant conservation.
h. Target Population: Because of the overall lack of affordable housing in Woodland Park
Medici Communities envisions and will encourage this development to become a
multigenerational (independent senior/family) project. The townhouse configuration is
perfect for this type project; it prevents many of the problems associated with other
multigenerational product types. There are no entry lobbies where seniors can
congregate and impede passing residents, and noise issues between units are minimized
because there are no units above or below and there is no central corridor. The single
story townhouse configuration also allows for barrier free access.
i. Unit mix and Rents; The project will include ten 1‐Bd/1‐ba units; twenty five 2‐Bd/2‐ba
units; and seven 3‐Bd/2‐ba units. Seven, (15%) of the units will be fully accessible. Three
units will be targeted to 30% AMI persons, seven units will be targeted to 40% AMI
persons, sixteen units will be targeted toward 50% AMI persons and sixteen units will be

targeted towards 60% AMI persons. The 50% units will be discounted 5% and the 60%
units will be discounted 10% from their maximum allowed rents
j. Services: Services will not be provided directly by the property but we will partner with
local service providers to see that seniors are accommodated and families in need find
the right assistance.
k. Financing: Sources are straight forward and reliable with a combination of Tax Credit
Equity, Construction and Permanent Debt, and Deferred Developer Fee. We have
several letter of Interest for the tax credit equity at a purchase price of $0.91 providing
$6,731,259 of equity, we have several Letters of interest for a construction loan in the
amount of $5,823,405 at an interest less than 3.0%, and we will source the permanent
loan through CHFA in the amount of $1,850,000 with a 30 year term/amortization and
an interest rate of 4.75%. In addition we as developer would responsibly defer
approximately $200,000 or 19% of our fee which would be repaid from cash flow in 10
years.
l. Development Timeline: Upon receipt of a reservation in September we would easily
meet carryover and could have all plans and permits ready for a loan closing at the end
of March 2014. Construction is projected to take 12 months with occupancy and Placed
in Service occurring by the end of March 2015. Our market study predicts a four month
lease up, but we have proformed a six month lease up which would have us reaching
stabilization by October 2015. We will submit our Final Application a couple of months
after construction completion in June 2015, and we would convert to perm before the
end of the year, 2015.
1. Identify which guiding principles in Section 2 of the Qualified Allocation Plan (QAP) the
project meets and why it meets them:
 To support rental housing projects serving the lowest income tenants for the longest
period of time: 100% of the units will remain affordable for the longest period of time,
15 years plus 25 year waiver (40 years). The units are targeted to a wide range of
incomes, three units are targeted to the lowest income bracket, 30% or less AMI, seven
units are targeted at 40% AMI, 16 units are targeted at 50% AMI, and 16 units are
targeted at 60% AMI. Overall, 62% of the units are target toward 50% or less AMI.
 To provide for distribution of housing credits across the state: Woodland Park is a rural
mountain community in Southern Colorado in Teller County west of Colorado Springs.











Woodland Park does not have any LIHTC properties and Teller County has only one.
Both Teller County and Woodland Park have been so isolated from the affordable
housing community that they do not even have their own housing authority and rely on
the Tri‐County Council of Government in Canon city for their affordable housing
administration.
To provide opportunities to a variety of qualified sponsors of affordable housing, both
for‐profit and nonprofit: Medici communities LLC is a qualified Colorado based for profit
affordable housing developer.
To distribute housing credits to assist a diversity of populations in need of affordable
housing, including homeless persons, persons in need of supportive housing, senior
citizens, and families: Because of the broad AMI spectrum, this project will serve a wide
variety of clients. Medici Communities envisions the development as multigenerational
project serving rural, low income seniors and families. In the rest of the world
multigenerational projects are the norm not the exception.
To support new construction of affordable rental housing projects as well as
acquisition and/or rehabilitation of existing affordable housing projects, particularly
those at risk of converting to market rate housing: With the impending opening of
Charis Bible College in 2015, Woodland Park is in jeopardy of losing all of its affordable
housing because there are no permanently affordable projects anywhere in the area.
With the influx of new residents from the Charis Bible College the laws of supply and
demand will create a rental housing shortage that will result in the lowest income
persons spending more on rent or being pushed out altogether. This project will ensure
that 42 new permanently affordable units will be built and preserved in Teller County
and Woodland Park.
To reserve credits for as many rental housing projects as possible while considering
the Priorities and Criteria for Approval in the following sections: For a project that
meets or exceeds all priorities and criteria the $17,612 the per unit allocation amount is
very reasonable ensuring that more tax credits will be available to build more units.
To reserve only the amount of credit that CHFA determines to be necessary for the
financial feasibility of a project and its viability as a qualified low income housing
project through the credit period: This project reflects the perfect balance between
allocation amount and long term viability. The requested reservation amount is very

reasonable and the project has been conservatively proformed to ensure its viability
throughout the 15 year compliance period and beyond.

2. Identify which housing priority in Section 2 of the QAP the project qualifies for:
 Counties with populations of less than 175,000:
The population of Teller County is estimated to be 23,350. In 2006 Teller County
contracted and published a Housing Needs Assessment designed to identify the need for
affordable housing. The study documented the need for affordable housing showing
Teller County having only one LIHTC project and Woodland Park, the PMA, not having
any. Teller County has no housing authority and has their affordable housing programs
administered by Tri‐County Council of Governments in Canon City. Teller County has an
obvious lack of experienced affordable housing developers and it was the Town of
Woodland Park that approached Medici Communities about the possibility of building
affordable housing at this site. Affordable housing was not always a priority in
Woodland Park but the current administration has seen the dire need and economic
necessity of affordable housing and made it a priority. With the convergence of need
and will there now exists a window of opportunity to get affordable housing built in
Teller County and Woodland Park.
 Market Areas of pent‐up demand for affordable housing: Overall the Woodland Park
PMA has a vacancy rate of 1.9%. and the vacancy rate for apartments is a dismal 0.0%.
Understandably no concessions or discounts are being offered anywhere in the market.
On top of that the market study predicts strong rental household growth adding an
additional 264 renter households by 2015. The above vacancy rates clearly demonstrate
pent up demand and the market study concurs stating a demand for 210 additional
units.
 Seniors: The single story townhomes will be attractive to seniors offering barrier free
entry and ADA accessibility. Parking will be right out their front door and a community
garden will be offered. Senior services will be coordinated through a local service
provider so seniors can age in place in a healthy multigenerational neighborhood.

3. Describe how the project meets the criteria for approval in Section 2 of the QAP:
 Market conditions:
 Capture rates: The total combined capture rate for the project is 14.7% and is well
below CHFA’s threshold of 25 %. In no case does any individual capture rate
approach the CHFA threshold. Individual capture rates are as follows; 30% AMI @
3.5%, 40% AMI @ 10%, 50% AMI @ 14.5%, and 60% MI @ 16.8%. Please note none
of these capture rates include the addition of any new renter households created by
the Charis Bible College. All of the above capture rates increase by more than 6%
only because there are no existing affordable units in the PMA.
 Achievability of proposed rents: The market study clearly states that the proposed
rents are entirely achievable.


Readiness‐to‐proceed: The project is ready to proceed in every way, all that is needed is
allocation of credits.
 Zoning: The property is zoned multifamily and the site plan has already been approved
by the city.
 Phase I: The site is clean, there no known REC’s, the soils are stable and there are no
ground water issues
 Schematic Drawings: A complete set of permit plans have been completed, all that
needs to be done is to have the plans update for our program and current code.
 Third Party Cost Estimate: BC Builders has provided the third party cost estimate.
Medici Communities has completed several projects in partnership with BC builders
and is very confident in the accuracy of their numbers.



Overall financial feasibility and viability: To ensure financial feasibility, development
costs for the project were conservatively underwritten. To ensure long term viability all
minimum underwriting criteria were exceeded. This was all done while maintaining a
reasonable allocation request of $17,612/unit.
The projects DCR hits the sweet spot, not only does it meet lender minimum
requirements ensuring the long term viability of the project but it also does not get too
high indication a wise use of tax credits. In no year does the DCR dip below 1.15 nor
does it exceed 1.30.
Another sign of the viability of the project is that the deferred developer can be
paid within 10 years. Taking into consideration all of the above this project represents
an efficient use of tax credits dollars. Because of the projects small size this project is
not financially feasible as a 4% bond project.



Experience and track record of the development and management team:
The developer, architect, contractor and property manager are all Colorado based with
proven track records in affordable housing. It is not unusual for other developers and
housing authorities to seek out Medici’s expertise. Medici continually completes
projects on time and on budget without having to request additional credits.
After completion Medici’s projects are well managed, leasing up on schedule with timely
reporting and no compliance issues.
Development Team;
Applicant/Sponsor;
Contractor;
Property Manager;
Consultant;
Tax Attorney;
CPA;
Architect;

Medici Communities LLC
Medici Construction Management Inc.
Echelon Property Group
SB Clark Companies
Winthrop & Weinstine, P.A.
Suby, Von Haden & Associates, S.C.
Design Work Architects

Medici Communities Projects list;
West Meadows Peaks Apartments – Colorado Springs, CO ‐ 216 units
Florence Square – Aurora, CO – 110 units
Casa Dorada – Denver, CO – 72 units
Florence Square II ‐ Aurora, CO – 71 units
Casa de Rosal – Denver, CO – 55 units
Evans Station Lofts – Denver, CO – 50 units (completion 7/13)
Westminster Commons – Westminster, CO – 130 units (completion 11/13)


Cost reasonableness: Uses are in line with what you would expect to find at a project
built in a high cost rural area and are similar to CHFA’s Basis Limits. Total project costs
are $215/sf, total unit costs are $209,078/unit, and total hard costs are $144/sf. Land
was a very good buy at $11,904/unit, and municipal fees and taps are very reasonable at
$1,301 and $9,000/unit respectively. There are no exceptional costs associated with the
site, and the rest of the soft costs are in line with a typical LIHTC project.



Proximity to existing tax credit developments: There are no other existing or planned
LIHTC properties in the Prime Market area.



Site suitability: The townhomes will complement the existing neighborhood which is
composed primarily of single family houses and condominiums and conform to the
existing land use patterns offering plenty of open space. The site is flat and free from
any environmental, wetland, or soil problems. Both the environmental report and
market study note a gulch and associated flood plain at the south end of the property.
The civil plans call for site modifications that will allow FEMA to issue a Letter of Map
Amendment (LOMA) that will remove the site from the flood plain.
The site is proximate to all required services. The closest shopping district is 1.4
miles away and includes a grocery store, hardware store and fast food restaurants, the
closest big box store is 2.5 miles away. A day care is 0.25 miles away, an elementary
school is 0.6 miles away and a middle school and high school are both 0.9 miles away.
The closest park is 0.4 miles away and includes a basketball court, children’s play
structure, grass, BBQ and picnic area. A library is 1.5 miles away, and city hall is 1.2 miles
away. The closest health care facility is an urgent care 1.3 miles away and a full service
hospital is 2.75 miles away. There is no public transportation in Woodland Park.

4. Provide the following information as applicable:
 Justification for waiver of any underwriting criteria: No waivers are being requested for
any underwriting criteria. In all cases this project meets or exceeds all minimal
underwriting criteria.
 Justification of the financial need for CHFA’s DDA credit up to 130 percent of qualified
basis: This project requires a CHFA boost of 26.23%. The project requires the boost
because it is located in a high cost rural area and because the rents for the 30% and 40%
units do not cover operating expenses. The 30% and 40% units are included in the unit
mix to meet the demand of the community and represent 24% of the total units.
5. Address any issues raised by the market analyst in the market study submitted with your
application:
 At the proposed rent levels, the subject’s 60% AMI units would be setting the high‐end
of rents in the market area. However, this is primarily due to the lack of quality
market‐rate housing in the PMA. Its 30%, 40% and 50% units will have a strong market
rent advantage: There are no quality market rate units in the PMA to establish the
upper end rents so it is impossible to determine if there is a rent advantage for the 60%
units or not. As stated in the market study the proposed rents are achievable because
the units will be by far the highest quality product in the PMA and should therefore be



setting the high end rents. Woodland Park needs rental competition so market rate
owners will upgrade their existing properties to remain competitive. The competition
will improve the living conditions for all renters.
The subject will be slightly farther from most community shopping and services
than surveyed comparable: Woodland Park and Teller County are rural and suburban
in nature. A lot of the residents prefer to live further out. Residents understand that to
live in these areas a car is a required. Once one gets into a car a slightly greater distance
is of no consequence. Being suburban, the city of Woodland Park is diffuse; one amenity
might be closer to one apartment whereas another amenity might be closer to another.
That being said, the units are from a quarter mile to a mile and a half to most amenities
and services.

6. Address any issues raised in the environmental report(s) submitted with your application
and describe how these issues will be or have been mitigated: The Phase I indicates no
REC’s, and the geotechnical reports states that the site has stable soils and no water table
issues.
7. In your own words describe the outreach that you have conducted within the proposed
community and demonstrate local support for the project (including financial support): It
was actually the community that reached out to Medici Communities. Both Teller County
and the City of Woodland Park commissioned studies showing the need for affordable
housing. These studies acted as the catalyst to change local political will. Both Communities
now understand the economic necessity and need for affordable housing for their residents
and are now proactively searching for affordable housing opportunities. It was the City of
Woodland Park that put the land owner in touch with Medici Communities and started the
whole process.

Project Name: Yale Station Workforce Housing
Project Address: 5155 East Yale Circle Denver, CO 80222
Yale Station Family Apartments will consist
of sixty six (66) affordable family/workforce
housing units in a four (4) story elevator
served building. The project is located within
a few hundred feet of the Yale Station light
rail station and the Yale Station Apartments
Senior Housing project completed in 2011 by
Mile High Development (Developer) and
Koelbel and Company (Applicant).
Yale Station Family Apartments has evolved from an extensive Master Planning project
directed by a joint venture of the Urban Land Conservancy (current owner of the site),
Mile High Development and Koelbel and Company in conjunction with RTD, the City
and County of Denver, the office of Community Planning and Development and
Councilwoman Peggy Lehmann, as well as stakeholders in the area of the 9 acre site.
The Master Plan was completed in 2012 by the Denver office of Van Meter Pollock(Tim
Van Meter), and has been embraced by all of the participants to include one or more
additional affordable housing or mixed income housing projects.
The site for this project, which was purchased several years ago by the Urban Land
Conservancy’s TOD Fund, is under a fully executed Option Agreement between ULC and
Mile High Development granting Mile High Development the right to purchase the site
under definitive terms and conditions. The Option Agreement has been assigned to
Koelbel and Company, and this assignment, which is included in the Application, has
been approved by ULC.

With an efficient use of the site, parking will be provided in a surface configuration
without the need for a parking structure, and an expensive concrete podium usually
necessary in TOD projects this close to a light rail station. This and other decisions have
allowed us to put a financial plan together that does not require HOME Funds from the

City and County of Denver/OED, which allows the City to spread these HOME funds
around to other LIHTC projects.
Because of family and workforce orientation of the
proposed project, 3 three-bedroom units have been
provided in the unit mix, which will include 45 onebedroom units and 18 two-bedroom units. Unit
amenities include a 1,700 square foot community
room with kitchenette and entertainment center,
indoor bike storage, a 400 square foot gym and a
unique community garden for the use of the
residents.
Unit amenities include a central HVAC system (gas
fired forced air heating and cooling system).
Each unit will contain a full kitchen with dishwasher,
range, refrigerator, disposal, storage closet, coat
closet, air conditioning, in-unit washers and dryers
and cable and internet wiring.
The location on Yale Circle away from I-25 and
tucked into a residential neighborhood will give the
project a neighborhood feel, accentuated by six (6)
ground floor units facing south onto the low-traffic
Yale Circle, each with a porch accentuating the
neighborhood feel. Because the site is slightly larger than most TOD sites directly
adjacent to a light rail station, it has been planned as a four story building rather than a
five story building, which the zoning would allow, thus being more “neighbor” friendly
to the single family neighborhood directly adjacent to the north.

60% AMI Units
Units
Bed
13
1
5
2
1
3

Bath
1
2
2

SF
654
848
980

50% AMI Units
Units
Bed
20
1
9
2
1
3

Bath
1
2
2

SF
654
848
980

40% AMI Units
Units
Bed
8
1
2
2
1
3

Bath
1
2
2

SF
654
848
980

30% AMI Units
Units
Bed
4
1
2
2

Bath
1
2

SF
654
848

66 Total Units

The building will be constructed to comply with “Green Communities” criteria.
Numerous green materials and features will be incorporated in the project and the units.
The location adjacent to the Yale Station light rail station speaks to the sustainability of
the project, and will limit the resident’s use of the automobile for much of their
transportation needs. Other energy efficient features will include:










Low-E Energy star qualified windows and doors
High “R-Value” insulation
Energy Star rated appliances
All fans will be energy Star-qualified
LED Emergency exit Sign
Low flow fixtures
Energy efficient common area lighting
Flat roof with white EPDM
Native and Xeriscape landscaping

Guiding Principles
Yale Station Family Apartments will provide 6- 30% AMI units and will restrict that
housing/income level for 40 years.

Priorities
The project meets one of CHFA’s priorities; the
location of the project is less than ¼ mile to the
nearest light rail stop, Yale Station.
The project also meets a second CHFA priority;
area of pent up demand. Current affordable
vacancy in the market area is 2.3%, below the 4%
threshold listed in the QAP (see the table below).
Additionally, vacancy in market rate apartments
in the market area has been below 5% for three of the past five quarters meeting CHFA’s
requirement.
LIHTC Vacancy Table – Compiled from Market Study

Project
Broadway Junction
One bedroom
Forest Manor Apartments
One bedroom
Two bedroom
Highland Crossing
One bedroom
Two bedroom
Three bedroom
Highland Square
One bedroom
Two bedroom
Three bedroom
Fox Crossing I & II
One bedroom
Two bedroom

Number of
Units

Vacant
Units

Waiting
List

60

0

200+

75
27

7
0

11

48
48
12

0
2
0

10
30
36

2
1

46
94

1
0

12

12

11

Three bedroom
Totals
Vacancy

80

0

566

13

2.3%

Recent Market Rate Vacancy Rates
1Q ’12 – 5.6%
2Q ’12 – 5.3%
3Q ’12 – 4.4%
4Q ’12 – 4.6%
1Q ’13 – 4.5%
*Vacancy rates are for the “Denver Far Southeast” submarket which includes the market area.

Market Conditions-The Market Study that is part of this application, provided by
James Real Estate Services, indicates that there is strong demand for this
workforce/family product in the Primary Market Area in all income levels. The Capture
Rate of 4% is extremely low which bodes well for the timely lease-up of the project.

Readiness to
Proceed
The site is zoned
S-MX-5 which
allows affordable
rental housing as
a use by right.
The proposed
building is 4
stories, one story
less than the 5
stories allowed under the current zoning. (Please see attached letter from Community
Planning and Development, City and County of Denver.)
The Phase 1 Environmental assessment has been completed and there are no areas of
environmental concern at the site.
JG Johnson Architects has completed concept and schematic design, as indicated by the
site plan, elevations and floor plans in the application. The development team has been
working with Shaw Construction for several months to price the drawings as they have

been developed. Based on this input, and our recent pricing for the University Station
Apartments in the form of a Guaranteed Maximum Price (GMP) contract, the
development team is comfortable with the pricing as indicated in our cost projections in
the application.
The project team also had preliminary meeting with the City and County of Denver
regarding our proposed project. After preliminary discussion with all Denver building
departments (water, fire, zoning, etc.) it was determined that this project conforms with
all major City and County of Denver requirements.
Financial Feasibility
Based upon the developers’ recent experience on the Yale Station and University Station
Projects, several sources of potential funding for the project have been identified, and
preliminary discussions have been held with potential participants, including a
commercial bank and several tax credit investment firms. We are requesting a” Basis
Boost” for the tax credits, as indicated in the dedicated section below. Based on these
discussions and a detailed review of our financial projections as presented in the
application, we believe the combined sources outlined in the table below are sufficient to
meet the project’s expected costs.
Sources of Funds
First Mortgage
LIHTC Equity Investment
Deferred Developer Fee
Total

$
$
$
$

2,400,000
10,411,220
366,985
13,178,205

Uses of Funds
Land
Site Work
New Construction
Professional Fees
Construction Interim Costs
Permanent Financing
Soft Costs
Syndication Costs
Developer Fees
Project Reserves
Total

$
$
$
$
$
$
$
$
$
$
$

1,665,000
701,032
7,659,450
678,143
661,700
85,000
248,858
56,500
1,210,522
215,000
13,178,205

Experience and track record
Koelbel and Company has been developing in the Denver metro area for over 60 years
and has experience in almost every type of real estate development. In conjunction

with Mile High Development they recently completed the Apartments at Yale Station.
The team is currently under construction on their second affordable housing project,
University Station Apartments. Koelbel and Company is also involved in two additional
affordable housing deals in Boulder totaling 130 units.
Mile High Development is the developer on this project. Mile High has a history of
strong public private partnership development that includes the Wellington E. Webb
Municipal Office Building in 2001/2002 and Lakewood City Commons in 2000.
The project team plans to use ComCap Asset Management to manage the lease-up phase
of the project, as well as the ongoing property management duties.
The development and management team of Mile High Development, Koelbel and
Company and Comcap Asset management, working together, have a history of
compliance with CHFA’s affordable housing programs.

Cost Reasonableness
Transit Oriented Development (TOD) projects normally cost more to construct than
other typical suburban construction types. The total cost for Yale Station Family
Apartments is projected to be comparable to, or less, than the cost of the recently
completed Apartments at Yale Station and the University Station Apartments on a per
unit cost basis.

Proximity to Existing Tax Credit Projects
As indicated above, there are six existing projects in the study area. As the table
illustrates, current vacancy for affordable units is less than 2.5% with some waiting lists
at each project. This indicates a serious need for affordable housing in this market area.
The addition of 66 units to this market area will meet pent up demand and not take
renters away from current stock.

Site Suitability
The site is located in an enclave that was created when the T-REX project was completed
in 2006. The “anchor” of this enclave is the Yale Station light rail station. As mentioned
earlier in this application, Yale TOD Partners, a strategic alliance between Urban Land
Conservancy, Mile High Development and Koelbel and Company, was created to
develop a Master Plan for this “enclave” area in 2011. The completed Master Plan and

Report, as well as extensive meetings with RTD’s TOD staff, City and County of Denver
staff and other parties in the affordable housing community, clearly validates the
suitability of the site for a family/workforce affordable housing project.
The physical location of the site within the Yale Station enclave creates a neighborhood
atmosphere, accentuated by the developer’s decision to keep the building at 4 stories,
blending it into the surrounding single family neighborhood. The location, several
hundred feet west of the elevated Yale Station platform, acts as a sound buffer,
providing for a quiet, neighborhood feel.
There are 2 major shopping centers within 1 mile of the site (Plaza del Monaco which
includes a Safeway store) and University Hills, north and south, which includes a King
Soopers. The Schlessman YMCA, which provides full family services as well as child
care (day care) is also located less than 1 mile to the West of the site. Bus service to the
site is excellent by virtue of the light rail station being the anchor of the enclave. I-25 is
also directly adjacent to the site and the Yale interchange gives immediate access for
either northbound or southbound automobile travel.

Basis Boost
This project is requesting a basis boost for two reasons. First, the project land costs are
significantly higher than competing suburban, low income projects. The Urban Land
Conservancy must meet certain obligations in order to release the funds. As a result, the
land cost per unit is over $25,000 per door. Second, there are some issues with getting
utilities around Yale Circle to the site. The cost to complete those utilities will have to be
borne by the project. These costs are not being incurred for future buildings, but are
necessary to make the ULC site developable, adding to the land and utility cost per unit.
The development team has worked very hard to design a site that is not reliant upon
structured parking and that provides amenities at the same level or superior to those at
other LIHTC projects.

