(Note: CHFA template language is in grey, Artspace responses are in black.)
Project Name:

Artspace Loveland Lofts

Project Address:

140 West Third Street, Loveland, CO 80537‐5520

Project Description and Characteristics
Artspace Projects, Inc. was first invited to Loveland in the spring of 2009. That April, Artspace conducted
a Preliminary Feasibility Study, organized and financed by Novo Restoration and the Erion Foundation in
collaboration with the Community Foundation of Northern Colorado, the City of Loveland, and Mueller
& Associates. During the Study, Artspace gathered information related to a project concept, artist
market, site feasibility, financial feasibility, and local leadership that would support an Artspace project
in Loveland.
From the Study, Artspace concluded that Loveland could be a strong candidate for a live/ work project
with a general consensus in favor of an affordable mixed‐use live/ work project in or near the downtown
core. Artspace recommended an Arts Market Survey to determine both the size and the nature of the
market.
Four hundred ten (410) individual artists completed the Survey of Artists’ Space Needs and Preferences
and one hundred fourteen (114) arts‐related organizations completed the Survey of Arts Organizations
and Interested Businesses. The results of both surveys were presented in June of 2010 and indicated a
strong demand for arts and culture spaces in Loveland – including affordable residences for artists and
their families specifically designed to provide both living and work space.
After investigating nearly a dozen potential sites for the project, the property neighboring the historic
Loveland Feed & Grain Building was selected due to its excellent proximity to the heart of downtown
Loveland and its adjacency to the iconic Feed & Grain that the community rallied to save only a few
years earlier.

Artspace quickly selected a design team including Barker Rinker Seacat
Architecture (Denver), B+Y Architects (Denver), KL&A Structural Engineers
(Loveland), JVA Civil Engineers (Fort Collins), and Mundus Bishop Landscape
Design (Denver) to begin to collaborate and work with the City of Loveland.
Due to the survey results and the characteristics of the site selected, it was
determined the proposed Artspace Loveland Lofts will consist of thirty (30)
newly constructed, 100% affordable live/work units.
(left) Design Charette at KL&A in Loveland, September 30, 2011
One unique characteristic of Artspace Loveland Lofts is the amount of community involvement in the
organizing and planning of the project. By the time Artspace was invited to Loveland, the community
determined their desire to add affordable housing that would complement their already established
arts‐community, spark additional future development, and contribute to the revitalization of Loveland’s
downtown core – as described in Loveland’s Downtown Strategic Plan. Philanthropic gifts allowed
research to be conducted to determine the project feasibility and depth of the market that led to a
development agreement with Artspace.
Community involvement continued. Artspace met with a variety of individual
artists and toured their studios, visited local arts and cultural facilities
including the Art Castings of Colorado bronze casting foundry, and hosted
several public meetings in which artists and representatives from arts
organizations and interested businesses participated. Artspace was able to
gather information from potential future building users and attendees were
able to keep up‐to‐date on progress and comment on design.
(left) Public Meeting, November 10, 2011; 100+ attendees
Another unique characteristic of the development is the campus‐approach. While this first phase
focuses solely on affordable housing, consideration has been given to the future use of the historic Feed
& Grain. After reviewing the results of the arts‐market studies and speaking with a large number of
artists, future uses of the Feed & Grain may include studios, classrooms, gallery space, and arts‐related
retail. The courtyard between the Feed & Grain and the newly constructed affordable, multifamily
housing property creates opportunities for outdoor gatherings, art exhibits, small performances, and
more.
As a result of the campus‐approach, the attitude towards the
aesthetics of the residential component will be clean and
modern with a nod to the Colorado mill vernacular. The goal
is not to mimic, but rather to complement the existing
structure to create a single, cohesive arts campus.

(left) B+Y Architects Rendering, January 2012
Population being served
Artspace Loveland Lofts will provide thirty permanently affordable residential units to serve households
between 30% and 60% AMI including three units (10%) at 30% AMI, nine units (30%) at 40% AMI, twelve
units (40%) at 50% AMI, and six units (20%) at 60% AMI.
Because the focus of the proposed property is affordability, preference will be given to income‐
qualifying artists and their families. To be clear, the target market is low‐income individuals who happen
to be artists and NOT artists who happen to be low‐income. Very few artists make 100% of their income
from their craft, and therefore are artists, but also restaurant workers, retail workers, teachers, daycare
providers, small business owners, etc. – same as the non‐artist, low income population.
The aforementioned Survey of Artists’ Space Needs and Preferences exemplifies the true depth of the
market for affordable housing in and around Loveland, and the number of artists who are interested. A
copy of the Executive Summary of the Survey has been included for reference. Please see the document
titled Artspace Loveland Lofts Arts Survey Executive Summary.pdf.
Bedroom mix
The bedroom mix at Artspace Loveland Lofts will include eight efficiency units at 682 SF, nine one‐
bedrooms units between 892 SF and 1032 SF, ten two‐bedroom units at 1126 SF, and three three‐
bedroom units at 1383 SF. Each unit is considerably larger than comparable affordable and market rate
units in the area in order to create live/work spaces for the residents.
Amenities
Each residential live/work unit will feature a flexible, open floor plan, 10’‐0” ceilings, and large amounts
of natural light. High‐quality, durable surfaces are used to ensure long‐lasting maintainability.
Artspace Loveland Loft community amenities include a business center, central laundry room, and off‐
street parking. Extra wide corridors, public balconies, and a large ground‐floor community room provide
space for residents to gather and collaborate. The courtyard to the east of the property creates
opportunities for the greater community to host events, display art, and enjoy small performances.
Location
From a number of conversations with stakeholders and at public meetings discussing Artspace Loveland
Lofts, the community clearly preferred the downtown core for the project’s location. This level of
accessibility to downtown amenities is unique for an affordable, multifamily property and is an asset to
the future residents. The excellent proximity to area employment centers, schools, retail,
entertainment, cultural facilities, and public transportation will reduce the dependency on automobiles,
contributing to an even more affordable and healthier lifestyle.

Services
Sam Betters and his team at the Loveland Housing Authority will be both a general partner in the
ownership of the Project and were also hired for the property management role. The Housing Authority
of the City of Loveland serves as a referral resource for supportive services including education and
enrichment opportunities, credit counseling, health care resources, life skills development, childcare
resources, employment and training guidance, and mentoring. Knowledge and access to these services
will benefit future residents of Artspace Loveland Lofts.
Detailed Type of Construction
The four‐story live/work apartment building will be built as Type 5A wood framed construction under
the 2009 International Building Code.
The foundation is anticipated to be comprised of a 4" reinforced slab on grade supported by 10" x 56"
concrete grade beams. The grade beams will bear on top of 18" diameter by 30' deep concrete caissons.
The exterior walls will be 2x6 wood framed walls with 5/8" Type 'X' gypsum wall board on the interior
and O.S.B. sheathing or exterior gypsum wall board sheathing on the exterior. The exterior walls will be
filled with blown fiberglass insulation. Exterior cladding will be cement fiber lap siding, cement fiber
paneling or metal paneling. Interior corridor walls will be 2x6 wood framed, 1‐hour fire‐resistance rated
walls with resilient channels and batt insulation for improved Sound Transmission Classification.
The unit demising wall will also be a 1‐hour fire‐resistance rated wall consisting of a double row of 2x4
wood framing with 5/8" type 'X' gypsum wall board on each side. Batt insulation will also be included in
the wall cavity for improved Sound Transmission Classification. Interior bearing walls will be a 1‐hour
fire‐resistance rated 2x6 wood framed walls with Type 'X' gypsum wall board. Interior non‐bearing walls
will typically be 2x4 wood framed walls with Type 'X' gypsum wall board.
The floor/ceiling for levels 2‐4 will 1‐hour fire‐resistance rated system consisting of engineered wood I‐
joist and 3/4" O.S.B. sheathing and will have a 1 1/2" gypcrete topping with ¼” sound mat. The ceiling
will consist of 2 layers of 5/8" Type 'X' gypsum wallboard attached to resilient channels with 3 1/2" batt
insulation draped over the resilient channels for improved Sound Transmission Classification and Impact
Insulation Classification. Steel beams will be used where required by the structural engineer.
The stairwell walls and the elevator shaft will be constructed with 8"x8"x16" concrete masonry units.
The majority of the roof will be a flat roof consisting of wood trusses with level bottom chords and
minimally sloped top chords, which provides built‐in drainage and minimizes the need for sloped rigid
insulation. The roofing membrane will be a TPO (thermoplastic polyolefin) membrane over a protection
board on 1/2" O.S.B. sheathing. A few roofs will be pitched roofs using wood trusses with 1/2" O.S.B.
sheathing and a metal roofing system. All roof cavities will be vented and contain R50 blown fiberglass
insulation.

The interior drywall will be a level 4 smooth finish. The first level flooring in the units and the corridors
will be sealed concrete. The Lobby and the Flex Space will be stained and sealed concrete. The flooring
for levels 2 ‐ 4 will be Vinyl Composition Tile. The counter tops will be laminate and the cabinetry box
material will contain No Added Urea Formaldehyde and the doors will be wood slab doors.
Description of Energy Efficiencies
Whole building energy modeling will be used to optimize the energy performance of the building with
cost‐effective strategies. The goal of the analysis will be to minimize energy costs for the residents as
much as possible within the project's budget. For these units, lighting energy costs will be just as
significant as space heating and cooling energy, and we anticipate focusing resources to reduce the
lighting load as a strategy to most significantly cut energy costs. Energy Star rated fluorescent lighting
fixtures will be used to provide illumination throughout as much of the residential units as possible.
Energy Star rated units will also be cost‐effective for appliances and toilet room exhaust fans. To reduce
heating and cooling energy use, we will focus first on reducing loads with the building envelope.
Insulation levels will be optimized, and high performance vinyl windows will be used. After reducing
these loads as much as possible, we anticipate that a heat pump PTAC unit will be a cost‐effective HVAC
system choice. Whole building energy costs are likely to be reduced by 25% ‐ 30% relative to the
ASHRAE 90.1‐2007 energy code.

Perceived Project Challenges
In December 2011, four members of the Artspace development team and two representatives from the
City of Loveland had the opportunity to sit down with CHFA staff in Denver to introduce the proposed
development. CHFA staff raised two perceived challenges: artist retention (what if the artists move out
of the arts‐focused property?) and railroad proximity (will people want to live so close to an active
railroad?) Each challenge is discussed below.
Artist Retention
After performing a preliminary feasibility study, conducting the arts‐related surveys, and collaborating
with community leaders and local artists of Loveland, Artspace feels confident in the depth of the artist
market. Artspace typically uses a conservative 3:1 ratio in determining the number of affordable
live/work units to be developed for artists. For example, ninety (90) artists would need to respond
favorably to the potential for relocating to an affordable, arts‐focused property in order for Artspace to
construct the thirty (30) proposed live/work units. In Loveland, the survey tallied one hundred thirty‐
nine (139) positive responses.
To further demonstrate the growing number of “creatives” in Loveland, the recently developed Office of
Creative Sector Development was designed to focus on a broad range of creative occupations as
Loveland recognizes that creative thinking and problem solving is needed throughout many job
descriptions from being a visual artist to a craft brewer to an engineer working on clean energy. In order
to define the scope of work for the OCSD and to be able to measure the current and future impact of
the creative sector, a great amount of research went into defining what Loveland considers to be part of

this conglomeration.
According to NAICS codes (North American Industry Classification System), the Creative Sector in
Loveland represents over 2400 jobs out of workforce of 33,000 (nearly 8% of the workforce overall) this
is 4x the national average and 2x the state average and generates $100 million in payroll dollars
annually.
Loveland’s Office of Creative Sector Development (OCSD) is tasked with creating a vital art‐related
economy in Loveland, Colorado by facilitating the growth, development and retention of the Creative
Sector including: artists, businesses and organizations. Major goals for OCSD include adding 250 new
creative sector jobs and attracting 25,000 new arts‐related visitors within the next five years. Visit the
website for the Office of Creative Sector Development at http://www.lovelandarts.org/
In addition, Artspace’s mission is to create, foster, and preserve affordable space for artists and arts
organizations. Artspace is not only the developer of the project, but will also continue to own and
operate the property to ensure affordability and an arts‐focus in perpetuity. This has been a successful
model for Artspace’s thirty (30) arts facilities across the nation over the last twenty‐five (25) years –
twenty‐four (24) of which have an affordable housing component with a vacancy rate consistently
averaging approximately 3.5%.
Railroad Proximity
Stakeholders determined early‐on that the proposed affordable housing community for artists and their
families would be located in or near the downtown core – with full knowledge that no matter where you
are in downtown Loveland, the railroad has a definite presence. While this has not negatively affected
the marketability of other rental projects in downtown Loveland, we realize the proposed Artspace
Loveland Lofts is nearly adjacent to the tracks with only the historic Feed & Grain and large courtyard in
between to separate and absorb sound. Special wall construction and windows have been specified to
mitigate train noise for the residents. Also, the City of Loveland is considering alternatives for future
noise reduction strategies including quiet zones and wayside horns. While the Novogradac & Company
market study addresses the location of the railroad tracks, the report states, “…we do not believe the
railroad tracks represent a detriment that would impact the value of the Subject.”
Furthermore, Artspace currently has its third affordable housing project for artists under construction in
Seattle, Washington. This fifty‐one unit development will be located at the foot of the Mount Baker Link
light rail station. Like the Seattle residents, the community of Loveland realizes the accessibility to
downtown activity and amenities far outweigh – what some would consider – the negative influences of
the railroad.
Please note the market study did not call out any project weaknesses for Artspace to address in the
Strengths and Weaknesses portion of the report.

Project Strengths
Community Involvement and Support
Loveland residents, local artists and representatives from local arts‐related organizations, City leaders,
and Loveland‐based foundations continue to rally around the proposed Artspace Loveland Lofts project.
This amount and quality of support continues to be impressive, especially for a community the size of
Loveland.
Novo Restoration, Inc. is a community‐initiated, non‐profit organization that began for the sole purpose
of saving the historic Feed & Grain building on the edge of downtown Loveland. The organization now
has hope that the Feed & Grain site will provide an opportunity for a creative arts hub to assist in
bringing “significant new blood to the downtown area, shaping a new level of community commitment
to and interaction with the downtown neighborhood.” Marty Janssen, President of the Board of
Directors for Novo Restoration, Inc. continues, “But first, we must invest in and complete the housing
element of this vision.” Community interest in the Feed & Grain site played a role in the selection of this
location for Artspace Loveland Lofts.
Continuous communication with both the general and arts communities of Loveland – in the form of
community outreach and stakeholder meetings ‐ has led to an outpouring of interest and local support.
Jan Rosetta Schockner and Mel Schockner, a sculptor and a photographer living in Loveland, suggest,
“…if we were young artists just starting out, the kind of affordable live/work space that Artspace builds
for eligible artists would have been an immense help to us in launching our careers in the arts.” City
Council Member and Director of Loveland Community Relations for the Community Foundation of
Northern Colorado, Phil Farley, states, “The strong, visible support this Artspace Project has received
from the local arts community, City Council, and the philanthropic community defines the broad based
consensus that the Project should move forward.”
Please see the document titled Artspace Loveland Lofts Community Letters of Support.pdf for additional
reference.
Location
The location of the proposed Artspace Loveland Lofts is beneficial to the success of the project. The
community requested the site, the City approves of the site, and the market analyst suggests the site
will be advantageous in terms of marketability. The Local Amenities Map and Table found on page 20 of
the housing market study (Application Tab 19) demonstrates the connectivity to services and amenities
including a bank, pharmacy, medical center, grocery store, post office, police station, bus stops, open
space, recreation, entertainment, schools, cultural facilities, and downtown Loveland. Most of these
amenities are less than a mile away. The housing market study also discusses the strong demand for
affordable housing for this defined primary market area. In addition, the document titled Artspace
Loveland Lofts Loveland Cultural Context 2‐11‐2011.pdf exemplifies the concentration of arts and culture
in downtown Loveland, and the document titled Artspace Loveland Lofts Arts Survey Executive
Summary.pdf illustrates the depth of the artist market requiring affordable space to live and work.

Low Vacancy Rates, High Demand
To understand how rents are trending in Fort Collins‐Loveland, the Colorado Division of Housing
reviewed average rents in the third quarter of 2009 compared to average rents in the third quarter of
2011. Studio rents have increased 16% with a current average vacancy rate at 2.0%; one‐bedroom unit
rents have increased 10% with a current average vacancy rate at 2.1%; two‐bedroom rents have
increased 3% with a current average vacancy rate at 2.4%; and three‐bedroom‐rents have increased
12% with a current average vacancy rate at 2.2%. Given that rents are steadily increasing, and vacancy
rates are among some of the lowest in the entire state, the demand for affordable housing in the area is
evident.
Financing
Artspace Loveland Lofts has been able bring funds to the table that are not typical for a traditional, low
income housing tax credit project. First, the Kresge Foundation gave Artpsace a challenge match to help
subsidize predevelopment costs in four communities. Artspace selected Loveland as one of the four
communities, and a $150,000 grant was donated. Next, the City of Loveland has contributed over
$500,000 in predevelopment and infrastructure costs for the project ‐ further demonstrating their
support. Paul and Teresa Mueller of Mueller & Associates have pledged a $50,000 gift contingent on
Artspace receiving a low income housing tax credit award. In addition, the Erion Foundation has
authorized a grant in the amount of $150,000 over three years. Both the Muellers and the Erion
Foundation are examples of the local, community support rallying around Artspace Loveland Lofts.
Additional philanthropic gifts are anticipated.
In addition to a manageable first mortgage and a Federal Home Loan Bank loan, Artspace is currently
working towards Federal HOME, CDBG, and general funds allocated for housing by the State of Colorado
as well as CDBG funds distributed by the City of Loveland.

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:
Guiding Principles
 To support rental housing projects serving the lowest income tenants for the longest period of
time
Artspace Loveland Lofts is a 100% permanently affordable, high‐quality live/work community
responding to the lowest residential vacancy rates in Colorado as well as to the City's goal to increase
housing in the downtown core. The new development will provide the permanently affordable
residential units at 30‐60% AMI. Artspace Projects, Inc. will not only develop the proposed Artspace
Loveland Lofts, but the organization will also continue to own and operate the property to ensure

affordability in perpetuity. Artspace Projects, Inc. has partnered with the Housing Authority of the City
of Loveland for local expertise in day‐to‐day property management.


To support projects in a QCT, the development of which contributes to a concerted community
revitalization plan

The goals of the Artspace Loveland Lofts are to provide permanently affordable residential units at 30‐
60% AMI; to create opportunity for residents to increase their arts‐related income by offering affordable
space for production and collaborative community that supports creativity; to complement and
strengthen the growing arts economy in Loveland; and to catalyze additional cultural development in
and around downtown Loveland. These goals align with the City’s goals and strategies as described in
Destination Downtown: Heart Improvement Project Downtown Strategic Plan and Implementation
Strategy. The Vision for Downtown Loveland is as follows:
“The downtown will have remained the cultural heart of Loveland. The downtown will have been
revitalized as a pedestrian‐friendly area with shopping, restaurants, cultural facilities,
employment, and housing.”
A copy of the Downtown Strategic Plan has been included for reference. Please see the document titled
Artspace Loveland Lofts Downtown Loveland Strategic Plan.pdf)


To provide distribution of housing credits across the state

While eight other completed LIHTC developments exist in the PMA defined by Novogradac & Company,
one is an age‐restricted senior housing project and one is a Section 8 subsidized project – leaving six
other “comparables” in the area. Of the six, the closest property geographically is 1.3 miles away
meaning accessibility to services and amenities is incomparable. This property was built in 1996 and
both the size and quality of the units is inferior to those of the proposed project.
The increasing rents and decreasing vacancy rates in Fort Collins‐Loveland are among the highest in the
State, supporting the need for housing tax credits to mitigate this growing demand.


To provide opportunities to a variety of qualified sponsors of affordable housing, both for‐profit
and nonprofit

Both Artspace Project, Inc. and our co‐general partner, the Housing Authority of the City of Loveland,
are not‐for‐profit organizations. However, as a result of the formation of the co‐general partnership, a
for profit entity will be formed.


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

Artspace Loveland Lofts will be thirty, newly constructed, 100% permanently affordable live/work units.



To reserve only the amount of credit for as many rental housing projects as possible while
considering the Priorities and Criteria for Approval in the following sections

Artspace Projects, Inc. believes the appropriate credit amount has been requested.


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

Artspace Projects, Inc. believes the appropriate credit amount has been requested.

2. Identify which housing priority in Section 2 of the QAP the project qualifies for (please
select only one):
Housing Priority
Artspace Loveland Lofts best addresses the housing priority described as “Market Areas of pent‐up
demand for affordable housing” where submarkets have an overall rental vacancy rate lower than four
percent.
According to the Colorado Division of Housing, the vacancy rate in Fort Collins and Loveland is at 2.3% ‐
among the very lowest in the State. Typically, as vacancy rates decrease, rents increase. “The largest
increase in the average rent was found in the Fort Collins/Loveland area where the average rent
increased 8.5 percent from the third quarter of last year to the same period this year.” (1) Quality,
affordable housing is increasingly more difficult to find. Artspace Loveland Lofts aims to be part of the
solution.
(1)http://www.divisionofhousing.com/2011/11/colorado‐apartment‐vacancy‐rate‐falls.html

3. Describe how the project meets the criteria for approval in Section 2 of the QAP:
a. Market conditions:
Market Conditions
Based on the data collected from the Colorado Division of Housing, the rent advantage for the 30% AMI
studio units at Artspace Loveland Lofts is 53% over average rents for Fort Collins‐Loveland. The rent
advantage for the 30% AMI one‐bedroom units is 56%. The rent advantage for 40% AMI studios, one‐
bedrooms, two‐bedrooms, and three‐bedrooms is 34%, 38%, 27%, and 41%, respectively, as compared
to average rents in Fort‐Collins‐Loveland. The rent advantage for 50% AMI studios, one‐bedrooms, two‐
bedrooms, and three‐bedrooms is 16%, 20%, 5%, and 24%, respectively, again‐ as compared to average
rents in Fort‐Collins‐Loveland. The rents set for the 60% AMI units are slightly less advantageous ‐ ‐2%
for studios, 2% for one‐bedrooms, ‐16% for two‐bedrooms, and 7% for three‐bedrooms. However, the
size, quality, location, and accessibility to services and amenities justify the marginally higher rents for
this property at 60% AMI.

As previously stated, the Colorado Division of Housing reviewed average rents in the third quarter of
2009 compared to average rents in the third quarter of 2011. Studio rents have increased 16% with a
current average vacancy rate at 2.0%; one‐bedroom unit rents have increased 10% with a current
average vacancy rate at 2.1%; two‐bedroom rents have increased 3% with a current average vacancy
rate at 2.4%; and three‐bedroom‐rents have increased 12% with a current average vacancy rate at 2.2%.
Given that rents are steadily increasing, and vacancy rates are among some of the lowest in the entire
state, the demand for affordable housing in the area is evident.

b. Readiness‐to‐proceed:
Readiness‐to‐Proceed
A zoning verification letter from the City of Loveland Senior Planner has been provided and states that
the proposed uses are permissible uses within the current zoning of the district.
Phase I and Phase II Environmental reports are complete. No further investigation has been
recommended.
The schematic design package is complete.
The cost estimate from a third‐party cost estimator is complete.
A capital needs assessment was not required due to the project being new construction.

c. Overall financial feasibility and viability:
Overall Financial Feasibility and Viability
The time spent getting to know the City of Loveland, thoughtful site review and selection, good amount
of investigative work with our design team (including civil, landscape, and environmental), continuous
communication with the City of Loveland’s Planning Department, and team‐wide track record with
affordable housing gives Artspace Projects, Inc. confidence in the overall financial feasibility and viability
of the proposed Artspace Loveland Lofts project. Our budget was carefully created with our third party
cost estimator, Deneuve Construction. Deneuve is familiar with the local building industry, and
methodical when considering alternatives that affect both upfront and operating costs related to
construction.
Philanthropic gifts, foundation grants, and previously committed City contributions combined with low
income housing tax credits, other government subsidies, and manageable first mortgage and Federal
Home Loan Bank loans create a solid list of sources in terms of project capital.
Both the housing market study prepared by Novogradac & Company and the Artspace arts market
studies prepared by Swan Research support the demand for permanently affordable, multifamily

housing with an arts focus near the downtown core of Loveland, CO. Rent and vacancy reviews
conducted by the Colorado Division of Housing acknowledge that the steadily increasing rents and
decreasing vacancy rates for Fort Collins‐Loveland are among the most problematic in the State. The fact
that over one hundred (100) participants attended the most recent Artspace‐hosted public meeting at
the Loveland Museum/Gallery shows us that Loveland is ready for Artspace Loveland Lofts.

d. Experience and track record of the development and management team:
Artspace Projects, Inc.
Over the last three decades, Artspace has led an accelerating national movement of arts‐driven
community transformation by championing the once radical idea that artists living on the edge of
poverty can leverage fundamental social change. Today we work with leaders across disciplines to
engage the arts in agendas from job creation and transit‐oriented development to cultural and historic
preservation.
We have the hard‐earned expertise necessary to create sustainable art spaces that catalyze change. We
have brought our expertise to more than 200 cultural planning efforts. Artspace itself has developed and
operates 30 arts facilities, a unique portfolio representing a nearly half‐billion investment in America’s
arts infrastructure.
Through third party research, we know our projects transform communities. Internally, they create
affordable, appropriate space that allows artists and arts organizations to be more artistically productive
and increase revenue, as well as to engage in and change political processes. We have consistently seen
artist participation spur more inclusive decision‐making, a greater emphasis on green/sustainable
efforts, and a healing of cultural rifts.
Externally, we foster the safety and livability of neighborhoods without gentrification‐led displacement.
We animate underutilized spaces, bringing them back onto the tax rolls and boosting area property
values. We anchor arts districts, expand access to the arts, and attract artists, businesses and
organizations to the area.
And, our projects are sustainable. Our earliest projects are now 20 years old, and they continue to meet
the needs of artists and arts organizations while adding to neighborhood vitality without on‐going
annual fundraising.
While the arts and culture is our focus, affordability is our goal. Of the 30 projects in our portfolio,
twenty‐four (24) are 100% permanently affordable residential projects focusing on 30‐60% AMI. The
remainder of our projects are non‐residential commercial ventures that contribute to the vitality of their
neighborhoods.
Barker Rinker Seacat/ B + Y Architecture/ KL&A
The design team has a proven track record of creating successful, sustainable, affordable housing
projects. KL&A has provided structural engineering for several affordable housing projects. KL&A is

working on the Denver Housing Authorities first phase of the South Lincoln redevelopment; this project
is currently under construction and is anticipating achieving LEED Gold certification. They also worked
on DHA's Park Ave 3B project that achieved a LEED Gold certification. KL&A provided structural
engineering for the Residences at Creekside, a 117 unit, senior housing facility for the Lakewood
Housing Authority that was completed in 2010.
In 2009, B+Y Architects, Deneuve Construction Services, and Group 14 Engineering worked together to
design DHA's final phase of their Park Avenue Redevelopment, Park Ave 5B; construction on this project
was completed in late 2010 and in late January of 2012, the 75 unit apartment building received LEED
Platinum certification under the LEED for Homes Mid‐rise Pilot Program. Recently B+Y Architects along
with Deneuve Construction Services, completed the design of High Mar, a 59 unit affordable housing
project for Boulder Housing Partners. B+Y Architects has also designed affordable and mixed income
housing projects for New Town Builders: the 29th Drive Row Homes and the Central Park Rows. In 2000,
B+Y Architects also helped Forest City ‐ Stapleton fulfill its commitment to workforce housing under
Denver’s Inclusionary Housing Ordinance with the 80 unit Roslyn Court Project.
BRS, the lead Architectural firm on the project, has managed the coordination efforts with the design
team and the City of Loveland. Drawing on their past work experience in Loveland, BRS has coordinated
multiple meetings with the City staff and the design team to ensure that the project is in compliance
with City agencies' requirements and compatible with the City's vision. Additionally, multiple internal
design meetings have taken place at KL&A's office that is only blocks from the site and City Hall. KL&A's
presence in the heart of Loveland has allowed and will continue to allow the team to efficiently and
effectively design and develop the project. B+Y Architects has coordinated the design of the affordable
housing apartment building with our cost consultant Deneuve Construction Services and our energy
consultant Group 14 Engineering to ensure the most sustainable design for the best value.
Housing Authority of the City of Loveland
The Housing Authority of the City of Loveland is proud of its excellent reputation of providing varied
housing programs for low and very‐low income families and has an excellent track record. In addition to
serving as the management agent for numerous apartment complexes, it has also handled the
development and construction of a variety of major complexes.
In its capacity as developer, the Housing Authority staff perform all the steps in the development
process: site identification, market analysis, design, budgeting, obtaining the necessary zoning and
financing (both construction and permanent financing), land development, hiring and overseeing the
general contractor and on occasion, as the general contractor.
Please see the document titled Artspace Loveland Lofts Team Resumes.pdf for our development, design,
and management team resumes.

e. Cost reasonableness:
Cost Reasonableness
When being competitively reviewed, the cost reasonableness of Artspace affordable residential units is
sometimes questioned when only “per unit” costs are examined. The total development cost per unit at
Artspace Loveland Lofts is estimated to be $273,000 per unit. This is typically perceived as a high per
unit cost when compared to more traditional affordable properties, but reasonable when considering
the contributing factors.
First, it is important to note that site acquisition is more costly when the proposed property is to be
located in a more connected setting versus a typical suburban neighborhood. Second, our floor plans are
based on the function and quality of spaces rather than meeting minimum square feet requirements.
This offers residents the space they need to both live comfortably and work on their craft – allowing
them to contribute to the creative class that communities are valuing more and more. Third, our “per
square foot” costs are reasonable. The per square foot cost for the proposed development is $117.51.
This amount allows for 10’‐0 ceilings, open and flexible floor plans, large amounts of natural light, and
high‐quality, durable surfaces that will ensure continued marketability for the property.
In addition, the Project has selected the 9% credit rate. We believe the schedule for construction closing
is very feasible with an award of funds this round and our General Contractor cost estimator has
provided the construction timeframe used in preparing the schedule included within this
application. Therefore, if awarded funds this application round, the Project will have all other funds
committed and promptly close on acquisition and construction financing in time to complete
construction and place the building in service prior to December 31, 2013, which grants the Project
eligibility to underwrite at the 9% credit rate.

f. Proximity to existing tax credit developments:
Proximity to Existing Tax Credit Developments
According to the market study provided by Novogradac & Company, nine other low income tax credit
developments exist within the PMA defined by Novogradac. However, one property is age‐restricted
(Mirasol Senior Apartments), one is further‐subsidized by Section 8 (Creekside Gardens), and one has
not been completed (Provincetown Green Communities). Therefore, only six other low income tax credit
developments were used as comparable properties for the market study. With a focus on the large arts
community that exists in Loveland, the property will draw interest from a unique, but prevalent target
population ‐ limiting competition with other properties.

g. Site suitability:
Site Suitability
The property located adjacent to the existing Feed & Grain building is an ideal location for the Artspace
Loveland Lofts affordable, multifamily development for the following reasons:












Recent studies summarized by the Colorado Division of Housing demonstrate a growing demand
for affordable housing in the Fort Collins‐Loveland area as explained in the Criteria for Approval,
Market Conditions above.
Novogradac & Company, our the market analyst, makes an overall conclusion that “…the
visibility, access, and existing surrounding land uses will enhance the marketability of the
Subject.”
The community has made it clear the project should be located in or near the heart of
downtown to take advantage of the amenities and services within walking distance.
The City has not only confirmed the site is zoned appropriately for the proposed uses, but also
participated in a handful of Development Review Team (DRT) Meetings with the Artspace
Loveland Lofts design team over the last few months to make sure concepts are aligned with
City goals and standards.
The depth of the market is exemplified in the Survey of Artists’ Space Needs and Preferences and
Survey of Arts Organizations and Interested Businesses. (Please see Artspace Loveland Lofts Arts
Survey Executive Summary.pdf) More specifically, the Artspace Loveland Lofts Loveland Cultural
Context 2‐11‐2011.pdf, which was created during the site selection phase as a site suitability
study, demonstrates the network of arts, education, and culture‐related facilities in the vicinity.
Since the map was created (about one year ago) the following facilities have been added to
Loveland’s growing list:
- Angela Canada Hopkin’s Studio at 325 East 4th Street, Loveland
- Artworks in Loveland, 3rd and Railroad, Loveland
- Rialto Theater Center, next to the theater at 228 East 4th Street, Loveland
The site has already hosted arts‐related events including a variety of art exhibits, the 2012 “Love
+ Light” event, and an ongoing summer Movie Night at the Feed & Grain. Interest in the site
grows with each additional event – including a wedding that took place last summer.

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. Artspace Loveland Lofts does not require any waivers for underwriting criteria.

b. Justification of the financial need for CHFA’s DDA credit up to 130 percent of
qualified basis:
Artspace Projects, Inc. is requesting the basis boost for the proposed Artspace Loveland Lofts due to the
unique location and nature of the project. While the location‐related benefits are a plus in terms of
quality of life for future residents, the challenges created by selecting an infill site rather than
developing a greenfield site come with a cost. Land costs for infill projects are generally higher,
infrastructure will need to be updated, and efforts will need to be made to disturb existing neighbors as
little as possible.
In addition, the housing program of Artspace properties reaches beyond the walls of the rental units to
positively impact the lives of the residents as well as the surrounding community. Efforts are made to
connect the creative class to the greater community for the purpose of providing opportunities for
collaboration, education, and awareness. For the City of Loveland, these opportunities can lead to

community impact, economic development opportunities, and heightened interest in additional private
and public investment.

5. Address any issues raised in the market study submitted with your application:
No specific issues were raised by the market study. The two issues raised by CHFA staff (artist retention
and railroad track proximity) were addressed in the narrative under Perceived Project Challenges on
page 7.

6. Address any issues raised in the environmental report(s) submitted with your
application:
CTL|Thompson recently completed the Phase I ESA for the Loveland Feed & Grain site located at 130‐
142 West Third Street in Loveland, CO. From their study, CTL|Thompson recommended a Phase II
investigation to assess if the soil or groundwater has been impacted by potential onsite and offsite
recognized environmental conditions. Artspace agreed to both the Phase II ESA investigation as well as
an Asbestos Soil Investigation. In general, the results were very favorable. The Phase II did have some
detectible levels of VOCs and metals but they were well below any standards. The asbestos work went
well with no signs of suspect materials in the soil. No additional sampling is recommended. A copy of
the Phase I ESA, Phase II ESA, and Asbestos Soil Investigation have been included in the application tab
titled Narrative/Timeline 16.

7. Describe and demonstrate local support for the project (including financial support):
When Artspace was first invited to Loveland, locally‐based Novo Restoration and the Erion Foundation –
in collaboration with the Community Foundation of Northern Colorado, the City of Loveland, and
Mueller & Associates – raised funds to pay for a preliminary feasibility study and two arts‐based market
studies to determine whether or not an Artspace affordable housing project would be viable in the City
of Loveland. Community buy‐in was evident from the start.
Representatives from the local arts community, philanthropic community, City Council Members and
other community leaders, and the general public regularly attended each community meeting hosted by
Artspace. The goals of the meetings were to gather information related to needs and preferences of
both Artspace Loveland Lofts future residents and the City of Loveland; and to share progress on the
project. The amount of participation at theses meetings was impressive, especially for a community of
this size.
The City of Loveland has been a terrific partner in the planning of the project. Not only have they
contributed over $500,000 towards predevelopment and infrastructure costs, but the City will also be
providing significant waiver of local Capital Expansion, Permit and Materials Use Tax in support of the
project. Also, the City of Loveland has committed significant staff resources towards the advancement of
the project, including the opportunity for the design team to work shoulder‐to‐shoulder with the City’s
Plan Review Team. In addition, the City is considering additional local capital support in the form of a
Community Development Block Grant.

Two philanthropic gifts have already been pledged contingent on the low income housing tax credits
being awarded ‐ a $50,000 pledge from Paul and Teresa Mueller and a $150,000 grant from the Erion
Foundation. Conversations have also been started regarding additional gifts.
The most compelling support comes from the artists themselves. Artspace has met with a variety of
individual artists – either over a cup of coffee or visiting their studios. From the income‐eligible artists ‐
who are often also teachers, small business owners, restaurant and retail workers in the community –
Artspace learned that potential future residents are excited about the idea of living in a creative
community for collaboration opportunities and a chance to better tie‐in to the arts scene in the City of
Loveland. Affordable space to both live and work allows the artists to focus on their craft and helps
individuals to more comfortably support themselves. From the more established artists, Artspace has
heard how an affordable live/work opportunity could have made a difference in their career in terms of
financial support and a better quality of life.

Please see Artspace Loveland Lofts Community Letters of Support.pdf (all) and Artspace Loveland Lofts
Financial Support Letters.pdf (letters from Loveland Mayor Cecil Gutierrez, Paul and Teresa Mueller of
Mueller & Associates, and Doug Erion of the Erion Foundation) as additional demonstration of local and
financial support for Artspace Loveland Lofts.

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).
Not applicable as Artspace Loveland Lofts is a new construction project.

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.

Additional Documentation Submitted as individual PDFs include:
Artspace Loveland Lofts Arts Survey Executive Summary.pdf
(demonstrates the depth of the arts market in Loveland)
Artspace Loveland Lofts Community Letters of Support.pdf
(demonstrates the amount of local support from community in Loveland)
Artspace Loveland Lofts Downtown Loveland Strategic Plan.pdf
(demonstrates how Artspace Loveland Lofts aligns with the goals and strategies of downtown Loveland)
Artspace Loveland Lofts Financial Support Letters.pdf
(demonstrates the lender/investor and local community’s financial commitment to the development)
Artspace Loveland Lofts Loveland Cultural Context 2‐11‐2011.pdf
(demonstrates site suitability for the community and the property)
Artspace Loveland Lofts Team Resumes.pdf
(demonstrates development, design, and management teams’ experience with affordable housing and
tax credit projects)
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eight two‐bedroom/two‐bathroom units and eight three‐bedroom/two‐bathroom units. The
six story building will have offices for three commercial tenants: a daycare center, the
property developer and the property management company. The apartments are part of a
larger, mixed‐use, Transit Oriented Development of a blighted site that will require
environmental remediation. A LEED® Platinum rating will be pursued.

Detailed type of construction:
The Avondale Apartments is a mid‐rise building that consists of three program components:
residential, commercial, and corresponding parking. The building footprint of 18,900 square
feet sits on a site of 36,291 square feet. The building includes 153,602 total gross square feet.
The building is 6 stories high. There is no basement level. The first floor consists of a reinforced
slab‐on‐grade bearing on native soils with compacted fill covered by a moisture barrier. Levels
2 to 6, as well as roof, are 8” post‐tensioned slabs. The roof is flat, and will include components
for water detention. The building includes 2 elevators. The entire building is sprinklered. LEED
Platinum certification will be pursued and specific sustainable elements will be incorporated
into the project.
Residential: The residential portion of the building can be accessed through a lobby from the
parking lots as well as from 14th Avenue. The units have private entrances located on double‐
loaded interior hallways. On the eastern portion of the building, there are 4 levels of residential
units above 2 levels of parking. On the western portion there are 3 levels of residential units
above 3 levels of commercial. Units are stacked to standardize sizes, to include 1, 2, and 3
bedroom units. All units have balconies. On the second floor there are amenity spaces
available to the residents to include a meeting room and an exercise room.
Commercial: Three commercial spaces are located at the south west corner of building. A
5,500 square foot space programmed for child care is at the first level. The space includes a
required, secure 1,500 square foot outside play area. Two offices totaling 7,108 square feet are
located above the child care center on the second floor.
Parking: There are two levels of parking: at the grade (first) level and at the second level. The
grade level is accessed from a common driveway. Most of the parking at grade is enclosed in a
secure parking garage. Nine spaces around the periphery are outside the garage. The second
level parking is accessed through a secured ramp off the common driveway. The parking area
includes 5 handicapped parking. Also included will be 3 spaces for electric cars and 44 bicycle
racks. Both levels of the garage are considered “open” and mechanical venting is not needed.
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Population being served:
The population being served in the residential units will be low income families earning no
more than 60% of the area medium income. Of the total 60 units, 6 will be restricted at 40% of
AMI, 22 will be restricted at 50% AMI, and 31 will be restricted at 60% AMI. A single one‐
bedroom unit will be restricted at 120% of AMI and is reserved for a manager’s unit. The units
for the different AMI levels will be distributed proportionately on each floor and throughout
the building. All AMI levels will have similar designs regarding square footage, unit amenities,
and access to building amenities. All of the units will have a universal design, allowing for
transition and aging in place. Per code, 7 of the units are designed as accessible units for
persons with disabilities.
The population being served by the Sunshine Academy daycare center (now located 2 blocks
west) is families with incomes of 120% of poverty. These working families utilize subsidies to
assist with for child care costs.
The offices of Del Norte NDC (applicant) will be located on the second floor. The mission of the
organization is to create and preserve housing and other opportunities for underserved
households, including those that are low and moderate income, Spanish‐speaking, and those
with special needs. After studying market conditions, Del Norte’s strategic move to the West
Colfax neighborhood is mission driven in order to preserve a diverse community while taking
advantage of development opportunities to serve the needs of its two client bases ‐ primarily
low income, Hispanic families and families and individuals with special needs.
The offices of Continental Divide Management Corporation will also be on the second floor.
CDM will provide management services for the building. CDM provides property management
services for a diverse clientele, a vast majority who are very low‐income, homeless, and have
special needs. The company move to the Avondale is also strategic to allow a better integration
with CDM’s parent company, Del Norte NDC.
Bedroom mix:
The Avondale Apartments will include twenty‐seven 1 bedroom units, twenty‐five 2 bedroom
units, and eight 3 bedroom units. The unit mix is spread proportionately on each floor and
throughout the building. According to the market study, the Avondale Apartment unit mix is
appropriate given that in the PMA, 36% of renter households have one person, 21% have two,
14% have three, 12% have four and 17% have five or more persons.
Location:
The site, located adjacent to downtown Denver, meets the blighted definition of the Denver
Urban Renewal Authority. It is blighted due to: 1) faulty lot layout in relation to size, adequacy,
accessibility or usefulness; 2) deterioration of site or other improvements; 3) needed
environmental remediation; and 4) substantial physical underutilization of the vacant site that
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impairs the sound growth of the municipality and the redevelopment of the neighborhood.
Also scheduled for redevelopment, the surrounding adjacent uses on the same parcel are
currently blighted with vacancies and evidence of deferred maintenance. A Phase I & II
Environmental Site Assessment shows the presence of hazardous materials requiring
remediation and a Materials Management Plan for construction. The State of Colorado has
accepted a Voluntary Cleanup Plan (VCUP) for the site. The work described in the VCUP has
been completed and accepted by the independent monitor.
Sound studies, flood plain, wetlands, and other environmental considerations have undergone
examination and the site has been cleared for residential development.
Building Amenities:
The Avondale Apartments will offer the following common amenities: entry with intercom
and security cameras, additional video security, abundant, covered parking, bicycle racks,
central mailboxes, patio area, on‐site management, and landscaping. Additionally, water,
electric, gas and trash removal are paid. Available to the tenants will be 2300 square feet of
amenity space including an exercise room and a large conference room with a full kitchen.
Unit Amenities:
All units will have a full kitchen with an eating area, frost‐free refrigerator, built‐in
microwave, range, range hood, dishwasher, garbage disposal, washer and dryer, pantry,
dining room, living room, cable TV hook‐up, telephone hook‐up, air conditioning, coat closet,
interior storage closet, balcony, blinds, high‐speed interact connection, and bathrooms with
a linen closet and medicine cabinet.
Services, if provided:
The Avondale Apartments will provide no onsite services for its tenants. However, all resident
units will be visitable and accessible with a universal design utilized though out the building.
The building is in close proximity (within ½ mile) to many service providers, including the main
health and human services building located at 10th and Federal.
Description of energy efficiencies:
Del Norte will pursue a LEED® Platinum rating. To this end, planning grant applications were
submitted to foundations ‐ 1 was awarded from the Enterprise Foundation, and another was
awarded from Xcel. Both can be found following this narrative. With the development team’s
early planning, a critical look at the revitalization of the neighborhood was performed. This site
selection takes advantage of access to existing infrastructure, community amenities, and transit
opportunities. It is located in a designated Enhanced Transit Corridor area, allowing for the
receipt of matching and other funds to revitalize and redevelop the blighted area. The results of
the two charrettes funded by the energy planning grants can be found following this narrative.
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Essentially, it recommended 6 energy saving bundles for the Avondale Apartments. The
construction of these bundles will cost about $95,000, but the costs will be returned in 3.9
years, with an annual energy savings of over $27,000 per year after that.
Significant energy and water saving features to be utilized at the Avondale Apartments include
the use of thermal walls at the south, argon‐filled windows, and a roof that will detain water.
Native and drought tolerant plants as shown in the landscaping plan will result in fewer
fertilizers, pesticides and herbicides. The effective irrigation system will reduce water
consumption.
Low flow toilets and fixtures in the units and throughout the building will be utilized. Low flow
shower heads will be placed in the units. The dishwashers and washing machines will have
water saving cycles. These devices both reduce water use and the amount of water that must
be heated.
Energy‐efficient lighting and controls will be used throughout the building. Occupancy sensors
will control lights in common areas. Exterior light fixtures will aim down to prevent unwanted
glare from reaching neighboring buildings. Energy Star‐qualified appliances will be placed in
every unit, in the amenity areas and in the offices. Emergency Exit Signs will be LED type.
The vinyl coated windows are insulated, argon‐filled, double‐paned with a low‐e coating and a
durable, low‐maintenance finish. High‐performance glazing will be used to control heat gain in
the summer and heat loss in the winter. This smart placement will increase daylight in the
building, reducing electric lighting, while making the most of natural light, and passive heating
and cooling opportunities.
There are four levels of identically stacked residential units, increasing material efficiency.
Insulation will be maximized in the roof and walls. Construction waste will be reduced as much
as possible and a construction waste plan will be utilized. A recycling program will be utilized in
the offices and daycare centers.
When construction is finished, all appropriate staff will be given instruction regarding building
maintenance. An owner’s manual detailing routine maintenance, instructions for all appliances,
HVAC operation, water‐system turnoffs, etc will be given to the maintenance staff.
Appropriate articles of this information will be reproducible to be given to the tenants.
In regards to healthy homes, the windows will be operable in order to improve indoor air
quality by providing fresh air to the living space. The high efficiency windows will reduce sound
penetration.
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In the kitchens and bathrooms, fans that exhaust to the outdoors will be specified. This
reduces moisture condensation, lowering the potential for indoor mold. Exhausting to the
outside will also remove odors, smoke, carbon monoxide and carbon dioxide. The hallways will
be pressurized to keep air flow maximized throughout the building.
All paints and sealants will contain low emissions of volatile organic compounds. The cabinets
will be urea formaldehyde‐free. Green label carpet will be utilized. The kitchens and
bathrooms will have floor coverings that are durable and easy to clean. Shelving will be powder‐
coated coated wire type.

Type of financing; local
A proposal to the City of Denver was submitted and an award of $1,167,260 of NSP1 funds was
made on January 20, 2012 (attached). As sponsor to the Federal Home Loan Bank of San
Francisco (FHLB‐SF) grant, Wells Fargo has first chance at making the construction loan. A LOI
from Wells Fargo for the construction loan is attached. Additional letters of interest for equity
investment and for permanent loans have been submitted to Del Norte from Wells Fargo are
also attached.
Del Norte will be investing $450,000 of its NSP2 funding, as well as deferring a portion of
developer fee.
Type of financing; state and federal subsidies; etc:
Del Norte (applicant) is pursuing competitive (9%) Low Income Housing Tax Credits from the
Colorado Housing and Finance Authority in Round 1 of 2012. A proposal will be submitted to
the State of Colorado in March 2012, with letter of interest received from the state and
attached. A proposal to the FHLB‐SF will be submitted on April 2012. Wells Fargo Bank has
agreed to be the sponsor and a letter to this effect can be found at the end of this narrative.
In addition, the narrative should address the following:
Identify which guiding principles in Section 2 of the Qualified Allocation Plan (QAP) the
project meets and why it meets them:
To support projects in a QCT, the development of which contributes to a concerted
community revitalization plan.
The project site is situated on vacant, blighted and underutilized land adjacent to downtown
Denver in the West Colfax neighborhood. This important entry to West Colfax also includes the
development of a Denver library to be built with city bond money. Also on the site will be a
new shopping strip mall. Along with the new shopping area, the current shopping strip will be
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updated. This includes the arrival of a new grocery store to be opened about the same time as
the Avondale Apartments. The building itself will contain three commercial offices. The
ground‐level corner of 14th Avenue and Irving Street is programmed for a daycare facility with
3900 square feet inside and a 1500 square foot secure, exterior play area. Sunshine Academy, a
licensed child care provider, will operate the facility for children aged infant through 6 years
old. Daycare services will be made available to Avondale residents as well as the community.
The second level contains two office spaces totaling 7800 square feet. One of the offices will be
occupied by Del Norte Neighborhood Development Corporation. The other office will be
occupied by Continental Divide Management Corporation (CDC). CDC will provide the
management services for the property and tenants.
Denver is in critical condition when it comes to providing affordable housing for working
families, according to a study by the Center for Housing Policy, the research affiliate of the
National Housing Conference. The rate of critical housing needs in the metro area increased
162 percent between 1995 and 2004, putting it at the top of the list nationwide.
Identify which housing priority in Section 2 of the QAP the project qualifies for:

one

Transit Oriented Development (TOD) Sites, Projects within this category are within
fourth of a mile of a fixed rail station that is existing or under construction at the time
of the LIHTC application.

According to the market study, the submarket of the Avondale Apartments has an overall
vacancy rate of less than 4%. While the development has correct criteria for the QAP housing
priority of market areas of pent‐up demand for affordable housing, the building’s location
within a Transit Oriented Development (TOD) site and its qualification under the QAP priority
for projects within one fourth of a mile of a fixed rail station is what has been identified for
qualification.
The Avondale Apartments will be located in a TOD site as described by the Federal Transit
Administration. The site is within ¼ mile of the fixed rail light rail station that will be
operational in May 2013. The Decatur‐Federal Station will be a short walk along 14th street to
the station deck. An aerial picture of the site and its proximity to the station follows this
narrative. Also opening in 2013 will be a light rail station known as the Knox Court Station. This
station will be just over a quarter mile at 0.26, and will offer additional transportation
opportunities for Avondale Apartment tenants, office workers, and families that will be using
the day care center.
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Currently, the project “Walk Score” of 68 (somewhat walkable ‐ some services within walking
distance) is higher (better) than the average for projects in the PMA, which had an average walk
score of 61. In addition, the project’s “Transit Score” of 55 is higher than average for area
apartments. The Walk and Transit Scores for the subject (Avondale Apartments) will increase
substantially after the two light rail stations, Decatur‐Federal Boulevard and Knox Court, that
are under construction are completed.
Other transportation: There is an existing Regional Transportation District (RTD) bus stop for six
different routes with buses arriving at fifteen minute intervals throughout the day and most of
the night giving residents access to the entire Metro Denver area. The stop will be upgraded
for increased security and accessibility as part of the site development project. For persons
with disabilities, RTD provides Access‐A‐Ride to and from the site.
Sanchez Park is adjacent to the Apartments providing open space and access to one of Denver’s
many bike trails. The trail provides a connection to the Cherry Creek trail, the Denver Auraria
educational campus, downtown Denver, and RTD’s regional offerings such as the Sky Ride to
the airport. To create an inviting and safe atmosphere for walkers and bikers, the streetscape
in the site will include bike racks to securely hold a minimum of thirty bicycles and there will be
secure space in the Apartment garage for forty‐four bicycles. The development plans include a
B‐Cycle bike sharing station. B‐Cycle is Denver’s progressive program to provide bikes
throughout the city promoting health and physical activity. Transportation related furniture,
fixtures and equipment are included through the site design.
Describe how the project meets the criteria for approval in Section 2 of the QAP:
According to the market study, a survey of comparable rental units in the PMA shows
apartment buildings with 0% vacancies. Theses apartments have waitlists for rental units that
are restricted. This reflects a strong demand for affordable housing in the area.
The Avondale Apartments will supply income restricted units with low capture rates.
Additionally, even with the Avondale units and the units coming on‐line at West End, the
capture rate will rise only minimally (less than 6%) in the PMA.
A survey of the PMA rents and a comparison of the rents at the Avondale with amenities,
utilities paid, and its proximity to light rail and other transit, the library, day care and other
services, rents at the Avondale are considered slightly low and conservative. According to the
market study, the proposed rents are considered achievable in the PMA.
Readiness‐to‐proceed:
Del Norte and the Urban Land Conservancy executed an Option to Purchase Contract in early
2100. Del Norte exercised it option to purchase in November 2011, which expires at the end of
March 2012. Both agencies are working to finalize a Contract to Purchase, with expected
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closing March 30, 2012. All of these documents, and a letter from ULC, can be found at the end
of this narrative.
Phase I and Phase II Environmental studies, surveys and geotechnical data collection are
complete. Del Norte will be purchasing a “pad ready” site that has gone through the Colorado
Voluntary Clean‐Up Program process. The master site plan has been approved by the City of
Denver.
The site is zoned properly (letter attached). The master site plan was accepted in February
2011. The construction documents are 100% complete and the plans and specifications are in
accordance with all applicable governmental requirements, including, but not limited to, The
Fair Housing Act, The Americans with Disabilities Act, Section 504 of the Rehabilitation Act of
1973, State, City and local laws. An independent engineer has completed a code check. The
plans were submitted to the city final approval in December, 2011. One‐half of the permit has
been paid for, the second half to be paid for upon pick up by contractor. All permits are
expected to be issued in the ordinary course, with no variance or zone change needed. All
utilities and rubbish removal required for the project are available and will be provided by Xcel,
Denver Water, Qwest, Comcast and others.
A cost estimate was prepared by a third party in February 2011. The architectural firm and the
owner have worked to cut costs. The general contracting company has been procured for and
identified – SHAW Construction. Further value engineering has taken place, which is evidenced
by the cost matrix, found following this narrative. SHAW has submitted a timeline of 13 months
construction, which can be found at the end of this narrative.
Financial commitments and letters of interest from Wells Fargo, the City of Denver, the State of
Colorado, and Del Norte have been obtained. A proposal to the Federal Home Loan Bank of
San Francisco will be submitted on April 1.
Overall financial feasibility and viability:
According to the LIHTC application worksheets, the debt coverage ratios throughout the 15
year proforma will be within the normal tax credit parameters. The deferred developer fee will
be paid back from cash flow within the allotted period. All reserves, operating, rental, lease up,
etc, will be fully funded. Construction contingencies, held by the contractor and the owner, are
at 5%. A soft cost contingency is also in place.
Del Norte will have all financial awards, loans, contingencies, and reserve accounts fully funded
before signing a contract with the General Contractor.
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Experience and track record of the development and management team:
Del Norte Neighborhood development Corporation (applicant) has significant multifamily rental
housing development experience. A very long list of complex multifamily developments, both
rental and for‐sale, is included following this narrative. Del Norte has successfully developed
LIHTC projects for special‐needs, and low‐income populations. Del Norte’s first project utilizing
tax credits was in 1993, the Tallmadge building, which produced 28 units of affordable housing.
Del Norte’s largest project – at 98 units – was completed over 15 years ago.
Del Norte has sufficient capacity and financial stability to construct and operate the proposed
project as can be demonstrated by the organizational chart and a current financial statement
following this narrative.
For the development of the Avondale Apartments, Del Norte will utilize the services of
consultants whenever needed. For instance, third party engineers will provide expert
monitoring of the building envelope design and build. Materials and techniques used by the
contractors will be monitored by another engineering firm. Contractor procurement and hiring,
as well as construction cost consulting, was given by professionals at Medici Communities.
During construction, additional consultants will be hired as needed.
The Del Norte portfolio requires complex accounting, record keeping and reporting abilities.
The development of this project ‐ involving tracking millions of dollars for one building in
construction ‐ will be financed using multiple sources including HUD, City of Denver, State of
Colorado, LIHTC and the Federal Home Loan Bank. Each funder requires the construction
development be cost certified. Every year, Del Norte hires and independent accounting firm to
audit our financial practices. Our comptroller will use Peachtree and Excel to keep funds
separate and accountable. The project manager will use Excel, MS Project and MS Word. A
web‐based back‐up system is used. Computers are "hard" backed up on a nightly and weekly
basis. Back‐up tapes are locked in a fireproof safe. Del Norte has in place policies and
procedures for compliance in areas such as fair housing, affirmative marketing, Davis‐Bacon
wages, procurement, relocation, debarment, Section 3, Section 504, sexual harassment and
conflict of interest. Del Norte staff and consultants regularly attend compliance training.
Continental Divide Management Corporation will provide management services for the
building. The offices CDM of will be on the second floor of the Avondale Apartments.
CDM provides property management services for a diverse clientele, a vast majority who
is very low‐income, homeless, and have special needs. The company move to the
Avondale is also strategic to allow a better integration with CDM’s parent company, Del
Norte NDC.
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The tax credit consultant, Daniel G. Morgan and Associates, the legal firm of HRO, Paul Smith,
Principal, and the accounting firm of Terry and Company, Alan Terry and Roy Alexander, all
have significant experience with LIHTC and have completed many successful projects with the
Colorado Housing and Finance Authority. The architectural firm, including all engineers and
design consultants, has also finished hundreds of LIHTC units in Denver, the state, and the
region. The general contractor, SHAW Construction has also built hundreds of LIHTC units and
is familiar with local building code as well.
Resumes for the entire project team are included in this application.
Proximity to existing tax credit developments:
According to the market study, the primary market area has 12 existing LIHTC projects
containing 772 income‐restricted units. Of these, 4 are age‐restricted properties with 363
elderly units and 2 projects with 70 units are subsidized (special needs) LIHTC projects. Seven
projects are non‐age‐restricted and non‐subsidized developments with 339 units. Avondale’s
family LIHTC units will compete directly with these 339 non‐age restricted and non‐subsidized
units.
Currently there are no LIHTC projects with 60% AMI units.
The existing Class B family LIHTC projects were 0.0% vacant in February and had waitlists with
between 25 and 100 applicants, indicating a very strong demand for additional
income‐restricted units. The Class C LIHTC project was 0.7% vacant with a seven‐applicant
waitlist, also suggesting a demand for affordable units.
According to CHFA and the Denver Planning Department there is one LIHTC project (West End
Flats) containing 100 income‐restricted units under construction in the primary market area.
Because West End has 50 units set aside for the homeless, only 50 of its units will compete with
Avondale for tenants. According to the market study, completion of Avondale and West End
Flats increases the required capture rate for all units in the PMA a minimal amount.
There is also a 126‐unit market‐rate project under construction in the primary market area.
Site suitability:
The site is located in West Colfax neighborhood of northwest Denver, 1 mile from the central
business, shopping and social districts. It is located near a major intersection that is a gateway
to West Colfax Avenue. Within 1 mile of the site are situated all major and minor services,
including convenience stores, fast food and sit down restaurants, a hospital, schools, churches,
parks and recreation facilities, banks and sporting event centers.
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Across the street is Cheltenham Elementary School. Within one mile there are four high
schools, including the Career Education Middle College, where trade and professional licenses
can be earned. The Auraria Campus, home of CU‐Denver, Metropolitan State University and
the Community College of Denver, is one‐half mile east. There is a Head Start located in the
adjacent strip mall to the east. Family Star Montessori School and Daycare is located one‐half
mile north. Both child care centers have enrollment for children aged 2 months to 5 years, with
payment according to income. Boys and Girls Club, one block north, and Girls, Inc., one block
west, both provide recreational and after‐school programs for children and young adults.
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):
This is not applicable as the project conforms to the usual underwriting criteria
Justification of the financial need for CHFA’s DDA credit up to 130 percent of qualified
basis:
This is not applicable as the project is in a QCT.
Address any issues raised in the market study submitted with your application:
The market study for the Avondale Apartments was very strong with no recommendations
made.
Address any issues raised in the environmental report(s) submitted with your application:
The project site has undergone thorough environmental investigation and remediation.
Previous use on the site included possibly two former gas stations and several underground
storage tanks. Phase I Environmental Site Assessments identified these Recognized
Environmental Conditions and Phase II site testing has occurred multiple times.
A Voluntary Cleanup (VCUP) Plan Application was submitted to the State of Colorado
Department of Public Health and Environment and a letter dated February 23, 2011 verifies
review of the plan and states “Based on this review the Department has concluded that, if fully
and properly implemented, the plan will attain a degree of cleanup and control of hazardous
substances, such that the property does not present an unacceptable risk to human health or
the environment based on the property’s future use, which is commercial/residential.”
The City and County of Denver prepared and submitted an Environmental Assessment per 24
CFR part 58 to HUD. A release of funds was received by the City and County of Denver from
HUD on May 2, 2011.
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A Summary Report of the Petroleum Excavation Activities, written December 2011, states
remediation per the VCUP plan has concluded on the site.
Describe and demonstrate local support for the project (including financial support):
The site is identified in the City of Denver's neighborhood plan as one in which higher density
residential development is key to area redevelopment. On June 17, 2010 the site was chosen
by the Denver Library Commission as the preferred site for the new Denver Westside Library.
The Commission held several community meetings, and the mixed‐use project received
widespread support. The commission received no formal opposition from any neighborhood
group and received letters supporting the project from the following are organizations: the
West Colfax Business Improvement District, The Dolores Project, the Rocky Mountain
Communities, the West Colfax Partnership, Boys and Girls Club of Denver, Girls Inc., and from
District #1 City Councilwoman Paula Sandoval.
The Office of Economic development of the City and County of Denver has committed more
than $1,160,000 in grant funds to the Avondale Apartments.
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Project Name:

Base Rock Apartments

Project Address:

705 Base Rock Road, Grand Junction, CO 81505

Base Rock Apartments is a 66‐unit senior affordable housing development located just outside
the downtown district of Grand Junction. Situated amongst the Rimrock Shopping Center the
Base Rock Apartments development has excellent access to shopping, services, employment
centers and public transportation.
The development is in an area which has identified community housing as a priority though
their Comprehensive plan and the Grand Valley Housing Strategy. The Base Rock Apartments
helps reach the goals outlined in both of these plans as stated in the attached letter from the
City of Grand Junction. By 2018, there will be a need in Grand Junction/Mesa County for 2,200
rental units with an emphasis on the need for housing at the 50% AMI rent levels and below, as
are contemplated in the proposed Base Rock Apartments. As of the date the Strategy was
published only 237 units had been developed in the past 10 years. The Base Rock Apartments
will help meet the goal by providing 66 units of quality affordable housing to low income
seniors in the Grand Junction area.
The three‐story elevator served building has a high quality, attractive design with a low‐
maintenance and environmentally sustainable exterior of cement fiber siding with a stone
watertable. The twelve one‐bedroom and fifty‐four two‐bedroom unit mix allows a varying
degree of options for residents 55 and over. Our experience with leasing up senior
developments at 55 and over has been that couples downsizing prefer the additional room that
a 2‐bedroom unit offers. The building is prototype that the development team has built
previously. It is amenity rich and provide flexibility to exchange 2 bedroom units for 1‐bedroom
units if the Agency feels that more 1‐bedroom units are desirable.

The development will provide a range of amenities including a furnished community room with
kitchenette and widescreen television, private dining room that can be reserved by residents to
have family style meals, business center with computers, fitness center, laundry rooms on each
floor, trash chute on each floor, community sitting areas, outdoor gazebo, picnic area with grill
and future programming areas with the possible uses of: an office for a service coordinator,
health screening room, library, etc. If allocated credits we will work to partner with a local
service provider to program these spaces to meet the needs of our residents. Additionally, as
part of the development plan we will be donating over an acre of land to the City of Grand
Junction for the use as a public park. There will be a water feature, walking track and we will
work to further Grand Junctions wonderful public art project with an art installment in the park.
The Base Rock Apartments development fulfills CHFA’s Guiding Principles of distributing
housing credits across the state, assisting a diverse population of seniors and providing new
construction of affordable housing in a market which has not had a LIHTC allocation in years.
The Base Rock Apartments development meets CHFA’s Priorities providing quality affordable
housing to seniors in market that has a population less than 175,000 at a site that is extremely
walkable and transit oriented.
The Base Rock Apartments meets CHFA’s criteria for approval in all categories:
Market Conditions: The capture rate for the development is far below the 25%
maximum in the QAP. Since there are virtually no LIHTC senior developments in the
market the development will create an increase when the units are introduced into the
PMA.
Readiness‐to‐Proceed: The property is zoned for the proposed development. The
applicant has met with the Grand Junction Planning staff to discuss the process of
moving forward with specific development approval. Additionally since this is the
developers prototype senior building the production of working drawings for permitting
has a head start over a completely new design. The development is located in an area
where there has been considerable development recently and all roads and utilities are
in place and ready to be tied into. The developer has closed at least 5 recent deals with
the syndicator and two with the debt provider so all the members of the financing team
are familiar with each other and know what is required to get to a quick closing.
Financial Feasibility and Viability: As stated above, the developer has closed at least 5
recent deals with the syndicator and two with the debt provider so all the members of
the financing team are familiar with each other and know what is required to get to a
quick closing. The development is currently financed without the assistance of soft
funds. The developer will continue to try to secure additional funding for both the

development and also providing services to the residents. It is important to note that
the developer has closed on every allocation of tax credits that it has received including
transactions including at least eight deals (9% and 4%/tax exempt bonds) since the
downturn in the economy in 2008.
Experience of Development Team: The development team has completed Low‐Income
Housing Tax Credit developments in 5 states and has developed almost 3,800 housing
units.
Cost Reasonableness: The development is below the cost containment guidelines as
stipulated in the QAP.
Proximity to Existing LIHTC Developments: There have been no recent allocations of
LIHTC’s in Mesa County.
Site Suitability: The site is located in the Rimrock Shopping Center development. This is
a recent development so the development is on a platted lot with new roads and recent
utilities installed at the street. The infill site is level and cleared with sidewalks and easy
access to major thoroughfares and highways. Shopping, services, employment and
public transportation are all well within walking distance to the site.
The Base Rock Apartments are being financed with 9% LIHTC’s and conventional permanent
debt. The set‐aside is 40/60 however the majority of the units are reserved at the 50% AMI
level. The 4 units with rents @ 60% AMI will be rented at the 50% AMI rents. The reasoning
behind this is twofold. First the 60% AMI qualification at the 50% AMI rents opens up a wider
range of qualifying applicants. Second, the 40/60 set‐aside is Federal restriction while the 50%
AMI income restriction is a State restriction. Should there be drastic changes in rental market
in Grand Junction the Agency would have the ability to waive the 50% AMI income restriction
while keeping the 50% rent levels, thereby increasing the available pool of qualifying residents.
While the City of Grand Junction does not currently have the ability to provide financial
assistance to our proposed development, they do support it.
The Base Rock Apartments is requesting the DDA credit for up to 130% of qualified basis. While
the credit markets have seen a return to strength, there is still a lack of soft funds available to
assist with the lowering of the AMI served. The lack of soft funds, combined with the expiration
of the 9% applicable rate lock , create a funding gap for the development. Additional the lower
achievable rents in the Grand Junction market area (compared to Denver) mean the
development can support less debt at the rent levels.
The Phase I Environmental Assessment did not present any environmental issues however it did
recognize evidence of a potential concern. The evidence includes the observed presence of an
aboveground storage tank in the historical aerial photographs from 1954 to 2002. The report

does not identify the contents or use of the tank. Should the development proceed the
applicant will conduct additional testing at the location of the tank.
LDG MultiFamily, LLC is an experienced, award winning developer of well designed high quality
affordable housing apartment homes. We have an exemplary track record of bringing our
developments to fruition. We look forward to helping fulfill the housing needs of low‐income
senior residents of Colorado.
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Project Description:
This new senior apartment is a well‐designed community featuring one and two‐bedroom units
averaging 672 square feet, with private patios and balconies, ceiling fans, walk‐in closets and extra
storage.
The apartments will be in one four story building. The building will be “U” shaped and contain one
elevator. There will also be a common area (described below) to be used and enjoyed by the residents
and guests

Amenities include “The Living Room” with a bistro bar, game area, a library/business center, a physical
fitness center, a theater area (similar to attached) for television, movies, lectures, religious services, etc.,
an arts and crafts room, enhanced patio areas with a herb and flower garden and a barbeque area with
seating (open and shaded). A community kitchen for events and parties, completes the common area
amenities.
Residents needing additional storage have the use, for a fee, of secure, temperature controlled storage
units that are located throughout the building.
Laundry facilities will be located on each floor, allowing residents to socialize with other residents as
they complete laundry chores.
The property is well located on Mississippi Avenue, three blocks east of Colorado Boulevard with a close
proximity to the Sava Senior Citizens Center, Platte Park Senior Center, Glendale Sports Center (and its
Senior Programs), Jewish Community Center and its social, food, activity programs designed specifically
for seniors. A major RTD bus route, adjacent to the property, provides transportation for shopping,
recreation, medical, financial services, etc.
This senior apartment is designed to meet the Enterprise Green Community Criteria which will result in
significant operating efficiencies and greater affordability for residents.
Additionally, The Birchwood will have its own van supplying scheduled transportation to shopping,
appointments, activities, entertainment, etc. costs of operating this van will be paid for from sources
external to the project.
Apartment Specifics Summary:
This senior apartment is a well‐designed Certified Green community.
Each apartment contains:








Private patio or balcony
Walk in closets
Individually controlled heating and air conditioning
Energy saving appliances to include dishwashers
Ceiling fan
Storage space
Comfortable, livable floor plans

Amenities:





“The Living Room” for lounging community gathering, with bistro, theater room/area with large
screen television (for movies, sport events, lectures, religious services, etc.)
Physical fitness center
Arts and crafts room
Library/Business center






Game room/area
Community kitchen
Additional storage in secure, temperature controlled storage units
A beautiful landscaped outdoor patio/courtyard area with flower gardens, a community herb
and vegetable garden and a barbeque area with seating

Additional Services – Programs:







Scheduled transportation in Birchwood’s van
Monthly blood pressure testing at no charge
Health and Wellness programs developed by Rose Medical Center
Quarterly forum and question and answer periods by RehabCare Inc.
Scheduled activities, classes, pot lucks, outings
Access to additional “Helping Hand” in‐house services supplied by Saturday Partners (Medicare
Home Health Agency)

Ownership:
The property will be owned by The Birchwood Senior LLLP, a Colorado limited liability limited
partnership.
Local, State, Federal Subsidies: None
Source of Finance:
The Birchwood has received several strong proposals to provide construction and permanent loan
financing and provision of equity. Information on the Financing Plan may be found at Tab 7.
Financing proposals have been received from:


Bank of America

Tax credit investment proposals have been received from:




RBC Capital Markets
First Sterling
US Bancorp Community Development Corporation
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materials will be used where feasible. Project funding will make provision for establishing
operating and capital improvement reserves to ensure adequate resources for favorable long‐
term maintenance and operation of the property.
Seventy‐nine percent or 34 of the 43 units will have rents targeted at 30% ‐ 50% Area Median
Income (AMI) with the remainder of the 9 units targeted at or below 60% AMI. The planned
financing structure support rents that are below the LIHTC limits, and are closer to 40‐50%
rents. Consistent with CHDA’s mission, twenty percent or a minimum of 9 units will be set
aside for residents with Special Needs residents that receive supportive services from the CHDA
human service member organizations. These organizations include Developmental Pathways,
Arapahoe/Douglas Mental Health Network, and Arapahoe House, Inc.
Project Strengths
CHDA has determined that the Project is a favorable portfolio acquisition, as well as a strong
candidate for needed financing, including an allocation of LIHTC based on the following:
Financial Feasibility
The two apartment buildings both have been owned for more than 10 years, representing a
rare find for properties that both qualify for an allocation of 9% tax credits, and are proximal to
each other for functional management and operation. The smaller Project size facilitates
optimal leveraging of limited soft funding sources such as HOME, FHLBank, and Weatherization
grants, with a smaller allocation of tax credits resulting in 100% of the units being targeted to
very‐low and low income residents.
Strong Local Support
EHA will serve as a financial investor as well as a Special Limited Partner to facilitate long‐term
affordability of rents, both through real estate tax abatement as well as the need for less
permanent debt. EHA has been highly instrumental in facilitating local support for the Project
by the Englewood Mayor and City Council, the Englewood City Manager, and the Englewood
Community Development Director and staff. The properties are located in an area favored by
local leadership for housing redevelopment initiatives.
Comprehensive and Consolidated Plan Consistency
The acquisition/redevelopment of the Project as existing multifamily property is directly
responsive to the housing preservation and improvement objectives of the Englewood Road
Map 2003 Comprehensive Plan. The Project also aligns with the Arapahoe County Board of
County Commissioner’s priority to allocate HOME funds for redevelopment of existing
multifamily properties.
CHDA Portfolio and Mission Consistency
From a long‐term ownership perspective, the two apartment buildings represent a sound real
estate investment opportunity in structurally sound buildings in a strong local rental housing
market. The properties are located in a stable, safe residential community with good access to
nearby transportation, employment, retail, health care, services, and recreation.
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The properties are less than 10 minutes away from CHDA’s 33‐unit Presidential Arms
Apartments, creating greater management efficiencies by having a total of 76 units in a focused
market area, while creating additional housing opportunities for special needs residents served
by CHDA’s three human service partner agencies. The property size, unit mix, and building type
are consistent with other properties in CHDA’s 161‐unit portfolio of owned properties.
The Project meets CHDA objectives as a Community Housing Development Organization
(CHDO), as it presents the opportunity to improve safety, energy efficiency, function, and
durability of original building systems of deteriorating rental housing stock in a modest‐income
community. The Project also fulfills CHDA’s organizational mission, which is to create and
preserve quality, service‐supported living opportunities for existing and future low‐ and
moderate income residents, including those with special needs.
Market Study Findings
The Market Study indicates that the overall vacancy rate in the Project’s Primary Market Area
(PMA) is 3.2%. The Market Study concludes that the Project does not have any apparent
weaknesses, and will compete effectively over the long term due to its planned amenities,
location, newly renovated units, and favorable, affordable rents.

Project Weaknesses
From a market feasibility perspective, both the Market Study and CHDA have identified no
apparent weaknesses. Construction challenges include the existence of Asbestos Containing
Building Materials that will need to be abated as a part of rehabilitation construction, which
increases project costs. As well, the buildings are currently nearly fully occupied, resulting in
added complexity and cost for complying with Uniform Relocation Act requirements.
Property Description
The Canterbury East and South Apartments were built in 1973 and 1974. The design of both
buildings and the floor plans are comparable. Both buildings are three‐story exterior walk up
buildings with brick veneer exteriors, metal accents, uniform elevations, and flat roofs with
slanting parapets. The buildings are constructed of wood framed floors and bearing walls on a
concrete foundation. Upper floor units are serviced by two sets of steel‐framed exterior stairs.
Net rental area in Canterbury East is 11,724 square feet with 1,575 square feet of common
space in the laundry/boiler/storage area. Net rental are in Canterbury South is 12,433 square
feet, with 1,600 square feet of common space in the laundry/boiler/storage area. The unit mix
in the 21‐unit Canterbury East Apartments includes four 2‐bedroom units and seventeen 1‐
bedroom units. The unit mix in the 22‐unit Canterbury South Apartments includes five 2‐
bedroom units, and seventeen 1‐bedroom units.
Canterbury East is located on a rectangular‐shaped .432 acre site. The site size for the
Canterbury South building is .454 acres. First floor units are at grade. There are 26 onsite
parking spaces for Canterbury East including 4 tuck‐under covered spaces. Canterbury South
3

has 32 onsite parking spaces, including 8 tuck‐under covered spaces. Both properties have
additional adjacent access to on‐street parking.
All units have private exterior doorway entrances. Unit amenities include a dishwasher,
disposal, range/oven, refrigerator, ceiling fan (most units), and wall‐unit air conditioning. There
is an onsite laundry room and maintenance room in both buildings. Both properties have a
small amount of exterior landscaped space.
The January 31, 2012 rent roll indicated 90% occupancy (2 vacant units) for Canterbury East and
91% occupancy (2 vacant units) for Canterbury South. Existing rents range from $400 to
$750/unit/month, with an average overall rent of $550 in both buildings. The properties are
operated as non‐restricted market rate units. The current resident population appears to
include a mix of singles, elderly, and small families. Based on conversation with the existing
property managers, it appears that most all current residents are low‐ and very‐low income,
and would qualify to remain in the building under income targeting (at or below 60% of AMI)
for the LIHTC, HOME, and other grant funding
Neighborhood/Community
The Project is located in a central area of Englewood in an established suburban area. The site is
0.4 miles southeast of Englewood City Hall. Central Englewood includes the area south of
Dartmouth Avenue, north of Oxford Avenue, west of Broadway and east of Santa Fe Drive. This
area is a low‐ to middle‐income, mixed residential and commercial community that was
developed primarily during the 1950s to 1980s. The site is within Census Tract 60.00, which is
not a Qualified Census Tract.
The Project is in a stable community with good access to arterial roadways, public
transportation, employment centers, services and commercial shopping. The Project's
immediate neighborhood includes commercial, institutional and residential land uses. Most
nearby single‐family homes are ranch and bungalow structures that were built in the 1950s
to1980s and are in average condition. Most homes contain 700 to 2,200 square feet of living
space, two to four bedrooms, one to two baths, and sell for $110,000 to $210,000. The nearest
multifamily projects are adjacent to the south and east of the subject. These multiple dwellings
are generally well maintained, Class C, 1970s products with rents that range from $550 to $825
for a one‐ or two bedroom units, respectively.
The Project is within .3 miles of the major retail facilities for Central Englewood Market Place
that includes national, regional, and local retailers. The neighborhood commercial facilities are
generally well‐maintained big box retail outlets, national chain stores and small independent
stores that opened the 1970s to early 2000s. The major employers in the City of Englewood are
in healthcare, transportation and manufacturing. Eight of the city’s top ten largest employers
are in these sectors.
Children that are residents in the Project will attend schools in the Englewood School District,
which the Colorado Board of Education rates as average in comparison to other schools in the
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county. These include the Bishop Elementary School, Englewood Middle School, and
Englewood High School. The elementary school is 0.5 miles west of the subject, the middle
school is 1.7 miles south and the high school is 0.6 miles southeast. Busing is available to all
schools. Arapahoe Community College is 3.3 miles southwest of the site. The University of
Denver, 2.4 miles northeast, is the closest four‐year college.
Social Services are also located nearby. Maggie Martin Pre‐School provides childcare and is
located 0.4 miles southwest from the subject. The Englewood Public Library is 0.4 miles
northwest of the subject in Englewood City Hall, and is co‐located with Englewood government
services. Swedish Medical Center, the nearest full‐service hospital, is 0.6 miles northeast of the
subject. The nearest medical facility is Metro Community Provider, located 200 feet northwest
of the subject.
The two Canterbury Apartment properties straddle the very popular Denny Miller Baseball
Fields, a neighborhood park. The park is primarily used for baseball and soccer. Located 0.8
miles southwest of the subject is the Englewood Recreation Center, which has exercise rooms,
a gymnasium, an indoor swimming pool, meeting rooms for community activities, and other
recreational amenities.
The Project is within walking distance to shopping and employment centers, and has excellent
access to public transportation, including bus and light rail. The nearest RTD bus stop is 50 feet
from the subject. There is a RTD Light Rail Station at Englewood City Center at 1000 Englewood
Parkway, which is 0.4 miles northwest from the subject.
The crime rate in the Project’s neighborhood is below average for the metropolitan area. The
Project is located within close proximity to the Englewood Police and Fire District Station,
increasing the safety in the neighborhood.
Property Condition
A comprehensive Capital Needs Assessment (CNA) was completed for both buildings in
February 2012 by 2 Oaks Partners. A structural engineer was engaged to assess structural
integrity. A roof inspection was conducted by a licensed roof contractor. The CNA included a
comprehensive evaluation of existing building components, including:










Drainage and erosion
Foundation and footings
Superstructure
Attic and roof
Building envelope
Environmental mitigation
Handicap accessibility
Fire protection system
Plumbing, electrical, gas and HVAC
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Interior finishes
Exterior walkways, stairs, and parking
Curb appeal and landscaping

The structural engineer inspection indicates that both buildings are structurally sound, noting
the need for drainage improvements, and stair and concrete repairs. Roof inspections indicate
that the Canterbury East roof was replaced within the last three years, and has an expected
remaining life of 10 years. The Canterbury South roof needs replacement. Interior and exterior
maintenance is average to poor, with outdated unit finishes, aging appliances, significant
needed plumbing and electrical updating and repairs in the majority of units. The owner of the
Canterbury East building has been upgrading units finishes, including cabinets, some
appliances, bathrooms, flooring, and some electrical upgrading. Unit finishes and updates are
of inconsistent quality and materials, and will likely require replacement as a part of the overall
project renovation. Both properties have single pane windows. Canterbury East has a new
boiler that was installed in 2008, with a remaining useful life of 25 years. Canterbury South has
the original boiler. Exterior stairs, walkways, landscaping, painted surfaces, doors, and surface
parking areas are in need of moderate to significant repair/replacement. Exterior stair and
walkway railings also need to be updated for code compliance. Both buildings contain ACBM
and bathroom tile with a suspected Lead Base Glaze.
Planned Rehabilitation
Planned renovation includes substantial safety and health improvements. Rehabilitation will be
specific to the condition of each building, and will address all major building systems including
plumbing, electrical, HVAC both air conditioning and heating, doors, roof, exterior walkways
stairs, and railings. Renovation will also provide a number of energy efficiency upgrades
including replacing appliances, single pane aluminum windows, and the boiler in the south
building. Other planned renovations include updating and improving unit function/aesthetics,
replacing flooring, cabinets, counters, interior doors, kitchen appliances, light fixtures, and
painting. Exterior work will address repair and maintenance items such as cracked stairs,
walkways, railing replacement, drainage improvements, and roof/parking lot repairs. Each
building has limited outdoor landscaped space. The only other common space is the onsite
laundry room. Plans include improving and enhancing landscaped areas, parking and overall
curb appeal, as well as modernizing and possibly increasing the number of machines in the
laundry rooms.
Total rehabilitation costs including contractor profit, contractor contingencies, professional
fees, permitting, bond premiums, and asbestos abatement are estimated at $2,229,368. An
Owner’s Contingency of $322,500 makes provision for anticipated payment of Davis Bacon
wages and possible materials cost increases. Renovation costs include $53,032 for adaption of
up to six ADA accessible units. Asbestos abatement costs are considered conservative, and
thought to be at the high end at $431,007.
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ADA Accessibility
CHDA will create three or more ground level ADA accessible units. Unit renovations will
include the enlarging of the bathrooms, installation of roll‐in showers, the installation of hand
held shower heads, shower bench, grab bars, ADA approved toilet stool, clear space vanity and
kitchen sinks, front controlled appliances, adjusting the heights of light switches and
thermostats, and the installation of low profile thresholds at the unit entries.
Relocation Plan
CHDA will engage an experienced relocation agent to assist with temporary and permanent
resident relocation in compliance with the federal Uniform Relocation Act. Tenant income
information will not be available until the Project is acquired. However, based on limited visual
observation during site visits, it is anticipated that most existing residents will income qualify to
remain in the property. The rents being paid by the current residents are very close to market
rents for other comparable properties, which will help limit the relocation assistance payment
for rent differential for both temporary and permanent relocations.
CHDA and its member partners have successfully utilized Universal Field Services (UFS) for URA
relocation for other comparable acquisition/rehab projects. UFS was asked to create a
Relocation Plan based on CHDA’s assumption that 23 of the existing 39 residents will income
qualify to remain in the property, with 16 residents qualifying for permanent URA benefits. The
assumptions for permanent relocation are considered to be high and conservative, and were
used to ensure adequate budgeted funds. Total estimated relocation costs of $164,825 include
moving expense, utility transfers, rent differentials, and UFS staff and project expenses. The
combined total estimated tenant moving costs and rent is $128,800. UFS Relocation Services
Cost is estimated at $36,026. CHDA has budgeted a total of $175,000 for Relocation, which
includes small (6%) contingency of $10,175.
Plan of Finance
The total Project cost is $6.67 million. Overall funding will be provided by a combination of
Federal HOME funds provided by Arapahoe County and DOH; FHLBank AHP grant funds,
acquisition/construction/permanent financing provided by 1st Bank or other private bank,
equity from the sale of LIHTC, a grant from the Governor’s Energy Office, and deferral of a
portion of CHDA’s developer fee. EHA will make an investment of approximately $200,000 that
will be secured by a patient junior loan. This unique and important investment provides
additional financial strength and viability to the Project by lowering the amount of required
permanent debt and by providing resources to bridge the delay denial of FHLBank and
Weatherization grant funds.
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A breakdown of the expected funding sources and timelines are as follows:
SOURCE
Englewood City
Council

Englewood Housing
Authority

AMOUNT/TERMS
$0

$200,000
Patient junior loan
payable from Project
cash flow. Due on sale,
refinance, or dissolution
of partnership.

Arapahoe County
HOME

$650,000 ($15,116/unit)
Grant secured by junior
lien.

Colorado Division of
Housing

$430,000 ($10,000/unit)

TIMELINE
February 6, 2012

COMMENTS
Englewood City County
approval of local support for
Project and funding
applications.

MOU – February
2012; LLLP
Agreement post‐
tax credit award

Memorandum of
Understanding followed by
Limited Liability Limited
Partnership Agreement

March 2012
application. April
Study Session with
County
Commissioners.

Subject to staff
recommendation and
approval by County
Commissioners. Resolution –
approval expected April 2012.
Strong preliminary interest by
staff.

March application
submission.

Subject to staff
recommendation and
approval by State Housing
Board anticipated after tax
credit allocation. Strong
preliminary interest by staff.

April 15, 2012
application due
date; September
2012 award
announcement

Competitive application given
small requested grant
amount, low‐income
targeting, special needs use;
partnership with EHA;
FHLBank Member Bank
financial participation, and
strong alignment with
program approval criteria.

Letter of interest –
February 2012;
loan application
April 2012.

Bank has indicated strong
interest. Application pending
completion of LIHTC and
HOME applications. 1st Bank

Grant secured by
Beneficiary and Use
Covenant.

FHLBank AHP Grant

$215,000 ($5,000/unit).
15‐year grant compliance
period secured by
forgivable 0% note and
junior deed of trust.

1st Bank

$3.6 million approximate
acquisition/construction
loan; $750,000
permanent loan.
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AMOUNT/TERMS

SOURCE

TIMELINE

Market rate or better
construction and 30‐year,
amortization, fixed rate
permanent loan.
Low Income
Housing Tax Credit
Equity

$4.017 million equity
(approx.)
15‐year compliance + 25‐
year waiver

Governor’s Office of
Energy
Management

$80,000+

CHDA Owner Equity

TBD

COMMENTS
will also sponsor the FHLBank
AHP application.

May 2012 award;
3rd quarter LITC
partnership
closing

WNC prospective equity
partner offering $.9125

Summer 2012
application

Will apply for funding for
replacement of boiler in south
building, windows, and
insulation.

CHDA Board
approved

TBD deferred developer fee
based on need

Income targeting
consistent with other
grant sources.

Section 2 –Qualified Allocation Plan (QAP) Guiding Principles
Following below is a discussion of the Section 2 QAP Guiding Principles that the Project meets
for receiving an award of tax credits.
To support rental housing projects serving the lowest income tenants for the longest period
of time.
Income targeting includes 79% of the units being restricted to households with income at or
below 50% AMI. Of these 34 very‐low income units; 8 units (19% of the total units) will be
targeted to 30% AMI households; another 8 units (19% of the total units) will be targeted to
40% AMI households, and 18 units (42% of the total units) will be targeted to 50% AMI
households. The remaining 9 units (21% of the total units) will be targeted to 60% AMI
households. Long term affordability will be ensured by the 40‐year restrictive use covenants
tied to the County and State HOME funds.
To provide for distribution of housing credits across the state.
The Project is located in western Arapahoe County in the City of Englewood. While there have
been a significant number of recent tax credit allocations to projects located in the greater
metropolitan area, it has been five years since the last award of 9% tax credits in this area of
the metro Denver. The last award of tax credits in western Arapahoe County and the City of
Englewood was the Presidential Arms Apartments in 2007.
To provide opportunities to a variety of qualified sponsors of affordable housing, both for‐
profit and nonprofit.
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CHDA is an experienced nonprofit housing development organization with a strong track record
of securing and utilizing grant, tax credit equity, and debt resources for the successful
development, ownership and management of quality, affordable service‐supported multifamily
rental housing for low income and special needs populations. CHDA will partner with the
Englewood Housing Authority (EHA) on the development, ownership, and operation of Project.
EHA is an experienced and respected provider of quality affordable housing for families,
seniors, and persons with disabilities living in the City of Englewood. EHA also has a strong,
successful history of securing and utilizing grants, tax credit equity, and a variety of debt
structures for its housing projects.
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.
The Project will provide quality, affordable housing for families, with 20% of the units being set
aside for Special Needs residents, including those with developmental disabilities, mental
illness, and/or substance disorder. Special Needs residents will receive supportive services
from CHDA’s three human service partner agencies, Developmental Pathways,
Arapahoe/Douglas Mental Health Network, and/or Arapahoe House.
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.
An award of tax credits is being requested to help finance the acquisition and complete
renovation of two existing, aging apartment properties in Englewood. The buildings are 38 and
39 years old. The current physical condition of apartments is average to poor, and the current
tenant population appears to be very‐low to low‐income. The properties are located
approximately one‐half mile from the Englewood RTD Light Rail Station and other attractive
central city urban amenities, which makes the area a candidate for possible future housing
speculation by investors that may or may not keep the properties affordable or well
maintained.
To reserve credits for as many rental housing projects as possible while considering the
Priorities and Criteria for Approval in the following sections.
The Project is requesting the third lowest amount of tax credits of projects having submitted a
Letter of Intent to apply for first round 2012 credits. The smaller Project size facilitates optimal
leveraging of a smaller allocation of tax credits with other available soft funding sources such as
HOME, FHLBank, and Weatherization grants, and an investment from EHA. The leveraged
financing results in 100% of the units being viably restricted for very‐low and low income
residents. The Project also meets all of the Section 2 QAP Guiding Principles, and closely aligns
with the majority of the Section 2 QAP Priorities (see 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.
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The Project financing structure includes a significant amount of soft funding, along with a
substantial investment of capital by EHA, thereby limiting the amount of the requested tax
credit allocation. The LIHTC equity, grant funds, and limited permanent debt, when combined
with real estate tax abatement via the Special Limited Partner and investment/ownership role
of EHA provides strong assurance of long‐term operation as a financially viable affordable
housing project.
Section 2 QAP Priorities
The Project meets the Section 2 QAP Priority Service‐Supported Housing for Special Needs
Residents – see below discussion. With a 3.2% PMA vacancy rate, the Project also meets the
Pent‐up Demand for Affordable Housing priority. The later will be further discussed under the
Market Conditions section below.
Service‐Supported Housing for Persons with Special Needs
Consistent with CHDA’s mission, twenty percent or a minimum of 9 units will be set aside for
residents with Special Needs that receive supportive services from CHDA’s three human service
member organizations. These organizations include Developmental Pathways,
Arapahoe/Douglas Mental Health Network, and Arapahoe House, Inc. These organizations
provide case management and a full array of programmatic services including case
management, vocational, educational, and health services to help ensure Special Needs
residents succeed at living independently in an integrated housing environment. These
organizations also provide leadership and direct operational support for CHDA through active
involvement with CHDA’s Board of Directors. This includes providing input and guidance
relative to the ongoing specialized needs of the Special Needs populations they serve, and
working closely in the referral and placement of Special Needs residents in CHDA‐owned
properties.
CHDA limits the Special Needs set aside to 20% of units to create an integrated housing
community, without an overconcentration of Special Needs residents. This is consistent with
CHDA’s other three tax credit properties, and has proven favorable with funders, local
leadership and local communities. This also provides for seamless management of CHDA’s
properties without the need for onsite supportive services that might be needed with a higher
percent of Special Needs residents.
Section 2 QAP Approval Criteria
Market Conditions
A Housing Market Study was prepared by Prior & Associates in February 2012. The Market
Study characterizes the Project as a Class C project. After renovation, the Project will be most
comparable to the only other Class C family LIHTC in the PMA, which is CHDA’s 33 unit
Presidential Arms Apartments. As of February 2012, Presidential Arms was 100% leased, with
nine on the waiting list for one‐bedroom units, and seven on the waiting list for its two‐
bedroom units. The overall vacancy rate in the PMA was 3.2%. This included zero percent
vacancy in the Project’s current operable units; a 3.2% vacancy in the other comparable Class C
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LIHTC in the PMA (one vacant leased unit at Presidential Arms); a 1.4% vacancy in Class C
market‐rate projects; a 1.7% vacancy in the Class B property; and a 9.4% vacancy in Class A
market‐rate property. The Market Study concludes that the Project will have no impact on the
occupancy levels of apartments in its price range.
The Market Study indicates that the Project will need to capture 5.6% of the PMA’s size‐ and
income‐qualified renter households to attain full occupancy. This capture rate is considered
attainable as there are no new LIHTC projects planned or under construction in the PMA, there
is limited existing LIHTC competition, and the existing family LIHTC project in the PMA is highly
occupied with a waitlist, suggesting demand for new rental units. The Study concludes that the
PMA will add 81 renter households annually over the next five years. Based on the PMA’s
projected renter household growth and high occupancy rate, it is estimated that the Project
would re‐lease all of its units after renovation at a rate of eight units per month, and reach
stabilized occupancy within six months. Rental and lease‐up concessions would not be
necessary due to demand.
The report concludes that the Project’s proposed LIHTC rents are achievable. After renovation
and conversion to an income restricted property, the Project’s proposed rents will generally be
lower than the current asking rents in the properties. The proposed rents are lower than the
existing LIHTC project and lower than other surveyed Class C market‐rate projects. Compared
to its primary competitors, the Project’s rents are comparable or lower, will provide an
excellent value give the Project’s competitive location and new renovated condition.
The report also concludes that the Project will not have difficulty in attaining its required
market share because of its proposed amenities, location, and newly renovated condition. The
Project is expected to be competitive and attractive to potential tenants, with rents that
represent a good value compared to existing LIHTC and market‐rate rents in the PMA. The
Project is expected to continue to operate at high occupancy and compete effectively over the
long‐term.
Readiness‐to‐Proceed – Thresholds
Carryover requirements including securing all Project funding is expected to be satisfied by
year‐end 2012. CHDA is currently under contract to purchase the two Canterbury Apartment
properties with an expected June 2012 acquisition closing. The Project timeline envisions
closing the LIHTC partnership in third quarter 2012, and starting construction in 4th quarter
2012. Rehabilitation construction is expected to be completed by the end of 2nd quarter 2013,
with the project being placed in service not later than year‐end 2013.
CHDA will make application to the Arapahoe County and the Colorado Division of Housing for
HOME grant funds in March 2012, with final approval expected in May 2012. CHDA will make
application for FHLBank AHP funds in April 2012. AHP grant approvals will be announced in
September. An application for Weatherization Assistance Program funds will be made
subsequent to property acquisition, with funding awarded 3rd or 4th quarter 2012.
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The Project meets other Readiness to Proceed Thresholds as follows:
 Zoning
The City of Englewood Planning Staff has confirmed that the properties are zoned MU‐R‐3‐B
– Mixed‐Use Residential/Limited Office‐Retail District. This current zoning allows multi‐
dwelling residential uses.
 Environmental
The Phase I Environmental Audits along with Asbestos and Lead Based Paint testing were
completed in February 2012 for each apartment property. The results of these tests are
discussed below.
 Capital Needs Assessment
A comprehensive Capital Needs Assessment including an estimate of rehabilitation costs
were completed by 2 Oaks Partners in February 2012, copies of which are being submitted
as a part of this application.

Overall Financial Feasibility and Viability
The Project financing structure includes a significant amount of soft funding, along with a
substantial investment of capital by EHA, thereby limiting the amount of the requested tax
credit allocation. The LIHTC equity, grant funds, and limited permanent debt, when combined
with real estate tax abatement via the Special Limited Partner and investment/ownership role
of EHA provides strong assurance of long‐term operation as a financially viable affordable
housing project. The Project financing structure facilitates a beginning DCR of 1.37, and
preserves achievement of the minimum required 1.15 DCR through year 15. Projected
operating expenses are considered conservative and achievable, and are based on CHDA’s
knowledge and operating history of its four existing affordable housing projects, three of which
is similar acquisition/ rehabilitation projects. CHDA’s four existing properties are in full
compliance with lender and investor funding and reserve requirements, as well as being in
compliance with all use and income restrictions of grants.
Development and Management Team Experience and Track Record
The Development and Management Team consist of the following identified entities:
 Community Housing Development Association, Inc. – Developer
 Monroe Group – Property Manager
 Daniel G. Morgan & Associates – LIHTC Consultant
 William C. Callison, Esq. – Legal Counsel
 Feldhake & Associates – Accountant
 2 Oaks Partners – Construction/Project Manager
 Englewood Housing Authority – Special Limited Partner/Investor
Resumes and/or statements of qualifications are included in the application exhibits. A
discussion of qualifications is presented below. Given that the acquisition/rehabilitation nature
of the Project, there is limited need for architectural services. 2 Oaks Partners will provide
construction management services that would customarily be provided by an architect. The
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General Contractor will be selected through a bid process once funding is in place and the full
renovation specifications have been finalized.
DEVELOPER ‐ COMMUNITY HOUSING DEVELOPMENT ASSOCIATION, INC.
CHDA was formed in 1995 by three human service organizations to address the unmet need for
affordable housing for modest wage earners in south metro Denver, as well as to serve the
housing needs of people with Special Needs served by their organizations. CHDA is a
Community Housing Development Organization or “CHDO”, and is certified as a CHDO both by
Arapahoe County and the Colorado Division of Housing. CHDA’s three human service member
organizations are Arapahoe/Douglas Mental Health Network, Arapahoe House, and
Developmental Pathways. These organizations provide case management and a full array of
programmatic services including case management, vocational, educational, and health services
to help ensure Special Needs residents succeed at living independently in an integrated housing
environment.
CHDA Development Capacity
CHDA’s current housing portfolio consists of four properties with a total of 161 units located in
Littleton, Englewood, and Aurora. All properties are professionally managed by the Monroe
Group and are 100% leased. CHDA developed the 80‐unit Willow Street Residences as a new
construction affordable rental project in 2000. The financing package included FHLBank AHP
grant funds along with 9% LIHTC equity, and HOME/CDBG funds from both Arapahoe County
and the Colorado Division of Housing, and permanent financing from an FHLBank member.
CHDA utilized comparable financial resources and structuring to acquire and rehabilitate the
36‐unit Lara Lea Apartments in 2006, the 33‐unit Presidential Arms Apartments in 2008, and
the 12‐unit Regal Apartments in 2011. The Regal Apartments – CHDA’s most recent
acquisition/renovation project is fully grant funded and carries no debt. Weatherization
Assistance Program funds were awarded to two of the projects. (See below for additional
information about CHDA’s properties.)
CHDA generates operating income through grants, developer fees, and cash flow from property
operations. It is CHDA’s operational objective to continue increase the number of rental
housing units in its portfolio to achieve scale for asset management efficiencies and income
generation. The rate of portfolio growth will be tempered primarily by available housing
development resources.
CHDA Development Strategy/Focus
In Arapahoe County, CHDA’s primary development strategy is to use its resources to acquire
and preserve smaller, older reasonably priced rental properties as opposed to developing new
units. This focus is highly consistent with the community development priorities of local public
leadership in the City of Englewood, Littleton and Arapahoe County. Due to the minimal
number of existing rental housing units in Douglas County, CHDA evaluates both existing
properties for acquisition/renovation as well as new construction development opportunities.
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Because 20‐50% of units in CHDA projects are set‐aside for vulnerable populations, CHDA’s
properties are located in areas that aid special needs individuals live independently in an
integrated community. These include properties that are in safe, stable neighborhoods, located
near transportation, employment centers, retail, health care, and recreational facilities. For
management efficiencies, CHDA looks for properties in areas that are proximal to its existing
properties, as well as being located near support services for it Special Needs residents.
Service Supported Housing
Consistent with CHDA’s mission, 20% of the units in CHDA’s properties are set aside for
residents that receive support services from CHDA’s partner agencies. A brief description of
CHDA’s partner agencies follows below.
Arapahoe/Douglas Mental Health Network is a community mental health center that provides
professional, comprehensive mental health care and substance abuse treatment mainly to the
communities in Arapahoe and Douglas Counties. Founded in 1955, the organization offers
adult outpatient services; child and family services; residential treatment services; substance
abuse treatment services for adults and adolescents; recovery/rehabilitation services; case
management; medication services and a pharmacy.
Arapahoe House, Inc. was founded in 1975 as a detoxification program serving primarily
Arapahoe County, and has since grown to become Colorado's largest provider of alcohol and
drug treatment services, and services to clients with co‐occurring substance abuse and mental
illness. These services include an array of intensive and transitional residential programs,
outpatient clinics, and intensive case management services, with separate programs available
for adolescents and adults.
Developmental Pathways was created in 1964 as a community‐based alternative to
institutional care for persons with developmental disabilities. “Pathways” has developed a
broad array of services based on the principle that full inclusion and participation in community
life is attainable for every individual with a developmental disability.
CHDA Staff
Jo Ellen Davidson has served as the Executive Director for CHDA since 2002. Ms. Davidson
provides for the day‐to‐day operation of CHDA, and accomplishes the organization’s housing
development activities. Ms. Davidson also works closely with CHDA Board members and the
Monroe Group Property Management staff on various asset management issues relating to
CHDA‐owned properties. Ms. Davidson has more than 35 years of diverse real estate
development, management, finance, and community development experience, and has
facilitated funding and development of 2,500+ affordable rental and homeownership units
throughout Colorado and surrounding states. She recently completed her third multifamily
rental acquisition/renovation project for CHDA.
Ms. Davidson has extensive experience in securing and administering a variety of public and
private grants, including ensuring successful regulatory compliance and fiduciary accountability.
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All four of CHDA’s existing properties were developed utilizing a combination of public and
private grant funds, along with investor tax credit equity and private debt. Use of these grant
and equity funding sources is closely scrutinized by funders, regulators, and the IRS, and has
significant and ongoing compliance requirements. All of CHDA’s properties are in full
compliance with all occupancy and funds use requirements.
CHDA’s Successful Development/Ownership Portfolio
Willow Street Residences, 1351 S. Willow Street, Denver, CO 80247
CHDA completed the development of Willow Street Residences, its first project in December
2000. This new construction 80‐unit mixed income apartment property is located in north
central Arapahoe County. The development costs of $7.9 million were provided through a
combination of equity from Low Income Housing Tax Credits which were purchased by US
Bancorp Community Development Corporation; federal HOME and CDBG funds from Arapahoe
County and the Colorado Division of Housing; FHLBank AHP grant funds, and private permanent
debt from US Bank. The Aurora Housing Authority has since become a special limited partner in
the project, providing for real estate tax abatement.
All of the units are affordable at 60% of AMI and below. Twenty percent of the units are
reserved for households whose income is at or below 30% AMI. Consumers served by CHDA’s
three partner agencies are the primary occupants of the 30% units. The project has historically
experienced very strong occupancy, and is currently fully leased.
Lara Lea Apartments, 5540‐5560 S. Elati Street, Littleton, CO 80120
CHDA completed the acquisition/rehabilitation of the 36‐unit Lara Lea Apartments in July 2006.
Total project costs of $3.5 million were provided by nearly $1.0 million in federal HOME grant
funds from Arapahoe County and the Colorado Division of Housing, along with a $75,000
patient loan from the Littleton Housing Authority. Colorado State Bank and Trust provided very
favorable acquisition and long‐term financing, and sponsored the $95,000 FHLBank AHP grant.
US Bancorp Community Development Corporation provided $1.6+ million in LIHTC equity. A
$49,000 grant from the Governor’s Office of Energy Management provided funds for a new
energy efficient boiler.
The property is affordable for residents at 30‐60% AMI. Project renovation was completed in
seven months, and provided for roof to landscaping repair and updating. This included
addressing health and safety concerns; energy efficiency; unit function; and aesthetics. Four of
the original one‐bedroom units were converted to 2 three‐bedroom units to accommodate
large families. A number of long‐time residents remained in the property after renovation,
many of which are seniors, others ‐ low‐ and very‐low income individuals and families. Twenty
percent of the units are set aside for residents receiving support services from CHDA’s three
partner agencies. The property is currently fully leased.
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Presidential Arms Apartments, 3595 S. Washington Street, Englewood, CO 80113
In 2008, CHDA completed the acquisition/rehabilitation of the 33‐unit Presidential Arms
Apartments. Total project costs of $4,483,040 were funded by $735,000 in Federal HOME grant
funds from Arapahoe County and the Colorado Division of Housing; a $205,000 FHLBank AHP
direct subsidy; $2,516,430 in LIHTC provided by WNC & Associates, a deferred developer fee of
$306,574, construction/permanent financing from Colorado State Bank and Trust.
Project renovation was completed in a seven month period, and included major systems
repairs/replacement including a new boiler, roof, windows, and electrical upgrades, plumbing
repairs, and complete unit updating (flooring, plumbing, cabinets, doors, appliances, bathtub
tile). The former in‐ground swimming pool was demolished and replaced with landscaping,
shade, and benches, barbeques, and a table. The original boiler was replaced with a modern,
energy efficient boiler. Thermostats and zone valves were replaced in all units to enhance
energy savings/comfort for residents. The 48‐year old elevator was modernized to meet
current codes. A 23‐stall on grade parking lot was developed on an adjacent property to
augment the buildings original 18 off‐street parking spaces.
The property is affordable for residents at 30‐60% AMI. Sixteen income‐qualified residents
remained in the property after renovation, many of which were seniors, others ‐ low‐ and very‐
low income individuals and families. Twenty percent of the units are set aside for residents
receiving support services from CHDA’s three partner agencies. The property is currently fully
leased.
Regal Apartments, 5531 – 5541 S. Delaware Street, Littleton, CO 80120
In August 2011, CHDA completed the $1.25 million acquisition/renovation of the Regal
Apartments. The 12 near‐new units are affordable for residents at 30‐50% AMI. Half of the
units are set aside for residents with Special Needs receiving support services from CHDA’s
three partner agencies. The property was 100% leased as of September 1, 2011, and remains
fully leased.
Project financing ensures long‐term affordability of rents and energy efficiency. Federal HOME
grant funds in the combined amount of $1.1 million were provided by Arapahoe County and the
Colorado Division of Housing for building acquisition/renovation. Energy efficiency
improvements were funded by a $48,116 grant from the U.S. Department of Energy’s
Weatherization Assistance Program through the Governor’s Energy Office to the Arapahoe
County Weatherization Division. Weatherization grant funds paid for window, furnace, and
refrigerator replacements as well additional insulation, energy audits and staff. Vectra Bank
Colorado provided a short‐term bridge loan in the amount of $385,000, and sponsored a
$105,000 Affordable Housing Program grant from FHLBank of Topeka.
Project renovation was completed in a three month period and included window replacement;
new walkways and railings; security doors for each unit and security bars on ground‐floor
windows; installation of egress windows in lower units; repainting of interior and exterior paint‐
able surfaces; complete replacement of all appliances – refrigerators, ranges, disposals, air
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conditioners; 92% efficient furnaces, new hot water heaters; complete replacement of flooring
– carpet, vinyl planking, and linoleum; bathroom renovation; repair of aging plumbing and
complete electrical upgrade; installation of hard wired smoke detectors, replacement of all
interior and exterior light fixtures, and bedroom ceiling fans; and sealing and re‐striping parking
lot.
Other CHDA Development Activity
In June 2010, CHDA was on track to purchase a TOD development site at the Lincoln Light Rail
Station utilizing $2.52 million of NSP funding awarded by Douglas County. Unfortunately, the
master developer for the area was not amenable to affordable housing being developed on the
site, which created significant delays in obtaining needed approval for the change of use from
luxury condominiums to a LIHTC affordable rental project. As a result, NSP funds were
reallocated to satisfy overarching HUD timeline mandates.
In 2002, CHDA successfully secured financing, including LIHTC, HOME, and FHLB AHP for the
development of the 104‐unit Santa Fe Heights Apartments in Littleton. Unfortunately, the
project was not granted the required rezoning by Littleton City Council, due primarily to the
city’s desire for commercial use and concern for access and traffic safety. The property was
ultimately purchased by the City of Littleton for use as additional open space, augmenting the
existing South Platte River Parkway and Open Space.
PROPERTY MANAGEMENT ‐ THE MONROE GROUP
CHDA will engage the Monroe Group to manage the Project. The Monroe Group manages
CHDA’s existing portfolio that includes 161 units in four properties. Three of the four
properties are income‐restricted LIHTC funded projects. All four properties have HOME,
FHLBank AHP and other income‐restricted grant funds. All four properties have a set aside for
Special Needs residents. All four properties are fully leased; financially operating at or better
than budget, and are in full compliance with all funding, reporting, and occupancy
requirements.
The Monroe Group, Ltd. is a leading property management company specializing in affordable
multi‐family and senior/disabled housing. Their mission is to provide the highest standard of
professional property management and to improve communities. Monroe’s philosophy is that
everyone, regardless of income, age or ability, deserves a safe and decent home. Monroe
Group currently manages a portfolio of 34 multi‐unit properties serving families, seniors, and
persons with disabilities, totaling nearly 2,500 managed units. Of those managed properties, 23
are Project Based Section 8, and 18 are LIHTC properties. Monroe Group also manages
mixed‐income, and market‐rate developments. Its multi‐state portfolio includes properties in
Colorado, Georgia, Indiana, Kentucky, Mississippi, Missouri, North Carolina, South Dakota, and
Texas.
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LIHTC Consultant ‐ Daniel G. Morgan & Associates
Dan Morgan has successfully provided tax credit consulting services on all of CHDA’s LIHTC
projects. Mr. Morgan is a financial consultant to sponsors of affordable housing and provides
assistance in arranging equity and debt financing. Since establishing his company in 1979 he
has worked with numerous sponsors on more than 100 projects that have generated over $400
million in equity investment.
Legal Counsel ‐ William C. Callison, Esq. – Faegre Baker Daniels
“Bill” Callison will serve as legal counsel to CHDA for the LIHTC partnership structuring and
documentation. Bill has provided legal counsel on all previous CHDA housing development
projects. He is a nationally recognized affordable housing and tax expert, and has been highly
instrumental in the formation and evolution of the LIHTC program, and other legislation and
implementation of programs that support the development, ownership, and management of
affordable housing.
Accountant ‐ Feldhake & Associates
Feldhake & Associates have served as CHDA’s accountant providing audit and tax advice since
2000. Feldhake has more than 40 years’ of multi‐family low‐income housing tax accounting
experience. This includes working with various HUD projects, including Section 236, Section 8,
Section 221 (d)(3) and (4); Section 202 and 811. Feldhake currently serves 43 LIHTC projects in
addition to 25 for profit and not for profit organization that have filing requirements with HUD
or CHFA. Services include cost certifications, accountant’s certification letters in advance of
investor limited partner capital contributions, annual audits and tax return preparation.
Construction Management ‐ 2 Oaks Partners – Pete Gemmill
2 Oaks Partners will serve as the Construction Project Manager for the Project. 2 Oaks Partners
was highly instrumental in the successful on‐time, on‐budget development of CHDA’s most
recent acquisition/renovation project – the Regal Apartments. 2 Oaks Partners, LLC is a
Construction Management and Consulting firm built on the 32 years of combined successes of
its principals Pete and Jamie Gemmill. 2 Oaks Partners assists its clients with pre‐construction
services including but not limited to pre‐purchase cost estimating, design and budget
coordination, contractor selection, as well as project management and financial analysis. During
last two years 2 Oaks Partners provided Capital Needs Assessment services, cost estimation,
contracting and permitting, and construction management services to a number of nonprofit
organizations, resulting in the timely, successful acquisition and renovation of five apartment
communities.
Prior to forming 2 Oaks Partners, Pete Gemmill worked for eight years with a Denver based
commercial general contractor and successfully managed the contracts, budgets, construction,
and schedules for projects valued at more than $128,000,000. These projects included a five‐
story pre‐cast concrete parking structure, a six story structural steel condominium building, and
more than six hundred units of conventional wood framed apartment housing. Jamie Gemmill
is an award winning property management executive with 22 years of experience that includes
acquisition due diligence, financial budgeting, property management, and client relations.
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While working with a national real estate developer and manager of multi‐family properties,
Jamie was instrumental in the planning and implementation of seven major renovation projects
with a capital investment of more than 10 million.
General Contractor‐ TBD
A General Contractor will be selected through a public bidding process once all funding is in
place and the renovation scope of work and specifications have been finalized.
Englewood Housing Authority – Special Limited Partner
EHA will work collaboratively on the development, ownership, and operation of the Project.
EHA will serve as a Special Limited Partner under the tax credit partnership ownership entity;
provide a financial investment to be used for the acquisition of the property, and facilitate real
estate tax exemption pursuant to C.R.S.A. 29‐4‐227 through their ownership interest in the
Project. EHA is an experienced provider of affordable housing for low‐income families, seniors,
and disabled persons. EHA owns and operates 214 affordable housing units located in two
large apartment buildings, and five duplex properties. EHA administers 674 Section 8 Housing
Vouchers for EHA, as well as the Douglas County Housing Partnership and Sheridan Housing
Authority. EHA is the Special Limited Partner and co‐developer of the 62‐unit Terraces on
Pennsylvania LIHTC senior housing project developed in 2008.
Project Cost Reasonableness
The Project entails the renovation of existing buildings that do not require any rezoning, re‐
design, or costly community process. The renovation budget utilizes cost data from a recent
renovation project completed by CHDA in August 2011, adjusted for time. The budget also
includes Davis Bacon Wages and costs for creating ADA accessible units. Conservative costs for
abating the ACBM and lead paint are also included budget, as are costs for implementing
energy efficiency upgrades including Enterprise Green Communities components. The budget
provides for addressing all major building systems, as well as safety and code issues. Unit
finishes are expected to be consistent with or slightly better than comparable Class C type
apartment projects, and will be specified for utility, function, durability, and reasonable
aesthetics.
CHDA is under contract to purchase the properties for a combined amount of $2.502 million. The
appraisal indicates a range of $2.28 million As Is value to $2.88 million Stabilized value. CHDA will
use the value conclusions as justification for re‐negotiating the contract purchase price, with the
objective of reducing the total acquisition cost to the $2.38 million As Is Sales Approach value.
Proximity to Existing Tax Credit Projects
There are two existing LIHTC projects containing a total of 95 units in the PMA. Both projects
received an allocation of LIHTC in 2007. The Terraces on Pennsylvania is a 62‐unit age‐
restricted senior project that was developed by the Englewood Housing Authority. CHDA
developed the other LIHTC project, which is the 33‐unit Presidential Arms Apartments. The
subject Project will compete with Presidential Arms, which is targeted to families at or below
60% AMI. However, Presidential Arms has been consistently100% leased for the past 10+
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months, and currently has a waiting list for both its one‐ and two‐bedroom units. No other
LIHTC projects have been allocated in the PMA since 2007. The City of Englewood Planning
Department also advises that no apartment projects are planned or under construction in the
PMA.
Site Suitability
The City of Englewood Planning Staff has confirmed that the current MU‐R‐3‐B zoning allows
multi‐dwelling residential uses, including the existing apartment buildings. The City staff also
advised that at the time of construction, both properties met minimum requirements for lot
area, lot front, floor area, setbacks, parking, and maximum height regulations. The properties
however would not meet current district standards for residential construction, and are
considered a non‐conforming permitted use. City staff advises that the properties may
continue to be used for the existing residential purpose.
Justification of DDA Basis Boost
Canterbury Apartments has the dual objective of creating and sustaining very affordable quality
service‐supported housing that is professionally managed for low‐ and very‐low income
households, including providing affordable housing options for persons with Special Needs such
as developmental disabilities, mental illness and/or substance disorder. The projected low
rents are deemed achievable and compatible with the limited incomes of the target population.
As a result of reduced income generation, the Project can support a very limited amount debt
financing. The DDA basis boost combined with the soft financing that CHDA will secure
facilitates financial feasibility for the near and long‐term viable operation of the Project.
Market Study Findings
The Market Study prepared by Prior & Associates supports the proposed development of the
Project as an income‐restricted, affordable LIHTC property. CHDA concurs with the findings of
the report. The Study indicates that the overall vacancy rate in the PMA is 3.2%. A low capture
rate of 5.6% is expected to be attainable given limited competition from other comparable
properties – both income‐restricted and market rate. The Project is expected to achieve
stabilized occupancy within 6‐months after renovation completion, and is not expected to have
impact on the occupancy levels of other apartments in its price rang in the PMA. The Market
Study identifies the Project’s strengths as the design, unit features, and location, and strong
demand for affordable, renovated units. Other strengths identified include the Project’s high
occupancy during the past year, and targeting households comparable to existing resident
income ranges at rents that are achievable and will provide good value in the current market.
The report does not identify any apparent weaknesses for the Project. The conclusions and
findings of the study are consistent with and support CHDA’s assessment of the market demand
and expected viability of the Project.
Environmental Studies Findings
The Phase I Environmental Audits for the properties did not identify any recognized
environmental condition such as the presence of any hazardous substance or petroleum
products that would impact structures, ground or surface water. The scope of the Phase I did
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not include site‐specific radon testing. However, the reports referenced general radon testing
information for homes in the vicinity of the properties that indicate the average radon gas
activity measured in the first floor living areas to exceed the EPA‐recommended action level.
Additional testing radon testing, including mitigation as needed will be included in the
renovation work scope.
Asbestos and Lead Based Paint (LBP) tests were also completed in February 2012. The Asbestos
test results indicate the presence of Asbestos Containing Building Materials (ACBM) in the
drywall texture and joint compound, areas of vinyl flooring, and window caulking. The LBP test
results indicated no LBP, as defined by EPA, HUD and CDPHE was found in the properties.
However, some of the units have ceramic bathroom tile that may contain lead‐based glaze
(LBG). The renovation budget includes the cost for abatement of ACBM and LBG tiles.
Local Support
The Englewood Housing Authority will be a financial investor, as well collaborating on the
Project development. EHA will become a Special Limited Partner in the tax credit partnership,
and will co‐own and operate the Project with CHDA. The Project has been reviewed with
Englewood City Council, Mayor, City Manager, and Community Development Director. All have
provided their hearty support and recommendation. The Community Development Director
has confirmed that the Project is consistent with Roadmap Englewood, the City’s 2003
Comprehensive Plan, supporting the Plan’s housing and community development objectives.
The Project is directly responsive to the affordable rental housing priorities established in
Arapahoe County’s Five Year Consolidated Plan. CHDA will make application for an award of
HOME funds for the Project. This use is consistent with the Arapahoe County Commissioners’
desired use of the County’s HOME allocation for the rehabilitation of existing multifamily
properties.
Local support is documented by letters from Englewood Mayor Randy Penn; EHA Executive
Director Dawn Shepherd; Englewood Community Development Director Alan White; Arapahoe
County Community Resources Department Director Don Klemme; and Arapahoe County
Housing and Community Development Services Division Manager Linda Haley.
Other Considerations –LIHTC Acquisition/Rehabilitation Project
10‐year Rule
The Project consists of two apartment buildings that are currently owned by different parties.
CHDA engaged Faegre Baker Daniels to review the chain of title for both properties, and
provide an opinion regarding the 10‐year placed‐in‐service requirements contained in section
42(d)(2)(B)(ii) (the “10‐year Rule”). William Callison, Partner for Faegre Baker Daniels opined
that the 10‐Year Rule will be met with respect to conveyances of both buildings in the Project
for the proposed acquisition/rehab 9% tax credit project.
Mr. Callison concluded that the Canterbury South Apartments located at 3600 S. Delaware
Street were acquired by the current owner, Richard F. Driscoe more than ten years before
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CHDA’s expected acquisition date. The second property referred to as Canterbury East
Apartments located at 3550 S. Delaware Street is being acquired from Folsom Jenkins Family
LLC. Title documents were reviewed indicating that the property was acquired by Folsom
Jenkins, Jr. on September 25, 2001, which is also more than ten years before CHDA’s expected
acquisition. Counsel evaluated interim title transfers made by and between family members to
facilitate managerial authority related to a family trust, with a subsequent quit claim deed to
provide correct title for purposes of securing financing. These subsequent transfers were
deemed corrective and for no additional consideration, and therefore do not trigger a new
measuring period for the 10‐Year Rule. Counsel will further advise CHDA on any additional
actions necessary to correct title issues, which would not constitute a new placement in service.
Acquisition/Rehabilitation
The owner of the Canterbury East Apartments located at 3600 S. Delaware has maintained a
more proactive involvement in the day‐day‐day management and upkeep of the building. The
roof and boiler were replaced within the last three years. As well, this owner has been
upgrading units as they become available with new cabinets, flooring and interior paint, and
has been adding microwaves to the units. These finishes are not consistent in each unit, and
not of the quality that CHDA customarily utilizes in its projects.
The owner of Canterbury South property is an absentee owner that has relied on local
management to lease, operate, and maintain the property for the past number of years. This
has resulted in significant deferred maintenance and rent collection issues. This owner has just
recently installed a new onsite manager that is beginning to address residency and
maintenance issues. This includes doing limited and primarily cosmetic upgrades to flooring,
some appliances and painting. The boiler is original in this building and due for replacement.
The roof also needs replacing.
In both buildings exterior stairs, walkways, landscaping, painted surfaces, doors, and surface
parking areas are in need of moderate to significant repair/replacement, including updating
stairs and walkway railings for safety and code compliance. Both buildings contain ACBM and
bathroom tile with a suspected Lead Base Glaze. Neither building owner has taken protective
measures to mitigate environmental concerns during their renovation efforts, creating health
and safety concerns, both for existing residents and workers. Other safety concerns include
battery operated smoke detectors, and outdated electrical wiring.
Preservation of Existing Affordable Housing Inventory
The Project entails the acquisition and full renovation of two existing properties that are
currently owned by two different parties. The properties are operated as unrestricted market
units. Due to the age and current less desirable physical condition of the properties, including
dated finishes, modest unit sizes and limited amenities, the properties’ existing rents are at or
below average market rents for comparable Class C apartment properties. The current tenant
population appears to consist of very‐low to low‐income households. (Actual tenant
demographics will be accessible after the properties are acquired.) The Project as proposed
preserves and significantly improves these existing affordable housing assets for the Englewood
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community. These are both off‐market acquisitions by CHDA. The owner of one of the
buildings has advised that they will list the property for sale if CHDA is not able to close under
the purchase contract. Given the low rental housing vacancy rate fueling the growing investor
demand for rental housing combined with the properties’ favorable proximity to
transportation, jobs, recreation, and services, the properties are at risk for conversion to
market rate units.
Attachment Overall Financial Feasibility and Viability – Soft Funds and Local Support
Following below is a list of attachments evidencing local support for the Project and intended
grant funding:
 Letter from Englewood Mayor and City Council Letter from Englewood Housing
Authority
 Letter from EHA Executive Director Dawn Shepherd confirming Special Limited
Partnership role for real estate tax abatement and equity investment
 Letter of Interest from Arapahoe County Housing and Community Development
confirming interest in providing HOME funds
 Letter from Colorado Division of Housing confirming interest in providing HOME funds
 Letter from Energy Outreach Colorado confirming compatibility with Weatherization
Assistance Program
 Letter from FHLBank Topeka confirming availability of Affordable Housing Program grant
funds
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Project Naame:
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partments

Project Ad
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40 (Phase two)
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S
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B
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M
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d for water

Parking:

26 surface spaces

The property has the following Unit Mix:
Type

#Units

Square Feet

1 Bed/1 Bath

28

561

2 Bed/1 Bath

12

848

Affordability Mix:
Type
1 Bed/1 Bath

30% AMI
3 units

2 Bed/1 Bath
TOTAL

40% AMI
5 units

1 unit
4 UNITS

50% AMI
20 units

3 units
8 UNITS

8 units
28 UNITS

Local, State, Federal Subsidies: None
Project Description:
Phase Two of Dahlia Square Senior Apartments will be a well‐designed community featuring one and
two‐bedroom units with private patios or balconies, walk‐in closets and extra storage.
Amenities available to residents in Phase Two will include the “great room” with large screen television,
a library and game room, a physical fitness center, a computer room, a crafts room, a billiards room and
a community kitchen that have been built for Phase One.
Residents needing additional storage have access to secure, temperature controlled storage units that
will be conveniently located throughout the building.
Beautifully landscaped outdoor patios, flower gardens and a barbeque area will enhance the living
experience at Dahlia Square. The property is well located with high visibility from 35th Street and
proximity to the Zion Senior Citizens Center. A limited number of garages, constructed during Phase
One are available for rent.
Project Specifics Summary:
Dahlia Square Phase Two is a well‐designed community featuring one bedroom and two bedroom units.
See attached unit floor plans. Each unit has:






Private patio or balcony
Walk in closets
Air conditioning
Energy saving appliances to include dishwashers
Built‐in microwave ovens

 Storage Space

Dahlia Square Amenities (Constructed in Phase One)













“Great Room” for lounging and community activities
Community room with large screen TV
Community kitchen
Library/game room
Community piano
Physical fitness center
Arts and crafts room
Billiard room
Computer room
Additional storage in secure, temperature controlled storage units (available for a fee)
Garages (15 garages are available for a fee of $65.00 per month)
A beautiful landscaped outdoor patio area with flower gardens, a barbeque area and gazebo.

A “Green” Community:
Phase Two of Dahlia Square will be constructed as a Green Community, thus providing residents with a
very healthy living environment and reduced energy costs.
Green Community Features Include:







Energy Star Qualified exhaust fans venting to outdoors
Green Label Certified floor coverings
Low or no VOC paints and primers
Reduced heat island effect due to selection of roofing materials
Energy Star appliances
Water conserving fixtures

Phase Two and Phase One:
Phase Two will be constructed as a new wing of the original Dahlia Square Senior Apartments. Each
floor of the new Phase Two building will be connected to the corresponding floor of the original
building. All of the Phase One amenities will be available to and easily accessed by the Phase Two
residents.
Phase Two will match Phase One in design, color and construction as it adds 40 additional much needed
(based on demand and waiting lists at Phase One) affordable senior apartment homes to the Park Hill
neighborhood.

Project Naame:

Lamar Statiion Apartmen
nts

Project Ad
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6150 West 13th Avenue
e, Lakewood, Colorado 800214
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M
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ouseholds froom 30% AMI to market rate)
Mixed‐Use
M
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u
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Cost‐effective
e, highly sustainable devvelopment, kkeeping resident utility costs low
Award‐winnin
A
ng Project
o EPA ($
$189,000 bro
ownfield cle
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o US Green Building Council & Bank of America ($25,000 grant)
o Xcel Energy – Energy Design Assistance Program (approx. $25,000)
o American Planning Association Award of Excellence for Sustainable Planning
o City of Lakewood C.Y. Choi Award for exceptional community outreach
Brownfield Reclamation
Adjacent Head Start facility made possible by MWHS land donation
Located in the heart of the newly created 40 West Arts District

This development will demonstrate the value of well‐planned, well‐coordinated efforts to
create mixed‐income TOD that can be emulated throughout the Denver metropolitan region as
FasTracks is built out. This development has already been touted as an ideal example of the
HUD/DOT/EPA Livability Principles in action and is strongly supported by local, state, and
national leaders.
In brief, this development will provide 110 units of housing in a very attractive, highly
sustainable building. It will invite a variety of households by providing housing for a wide range
of incomes and delivering diverse amenities and services that appeal to families, seniors, and
students. It will include a state‐of‐the‐art community resource center, fitness room,
playground area, public art and art spaces, access to adjacent community gardens, access to the
surrounding neighborhood via paved bike/walk pathways and a pedestrian bridge across the
Dry Gulch and nearby parks with sports and recreation facilities for older children and adults.
MWHS will provide a full menu of resident services through the PATH program which includes
career development and job assistance, youth activities, social events, and more to activate the
whole residential community (see PATH summary attachment for details). This development
will generate a strong presence on 13th Avenue by the light rail station by creating a safe
environment for neighborhood residents and enhancing aesthetic appeal. It will act as a
neighborhood focal point and open the door to high quality development in the future.
Lamar Station Apartments will achieve many community goals and keep development costs at
very reasonable levels. As compared to MWHS’ prior applications, per unit costs are relatively
low and extremely competitive. MWHS has further demonstrated commitment to the success
of this development by increasing our cash equity contribution by more than 85% from the last
application round.
The applicant should document the project’s strengths and to address its weaknesses.
The strengths of this project include:



TOD – Site is located 1 block from the Lamar Street light rail station and 2 blocks from a
bus stop, well within the defined ¼ mile limit.
Access to employment centers ‐ downtown Denver and the Federal Center are within 15
minutes by car or train of the site. Additionally, the site is only 2 blocks from Colfax
Avenue, which has numerous employment opportunities and a recently formed
business improvement district (BID).






Proximity to all levels of education
o Head Start adjacent to the development
o Public elementary school 3 blocks from development
o Near a private K‐8 school and multiple public middle and high schools
o Higher educational facilities ‐ Rocky Mountain College of Art + Design 4 blocks
north; Red Rocks Community College, Community College of Denver,
Metropolitan State College of Denver, University of Colorado Denver and
Colorado Christian University within 15 minutes of the site by train or car.
Highly sustainable – see description of energy efficiencies.
Documented strong need for rental housing in area as shown in market study – the
submarket for this site has had vacancy near market equilibrium (below 5%) for over a
year and the vacancy rate at rent‐restricted properties is an even lower 2.1%, with
waiting lists at several properties.

Potential weakness of this project:




The immediately surrounding area is undeveloped and/or underutilized and may be
considered visually unappealing. This development, however, falls within the Lamar
Street Station Area Plan which recommends future uses of medium to high density
residential development around the station. The availability of readily developable
parcels encourages immediate growth and investment in this area. As light rail usage
begins and increases, the area is poised for significant change and development.
Additional investment from the City, neighborhood stakeholders, and the philanthropic
community is occurring to support the newly formed 40 West Arts District.
The property is located on a secondary street with low drive by visibility. This is
mitigated by its location adjacent to light rail and by a high level of neighborhood
awareness. Although located 2 blocks from Colfax Avenue, the height will allow the
building to have some level of visibility from that thoroughfare.

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






The building will be four‐stories and of wood frame construction.
The roof will be flat with parapets and sheathed in a heat reflective white
membrane surface.
The exterior of the building will be clad in a combination of brick, stucco, pre‐colored
corrugated metal, and sustainably harvested Brazilian redwood.
All units will be accessible via an internal corridor and serviced by two elevators and
2 sets of stairs. Most 1st floor units will also have an exit directly outdoors with a
stoop to enhance the residential feel of the building.
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 9‐foot ceilings, ceiling fans, air‐conditioning, walk‐in closets and
washer/dryers.
Within the units flooring will consist of carpeting in the living room, bedrooms and
hallways. There will be vinyl tile at the entry and in kitchens and bathrooms.
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: Families are the primary target. We anticipate numerous
seniors will also choose to live at the development, given the lengthy waiting lists at the
nearby MWHS senior developments. Given that there are approximately 75,000
students within 15 minutes of the site, we also expect some students to choose to live
at this development. While most full‐time students may not qualify for the tax credit
units, we believe there will be many other students who do qualify and that the market
units will have rent levels that will attract students who do not qualify for the affordable
units.
Bedroom mix:
Size
1BR/1BA
2BR/1BA
2BR/2BA
3BR/2BA

# Units
51
37
14
8

Location: 13th Avenue between Harlan and Lamar Streets in Lakewood. This is in the
Two Creeks Neighborhood, one of the lowest income neighborhoods in Jefferson
County.
Amenities include:








Large community room with kitchen and indoor/outdoor fireplace for education
activities and social gatherings; also available on a reservation basis for residents to
use for private events.
Multi‐purpose room to include cyber café, classroom space, and meeting space.
Privately accessed fitness room.
Playground adjacent to multi‐purpose room.
Large outdoor plaza, adjacent to the community room to include public art displays.
Paved biking/walking paths and bridge connecting the development to the
neighborhood and providing immediate access to the Head Start facility.
In‐unit washers/dryers.






Bicycle storage on‐site. Also pursuing discounted transit passes and a carshare
program.
Off‐street parking.
Trash chutes and recycling on each floor.
Free wireless internet for residents.

Services, if provided:
Metro West Housing Solutions provides community resource centers at all family
developments, which will include Lamar Station Apartments. Resource centers feature a
computer lab and activity space. They are staffed with a part time resident services
coordinator. Their role includes working with residents and property management to
identify clients’ goals/needs and develop strategies to connect residents to opportunities
that may enhance quality of life. Information is detailed in the PATH summary attachment.
Description of energy efficiencies:
MWHS’ thorough integrated design approach to energy‐efficiency 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. Our most recent new
construction shows our success in keeping residents’ costs low, with utility bills averaging
$22/month. By constructing this building on a previously developed infill site, the project is
saving energy. No infrastructure or services will need to be expanded and maintained for
this development. The site’s exceptional proximity to light rail and bus service further
minimizes energy as residents will be able to access jobs, schools, and 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 or thermal power. The
building envelope is carefully designed to include insulation and low‐e windows to minimize
energy costs. The building’s orientation allows for extensive daylighting, which when
combined with an aggressive lighting schedule 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.
Type of financing; local, state, and federal subsidies; etc.
The following financing sources will be used:




HOME funds from City of Lakewood
HOME funds from Colorado Division of Housing
Grant from USGBC/Bank of America toward LEED







EDA grant from Xcel Energy toward energy modeling and LEED
Equity from Metro West Housing Solutions (including land and cash)
Tax credit equity
Mortgage
Private foundations are being solicited for human 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 10% of the units available for tenants at or below 30% of
AMI, another 24% at 40% of AMI, and 25% at 50% of AMI (a total of 59% of units
available to very low income households). There will also be 22 units at 60%
AMI, giving the development a score of 80 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 rent overall for this
development is at approximately 45% 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
This property will focus on families. As described above, we anticipate having

numerous seniors at the development as well.
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 annual credit well below the maximum and is not
requesting a basis boost. This may allow for more developments to be selected
for credits in this round.
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 approximately 40% below the
average per unit cost (nearly 30% below the average per affordable unit) for all
of the 2011 new construction tax credit awardees. In order to meet this level of
request, MWHS significantly reduced construction costs and increased the
amount of equity provided from our last application. We were able to lower the
cost primarily by changing from having underground parking to now having
surface parking. In addition, we increased the number of units and made them
slightly smaller, made minor modifications to the exterior finishes, removed the
solar photovoltaic array from the plans and budget, and are pursuing a lower
LEED certification level than previously anticipated. 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 at all 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 Transit Oriented Development (TOD) priority. It is within
1/4 mile of the Lamar Street Station of the West Line corridor. The West Line, currently
90% finished with construction, is scheduled to open by May 2013.
3. Describe how the project meets the criteria for approval in Section 2 of the QAP:
a. Market conditions:

i. The PMA overall vacancy rate is 4.3% and rents are increasing. The
overall capture rate for the project is 13.3% with existing properties and
rises to 16.2% when including the project. In‐migration is not being
factored into the capture rate analysis. We manage several of the tax‐
credit properties that are being used as comparables. All the properties
are 100% leased with waiting lists.
ii. Most of the properties in the PMA are older, low quality and have
deferred maintenance. When combined with the low vacancy rates in the
area, we believe that this property will serve a significant need for high
quality affordable and market‐rate housing near bus and light rail transit
in this area.
iii. In addition to the waiting lists for affordable apartment communities,
MWHS has a waiting list of nearly 700 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 176 units of residential multifamily, more than
sufficient for this 110‐unit proposal. It is located in the City Council‐
approved Lamar Station Area Plan, which allows for higher density zoning
for TOD development.
iii. The application for Site Plan Review has been submitted to the City of
Lakewood. This administrative process is expected to take 120‐180 days
and should result in a building permit being issued by mid‐August 2012.
This will enable a closing to occur and construction to begin in 2012.
iv. Carryover will be met by the end of 2012 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.
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

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 9 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 recent tax credit project, Creekside West, completed in
2011, is an interesting case study demonstrating the agency’s ability to
respond to adverse conditions. The project’s initial investor refused to
honor its $1.05 commitment when market conditions worsened. MWHS
replaced that commitment with one at $0.78, but did not request
supplemental credits or any additional help from CHFA. The project was
completed on time, under budget, without lowering quality, and is
currently 100% leased with a lengthy waiting list.
iv. MWHS recently liquidated its public housing portfolio and received over
$16,000,000 in cash specifically designated for affordable housing
development. The2011 audit shows over $58,000,000 in Assets and over
$41,000,000 in Net Assets.
e. Cost reasonableness:
i. Project costs are significantly lower than the last application we
submitted for this development. The major change is removal of the
underground parking and using surface parking instead. Given the size
and configuration of the site, surface parking works well and does not
detract from the aesthetics or significant open space. Other changes
include increasing the number of units (from 88 to 110) and making them
slightly smaller, making minor modifications to the exterior finishes,
removing the solar photovoltaic array from the plans and budget, and
pursuing a less aggressive level of LEED.
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.
iii. This will be the third new construction tax credit development MWHS has
done with this general contractor, Calcon Constructors, Inc. They are
consistent in cost‐estimating practices and have a record of low change
orders.
f. Proximity to existing tax credit developments:
i. There are 8 other Tax Credit developments in the PMA. 4 of them are for
seniors. One of the family developments is Section 8 subsidized. Two of

the family developments were built in 1972 and had moderate rehab,
both using 4% tax credits.
ii. The last new family development constructed in the PMA is now 14 years
old (Renaissance at Concord, built in 1998).
g. Site suitability:
i. This development will provide the first new multi‐family housing by a
station on RTD’s soon‐to‐be‐completed West Line light rail corridor. It is 1
block from the Lamar Street Station on 13th Avenue in Lakewood.
ii. When the West Line opens, this location will be 15 minutes via light rail
from downtown Denver, the Auraria campus, St. Anthony’s Hospital, Red
Rocks Community College, and the Federal Center. There is an
elementary school 3 blocks away, a Head Start adjacent to the site, and
the Rocky Mountain College of Art + Design and significant retail on
Colfax Avenue are within 5 blocks.
iii. The site is located in the heart of a newly designated Arts District (40
West). The district has recently applied for Creative District status with
the State of Colorado which may further improve the site’s marketability,
particularly for the project’s 5 live/work units.
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:
No request for DDA credit is being requested.
5. Address any issues raised in the market study submitted with your application:
a. The market study was generally quite supportive of the development and raised
no serious issues which cannot be readily handled. The issues raised include:
i. Uses of sites adjacent to the east and west of our site – the
recommendation, which we will implement, is to provide adequate
buffering and screening in those areas.
ii. The property has low drive‐by visibility – the recommendation, which we
will implement, is to ensure adequate budgeting for advertising. The
market study also recognizes, as we have noted, that the light rail will
provide high visibility.

6. Address any issues raised in the environmental report(s) submitted with your
application:
The first Phase I and II reports were completed in 2006 with a recent update to the
Phase I in 2012. The report shows presence of hydrocarbon and grease contamination
as well as a small amount of lead in the soil. Our recent sampling in preparation for the
cleanup indicates the lead level is below actionable level for residential development.
MWHS had a Preliminary Cleanup Plan completed to provide technical information
related to the process of cleaning up this type of environmental contamination and
associated costs. This report formed the foundation of MWHS’ grant application to the
Environmental Protection Agency (EPA) for brownfield cleanup funds. MWHS was
awarded a $189,000 EPA brownfield cleanup grant in June 2011 and has worked closely
with the EPA, Colorado Department of Public Health and the Environment, and the
Colorado Brownfields Foundation to further analyze environmental contamination on‐
site, formulate a strong plan for cleanup, communicate with the public, and facilitate
the cleanup process to prepare for construction.
MWHS is providing the balance of the funds for the cleanup, which is not included in
basis or in the budget for this application. The brownfield cleanup is in process and is
expected to be completed by the end of the second quarter 2012. Lamar Station
Apartments will purchase the land for the development from MWHS after cleanup is
complete.
7. Describe and demonstrate local support for the project (including financial support):
This project has received remarkable local support from government, businesses, non‐
profits, and citizens. The project’s many partners have provided support in a variety of
ways including funding, technical expertise, sharing of services, land use entitlement,
etc. to facilitate development. The project received 36 letters of support during the
rezoning process and has received dozens more for grant applications (see Letters of
Support attachment for details). More than a dozen citizens and MWHS residents
testified in the project’s favor during rezoning Planning Commission (PC) and City
Council (CC) hearings. The project received unanimous approval for rezoning from the
PC and CC and the agency received the highly coveted C.Y. Choi Award from the City of
Lakewood for transparent community outreach during the rezoning process.
The project has already received more than $1 million in funding from local partners.
The City of Lakewood HOME program has allocated $750,000. The EPA Region 8 office
awarded $189,000 in funding for environmental cleanup. MWHS was the only recipient
in Region 8 to receive brownfield cleanup funds during the 2011 funding cycle. Xcel
Energy’s local office awarded approximately $25,000 for energy‐efficiency modeling and
LEED assistance through its Energy Design Assistance Program. MWHS is one of the

program’s highest performers. The agency expects to receive approximately $600,000
from the State of Colorado Department of Housing.
MWHS has demonstrated its commitment to being a neighborhood leader and found
ways to become a positive attribute in the community prior to development, further
generating local support. The agency has worked closely with the Two Creeks
Neighborhood Organization (TCNO) to keep them apprised of the project’s progress and
to provide opportunities for input during the design process. MWHS has facilitated
focus groups with TCNO leaders to integrate them into the design process and address
concerns. The agency volunteered to pay for the TCNO’s quarterly newsletter to 2,000
citizens and its annual ice cream social fundraiser. MWHS served on the Arts District
Formation Committee that facilitated creation of an official arts district (40 West Arts
District) that includes the site. One of the district’s goals is to create a scholarship‐like
program that helps pay an artist’s rent in one of the live/work units at this property.
MWHS has partnered with the RMCAD, only a mile away, to create opportunities for
input on design, branding assistance, and public art. RMCAD has shown significant
interest in the market rate and affordable apartments for full‐ and part‐time students,
staff, and faculty, many of whom will meet income eligibility requirements.
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:



PATH brochure, describing our services program
Summary of letters of support
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Addressing the geotechnical issues that the project has experienced is not optional: In order to
remain safe, decent and affordable, residents, the property owner and the property investor
must be assured that the hillside remains stable, and that no future rock‐intrusions occur.
Additionally, as an existing property Mercy Housing has completed the majority of work to exit
the existing tax credit partnership, and reengineering of the hillside and a scope of work for
project rehabilitation is well underway. Thus the project is as “shovel‐ready” as can be and
awaiting an allocation of 9% tax credits to finalize recapitalization and rehabilitation of the
project thus preserving the affordability period and the population served.
Type of Construction
The project consists of 11 buildings: 10 residential and one office/clubhouse building. The
tallest building is 3 stories. All buildings are “walk‐ups” with enclosed access points. There are
no elevatored buildings. No buildings have externally‐entered staircases, so that neither
staircases nor entrances to individual units are exposed to the elements.
All buildings are partially subterranean, as the property is cut into a sloping site. As such, the
substructure comprises concrete slabs with cast‐in‐place retaining walls with a damp‐proofing
application to the exterior faces. There are no crawl spaces. Storm water run‐off from the
adjacent mountain is generally directed to the north of the site where it discharges to the
parking lot. Parking lot surface water is directed to the south of the site where it ultimately
discharges to the adjacent street. There are also catch basins within the parking lot. The
buildings are wood framed with wood fiber lap siding, dual pane vinyl windows and asphalt
shingle roof coverings. The attics are insulated. Interior finishes comprise carpet, vinyl and
some laminate plank flooring, painted drywall walls and ceilings, light fixtures and plumbing
fixtures. Each unit is served by a forced air gas furnace and a 40 gallon gas water heater, both
located either in the garage or an exterior closet. No cooling is provided to the units.
Of great significance in this project are the planned remediation efforts for the hillside behind
the property: original mediation efforts were engineered (and approved) as a series of half‐
inch, regularly spaced steel cables. While these remediation cables proved effective for the first
decade‐plus of project operations, the February 2011 large rock that eluded these cables
proved a need to re‐engineer and replace this system. The proposed replacement is a Geobrugg
GDE‐ 3000 rockfall barrier, 15‐feet in height (more information may be seen at the following
link
http://www.geobrugg.com/contento/English/Home/Slopestabilizationmeshsystem/tabid/2061
/Default.aspx ).
2

Population Being Served
The current population served at the property ranges from 40% to 60% of La Plata County’s
AMI. Recapitalization of the project through an allocation of Low Income Housing Tax Credits
will allow the project to serve residents with lower incomes. Thus following recapitalization, the
project will serve residents with incomes from 30% to 60% of AMI.
The project is primarily affordable workforce housing for families and individuals. Of the current
residents, 41 of the 50 households (82%) are employed, 77 are adults (64% female), 44 children
reside at the property (80% under the age of 12), and 11 households have Section 8 vouchers.
Bedroom Mix
The project consists of 50 units. Following recapitalization these units will appear in the
following configuration:
AMI
30%

Number of Bedrooms
1Br
2Br
3BR

Number of Units
1
3
1

40%

1BR
2BR
3BR

2
11
2

50%

1BR
2BR
3BR

2
6
12

60%

2BR
3BR

5
5
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Location, Amenities and Services
The project is located on West 2nd Avenue in Durango. While nestled among single family
homes, the site provides ready access to numerous employment opportunities on North Main
Avenue one block away, as well as regularly scheduled public transit, one similar block away. In
addition, La Plata County’s Human Services building is 2.4 miles away, and the City of Durango’s
Recreation Center is less than a mile from the site.
Onsite, the project has a clubhouse where residents have access to no‐cost after school
programs, a learning center and computer lab.
Energy Efficiencies
Through recapitalization of the Merced de las Animas project, the property will be able to
achieve a much higher level of “greenness’ than was previously possible. Green measures
include:
Project – Wide
Units
Low‐flow fixtures
Window coverings / blinds
Energy efficient lighting

E‐Star ceiling and bathroom fans

Low VOC paints

E‐star refrigerators and dishwashers

Native/xeriscape plantings and Smart
irrigation system

Garbage disposal

New HVAC systems and replacement water
heaters
Vinyl Composition Tile (VCT) flooring
E‐Star windows and doors
Formaldehyde free products

4

Type of Financing
The financing package for this project includes an allocation of 9% LIHTC, plus an additional
requested and CHFA‐approved Basis Boost. In addition, Mercy Housing has requested a waiver
of building permit fees from the City of Durango (projected at $30,000), and has contacted the
Colorado Division regarding a potential additional request of approximately $165,000. Mercy
Housing will also defer approximately $138,000 in developer’s fees, and provide a cash flow
note to the project in the amount of approximately $725,000.
This financing package makes several assumptions:








$0.88 cents for tax credit equity that is supported by syndicator Letters of Interest
(enclosed with this application)
Six and a half percent interest on a permanent loan, also supported by several lenders’
Term Sheets
Enclosed confirmation from Mercy Housing for deferral of Developer’s fees and a cash
flow note based on the enclosed Purchase and Sale agreement for the transaction to
close in 2013
A requested Tax Credit Applicable Fraction of nine‐percent. Please note that since the
property is already owned by Mercy Housing (or a Mercy‐controlled tax credit general
partner) and an exit of the current partnership is well underway, the Merced de las
Animas project is uniquely positioned to meet the timelines required to be Placed in
Service in advance of the December 31 2013 deadline, and thus preserve the 9%
applicable percentage rate.
A 30‐percent basis boost at CHFA’s discretion.

It should be noted that stabilizing the hillside behind this property – at a cost of over $1.2
million or $24,000+ per unit– is responsible for a large share of the cost of this project.
Stabilization of the hillside is not viewed by Mercy Housing as optional, yet drives up project
costs, and necessitates the request to CHFA for approval of the 30% basis boost as well as a
first‐round 2012 tax credit allocation.
Guiding Principles
The Merced de las Animas project meets the following Guiding Principles from Section 2 of the
Qualified Allocation Plan:
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To support rental housing projects serving the lowest income tenants for the longest period
of time
o The current project is deed restricted to 21 units at 40% of La Plata County’s AMI, 23
units at 50%, five units at 60% AMI, plus one manager’s unit.
o Upon allocation of tax credits, the project will serve five units at 30% AMI, 15 at 40%
AMI, 20 at 50% AMI, and 10 at 60% AMI.
o The project will execute a new LURA, agreeing to serve the residents for the 15‐year
compliance period, plus an additional 20 years.

• To support projects in a QCT, the development of which contributes to a concerted
community revitalization plan
o While the Merced de las Animas project is not in a QCT, it is in a community whose
comprehensive Plan includes a separate housing element, a copy of which is
attached. In addition, there has been an acknowledgement that housing is a regional
issue in the Southwestern portion of Colorado, which has led to the establishment of
Colorado’s only multijurisdictional regional housing authority
(http://www.rhalpc.org/). Other documentation is provided as well, documenting
efforts that have been undertaken in the region to address housing as a region‐wide
issue.
• To provide for distribution of housing credits across the state
o There has not been another tax‐credit funded project in La Plata County since 2008
o The last tax credit funded project in the Southwest Colorado region was in Delta,
Colorado in 2009
• To provide opportunities to a variety of qualified sponsors of affordable housing, both for‐
profit and nonprofit
o Mercy Housing has a long track record of successfully developing and delivering tax‐
credit funded projects in Colorado. These projects have been in areas as diverse as
the Stapleton neighborhood in Denver, to Fraser Colorado, to several projects in and
around Durango.
• 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
o The Merced de las Animas Apartments provides housing to working families and
individuals. Residents currently have incomes ranging from 40% of AMI to 60% AMI.
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Through an allocation of the requested tax credits, Mercy Housing will be able to
provide housing for households with incomes as low as 30% AMI.
• 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
o Mercy Housing appreciates and respects CHFA’s fiscal stewardship over the
allocation of tax credits. The need for the applied‐for credits as well as the requested
basis boost is driven by the need to stabilize the hillside behind the property. While
this process is costly, Mercy Housing views it as necessary for the long‐term safety
and sustainability of the project.
Housing Priority


Counties with populations of less than 175,000
o

In particular, La Plata County’s current (2010) population estimate is 51,334
according to the U.S. Census Bureau.

Criteria for Approval
a. Market conditions:
i. According to the market study commissioned for the current tax credit
application, the market for the Merced de las Animas project is strong,
with an unmet demand for 1,641 apartments at the rents offered by the
project, and a capture rate of 12.4%.
ii. According to the latest Colorado Division of Housing Statewide Rent and
Vacancy Survey (Q3, 2011), the vacancy rate in Durango was 4.7 percent.
iii. The project has operated with an economic occupancy level of nearly
97% (specifically 96.76%) over the last five years. During that time, the
lowest economic occupancy level was nearly 96% (in 2007), and the
project has operated at above 96% occupancy since that time.
b. Readiness‐to‐proceed:
i. Since this is an existing project and will continue ownership under the
same sponsor, the project will be able to quickly proceed through its
resyndication, rehabilitation, and placement in service. An exit from the
current tax credit partnership has been ongoing with Fannie Mae, and as
such, much of the complexity (and lead time) associated with this request
has been moving forward.
7

Given a short turnaround time that this project can meet, it is excellently
placed to take advantage of the 9% Tax Credit Applicable Percentage Rate
that would otherwise expire 12/31/2013. This is among the reasons Mercy
Housing strongly requests CHFA’s allocation of credits during the 2012 1st
application round.
c. Overall financial feasibility and viability:
i. The project’s financial feasibility and viability are excellent:
1. Pro forma debt and equity assumptions are based upon letters of
interest both from potential lenders and syndicators
2. Mercy Housing’s sponsor note and developers fee deferral
approvals are provided as attachments to the current application
3. Preliminary discussions have occurred with the Colorado Division
of Housing regarding gap funding
4. City of Durango staff has expressed strong support for waiving
permit fees associated with this project
5. The property has a 15‐year long operating history from which to
base pro forma assumptions regarding operating expenses. This
operating knowledge is complemented by Mercy Housing’s
experience operating two other LIHTC properties in Durango.
6. Crucial to all of these assumptions is approval of the requested
basis boost that will be required in order to ensure feasibility.
d. Experience and track record of the development and management team:
i. Mercy Housing has a long and successful track record of project
development and management in Colorado, with fifteen properties
currently owned and managed. Recent projects have included: the
Aromor, Bluff Lake and Parkside apartments in Denver; and the Pinon
Terrace project in Durango.
ii. Construction Management of the project will be overseen by Gary Truitt,
who has overseen development of some 388 Units (4 properties)
specifically for Mercy Housing Mountain Plains, ten properties for Mercy
Housing’s overall portfolio, and has over 30 years of construction
management experience.
iii. The project architect, Michael O’Hara, is from KTGY Group which was
founded in 1991. The firm has extensive experience in affordable housing
including projects in Colorado, California and Arizona.
iv. The project’s General Contractor is FCI Constructors which began its
business in Colorado in 1978. FCI has served as the GC for several large‐
scale affordable residential projects in Colorado, including one in Boulder,
two in Denver, and one in Durango.
v. The project will continue to be managed by Mercy Housing Management
Group, which manages some 16,000 units nationwide.
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e. Cost reasonableness:
i. The project as proposed equates to a total development cost of $170,579
per unit, consisting of $94,891 per unit in rehab costs (55% of project
costs), including contractor fees. This includes a significant cost to
reengineer and stabilize the hillside behind the property, costs which
Mercy considers inescapable in order to ensure safe operation of the
property.
f. Proximity to existing tax credit developments:
i. La Plata County (principally Durango) has 11 tax credit projects. Of these,
nine were placed in service in the 1980s, 1990s, or early 2000’s. Of the
two remaining, the properties are considered stabilized by the current
market study. Further, all of the tax credit projects in Durango have
vacancies at 3% or less, waiting lists, or both.
Site suitability:
ii. The site is suitable based on a majority of characteristics, for instance
there are no Recognized Environmental Conditions, the site is not in a
flood zone, and it is close to transportation, schools and shopping. It has
been integrated into the neighborhood for a decade and a half, and
provides a transition between Main Avenue commercial uses, and single
family homes on Second Avenue. The site is located next to a hillside
however, that does require stabilization.
Additional 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):




At a pro forma level of $4,268 the PUPA is beyond CHFA’s guideline of $3,900
per unit. As a property that has been in operation for 15 years, the costs to
operate this community are well understood, and have averaged some
$4,800 over the last five years. Nonetheless management expenses have
been reduced over the previous three years, and the projected substantial
rehab of the units, exterior site work, and gains in energy efficiency are
expected to reduce operating costs further.
All other underwriting criteria are within CHFA’s guidelines.
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b. Justification of the financial need for CHFA’s DDA credit up to 130 percent of
qualified basis:
 Stabilizing the hillside adds an additional $1,241,040 to the development
costs of this project. Despite the $1.2 million in added costs, this expense can
be paid for through approval of the CHFA‐requested basis boost.
It should also be noted that without the expense of stabilizing the hillside,
this resyndication and rehab would be a good candidate for a 4% non‐
competitive tax credit application. Thus it is the considerable expense
needed to stabilize the hillside that is driving the need to fund this project
through 9% credits, inclusive of the 30% basis boost.
Market Study Identified Issues
According to the market study commissioned for this application, the strengths (and several
weaknesses) of the Merced de las Animas project are represented by the following table:
Strengths

Weaknesses

Property has maintained high occupancies for
nearly 13 years.

Vacancies at Merced have been higher since mid
2011 than in most past years and are the highest
among comparable properties

Overall vacancy rates in Durango are low – 4.66%

Vacancy rates are slowly trending upward from
3.59% two years ago

Market rents are increasing

Rents at comparable LIHTC projects are discounted
at 40% through 60% AMI levels

Overall capture rates are moderate ‐‐ 12.4%

Temporary relocation of all residents will be
required

Capture rates will decrease for 40% and 50% units
while increasing for 30% and 60% units
Construction of additional LIHTC units within the
PMA is not now planned.
Rents proposed are the same as currently paid
Proposed improvements will increase the project’s
marketability
Proposed improvements will decrease utility costs
and improve affordability

Additionally, as the property has been performing strongly for many years with a current
economic occupancy level of 97%, market risks are considered negligible.
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Environmental Identified Issues
The environmental issues associated with the hillside behind the Merced de las Animas
property are now well studied and understood. In order to mitigate issues associated with
these concerns, funds allocated through this application will install a Geobrugg GDE‐ 3000
rockfall barrier, 15‐feet in height (with more information specific to this system provided at the
internet link earlier in this narrative).
Beyond the hillside, there are no Recognized Environmental Concerns nor floodplain issues
associated with the property.
Local Support
Project staff have requested waiver of the projected $30,000 in building permit fees from the
City of Durango. Initial feedback from City of Durango staff has been positive, and a decision by
the City Manager is pending.
Acquisition/Rehab‐Specific Issues



10‐year Rule: The project has been held in the same Tax Credit Partnership for the past
15 years. A 10‐year Rule Opinion is included with this application.
Capital expenditures over the past two years have included:
 There have been no formal capital expenditures over the past two years.
 $41,000 in repair costs were spent associated with the rock incident in February
2011. These repairs were covered by insurance.
 Unit replacements over the past two years have total $56,976, but have
consisted primarily of carpet and vinyl replacement.



Related Party Transactions have been limited to Mercy Housing as the tax credit general
partner, as well as Mercy Housing Management Group as the property manager.



Past local, state, or federal resources invested in the project:


Several other subsidies have been invested in Merced de las Animas including
funds from the Colorado Division of Housing, AHP funds from the FHLB, and a
City of Durango tap fee deferral loan.
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Obvious
O
desiggn flaws: Beyond the hillside behindd the properrty, this projeect has
performed well from a ph
hysical‐plantt perspectivee. There aree gains to be had in higheer‐
effficiency maaterials both in constructtion, in the uunits, onsitee for instancee in the parkking
lo
ot, as well ass in energy efficiencies.
e
The
T proposeed scope of w
work addressses all of theese
isssues.



Obsolescence
O
e issues: Fixttures within the units arre functionall, serviceablee, and yet daated.
The proposed
d rehabilitation will replaace these fixxtures with m
more moderrn and efficieent
fixtures that will
w have gre
eater aesthe
etic appeal, aand greater durability.



Saafety issues:: The commu
unity and the surroundi ng neighborrhood have eexperienced
d no
saafety issues other than those
t
posed by the rockkfall incidentt. The propossed rehab w
will
address this issue.

The hillside and asso
ociated rockffall behind th
he Merced dde las Animaas apartment communityy has
led to the
e need for th
he requested resyndicattion and reh abilitation. A
All issues ideentified with
h the
hillside and with the obsolescencce of the pro
operty will bbe addressed
d through th
his rehabilitaation.

Extterior View of
o Rock‐Dam
maged Unit
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Intterior View of
o Rock‐Dam
maged Unit

Subject Rock
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Project Naame: Odysse
ey Apartments
Project Ad
ddress: 4725 High Street, Denver
D

C
ics
Project Characteristi





Tyype of construction: Wood frame with elevator, on a concrete sllab foundatio
on.
Po
opulation Serrved: Lower‐Income Wom
men with a priiority for thosse who are ho
omeless (possibly
livving with HIV
V, substance abuse
a
or mental health dissorders) or veeterans or botth, women att‐risk
off becoming homeless; you
ung children of
o subject wo men.
Bedroom Mix: 24 1‐Bedroo
oms (610 Sq.FFt.) and 12 2‐ Bedrooms (7 53 Sq.Ft.);
Amenities: Secure access (vvery important for womenn); Secure outtdoor gatheriing/picnic areea;
acccess to comm
mon space in adjacent, ren
novated schoool building fo
or (dining, vid
deo lounge an
nd
program space
e), off‐street parking,
p
in ad
ddition to in uunit features ssuch as carpeet, window blinds,
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interior storage closet, cable hookups, frost‐free refrigerators, dishwasher, disposal and
individual HVAC. Public transit having great access (on‐site bus stop, and within ¼ mile of future
light rail station, and easy access to I‐70 and downtown Denver). The apartment building will
also have a laundry room, an on‐site manager and will allow approved pets.
Services: Case management (for all residents) for access to Mental Health Groups; Drug &
Alcohol Treatment Groups; Education & Employment Groups and Holistic Groups & Services, all
provided by The Empowerment Program, General Partner. Additional services may be provided
by other third party sponsors in the available program space within the adjacent school building.
Energy Efficiencies: A LEED‐certified building; new structure prewired for a photovoltaic solar
array on the roof; E‐Star appliances.
Type of Financing; No permanent debt; short‐term soft loan money from Denver and the State
of Colorado; 9% Tax Credits.

State & Local Support
This project will a) fulfill one of the priorities of Denver’s Jump Start 2012 program by providing
replacement housing to units being taken for the widening of I‐70 through the Elyria‐Swansea
neighborhood (One consensus goal of the neighborhood), b) provide permanent housing for homeless,
consistent with Road Home objectives and supported by our recent $196,000 award of Den. Human
Service economic development funding and c) meet OED goals of neighborhood revitalization and TOD
affordable housing priority.

Odyssey Apts (on left) and Renovated, Historic Elyria School
Why should this project be selected above others?
In addition to supporting preservation of a now‐vacant, historic building in this target Denver
neighborhood, this project will provide transitional and permanent housing opportunities to at‐risk
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women who will benefit greatly from the camaraderie of living in structured, substance‐free
environments with other women who are succeeding and who have access to treatment services to
improve their health and the lives of their children. Odyssey will provide much needed affordable
housing within walking distance of a light rail station and is close to numerous job centers. It will
accomplish these goals with an allocation of under $600,000 in annual LIHTC so the number of rental
housing projects statewide can be maximized.

Strengths & Weaknesses
The only weakness identified in the market study for this project is the smaller than average size of
units, particularly 2‐Bedroom units. The market study indicates this weakness is not significant when
off‐set by the project’s strengths which include above average amenities and tenant services, proximity
to transit (include a future light rail station) and employment and the low capture rate needed to fill up.
An important strength is the opportunity to couple a strong service component with a new construction,
energy efficient apartment building in a “campus like” neighborhood setting.

Consistency with CHFA’s Guiding Principles & Housing Priorities
Guiding Principles
1. Project in a QCT
2. An opportunity for a non‐profit sponsor
3. Serving an at‐risk population
Housing Priorities:
1.
2.
3.
4.

Persons with Special Needs (At‐risk women);
In a market with pent‐up demand for affordable housing (Vac.< 4%)
TOD Site
Service enriched development/housing program
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Meeting the Criteria in Sec. 2 of CHFA’s QAP










Market Conditions—Tight market based on low vacancy rate; Low capture rate; Housing an
under served population of women veterans and non‐veterans.
Readiness to proceed—PUD Approved in 2010; Can begin const. in fall 2012.
Overall financial feasibility & viability—Based on preliminary commitments from local and state
governments and low capture rate required, high feasibility and viability; committed tax credit
investor(s) and construction loan lender.
Experience & Track record of Dev. & Management. Team—The Empowerment Program has
owned and successfully overseen two LIHTC projects (both of which has reached their 15th year);
The co‐developers have successfully completed over 4,000 LIHTC units; The Management Agent
currently manages over 1,500 LIHTC units successfully.
Cost Reasonableness—Hard costs of slightly more than $103/sq.ft. and overall development
costs of under $172/sq.ft. The rents for these units are considerably below those of the
comparable LIHTC units surveyed in the market study.
Proximity to existing tax credit developments—The closest LIHTC project (Globeville TH’s) is 0.7
miles away and has 0% vacancies (but does not have 30% and 60% units). The next closest
LIHTC project (Renaissance Riverfront) is 3.2 miles away, in a very different type of location and
has a waitlist for 1‐ and 2‐bedroom units. Other existing LIHTC properties are over 3.0 miles
away, are located in very different types of neighborhoods (e.g. Off‐Broadway Lofts,
Renaissance @ Civic Center, Renaissance Uptown Lofts, etc.) and are all operating at near 100%
occupancy.
Site suitability— Located in a quiet residential neighborhood attractive to the target residents
and fully approved for the use by the City of Denver. The site also has very good access
(adjacent to bus stop, near I‐70 and within 0.1 mile of future light rail stop), to nearby
employment opportunities and within close proximity to shopping and other services.
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N
Prairiie Sun Aparttments II
Project Name:
Prairie Sun Apartmentts II is a propo
osed multifam
mily developm
ment to be lo
ocated adjaceent to the sou
uth of
the existin
ng Prairie Sun
n Apartmentss, located at 1001 Mountvview Avenuee, Fort Lupton
n, Colorado 8
80621.
The first phase
p
of the developmentt, constructed
d in 2005, off
ffers 50 one, two, and threee‐bedroom units.
This phase
e will offer 6 one‐bedroom
m units, 18 tw
wo‐bedroom uunits, and 14 three‐bedroo
om units.
Amenitiess include surface parking, communitty room, onn‐site leasingg office, fitneess center aand a
playgroun
nd. Additionally, all units will
w have a range, dishwassher, refrigeraator, ceiling ffans, washer//dryer
hookups, and central heat/air con
nditioning. The constructtion of the b
buildings willl complemen
nt the
surroundiing neighborh
hood.
The units will be available to housseholds earning 60 perce nt of the areea median in
ncome or lesss. The
units will be offered att approximate
ely the follow
wing rental rattes:
40% AMI

50%
% AMI

1BR:

$395

$50
00

2BR:

$465

$59
90

3BR:

$530

$67
75

These ren
nts are below
w the maximum low incom
me housing taxx credit rentss for each resspective AMI level,
and below
w Fair Markett Rents.
Project co
osts will total approximately $7 million dollars, to be made possible by thee equity geneerated
from the sale of Low Income Houssing Tax Cred
dits, and a peermanent/co
onstruction lo
oan from a private
he project de
eveloper is Gaarrison L. Hasssenflu. Mr. H
Hassenflu is Managing Meember of Garrison
lender. Th
Communiity Developm
ment and Garrrison Community Managgement Comp
pany. He hass over twenty five
years of experience
e
in
n development and has a portfolio of seventeen p
projects totalling approxim
mately
800 aparttment units th
hat he has bu
uilt and managged in the lasst twelve yearrs.
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The project will be designed by E + A Architecture, St. Louis, MO, and will be constructed by Fauss Wygo,
an Omaha, NE company. The development will comply with all of the mandatory requirements of the
Green Communities Criteria Checklist and will score a minimum of 35 points from the optional criteria.
The project will qualify for several of the guiding principles listed in the CHFA QAP including:
1. “To Support rental housing projects severing the lowest income tenants for the longest period
of time.” The rents at the project will be targeted to households earning 40 and 50 percent of
the AMI, or less. Additionally, the owner has agreed to extend the period of affordability for at
least 25 years beyond the initial compliance period.
2. “To support projects in a QCT.” The site is located in a QCT.
3. “To provide for distribution of housing credits across the state.” The development will be
located in a rural area where there is a lack of supply of multifamily developments.
4. “To provide opportunities to a variety of qualified sponsors of affordable housing.” Garrison
Community Development, LLC is experienced and qualified in developing LIHTC developments
all over the Midwest and mountain states.
5. “To distribute housing credits to assist a diversity of populations in need of affordable housing.”
The development will be offered to families with incomes of 50 percent of the AMI or less.
These families would otherwise experience a lack of good quality affordable housing.
6. “To support new construction of affordable housing projects.” The development will be new
construction.
7. “To reserve credits for as many rental housing projects as possible while considering the
Priorities and Criteria for Approval.”
8. “To reserve only the amount of credit that CHFA determines to be necessary for the financial
feasibility of a project.” The application and tax credit request will show only the amount
necessary to develop and construct the development in an efficient and good quality manner.

The development meets the priority of market areas of pent‐up demand for affordable housing. The
existing development Prairie Sun Apartments, continuously maintains occupancy levels of at least 98
percent as well as a lengthy waiting list.
The development will meet the criteria for approval by providing a market study showing a demand for
additional units in Fort Lupton. We have also demonstrated that we are ready to proceed with
development immediately on approval of tax credits. We will be able to obtain environmental clearance,
transfer the land into the ownership entity, and enter into firm commitments with the syndicator and
lender. We have included material to demonstrate the experience and past successes of the
development team. The construction cost breakdown completed by our general contractor has also
been included to show cost reasonableness. As shown in the market study, the only other tax credit
development located in the PMA is the first phase of our development. That property has been
successful for us and has indicated a need for the further construction of units. Its success also provides
information on the suitability of the site, as it is adjacent to the north of our proposed development.
As detailed in the application, the project is requesting a slight DDA Basis Boost. Due to the high cost of
construction in the area, it is necessary to include a basis boost in the financing structure to make it
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feasible. This ensures the ability to construct a quality development while offering rents at affordable
levels.
The project has the support of the local community. Garrison Companies has a good working
relationship with the City and neighboring citizens through the work of the first phase of the project.
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Project Name:

Pueblo West Gardens II
(an addition to the existing Pueblo West Gardens facility)

Project Address:

948 E. Saxony Drive, Pueblo, Colorado 81007

The following Narrative describes the characteristics of the Pueblo West Gardens II Project and
why it should be selected above others for an award of Tax Credits, addressing both its
strengths and weaknesses. As required by CHFA’s 2012 Tax Credit Allocation Plan, it includes a
description of the Project as proposed; detailed type of construction; population being served;
bedroom mix; location; amenities; services; description of energy efficiencies; type of financing;
and applicable state subsidies (through the Medicaid program). At the end of the Narrative are
answers to the specific CHFA questions noted in the instructions.
Summary
As noted below, there is a great unmet need in the Pueblo area for additional affordable
assisted living units, as evidenced by the 100% occupancy (and waiting lists of tenants) of our
four existing affordable Tax Credit facilities. The Market Study prepared supports this strong
need, noting an astoundingly low 2.8% to 3.0% capture (or “penetration”) rate for the new
units.
As also explained below, an award of Tax Credits for the Project is a very efficient use of
available credits by CHFA, as the Development Cost for the units is well below the calculated
HUD value limits, both on a per unit and total cost basis. In fact, the total Project development
costs (including all reserves and other soft costs) are under $3 million, which is approximately
$1 million lower than the HUD Section 221 limit for a 30 zero‐bedroom unit facility in the area.
This fact is a very compelling indication of the Project’s enormously economical cost which
makes it a very efficient use of the Tax Credits being requested.

Finally, since the Developer will be purchasing the Tax Credits directly and no syndicate is
involved, the Project will be able to be constructed and placed into service quickly. All zoning is
in place, the site is already owned by the Developer and construction will be able to commence
within a short period of time after the Tax Credits are allocated. In fact, the Developer
successfully completed construction (and placement into service) both of the existing Pueblo
West Gardens project and the Oakshire Gardens project within one year of Tax Credit allocation
(going straight to the Final Application and by‐passing the Carryover Application process), which
we understand is unique and evidences the strong “Readiness to Proceed” of the Project.
General Description of Project
Project Design
The Pueblo West Gardens II building is a single story, assisted living facility with 30 units, and
will be connected to the existing Pueblo West Gardens building that was placed into service in
2010. The new building will be constructed on the adjacent lot to the west of the existing
project, and will be approximately the same size and have the same general layout as the
existing project. A large dining room (with a high “Cathedral ceiling”) will enable the combined
60 tenants (of both buildings) to dine all in one sitting, and the dining room of the existing
facility (that seats 30) will be used for a common activities room for tenants. The commercial
kitchen for the existing facility will be enlarged in order to prepare meals for tenants of both
projects (both the new Pueblo West Gardens II facility and the existing Pueblo West Gardens
facility).
There are 30 individual 325 square feet studio units with private bathrooms in the new facility
(raising the combined total to 60 individual units). Apartments are accessed from the inside of
the building from a common corridor. The total building size of the new facility is approximately
17,000 square feet, including all units, common spaces, and circulation/mechanical space
(bringing the combined size of both connected facilities up to approximately 32,000 square
feet). There are a total of approximately 9,200 square feet in residential units in each of the two
facilities.
Site and Site Plan
The building site is located at 948 E. Saxony Drive, Pueblo West, Colorado 81007 (which is
adjacent to the 960 E. Saxony Drive address of the existing facility). The site is approximately
60,000 square feet in size and is rectangular in shape.
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The site is already zoned appropriately for this use (R‐5 multi‐family) and the developer owns
the site. All utilities (water/sewer, natural gas, electric and cable TV) are already located at the
site. The site is flat and currently undeveloped, but has been graded.
The building has a narrow “L” shape, as shown in the architectural drawings included with the
Application. The site plan includes the building, access drive and additional parking spaces,
along with landscaping and patios. As also noted in the drawings, the new building will be
connected to the existing facility via a short hallway.
Number of Units by Type and Size
In the proposed building, there will be a total of 30 studio units, 28 of which will be LIHTC units
and 2 of which will be Market Rate units (which is the identical unit mix of the existing facility).
All of the units will be identical. The monthly rent and fee structure (for those tenants electing
to receive assisted living services and meals) is as follows:
Medicaid/Income‐Restricted Units ‐ As of January 2012, for all Medicaid residents, the
operator is required to receive a co‐pay of $618 per month from the resident. Of this amount,
$337 is allocated to food service and $281 to rent. The operator will receive $1,447 per month
in services fees that are partially paid by the resident and partially by Medicaid, depending on
the income level of the resident. This brings the total amount earned by the operator to a total
of $2,065 per month. This is the same amount available to any and all Medicaid providers in
Colorado regardless of the type or size of unit, quality of unit, care needs of the resident,
property location, or any other factor.
Market Rate Units – For the Market Rate units, a total of $2,500 per month will be received per
unit, comprised of rent, assisted living services fees and food services fees. This $2,500 total
monthly amount is what we are receiving at the other Pueblo facilities for Market Rate units.
Project and Unit Amenities
Resident common areas include a large living room, a dining room large enough to serve all the
residents, a central kitchen, a laundry room and maintenance rooms. The finish level will be of
high quality for an affordable project and will include, for example, wainscoting throughout the
common areas, six‐panel doors on all doorways, and handrails throughout the building. All
common areas will be furnished appropriately for frail elders. The grounds will include
landscaping, patios adjacent to the building, fencing, gardens and fountains.
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The size of all planned units is 325 square feet. Because the Project is assisted living, kitchens
are not included, however, each unit is equipped with a small refrigerator and can include an
optional microwave, depending on the abilities of the resident. Each unit will include: wall‐to‐
wall carpet, drapes or blinds, and a private bathroom with shower. The building will have
central air conditioning both in units and in common spaces.
All units are furnished with a bed, dresser, nightstand, lamp and chair. Those residents
preferring to furnish their unit with their own items are welcome to do so. Each unit is
equipped with cable TV hook‐ups and local phone service.
Services and Management
The Project is being developed by MEJansen Development Company LLC, which also developed
Trinity Life Gardens in 2000, North Pointe Gardens in 2003, Oakshire Gardens in 2008 and
Pueblo West Gardens in 2010 (the existing adjacent facility), and is in the process of developing
Point of the Pines Gardens, all five of which facilities are assisted living Tax Credit properties
very similar to the subject Project. The management entity is Accolade Living Centers LLC,
which currently manages all of these previously developed projects.
Because the facility will be a licensed assisted living residence, an extensive package of services
is offered to all residents who elect to receive them. Services to be included in the monthly
food service fees and service fees are:









3 meals per day and snacks
24‐hour oversight
Medication administration
Personal laundry and linens
Housecleaning
Transportation to doctor appointments
Weekly bathing assistance
Activities program seven days per week, with at least 2 activities daily.

Staffing includes one caregiver for each 10 residents during the day and one for each 16
residents during the night. Because of that staffing requirement, there will be at least two
caregivers on duty at all times. There are no additional service levels for additional fees. Beauty
shop services are available on‐site by an outside contractor. Residents needing additional levels
of service are discharged to another setting.
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Utilities and Type of Heat
Water, sewer, gas and electric utilities will be paid by the owner. Also included will be cable TV
hook‐ups and local phone service. The heating system is gas forced air and hot water heat.
Central air‐conditioning is also included. As is the case with the existing adjacent facility, the use
of green and energy‐efficient equipment and systems will be maximized with a high LEED
rating.
Development Schedule and Anticipated Date for Delivery of Units
Construction will commence as soon as possible after receipt of a Tax Credit allocation. All
zoning is in place and financing and construction documents are being finalized. The Developer
will personally provide equity financing for the Tax Credits (so no syndicate will be required),
and a construction and permanent loan will be provided by US Bank. It is expected that the
building will be placed into service in January of 2013, with stabilized occupancy at five months,
which is consistent with the lease‐up period of the existing facilities developed and owned by
the Developer.
* * * * * * * * *
In response to the specific items requested to be provided by the Narrative instructions
pursuant to CHFA’s 2012 Tax Credit Allocation Plan, the following noted items are also
addressed:
1. Identify which guiding principles in Section 2 of the Qualified Allocation Plan (“QAP”) the
project meets and why it meets them:
The Project meets numerous of the Guiding Principles, including the following cited:
‐

“To support rental housing projects serving the lowest income tenants for
the longest period of time.” The Project serves the lowest income tenants
(given that 30% of the units are set aside for those tenants under the 30%
AMI level) for the longest period of time (given the longest 15‐year
compliance plus 25‐year waiver period selected). In fact, many of our tenants
are homeless elderly with no income other than the Colorado Old Age
Pension Act and SSI payments, for which payments we assist them in
qualifying.
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‐

“ To provide for distribution of housing credits across the state.” The Project
is located in Southern Colorado, which historically has not received as many
Tax Credit allocations as other areas of the state, which supports this Guiding
Principle.

‐

“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.” The Project, by its nature
as an assisted living facility, serves frail elders and others in need of
supportive housing and services. It also houses a number of individuals who
were previously homeless (many homeless individuals have mental health
and other problems that are best served in an assisted living setting). Senior
citizens are another main area of service, and its tenants are much in need of
the Project as supported by the strong Market Study findings.

‐

“To reserve credits for as many rental housing projects as possible while
considering the Priorities and Criteria for Approval.” The Project is
requesting a relatively small amount of Tax Credits as compared to the norm.
By selecting the Project for an award of Tax Credits, this Guiding Principle is
adhered to as it permits more projects to be funded when a smaller amount
of credits are involved.

‐

“To reserve only the amount of credit that CHFA determines to be necessary
for the financial feasibility of a project and its viability throughout the credit
period.” As noted in the Application, the Project is financially feasible, and is
only requesting that amount of credits that are necessary to generate the
equity required. As noted elsewhere in this Narrative, the costs for the
Project are very reasonable (on both a total and per unit basis), so the
Project represents an efficient use of Tax Credits.

2. Identify which housing priority in Section 2 of the QAP the project qualifies for (please
select only one):
The Project actually qualifies for multiple Housing Priorities as identified in the QAP,
including the following:
‐

Persons with Special Needs. As an assisted living facility, the broad range of
services and meals provided to tenants permits them to maintain and
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increase their independence so they do not otherwise have to live in a
nursing home or other institutional setting. In effect, the supporting services
provided permit tenants to continue to live in a residential setting.
‐

Seniors. The Project, similar to our existing affordable assisted living facilities,
is being constructed to service the senior community and provides all of the
numerous amenities noted under “Services and Management” above which
are attractive and beneficial for the senior population.

‐

Counties with Populations of less than 175,000. Pueblo County, in which the
Project is located, meets this definition.

‐

Market Areas of Pent‐Up Demand for Affordable Housing. As noted in the
Market Study and as evidenced by the waiting list of tenants at all of our
existing facilities (which are all at full 100% occupancy), there is an enormous
pent‐up demand for senior affordable housing in an assisted living facility in
the Pueblo Area. Our vacancy rates are at 0%, and the capture (or
“penetration”) rate for the extra 30 units is extraordinary low.

3. Describe how the project meets the criteria for approval in Section 2 of the QAP:
a. Market conditions: As noted above, the Market Study and our waiting list of
tenants at all of our existing facilities (which are all at full 100% occupancy)
confirm the enormous need in the Pueblo market for the Project.
b. Readiness‐to‐proceed: As noted above, the site is already owned by the
Developer and is appropriately zoned. No syndicator is involved as the Developer
will acquire the Tax Credits directly. Construction will commence shortly after
allocation of the Tax Credits by CHFA and will be completed within the year (as
was the case with our Oakshire Gardens and initial Pueblo West Gardens
facilities), which confirms an absolute readiness to imminently proceed.
c. Overall financial feasibility and viability: The strong operating performance of
our existing four facilities confirms the overall financial feasibility and viability of
the Project, which is based upon the same expense and revenue structures. The
strong pro‐forma contained in the Application materials support this, and the
extremely reasonable costs of construction (on both an overall and per unit
basis) enhance this feasibility.
d. Experience and track record of the development and management team: The
Developer and Management team have successfully placed into service and
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operated four existing projects in the Pueblo area similar to the Project over the
past twelve years. Their regulatory compliance and tax credit record is
impeccable, and the Project will represent an addition to an existing (and already
successful) tax credit project.
e. Cost reasonableness: As noted in the Application, the total Project development
costs (including all reserves and other soft costs) are only $2,929,235, which is
approximately $1 million lower than the HUD Section 221 limit of $3,915,300 for
a 30 zero‐bedroom unit facility in the area. This fact is a very compelling
indication of the Project’s enormously economical cost which makes it a very
efficient use of the Tax Credits being requested. Moreover, the HUD Section 221
cost does not even contemplate the large common areas and kitchen/dining
areas of an assisted living facility which further supports and enhances this
efficient use of Tax Credits.
f. Proximity to existing tax credit developments: Although the Project is an
addition to an existing tax credit project, there are no other competing projects
in the general vicinity of the Project.
g. Site suitability: As evidenced by the successful development and operation of
the existing Pueblo West Gardens facility, the site is appropriate and suitable for
the 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):
‐

As noted in the Application materials, the only waiver being requested
(which was granted by CHFA for all of our previous projects for which Tax
Credits were awarded) is the waiver of the minimum $20,000 per unit per
annum (“PUPA”) in operating expenses, since our track record confirms we
are able to operate facilities at a much lower expense rate. In this
connection, the Application includes total annual operating expenses of
$484,000, which equates to PUPA operating expenses of $16,133. Such
expenses are based on the most recent operating expenses of our existing
Pueblo West Gardens facility, which, at 30 units, is the same size as the
additional 30 unit Project addition. The most recent audited financials of our
North Pointe Gardens facility, after making adjustments for the number of
units, also supports such PUPA level as described in the Application.
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‐

Pursuant to Section 4.D of the 2012 Allocation Plan, licensed assisted living
facilities are to use a $20,000 PUPA in operating expenses except “[f]or
senior‐only developments a lower PUPA may be accepted if documentation
of actual expenses from an existing senior‐only deal is made available.”
Documentation of these actual expenses from our existing facilities included
with the Application supports this lower PUPA of $16,133 (and the waiver is
thereby requested).

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

The Application materials evidence the maximum construction and
permanent debt financing for the Project (which will be provided by US
Bank), which debt is being serviced from net profit after the low PUPA
expenses noted above. As for the equity financing, the Developer (MEJansen
Development Company LLC) and its owner (Michael Jansen) will be
purchasing the Tax Credits to be generated by the Project at the rate noted
in the Application, which is comparable to (and actually slightly higher than)
the rate we were able to obtain from the Michel Associates syndicate within
the past year for the Point of the Pines Gardens facility (a Section 42 Tax
Credit project under construction). As CHFA knows, this was the highest
equity rate were able to obtain for this other project, which as a significantly
larger project has greater economies of scale.

‐

Given the large service component inherent in the operation of assisted
living facilities, an assisted living development is more akin to a services
business than a real estate investment. Tax Credit syndicators realize this,
and do not pay as much for Tax Credits generated by assisted living facilities
as they do for other Section 42 Tax Credit properties, which was also
experienced by us in the development of our other assisted living facilities.

‐

In addition, given the small size of the Project, most funds will not bother
with an investment, as it is simply too small to cover their overhead and fixed
costs. Even if such syndicated funds would invest, the equity factor would
most certainly be lower so they are able to cover their fixed inspection, audit,
legal and other costs that are the same for every deal.

‐

As a result, the proposed equity factor is reasonable and appropriate, and
after considering the maximum loan funding that can be serviced by the
Project (as represented in the Application and using the low PUPA rate noted
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above), an approximately 15% “eligible basis boost” is needed. This is well
under the 30% maximum amount that CHFA can provide, and is a result of
the economical construction and other costs of the Project described above.
We therefore respectfully request this basis boost which we believe is
justified for all of the foregoing reasons.
5. Address any issues raised in the Market Study submitted with your application:
‐

The only issue noted in the Market Study was that 44% of the market area is
projected to be Hispanic or Latino and that our marketing strategies should
therefore consider this market segment. In consideration of this comment,
we will continue our marketing efforts to this segment of the population,
including through placing advertisements in Hispanic‐focused periodicals and
using related direct mailings and referrals from various community clubs,
churches, senior organizations and medical providers that service the
Hispanic and Latino communities.

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

No issues were raised in the Phase I Environmental Report included with the
Application materials.

7. Describe and demonstrate local support for the project:
‐

Attached to the Application are letters of support from various local
governmental and private entities that describe the strong need for the
Project and indicate their support of the Project. Included are letters from:
‐‐ Parkview Medical Center
‐‐ Pueblo Economic Development Corporation
‐‐ Pueblo County Department of Housing and Human Services
‐‐ The Pueblo Housing Authority
‐‐ SRDA (Senior Resource Development Agency of Pueblo)

‐

All of these letters demonstrate local support for the Project and our other
existing affordable housing projects in the area.
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The foregoing Narrative provides all of the requested information, and we trust it will support
an award of the Tax Credits requested. All of the referenced documentation supporting this
Narrative is included with the full Application.
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Project Name: Renaissance Stout Street Lofts
Project Address: 2116, 2130, and 2180 Stout Street

Overview
The Colorado Coalition for the Homeless, Renaissance Housing Development Corporation and
Stout Street Development Corporation propose to construct 78 units of affordable housing,
mixed income, supportive housing on three parcels of acquired land at 2116, 2130 and 2180
Stout Street in Denver to meet the special housing needs of homeless individuals and families,
homeless veterans, and other low‐income individuals in Denver. The development will be part
of a mixed‐use development that includes the new Stout Street Health Center along with the
Renaissance Stout Street Lofts supportive housing units.
We believe that this proposed development should be selected for an award of LIHTC credits by
CHFA for four reasons. First, the project will create critically needed supportive housing for
homeless families and individual, particularly those who are chronically homeless and
experiencing health, mental health and other conditions. Second, the LIHTC award will
facilitate the concurrent development of a state of the art integrated health center on the site
to meet the critical medical, mental health, substance treatment, dental, vision and pharmacy
care for homeless and at‐risk families and individuals. Third, the LIHTC award will leverage
nearly $32 million of funding to complete the combined development through a variety of
public and private sources, creating significance greater than the typical LIHTC housing
development. Fourth, we estimate that this development will create more than 75
construction jobs and 70 full‐time permanent health care jobs, while retaining more than 100
full‐time jobs, and it will generate more than $70 million in direct and indirect economic activity
in Denver.
Project Description

This development site is a 44,000 square foot vacant parcel. The housing development will be
modeled after our successful Renaissance Off Broadway Lofts in downtown Denver which
opened in 2002, Renaissance Riverfront Lofts, at 3440 Park Avenue West which opened in April
2009, Renaissance Uptown Lofts which opened in December 2010 and Renaissance West End
Flats which is currently under construction. Stout Street Development Corporation has
acquired the three parcels and has conducted Phase I environmental reviews. Architectural,
engineering services and pre‐construction services are also underway together with Zoning/Site
Plan approval.
The mixed‐use development will be separated into two condominium units, with separate
ownership ‐‐ one for the LIHTC residential use, and one for the Stout Street Health Center.
Certain development costs have been allocated between these uses based on a 50‐50 split of
land acquisition, site development, foundation, and parking structure costs. This allocation is
based on the equal benefit provided by the land, site development, foundation and structured
parking have on each use. Similar costs benefiting each use are allocated equally. The actual
costs for construction for each use have been separately estimated for each use.

Rendering of Stout Street Health Center and Supportive Housing Development
The new‐construction development will be consistent with Denver’s mixed use zoning for the site,
CMX‐12. A portion of the first floor would also be used as property management and social

services offices to serve the needs of the residents and surrounding neighborhoods. The
underground garage and Levels 1 and 2 will be of Type I‐A construction. The 3‐hour horizontal
separation between Level 3 and Level 3 allows Level 3 though Level 5 to be of Type V‐A
construction. Type I‐A construction will, however, be maintained for the entire Health Center
including the underground parking, levels 1 and 2 and the floor slab of level 3 will consist of a
concrete structural system. The structural system for the residential floors (Levels 3‐5) will be
wood framing with some structural steel anticipated at larger spans and key structural support
elements. The stairwells and elevator shafts will be concrete and/or concrete masonry unit
(CMU) block construction.
The Renaissance Stout Street Lofts will be constructed to meet or exceed the green
development requirements of CHFA and the 2011 Enterprise Green Communities criteria.
Green building materials and technique will be utilized in its structure, exterior finishes and
interior finishes. The building structure will include concrete that contains recycled content as
well as components of engineered wood ‐ minimizing the required member sizes and
quantities. The project site will include water efficient landscaping along with an efficient, and
effective, irrigation system. Site lighting will be energy efficient and designed to minimize light
pollution. The building exterior will be comprised of mixed finishes including masonry, metal
panel and fiber cement siding ‐ materials with an emphasis on recycled content and local
availability. Inside the project, Green Label Certified flooring materials with recycled content
will be used throughout, along with low VOC paints and sealants. Water conserving plumbing
fixtures, Energy Star appliances, and energy efficient lighting is also planned. We anticipate
these Green costs to be approximately 4% of the development’s total costs.
The Stout Street Lofts will have 63 one‐bedroom units averaging 550 square feet, and 15 two‐
bedroom apartments averaging 820 square feet. All units will be independent living
apartments. All units will have standard amenities including full kitchens and bathrooms,
closets, air conditioning, CAT‐5 cabling, and appliances, including garbage disposals and
dishwashers. The building will have on site laundry facilities, a community room with a
common kitchen and outdoor terrace, video surveillance systems, secured access, elevator
service, and computer room.
Supportive Services
The Colorado Coalition for the Homeless will provide a range of 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.
Stout Street Health Center
The Colorado Coalition for the Homeless’ Stout Street Clinic was one of the first Health Care for
the Homeless health clinics, established in 1985 with demonstration funding through the
Robert Wood Johnson Foundation. Since 1985, the clinic has become a national model of
integrated health care for homeless and at‐risk families and individuals. The Clinic integrates
primary care, mental health care, substance treatment services, oral health, eye care,
pharmacy, and specialty care through a clinic site in the heart of Downtown Denver and a
network of satellite sites. The clinic provided care to more than 12,000 unduplicated patients in
2010 through more than 54,000 visits. Over the years, we converted and continued to modify a
20,000 sq. ft. warehouse into an innovative integrated clinic.
However, we have reached the limits of our ability to achieve our mission within this
functionally obsolete, 1930’s building. The advances demonstrated by our creative and
dedicated staff are now being hampered by the lack of a modern, twenty‐first century facility
that promotes the dignity that our patients deserve. Each day, we are turning away patients in
need of both primary care and behavioral health services. Our waiting list for mental health
care for homeless individuals has now exceeded 2,000, due in great part to our inability to
accommodate new providers within the clinic.
Our architectural and engineering work determined that we can double the size of the existing
clinic, while maximizing efficiencies for patient flow, integrated primary and mental health care,
and relocating our dental clinic within the new facility. Equally significant, we can build 78 new
supportive housing apartments above the new clinic, sharing the infrastructure cost through
this co‐location while maximizing the integration of housing and services for our most
vulnerable clients.
To accomplish the clinic redevelopment, we will utilize New Market Tax Credits, capital funding
from local foundations, and other local support.

As a Federally Qualified Health Center, the Coalition’s expanded Stout Street Clinic is poised to
increase its operating revenue through both the Affordable Care Act and the state’s Medicaid
expansion. In 2010, only 15% of the patients served at the Stout Street Clinic were insured,
primarily through Medicaid.
Beginning in early 2012, the Colorado State Legislature has authorized an initial expansion of
Medicaid to low income individuals without dependent children. Up to now, only those
disabled individuals who were successful in obtaining federal Supplemental Security Income
(SSI) were enrolled in Medicaid. The Stout Street Clinic has an “encounter” rate of 4.8 per
patient. Thus, we would expect to see an increase of 32,000 insured visits from the state
Medicaid expansion alone. Given our FQHC reimbursement rate, this would generate $5.1
million of increased Medicaid reimbursements over the course of a year.
With increased capacity to serve those we currently must turn away due to lack of clinical space
and staffing, the state Medicaid expansion would allow us to fund increased services in a new
clinic facility. Once the full expansion of Medicaid through the Affordable Care Act is
implemented in 2014, our reimbursement capacity and our ability to serve more patients will
be limited only by our physical capacity.
In addition to expanded integrated health care, this development provides the opportunity to
expand our supply of supportive housing targeted to the most vulnerable homeless families and
individuals. Located across from our successful Renaissance Off Broadway Lofts, this location is
ideal for new housing due to both the clinical services provided through the clinic, but also due
to the proximity to all the amenities of Downtown Denver.
Location
The project is ideally located on Stout Street between 21st and 22nd streets just across from our
successful Renaissance Off Broadway Lofts. The site exceeds both green and TOD standards for
walkways, mass transit, mixed use and urban densities. The Walton/Broadway Light Rail
station is just two blocks from the project site and there are 14 bus stops within a ¼ mile radius
of the project. This downtown location has abundant retail and supportive services all within
the ¼ mile radius.
Financing
The financing for the residential condominium is based upon our proven Renaissance
Development Model that we have successfully utilized in the development of eleven 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 without 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.
In addition, the Colorado Coalition for the Homeless will dedicate 26 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.
The specific financing for this Stout Street Development project is more fully described in
Section 3.c “Overall financial feasibility and viability” (below).
Response 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.
The development will provide 78 affordable rental apartments targeted to a variety of
very low income levels. The development will provide up to 50 housing units for
homeless individuals and families and 28 affordable housing units targeted to
households at 40%, 50% and 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 15 years and we will
commit to extending serving these very low income levels for 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.



To support projects in the QCT, the development of which contributes to a concerted
community revitalization plan
The project is located in a QCT within the Arapahoe Square Urban Redevelopment Plan
Area approved by the Denver City Council in June 2011. The project meets the goals of
this plan. The neighborhood has been zoned to encourage mixed use development that
supports growth and services to the area. The Plan has suggested building design
concepts such as: consistent street‐wall to create a pedestrian‐scaled environment,
minimal visual connection to parking services, maximum building to street transparency

and public‐private opportunities such as courtyards and open spaces. Our architects
have developed the schematic design with all of these goals in mind.
The project also 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.


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 26 units, and as much as 50 units, of supportive
housing for homeless individuals and families, including chronically homeless families
and individuals, persons 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.



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 low income 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 adjacent to downtown Denver will help preserve
affordability in an area undergoing significant loss of affordable housing and significant
development of market rate housing.

2. QAP Housing Priorities:
This project meets three of the housing priorities listed in Section 2 of the QAP:


Homeless Persons: This project will provide supportive housing for 26 to 50 homeless
households and provides 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. The co‐location of the expanded Stout Street Health Center will
provide additional supports and services to the larger number of homeless families and
individuals in the community.


Persons with Special Needs: Our project design includes 5 “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. The Homeless and very low income population we
serve typically includes a high percentage of people with either 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 Transit Oriented
Development criteria due to its proximity to Mass Transit and urban services. It is
located 2 blocks from the existing Welton and Broadway RTD Light Rail station and there
are 14 bus stops within a ¼ mile radius of the project. The development also meets and
contributes to mixed income/residential/commercial development and desired urban
density.

3. The project meets the criteria for approval in Section 2 of the QAP as described below:
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 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 and
surrounding Downtown Denver is that that our housing attracts families and individuals
throughout City and County of Denver, not just from the limited PMA. The proximity to
Downtown Denver and its 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 even within the constraints of its narrowly defined market area.

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 and Phase II 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 NMTC 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 within 12
months of an application reservation for both the residential and health center 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 no 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.
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 has also requested $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. CCH intends to apply $400,000 of capital funding through the HUD Supportive Housing
Program in our 2012 application. Based on CCH’s previous applications and successful
leveraging of the funds, CCH anticipates receiving the HUD Supportive Housing Program funding
in late 2012.
We will also request $450,000 from the FHLB Affordable Housing Program in its Spring 2012
round. CCH has been successful in obtaining FHLB funding for each of its previous 10 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 up to 26 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, as well as leverage
additional health and mental health services through our Stout Street Health Center. 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%.
While the ownership and financing for the Stout Street Health Center is separate from the
LIHTC residential condominium, the financing for the health center is important to the financial
feasibility and viability of the overall development.
CCH is working with a number of potential partners to secure a New Market Tax Credit
allocation and leveraged financing to support the Health Center development. While the 2011
NMTC allocations were only awarded on February 24, 2012, we have received significant
interest from three Community Development Entities who received NMTC awards to
participate in this development. Two of these entities have also expressed strong interest in
providing NMTC equity and leveraged financing. Interest in the NMTCs for the project is very
strong including interest from LIHTC partners such as US Bancorp and Enterprise.
A fuller analysis of the NMTC financing is included with the LIHTC application. We will release a
RFP for NMTC allocations, investment and leveraged financing by March 15th and expect to
receive firm commitments, subject to a LIHTC allocation by CHFA, by March 30th.
In addition to the NMTC financing, the health center will be financed with a combination of
capital grants. We have successfully procured a $1,000,000 grant for the Clinic through a local
foundation and have pending applications with other local and national foundations. In addition,
the Coalition’s Board of Directors has designated capital fundraising for the new health center as
a priority.
A separate condominium will be created for the LIHTC supported affordable housing and the New
Market Tax Credit supported Health Center. We have successfully created and operated a similar
structure at our Renaissance Civic Center Apartments with the YMCA.
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 14 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:


Renaissance West End Flats (101 units) 5050 West Colfax: currently under
construction



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, 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.
Humphries Poli Architects is a professional corporation founded in 1994 with a commitment to
architectural design excellence and experience in tax credit residential developments and multi‐
use developments. The staff at HPA has been commissioned by CCH in several of its projects:
Renaissance Off Broadway Lofts, Renaissance Uptown Lofts and the West End Flats. The firm
will be partnering with Scott Edwards Architecture, a specialized medical clinic design firm on
the Medical Clinic interior layout.
CCH has retained SB Clark Companies, Companies as a financial advisor to assist us in obtaining
NMTC investments, allocations and leveraged financing. The firm has significant experience in
MNTC and LIHTC financing transactions similar to the proposed project, including Denver
Health and Hospital Authority’s $38 million Pavilion M medical complex financed with bonds
and NMTC equity in 2010.
CCH is also a leading health care provider in Denver, providing integrated health care for more
than 12,000 homeless and at‐risk families and individuals annually. The Coalition has more
than 25 years experience in providing medical, mental health, substance treatment, dental,
vision care in its main clinic and four satellite clinics.
e. Cost reasonableness:
CCH is utilizing its experience gained from developing 12 successful LIHTC projects in the past to
control costs upfront in the design stage as well as though construction. Employing the same
architect, 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.
While the per unit costs of a Downtown Denver development is greater than in most other
communities due to higher land costs and the cost of structured parking, these costs are being
shared with the health center development. 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.
f. Proximity to existing tax credit developments:
Significant analysis of the Primary Market Area is presented in the attached Market Study with
regards to the proximity to existing and planned tax credit and market rate developments. The
in‐depth study completed to CHFA’s requirements, points favorably to the success of the
development. The current vacancy rate for LIHTC units within the PMA is only 1.3%,
representing unit turnover. Citing lower than average rents, high occupancy rates and waitlists
of existing LIHTC and homeless –targeted projects, in‐migration, and absorption rates indicating
lease‐up with out the use of concessions, all substantiate the need for this development. They
are also indicative that the city’ homeless population continues to be underserved and this
development will be able to meet and maintain occupancy levels without negatively impacting
other tax credit developments in the PMA.
g. Site suitability:
The proposed site is located on the 2100 block of Stout Street in the Arapahoe Square
Neighborhood. The development site is a rectangular, level, one acre site. Located
immediately adjacent to the Central Business District of downtown Denver and the Ballpark
Neighborhood, the Arapahoe Square Neighborhood is undergoing new market rate residential
and commercial development.
The site, which is ripe for redevelopment, will be a catalyst for neighborhood revitalization in
the area. The project is in alignment with and supports the Northeast Downtown
Neighborhood Plan that the Denver City Council recently approved and the Arapahoe Square
Redevelopment Plan that the Denver Urban Renewal Authority is moving forward with. The
CMX‐12 zoning designation urges future development to incorporate multiple uses. This
project ideally meets the criteria and design elements of both neighborhood consolidated plans
in its carefully designed mixed residential and commercial use.
A 0.5 mile radius of the site location includes access to multiple public transportation
opportunities, including RTD bus and Light Rail stations. The nearest bus station is located on
the southwest end of the site while the closet light rail stop is just two blocks away. Both
provide service seven days a week from 5:30 am to 1:00 am and 4:20 am to 1:20 am
respectively.
Shopping is convenient to the site. A national chain grocery store is located 0.5 miles away and
within that same shopping center are national, regional and local retailers that offer a variety of

shopping, services and employment opportunities within walking distance. Also just 0.5 miles
away is the 16th Street Mall, which offers a multitude of national, regional and local retailers as
well as various restaurants and service providers.
The proposed site is located in the Denver Public School District.
As noted in the 2012 QAP Section 2, with regards to site suitability “Sites will be evaluated on
the basis of suitability and overall marketability including, but not limited to proximity to
schools, shopping, public transportation, medical services.” Since the proposed development
includes a Health Clinic on the first two floors, it cannot be any more convenient for its
residents.
4. a. The project does not require any waivers of underwriting criteria. 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. Please note, however, that there is a formula structure error in
the 15 year pro forma on the application. The project will not have any hard debt, therefore,
there is no calculated debt coverage ratio. However, with CHFA’s 15 yr. pro forma formulas,
with rents increasing by 2% and expenses increasing by 3%, the project requires a higher first
year net operating income in order to achieve a supportable NOI in year 15. This downward
trend in NOI is a function of the formula and occurs in any property without fixed annual debt
service payments. Non‐the‐less, we expect the project to achieve a $41,648 NOI in year 15
based on this formula.
4.b. The site is located in a Qualified Census Tract.
The project site is located in Census Tract 24.03 which is a designated Qualified Census Tract.
5. Market Study Issues: 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 two other properties, it owns and manages,
located in the PMA, there is significant draw from zip codes outside the PMA. This in‐migration
is mentioned in the market study but not enough emphasis is given. The attached spreadsheet
illustrates the zip codes of tenants entering housing programs at Renaissance Off Broadway
Lofts (2135 Stout St.) and Renaissance Civic Center Apartments (25 East 16th Ave.) between the
years 1/1/2008 and 1/24/2012. Of the 258 tenants, 26.3% of them (68) came from outside the
PMA. It should be noted that the Market Analysis states,


the PMA is gaining 204 renter households per year



there is significant pent up demand, as evidenced by low vacancy rates and
wait lists



the lower than average rental rates will attract renters who currently cannot
afford to live closer to downtown

6. Environmental 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. Local Support for the Project:
We have been conducting outreach to neighbors and local neighborhood and business
organizations to obtain input and feedback on the project. We are also establishing a
Neighborhood Advisory Committee made up of representatives of interested neighbors and
organizations to provide ongoing feedback during the design, construction and operation of the
health center and lofts. CCH projects have a proven tract record of being good neighbors and
actively participating in and supporting neighborhood goals and activities.
The project has received support from local government, foundations, financial institutions, and
congressional representatives.
Timeline
With a LIHTC allocation in this round, we would hope to have approval of our application and
reservation of credits by May 2012. Then we would secure a firm investor commitment
through a Request for Proposal process and close on the partnership by the end of October
2012. At the same time, we will close on any loans by October 2012 as well. Carryover
application would be submitted to CHFA by March 2013.
Shortly after the allocation award we would work to assemble qualified General Contractors
and make a selection by May 2012. With the General Contractor engaged construction plans
will be reviewed by the City building department and approved shortly after, by July 2012.
Building permit is anticipated in September 2012 and construction to start shortly thereafter.
With a 15‐month construction schedule, construction completion and Place‐in‐service would be
end of December 2013.
Although we don’t expect to need the total time, we allow for five months of lease up and
stabilization from construction completion which would be April 2014. Approximately one
month later, we would submit our LIHTC Final application for 8609s to CHFA. We anticipate 4
months needed to close pay off the construction loan by the end of May 2014.

As mentioned above, CCH is simultaneously working with a number of collaborators on securing
New Market Tax Credit financing to support the Health Center Development. Since NMTC
awards were only made on February 24, 2012, we are finalizing our NMTC financing partners,
and expect to have firm commitments, subject to LIHTC award by CHFA, by April 15, 2012. Due
to the competitiveness of the NMTC allocations, and the need to allocate NMTC to projects
ready to close within the allocation year, they are not able to unconditionally commit existing
NMTC allocations to projects that do not already have LIHTC allocations.

Project Name: Residences at Riverwalk

General Narrative
Revitalizing Downtown Pueblo
The proposed Residences at Riverwalk will be located in Downtown Pueblo, Colorado at the
northeast corner of Grand Avenue and Central Main Street, at 151 Central Main Street.
The property is located adjacent to the Historic Arkansas Riverwalk Park (HARP) which has been
redeveloped, over the last several years, by the City of Pueblo and the Pueblo Urban Renewal
Authority. The HARP development has helped to create an entirely new downtown Pueblo.
The new downtown includes, in addition to the Riverwalk and Park, a new Marriott Hotel and
Convention Center, the Pueblo Convention Center (located across the street to the east from
the Residences at Riverwalk), a redeveloped and rehabilitated Pueblo City Hall/Memorial Hall
(located across the street to the west from the Residences at Riverwalk), a new Pueblo
Performing Arts Center, a city‐developed parking structure and numerous other retail, office
and public improvements.
The development team for the Residences at Riverwalk, responded to an RFP that was
announced by the Pueblo Urban Renewal Authority in the fall of 2010. The Developer went
through a competitive process and was selected by the Authority to develop the property.
Project Description
The project will be a mixed‐use development consisting of 80 affordable, family apartment
units, developed above 10,640 square feet of commercial/retail space.
The project has been designed as a high quality, urban, mixed‐use property that will provide
new apartment homes for professionals and small families in downtown Pueblo. All of the
residential units will be either one‐bedroom or two‐bedroom units, designed primarily to
attract professional residents.
Project Construction
Project construction will consist of a wood‐frame structure for the residential portion of the
project, above a post‐tension podium. The retail portion of the project and project parking will

be on the ground floor, beneath the podium. There will be two elevators that access the
podium level of the project from the ground floor parking area. Exterior materials will be brick
and other hard surfaces that match the existing, historic buildings in the downtown area,
particularly the rehabilitated City Hall/Memorial Hall which is located across Grand Avenue to
the west. The project will be designed to meet all required local, state and federal guidelines
for accessibility. There will be a leasing office for the apartments on Central Main Street. In
addition, a common area clubhouse will be provided for use by the project residents.
The retail portion of the project will extend for the full length of the site along both Grand
Avenue and Central Main Street. The retail spaces will have significant frontage, relative to the
size of the spaces, with bay depths that are only 25’ on Central Main Street and 35’ on
Grand Avenue. This compares to more typical retail spaces which can easily run to well over 50’
in depth, with a very small frontage. Shallow bay depths will provide retail tenants with
maximum frontage along the two main streets.
Retail rental rates are being projected at less than $15.00 per SF. Rental rates for new retail
properties in the downtown area have been running at rates above that level.
Energy Efficiencies
The project will meet all mandatory requirements, and will score at least 37 additional points
on the Enterprise Green Communities Intended Methods Worksheet. A number of energy
efficiencies will be provided, including high‐density development (over 80 units per acre plus
the retail/commercial space), the use of advanced water saving devices, proximity of the
project to a transit center, an aggressive construction waste management plan and the use of a
number of building materials that are recycled, engineered or regionally extracted, processed
or manufactured.
The required self‐certification document has been signed by the Developer and the project
architect and is included with the tax credit application.
Residential Unit Mix
The 80 units to be developed will consist of 32 one‐bedroom/one‐bath units and 48 two‐
bedroom/two‐bath units. The units will range in size from 748 SF for the one‐bedrooms to 976
SF for the two‐bedroom units. The project will be available to residents at the 40%, 50% and
60% of AMI levels. The affordability mix will include 20 units at the 40% of AMI level (6 one‐
bedrooms and 14 two‐bedrooms), 53 units at the 50% of AMI level (22 one‐bedrooms and 31
two‐bedrooms), and 7 units at the 60% of AMI level (4 one‐bedrooms and 3 two‐bedrooms).
Amenities
Amenities in the apartment homes include patios or decks in all units, 9’ high ceilings
throughout, provided and installed washers and dryers in each unit and a complete appliance
package including self‐cleaning ovens and frost‐free refrigerators. All appliances and fixtures
will be Energy Star rated. All units will also include smoke detectors, mini‐blinds on all

windows, tiled entryways, vinyl floor coverings in the kitchen and bathrooms and wall‐to‐wall
carpeting in the balance of the units.
Population Served
The population to be served will be professionals and small families who may work in
downtown Pueblo at one of the large employers located there. Because of the project’s
location in the center of downtown, a significant number of jobs will be within walking distance.
Other services and facilities, which are located in the downtown area, will also be within easy
walking distance. There is also a new transit facility located within a couple of blocks of the
project, along with a number of bus lines that run in the downtown area. There is also a bus
stop on Central Main Street at the property.
Project Parking
All parking for the project, consisting of 105 spaces will be provided on‐site, including 86
covered spaces under the podium, and 19 parallel, recessed spaces on Grand Avenue and
Central Main Street, for use by retail customers. The parking count meets all of the parking
requirements of the City of Pueblo. All parking will be provided free of charge, to property
residents and retail customers.
Project Walkability / Public Transit Availability
As part of the market study, the analyst ran calculations of the walkability of the site based
upon “Street Smart Walk Score”. Calculations are completed on a scale from 0 to 100. The
Residences at Riverwalk was ranked according to its proximity to jobs, schools, medical
facilities, parks, municipal offices, shopping and other community destinations.
The Residences at Riverwalk site scored 86 out of 100, which is defined as “Very Walkable”. A
score of 90 is defined as one that enables a person to complete daily activities without a car.
In addition to walkability, the downtown area has many bus lines that travel through it. A bus
stop is located at the building site on Central Main Street. In addition, a new Pueblo transit
center is located less than two blocks from the subject property.
Project Ownership Structure and Financing
The two components of the project, residential and retail, will be separately owned and
financed. Hence, the retail portion of the project will not negatively impact the lease‐up and
success of the residential units. The two portions will be owned by separate legal entities,
which have already been formed. Riverwalk Residences 2012 L.P. will own the residential
portion, and Riverwalk Retail 2012 LLC will own the retail.
The residential units will be developed through an allocation of tax credits. The retail portion of
the development will be separately financed. First Bank of Tech Center will be the
permanent lender on the retail portion of the project. First Bank is also the lender on the retail
portion of another mixed‐use project that was built by the development team.

Zoning Status
The site is currently zoned S‐1, Governmental Use District, in the City of Pueblo. The
Urban Renewal Authority submitted an application last year to rezone the site to B‐4, Regional
Business District. Approved uses in this zone district include both residential housing and
retail/commercial spaces. The developer essentially has taken over the application that the
Authority started and is in the process of finalizing this rezone request through the City
Planning & Community Development Department. The development team has also started the
formal submittal and approval process through the City, seeking final approval of the site
Development Plan. Both the City and the Urban Renewal Authority are very supportive of the
project and are providing whatever assistance they can to expedite the final approval process.
Project Timing
Full design development work has been completed on the project and, as indicated, the
formal approval process has started with the Pueblo Planning and Community Development
Department. Subject to the receipt of a preliminary reservation of tax credits, project
construction will commence in October, 2012. Construction will be completed by October,
2013.

Narrative to address specific CHFA questions:
Guiding principles in Section 2 of the Qualified Allocation Plan (QAP) the project meets and
why it meets them:
Guiding Principle Number 1 – To support rental housing projects serving the lowest income
tenants for the longest period of time.
The Residences at Riverwalk, because of the significant financial support of the Pueblo Urban
Renewal Authority and the willingness of the Developer to carry a significant development fee
note, have enabled the rents to be set at the lowest rate possible, while also maintaining
project financial feasibility.
In addition, the Developer has selected the maximum Extended Low‐Income Use period of 40
years, providing an extended period of project affordability.
Guiding Principle Number 2 – To support projects in a QCT, the development of which
contributes to a concerted community revitalization plan.
The City of Pueblo, over the last several years, has done an incredible job of completely
revitalizing their downtown area. The Pueblo Urban Renewal Authority, working closely with
the City and private developers, has created a new downtown.
The City, with a long‐term vision in mind, has demonstrated a willingness to put in the time and
money to totally redevelop and improve their downtown area. The City and the Urban Renewal
Authority have developed and embraced at least 3 separate, city‐approved planning documents

that guide their efforts, including: 1) Framework Central Pueblo Plan, 2) Pueblo Regional
Development Plan and 3) The Soul of Pueblo.
However, adopting plans is only significant if the City has a willingness to put in the hard work
to achieve results. The City of Pueblo has started, and aggressively continues, a full
redevelopment and revitalization of their downtown.
The focal point of this incredible area is Historic Arkansas Rivewalk Park. The Park has become
a focal point, not only of the downtown area, but also the entire city of Pueblo. In addition to
the development of the Park, the City has taken on the task of adding and facilitating the
addition of a significant number of new public and private facilities. Some of the new additions
include: 1) Marriott Hotel and Convention Center, 2) Cambria Suites, 3) Pueblo Convention
Center, 4) El Pueblo History Museum and Art Exhibit, 5) Pueblo County Justice Center, 6) Pueblo
Ice Arena, 7) Pueblo Performing Arts Center, 8) Pueblo Children’s Museum, 9) new bus station
and transit facility, 10) Professional Bull Riders Association Headquarters, 11) Vectra Bank office
building, and many new retail facilities located at the new Riverwalk Marketplace.
These additions to the City, in addition to revitalizing the downtown area, have created a
significant number of new jobs.
The Residences at Riverwalk will be located at what is essentially the 100% prime location in
downtown Pueblo, at the corner of Grand Avenue and Central Main Street, and immediately
across the street from Riverwalk Park. The development of the Residences at Riverwalk will be
a significant addition to the great work already accomplished by the City and the Urban
Renewal Authority. The development of our project will contribute, in a significant way, to
concerted community revitalization plans, one of the primary Guiding Principles and Priorities
for the allocation of tax credits, according to the 2012 Qualified Allocation Plan.
Through the development of the Residences at Riverwalk, we can do our part to bring
affordable housing to the area, and to continue the revitalization of downtown Pueblo.
Guiding Principle Number 3 – To provide for distribution of housing credits across the state.
The City of Pueblo, as indicated in “Market conditions” below, is a very underserved market
with regard to quality affordable housing. There are only 401 tax credit units in the entire
market area. Many of those are townhouse and single family units. There are only 149
apartment‐only tax credit units in the City, and none in the downtown area.
The City of Pueblo would seem to be due an allocation of tax credits to more evenly distribute
the housing credits across the state.
Selected housing priority in Section 2 of the QAP the project qualifies for (select one)
The Residences at Riverwalk will be developed in a community that has a pent‐up demand for
affordable housing.

As indicated above under “Guiding Principals”, and below under “Market conditions” and
“Proximity to existing tax credit projects”, downtown Pueblo has seen incredible job growth in
the last several years, as the downtown area has been redeveloped. During that time, when
hundreds of jobs were added to an already existing and significant job base, not a single unit of
affordable, family housing has been added to downtown.
In addition to providing the much needed housing, the Residences at Riverwalk will provide the
housing within walking distance to this significant and growing job base.
Describe how the project meets the criteria for approval in Section 2 of the QAP
Market conditions
As mentioned above, within the last several years, the City of Pueblo has facilitated the addition
of many new facilities and companies to their downtown area. Those new additions have
added hundreds of new jobs. In addition to those new employers, there were many existing
employers already located downtown, including: 1) AT&T call center, 2) City of Pueblo offices,
3) Hotel Vail, 4) Old Town Pueblo retail area and 5) Historic Union Avenue Shopping District.
Even with all of these new and previously‐existing employers in the downtown area, not a
single new, affordable family apartment unit has been added to the downtown area.
The market study includes many direct comments that detail the strength of the market in
Pueblo, and which support the development of the Residences at Riverwalk, including:
-

‘The comparable tax credit projects in the market area have few vacancies and high
demand.’ Page 45

-

‘Data suggest demand for tax‐credit properties in the market area is higher than the
number of units currently available.’ Page 58

-

‘It is unlikely that the subject will have a negative impact on vacancy at the competitive
properties.’ Page 47

-

‘The existing and required capture rates indicate adequate need for affordable housing in
the market’ Page 58

-

‘As of 3rd quarter 2011, apartment vacancy in the Pueblo, CO market is at the lowest level
since 2008. Vacancy rates have declined significantly since the same period in the previous
year.’ Page 7

-

‘Even in the midst of that recession, the average rent in Pueblo increased. From 2006
through 2010, rents increased nearly 13%.’ Page 31

-

‘Based on our analysis, the proposed retail rental rates appear to be marketable and the
space should lease to stabilized occupancy.’ Page 9

Regarding capture rates for the apartment‐only units in Pueblo, the market study calculated the
overall rate at 9.3%.
There is a very strong case to be made for the addition of affordable units in Pueblo, which is an
underserved market for affordable housing. In addition, there is a great need for quality,
affordable housing in the downtown area.
Readiness‐to‐proceed
As indicated, the development team has been working with the Pueblo Urban Renewal
Authority for over a year, on the development of the Residences at Riverwalk. During that
time, the development team has worked with the City Planning and Community Development
Department on site zoning, civil engineering, formal Development Plan approval, etc.
Development work on the project, including the commitment of time and money by the
development team, will not slow down while an allocation of tax credits is being pursued.
This commitment of time and money to keep the development process moving, along with the
assistance being provided by the City and the Urban Renewal Authority, will make for a smooth
transition to the start of construction, once tax credits are allocated. In addition, the
architectural team, civil engineer, general contractor, construction and permanent lenders, tax
credit investor and other members of the development team have worked together on past
projects. This will allow us to close the project financing and commence construction soon
after receiving an allocation of credits. The timeline included in the tax credit application
details the schedule for completing the project. The work which is detailed in the timeline will
continue during the time that an allocation of tax credits is being pursued.
Overall financial feasibility and viability
As demonstrated in the tax credit application, project financial feasibility and viability is
demonstrated by the strength of the Pueblo apartment market, particularly downtown as
indicated in the market study, the experience and financial viability of the development team,
the financial support of the Pueblo Urban Renewal Authority, the commitment of lenders and
tax credit investors who have worked with the development team on past projects, and other
considerations.

Experience and track record of the development and management team
The development team has been developing affordable housing in the Front Range of Colorado
for over 15 years. One of the design architects for the Residences at Riverwalk and the
architect‐of‐record have worked on all of the projects completed by the Developer during that
entire period of time. The project general contractor has constructed the last 5 projects that
the development team has completed. All of the projects completed by the development team
are managed in‐house by a subsidiary company, Terra Management Group, LLC.
In addition, a similar mixed‐use project to Residences at Riverwalk, which includes ground floor
retail and upper level tax credit units, has been developed, and is managed by, the Developer.
The project, the Main Street Apartments and Main Street Shops is located in downtown
Littleton. Experience with this type of development is important as the development,
structuring of ownership, financing, construction, leasing and management of a mixed‐use
project can be difficult to complete without an experienced team. In addition, the same lender
on the retail portion of the Main Street project, First Bank of Tech Center, is the proposed
lender for the retail portion of the Residences at Riverwalk. This is important as the financing
of the separate components of a mixed‐use project can be a challenge without proper
experience.
More detailed information regarding the development team is included in the Applicant
Information tab of the tax credit application.
Cost reasonableness
Total project costs for the residential portion of the project are $13,655,800. This equates to
$170,700 per unit. The tax credits being requested are $1,250,000, which equates to $15,625
per unit. Both of these numbers compare favorably to recent projects for which the
development team has been allocated tax credits.
Proximity to existing tax credit developments
As mentioned, the City of Pueblo is under‐served with regard to quality affordable housing,
with only 401 identified tax credit units. Many of the projects that have been developed are
townhouse or single family properties. In addition, very few apartment‐only units, only 149,
exist in the city. There are no affordable family projects downtown.
There are four tax credit projects located near downtown (two are owned by the Pueblo
Housing Authority and two are privately owned). These projects, as detailed in the market
study, are essentially fully leased, have waiting lists and manage to quickly fill vacant units
when they come available. These properties are performing well because of the strength of the
market. The development of the Residences at Riverwalk will not have a negative impact on

these existing tax credit projects. The market study clearly indicates that “It is unlikely that the
subject will have a negative impact on vacancy at the competitive properties” – page 47 of the
market study.
Regarding the four proximate projects, the manager of one of the privately owned properties is
very enthusiastic about the market for affordable housing in Pueblo. They highly
recommended that the Residences at Riverwalk be developed, even though we would, at some
point in the future, be direct competition for them. This property has provided a support letter
for the development of the Residences at Riverwalk, which is attached to the tax credit
application. The letter states that “We currently have a waiting list of approximately 105
people, which we estimate to be an eighteen month to two year list. This demonstrates to us a
clear need for additional affordable housing in Pueblo and we would welcome the addition of
another tax credit property in the area to help reduce the large demand for low income
housing. Once your property has been completed, we will be happy to refer prospective
residents to you from our extensive waiting list.”
Site suitability
The site, as indicated, is located in the 100% prime location in downtown Pueblo. The parcel,
which is slightly less than one acre in size, was assembled by the Pueblo Urban Renewal
Authority. The site is generally flat with a slight slope to the south. It’s currently being used as
an open, paved parking lot. All utilities necessary to complete the development of the project
are available to the site. Access and visibility are excellent on both Grand Avenue and Central
Main Street. Primary access to the completed project will from Grand Avenue.
Provide the following information as applicable:
Justification for waiver of CHFA required underwriting criteria:
None needed or requested.
Justification of the financial need for CHFA’s DDA credit up to 130 percent of qualified basis:
The land parcel is located in a Qualifying Census Tract in the City of Pueblo. This particular
credit boost is invaluable in creating financial viability for the project. Without it, the project
would not be financially feasible.
Address any issues raised in the market study submitted with the application:
As indicated above, the market study is very positive regarding the condition of the market and
the viability of the project. The only issue of concern that was raised in the study was that 60%
of AMI units may not always be affordable to people at that income level. In order to mitigate
this concern, all 60% of AMI units in the project will be leased at 50% of AMI rent levels.

Address any issues raised in the environmental report(s) submitted with your application:
The Phase I Environmental Site Assessment recommended that a limited site inspection be
performed on a small portion of the property. This is as a result of a land use on an adjacent
property from almost 40 years ago. This inspection has been scheduled and will be completed
within 3 weeks.
Describe and demonstrate the local support for the project (including financial support):
As indicated, the development team has been working with the Urban Renewal Authority for
over a year through the RFP process and through development work on the project. Support
from the Authority has come in many ways, primarily through expediting the approval process
through the City Planning and Community Development Department. We’ve been assigned a
specific planner in the Department to assist us in the zoning and Development Plan approval
process. The Authority, including their staff and board, are doing anything they can to assist in
the development of the project, creating essentially a partnership with the Authority to see the
project through to completion.
In addition to development support, the Authority is providing considerable financial support
by accepting a significant reduction in the land price. This reduction is for what is essentially, a
100% prime location in downtown Pueblo. This assistance has been invaluable in terms of
enhancing the financial viability of the project. The $400,000 to be paid for the land parcel is
significantly below the market value of the property. Assuming $10,000 per unit for the
residential portion of the project, and $20 per square foot for land costs on the retail portion,
the market value of the site is over $1,000,000. This is obviously a significant level of financial
support for the project, being provided by the Urban Renewal Authority.

Project Name: Silverthorne Family Housing
Project Address: 1201 Adams Avenue, Silverthorne CO 80498
Narrative Overview of the Proposed Project
The proposed project is located in the Town of Silverthorne in Summit County. This area of the
State is famous for its winter snow sports and the many outdoor activities offered a picturesque
setting. Its close proximity to the Denver Metro area, about an hour away on I‐70, has
contributed to its popularity as a mountain recreational area. The 29,000 person year‐round
population of the County can swell up to 160,000 during peak holiday periods. This popularity
has driven much of the growth on the County, and since 1970 growth rates have far outpaced
State and National Averages. Tourism and the second home industries are significant economic
forces in the County.
The housing market in Summit County has been greatly affected by the popularity of this area
as a tourist destination. As of July 2008, only 36% of the housing units in the County were
occupied on a year round basis by permanent residents. The balance of the housing was
developed for and is owned by relatively affluent second home owners. The competition for
scarce land in a topographically challenging area to develop has served to greatly increase the
cost of buildable land. Combined with higher construction costs, the effect has been the
creation of a housing market largely unaffordable to the local workforce.
While the construction industry has been adversely affected by the current recession,
employment opportunities in the accommodation, service, and retail sectors continue to
abound. In Silverthorne, nearly half of the employment opportunities are in these sectors.
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.
This 64 unit project will be dispersed among eight eight‐unit buildings. Each building will be two
stories tall. The buildings will have ground floor exterior entrances to all apartments. The
exterior design of the buildings involves a hipped roof structure using three materials and three
profiles. Materials will be a combination of lap siding, panel/batten siding and stone/masonry.
This design concept reflects a modification of the project Archdiocesan Housing, Inc. built in
Golden.
Soils and topography are issues to consider when building on the western slope. Both issues
have undergone a preliminary evaluation by our design team. Based on an older soils report
performed for this site (which must be updated to reflect our specific building plans and
locations) it appears that soils conditions are very favorable. The recommended foundation
type is a spread footing (which is the same foundation type utilized nearby at our adjacent
project.). This is a very affordable foundation system. The even grade across the site is
approximately 2%, eliminating the need for extensive grading or retaining walls. Additionally,
vehicular access, utilities and storm sewers are located immediately adjacent to the site. In
short, the site itself is imminently buildable.
The project will contain 16 one bedroom units, 24 two bedroom units, and 24 three bedroom
units. 8% of the units will be set aside at 40% AMI, 70% of the units will be set aside at 50%
AMI; 22% of the units will be set aside at 60% AMI. Each unit will offer large floor plans, ample
storage, washers and dryers, dishwashers, microwaves, and disposals. There will be a children’s
playground on site.
The proposed project is located adjacent to Villa Sierra Madre, a 60 unit LIHTC project
developed by AHI in 1994. An internal driveway will provide access between the two
communities. The manager for the proposed project will be physically located at the existing
Villa Sierra Madre leasing office. Maintenance staff for the proposed project will utilize existing
facilities at Villa Sierra Madre. Expenses related to these shared facilities will be allocated
proportionately to the respective properties. This arrangement is financially beneficial, as it
allows us to capture some savings related to the increased scale. The exclusion of a leasing
office from the proposed project represents a significant construction savings. The use of
shared facilities also improves the design of the proposed project, allowing us to utilize more of
the site for play areas and open space.

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.
 Summit County, the location of the proposed project, has not received an
allocation of LIHTC’s since 1995. 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. Summit County has a strong job market in the
service, accommodation, tourism and retail sectors. Housing in Silverthorne and
Summit County 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 large, zoned, buildable
lots in Summit County drives up land costs. Construction costs are increased
because of the challenging environmental conditions and higher labor costs. The
sponsor has attempted to manage costs by utilizing existing plans for a suitable
project already in operation.
2. Identify which housing priority in Section 2 of the QAP the project qualifies for (please
select only one):
The project is located in a rental market with a pent‐up demand for affordable housing.
Summit County, a market area of 29,000 people, had an overall vacancy rate of 1.4% in
January 2012.
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 Summit County 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 1.4%.
b. Readiness‐to‐proceed: The site is zoned properly. Utilities and access are
immediately adjacent to the site in a public street. We do not anticipate the
need to request any variances from the Town in order to develop the project as

it is currently designed. Our ability to obtain required site plan approvals is very
feasible within the timeline needed to meet the carry‐over requirements.
c. Overall financial feasibility and viability: For the past 18 years Archdiocesan
Housing Inc. has operated a LIHTC project of similar size on a site adjacent to the
proposed project. 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. Summit County has a dedicated source of affordable housing
funding (known as measures 1A and 5A.). We have been in communications with
the Summit County Commissioners to discuss the availability and likelihood that
local funding will be made available for this project. Attached is a letter from the
County regarding funding availability. We feel confident that our projections are
accurate. Similar discussions have taken place with the State Division of Housing.
Attached is a letter from the Division regarding funding availability.
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 42 years. In that time it has developed 1,400 units of
housing throughout the State. In the past 7 years we have financed the
acquisition or new construction of 320 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 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 recently approved
tax credit projects in the vicinity of the proposed project that are under
construction or leasing up. The proposed project’s rents are comparable to the
rents charged at nearby tax credit projects. It should be noted that the proposed
project is adjacent to two other tax credit projects built in the early 1990’s, one
of which is owned and operated by Archdiocesan Housing, Inc. In Silverthorne
the only two vacant sites zoned for multifamily are the subject and one other
similar site about 400 yards north of the subject. In Frisco and Dillon, two nearby
incorporated towns, all of the land zoned for multifamily has been built out.
Within unincorporated Summit County there are no higher density multifamily
zone districts; 6 units per acre is the highest density allowed as a use‐by‐right.

g. Site suitability: The site is generally flat with a gentle west to east slope, the soils
are stable and require no significant over‐excavation or unusual founding
systems. Utilities are adjacent to the site. There are no environmental, flood
plain, or wetland issues. The site is one of four connecting sites zoned for
multifamily. Two of the four sites have already been developed into multifamily;
both operate as very successful affordable rental housing communities.
The proposed project is located in a central location within the Town of
Silverthorne. Amenities in the immediate area are numerous:
Shopping: Three blocks south of the site is a SuperTarget, which sells groceries,
pharmaceuticals and the typical household items found in a Target store. Three
blocks further south are the outlet malls Silverthorne is commonly known for.
These shops sell discounted name‐brand clothing and household goods. More
generally, Highway 9 is located one block east of the site and is the main
commercial corridor through Silverthorne. The majority of the retail businesses,
restaurants and related services are located along this corridor.
Parks & Recreation: Approximately six blocks south of the project is the 65,000 sf
Silverthorne Recreation Center, which contains a gym, weight rooms, several
pools, running track, etc. Adjacent to the Center is Rainbow Park, which contains
a large skateboard park, ball fields, tennis courts, and playground equipment.
Approximately six blocks north of the site is Trent Park, which contains a baseball
field, tennis courts, playground equipment, and a pond. Approximately 3 blocks
east of the site is the Blue River trail, a 10’ wide ADA accessible trail that runs
along the river north to the Middle School and south to the Dillon Reservoir. This
trail connects to and is otherwise part of a much larger county‐wide trail and
regional trail system (making it possible to travel by paved trail all the way to
Keystone and Glenwood Springs, among other more nearby destinations.)
Highlights include access to Dillon Reservoir and the numerous recreational
opportunities located around that body of water (more parks, camping, outdoor
performance and festival spaces, and the shopping districts of downtown Dillon
and Frisco), as well as several local mountain peaks. The Blue River itself is a
designated gold medal trout stream. About 1 mile north of the site is the Raven
Golf Club, which converts to a free Nordic trail course during the winter months.
Finally, there are 5 ski areas within a half‐hour drive from the site.
Education: The Summit School District has about 3,100 students enrolled in the
high school, middle school, and six elementary schools. Silverthorne Elementary

is located on the north end of town, a little over one mile from the site. The sole
middle school is located in Frisco, about 6 miles from the site. The high school is
located north of Breckenridge, about 9 miles from the site. A school bus adjacent
to the site on Adams Ave. provides access to all three schools. The Summit
Education Center runs four alternative education programs, which are intended
to provide individualized instruction for students who are experiencing
difficulties in traditional school settings. Colorado Mountain College has two
locations in Summit County: Dillon and Breckenridge.

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 in the market study submitted with your application: N/A,
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.
6. Address any issues raised in the environmental report(s) submitted with your
application: N/A
7. Describe and demonstrate local support for the project (including financial support):
Both the Town of Silverthorne and Summit County have published housing plans as
supplements to their comprehensive plans. These housing plans are explicit in their
identification of an affordable housing shortage and support for the creation of more
affordable housing opportunities. Attached to this application are letters of support
from Summit County, the Summit County Combined Housing Authority, and the Family
and Intercultural Resource Center, which is the County’s largest provider of emergency
housing assistance to low‐income residents. In terms of financial support, Summit
County has passed two tax measures (known as 1A and 5A) the purpose of which is to
fund affordable housing developments. Using these funds the Town of Silverthorne
recently acquired what is commonly referred to as the Smith Ranch property, which it

intends to develop into an affordable for‐sale community. (This property was the
subject of last year’s Colorado Housing NOW design charette.) Because of this
acquisition, it is unlikely the Town will be in a position to provide financial support to the
proposed project. The County, however, does have funding availability and has
expressed an interest in funding the proposed project should it receive an allocation of
tax credits. To this end, a letter from the County has been included in the development
financing tab of the application. A similar letter has been provided by the State Division
of Housing.
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).

Project Name: TLC Washington Center Apartments
Project Address: Southwest Quarter of Section 35 (south of Washington Center Parkway and
east of Washington Street), Thornton, CO 80233
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 to 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 TLC Washington Center Apartments (the “Project”) is a new construction development
located in Thornton responding to the senior population’s pressing need as indicated by the
capture rate of only 6.6%. This Project will provide affordable, modern housing for seniors and
is an excellent integration with Total Longterm Care, Inc.’s (“TLC” or the “Developer”) mission
to help people age with dignity and independence in their homes and communities.
The Project is a 4 story, 72‐unit building for independent senior living in an interactive
community setting. The units will be generous 1‐ and 2‐bedroom apartments, each including a
full kitchen with energy star appliances, washer/dryers, ceiling fans, blinds, balconies, patios
with shade awnings, and other amenities. Many residents will have views west to the Rocky
Mountains, and large windows will be constructed in the development to provide these
coveted views.
TLC owns and operates a Programs of All‐inclusive Care for the Elderly (PACE) center less than a
mile away from the Project site. With the great need for senior housing in Thornton and
Northglenn, and the proximity to TLC’s recently completed PACE center, TLC moved forward

with purchase of the land and currently has the site under contract. The land is currently zoned
as Commercial Retail and TLC is in a rezoning process with the City of Thornton.
Construction:
Upon award of credits, the Project is planned to achieve financial close in October 2012 with
construction commencing immediately and completion scheduled for October 31, 2013. The
single building will be stick‐built with two elevators.
Population and Bedroom Mix:
The population served at the Project will be seniors. The Project will be 100% affordable, with 8
units serving residents at 30% AMI and below, 15 units serving residents at 40% AMI and below,
30 units serving residents at 50% AMI and below, and 19 units serving residents at 60% AMI and
below. The Project is planned with 50 1‐bedroom units and 22 2‐bedroom units.
Location, Amenities and Services:
The building will enhance residents’ sense of community through spaces including a sun garden
room, a beauty salon, an exercise room, a theatre room, a game room, and other versatile
spaces for gathering and interacting.
Property management staff (Ross Management Group) is experienced in organizing a wide‐
range of social and recreational programs, such as potlucks, parties, exercise classes, card clubs,
book discussion groups, music, movie night, etc. Staff will also assist residents to access
services provided by local public and private not‐for‐profit senior services agencies, including
special transportation, senior centers, recreation centers, home‐delivered meals, subsidized
legal and financial services, temporary home care, etc. In addition, residents will have the
opportunity to get haircuts and styled hair in the beauty salon. The salon will be open several
days a week and operated by a local stylist.
Exterior common amenities will include a large courtyard adjacent to the lobby that will
function as an activity center for community barbecues, shuffleboard, or bocce ball.
Community gardens will also be on site, designed with raised beds for easy access for all
residents. There will be extensive wide paths and areas of shade and seating to encourage
outdoor activity and outdoor interaction among residents.
The site is less than a block away from the Thorncreek Shopping Center that features a full
service (groceries and pharmacy), a number of restaurants and other shops including
Walgreens, Sunflower Market, Barnes and Noble, Olive Garden, and Chipotle.

Residents may choose to participate in Total Longterm Care’s PACE Program. PACE (Program of
All‐inclusive Care for the Elderly) is an innovative system of care designed to meet the needs of
nursing‐home eligible individuals with coordinated healthcare, home care and day programs.
PACE is a program for older adults and people over age 55 living with disabilities. The program
provides community‐based care and services to people who might otherwise need a nursing
home. Health care is provided in the home and at Day Centers. TLC professionals, experts at
working with older people, work with the participant and his/her family to develop the most
effective plan of care possible based on need. TLC provides transportation to and from the
PACE Center, where participants obtain medical care at the PACE Center (medical, optometry,
podiatry, and dental). In addition, the participants can participate in daily activities in the day
centers. Meals are provided to the participants at the Center. The Program will be strictly
voluntary for the future residents of the proposed TLC Washington Center Apartments. Such
residents will not be required in any way to enroll in the PACE Program.
Energy Efficiencies:
Enterprise Green Communities criteria will be followed as a baseline for green, sustainability
and energy features.
All plumbing fixtures are specified as low‐flow for additional water savings. The strategic
placement of skylights and glazing for day lighting corridors and enhanced low‐E glazing in
specific locations susceptible to increased solar gain captures additional energy savings while
maximizing value. Low water landscaping design conducive to obtaining applicable LEED credits
is also envisioned if LEED certification is pursued. Low VOC and renewable materials are always
specified where possible. Extensive lighting control systems (occupancy sensors and/or time
clocks) will be utilized throughout the building to reduce energy costs. An innovative addition to
the usual efficient building elements is our collaboration with building operators to analyze
mechanical system control sequencing to fine tune energy use by building users.
Other possibilities for sustainable elements include integration of grey water Gravity Film
Exchanger (GFX) devices installed in walls to capture waste heat from bathing fixtures and
laundry appliances, which reduce water‐heating costs. Blown‐in cellulose building insulation for
superior energy efficiency performance will also be researched as a possibility.
Additional energy use reduction and innovation is possible with the installation of Photovoltaic
panels along with other passive/active solar thermal systems and techniques such as exterior
finish metal panel solar cladding to capture heated air to be ducted into the rooftop mechanical
unit to reduce gas load for corridor heating. Construction activities will be closely monitored to
ensure LEED credit points related to the construction process are coordinated and secured such

as construction waste and recycled materials management and use of regional materials among
other credits applicable to this project phase.
Finally, TLC will follow a program of implementing post occupancy satisfaction surveys for
building residents one year after occupancy to gather information in many areas such as
thermal comfort, indoor air quality, lighting etc. to further instruct and refine our
understanding of environmental design strategies for future projects.
Financing:
The new construction Project will be primarily financed by permanent first mortgage debt and
equity resultant form the LIHTC allocation. Using 9% LIHTCs allows this Project to be realized at
the proposed aggressively affordable rents. The Project will be 100% tax‐credit eligible.
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 Project will commit to serving low‐income seniors for at least 40 years. While the
affordability mix covers AMI households from 30% to 60% AMI or below, the proposed
unit rents average a combined 44% AMI. It is TLC’s intention and preference to
maintain this low‐income target in keeping with TLC’s non‐profit mission and culture.
To provide for distribution of housing credits across the state
While the proposed development is in the Denver metro area, Thornton is an area that
with few housing tax credit projects and no senior tax credit projects. As shown by the
market study’s sub‐seven percent capture rate, there is proven need for affordable
housing in Thornton, especially for seniors. Awarding tax credits to this Project will
further provide CFHA’s objective of even distribution of housing credits across the metro
area and state.

To distribute housing credits to assist a diversity of populations in need of affordable
housing, including . . . senior citizens . . .
TLC’s entire business is built around providing care to seniors that allows them to age in
place independently. The TLC Washington Center Apartments fit well with CHFA’s
priority to assist senior citizens in need of affordable housing, and are in concert with
TLC’s priority of supporting economically challenged seniors. By providing and
coordinating healthcare, home care and support, TLC helps many people continue to
live in the community with dignity and independence. And, TLC provides caregivers the
peace of mind that their parent or spouse is enjoying the best quality of life possible.
PACE is based on the premise that it is better for the well‐being of seniors with chronic
care needs and their families to be served in the community whenever possible. PACE
provides community‐based care and services to people who otherwise need nursing
home‐level of care. PACE offers a package of medical, social and rehabilitative services
designed to preserve or restore enrollees’ independence, to allow them to remain in
their homes and communities, and to maintain their quality of life, not to mention
providing such care in a significantly lower cost manner.
Providing affordable housing to seniors is the next step for TLC in being responsive to
seniors’ needs.
To support new construction of affordable rental housing projects as well as acquisition
and/or rehabilitation of existing affordable housing projects
This Project is the new construction of 72 units where there are currently no senior
LIHTC projects and represents a strong investment in accord with CHFA objectives.
2. Identify which housing priority in Section 2 of the QAP the project qualifies for (please
select only one):
TLC’s services help seniors stay as healthy as possible so they can continue to live in
their own homes and communities. Building an affordable senior project aligns with
TLC’s mission and development agenda. Providing housing is the next step for TLC to
help aging individuals enjoy enhanced quality of life.

3. Describe how the project meets the criteria for approval in Section 2 of the QAP:
a. Market conditions:
There are no senior tax credit units in the Thornton area at this time. As the
Market Study indicates, capture rates for the Project overall is 6.6% with
individual capture rates for the 30%, 40%, 50% and 60% AMI units ranging
between 3.9%‐10.0%.
b. Readiness‐to‐proceed:
The Project site is under contract and the zoning entitlements in process. The
development team is confident of the ability to complete necessary building
permit processes in time to close the financing and commence construction in
October 2012. TLC has assembled a strong development team including Studio
Completiva architects and aligned attorneys and consultants to execute the
Project’s timely delivery. TLC has worked closely with Shaw Construction on the
plans and cost estimating but reserves the right to bid the GMP. As an
organization, TLC is an investment grade rated organization with extensive
experience in developing large‐scale projects including constructing complex
facilities for the delivery of medical and community services.
c. Overall financial feasibility and viability:
This new development delivers 72 units to a community with no current senior
LIHTC projects. The LIHTC equity closes the gap so that TLC can deliver and
operate the proposed Project with rents in‐line with their targeted population.
TLC is requesting the boost up to 121% representing the difference between the
9% applicable percentage rate versus the 7.43% that would apply if the Project is
delayed and delivered after December 31, 2013. The boost enables TLC to keep
its resources focused on providing the largest amount of services to the widest
population of economically challenged seniors possible.
d. Experience and track record of the development and management team:
TLC is a Colorado nonprofit corporation formed in December 1989 to become
Colorado’s first Program of All‐inclusive Care for the Elderly (PACE), a system of
care designed to meet the needs of nursing home‐eligible individuals. PACE

providers help individuals stay in their homes and communities rather than
entering nursing homes by combining medical care, community‐based home and
healthcare services, and day programs.
TLC is dedicated to providing quality care and services to enrich the physical,
social and spiritual dimensions of the lives of older adults. TLC’s mission is “To
enable frail individuals to live with dignity in their communities.” Since TLC
began its PACE operations in 1990 with one location in Denver, TLC has grown to
own and operate five day centers. Four of the Centers serve the Denver metro
area: Capitol Center, which TLC management expects to replace with the
Broadway Center (in Denver), Cody Center (in Lakewood), Chambers Center (in
Aurora), and Thornton Center that replaced the Pinnacle Center (in Thornton).
The Pueblo Center is located approximately 110 miles from Denver in Pueblo.
In addition to the TLC Centers, TLC manages Pinewood Lodge, a 103‐unit LIHTC
apartment complex in Aurora that was placed in service in 2005. TLC became
the general partner of Pinewood Lodge in 2008.
Additional description of TLC’s centers and operations are included in the
Applicant Information section of the application. Further, TLC has recently
completed its second public offering of tax‐exempt bonds issued by Colorado
Health Facilities Authority. Included is a copy of the official statement for the
bonds.
e. Cost reasonableness:
The Project presents 72 new units with specific desired amenities such as
balconies and washers and dryers in each unit with a per unit cost of only
$162,000 and a hard construction per unit cost of $101,000. These units will be
highly desirable and yet are reasonable uses of the rare LIHTC resource.
f. Proximity to existing tax credit developments:
There are no senior tax credit developments in the Thornton/Northglenn area.
There is one other tax credit development (Squire Village Apartments) within the
market area, but this property serves families.

g. Site suitability:
The Project is less than a mile away from a TLC PACE Center, which provides
many essential services for seniors, should residents wish to participate.
The Project is also located two blocks away from two major arterial bus routes,
one on 120th Avenue that goes from Broomfield to Brighton, and one on
Washington Street that serves the Thornton area.
A new driveway access to Washington Center Parkway is planned at the
northern part of the site, which will lead to resident parking in the northeast
section of the site.
The site is a stable site that has been in use for many years, with no known
problems regarding slope, noise, environmental hazards or flood plain.
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:
TLC is requesting the boost up to 121% representing the difference between the
applicable percentage rate of 9% versus the 7.43% if the units are not placed in
service by year end 2013. TLC’s readiness to proceed and its planned
construction completion on or about October 31, 2013 supports this request.
Most significantly, TLC is dedicated to providing quality care and services to
enrich the physical, social and spiritual dimensions of the lives of older adults.
TLC’s mission is “To enable frail individuals to live with dignity in their
communities.” The proposed Project located adjacent to TLC’s recently
completed PACE center in Thornton and as a low‐income rental property will
possibly be home for users of TLC senior supportive program. The boost enables

TLC to keep its resources focused on providing the largest amount of services to
the widest population of seniors possible.
5. Address any issues raised in the market study submitted with your application:
Market Study Recommendations:
Evaluation of the Location
Overall, the location of the proposed Washington Center Housing is very good and will
contribute to its marketability. The features of the site that impact marketability
include the following:
Potentially Negative Location Factors
1. Drive‐by marketing will be limited by the visibility of the site. The site is insulated
from major corridors by small collector streets. Marketing staff will want to utilize
marketing along E. 120th Ave. and along I‐25 in order to attract residents.
Response: TLC will endeavor to use marketing along East 120th and I‐25 as suggested.
TLC is further relying on their own senior network, the experience of Ross Management
in attracting renters, and the Adams County Housing Authority waitlist.
2. The surrounding undeveloped land may be undesirable to certain seniors. It cannot
be known what, if anything, will be developed on the land surrounding the site;
however, the developer hopes to continue development of senior apartments on
the site directly west of the subject site. Undeveloped land to the east of the site is
zoned Multi‐Family, allowing for multifamily residential uses. Undeveloped land to
the north is zoned Planned Development, a ‘special‐case’ zoning, allowing for
“innovative development projects...that can assist in the implementation of the
City’s Comprehensive Plan.” Undeveloped land to the northwest and west is zoned
Business Park, allowing for a multitude of commercial and industrial uses, but not
residential.
Response: TLC is aware of the potential change to the landscape as additional
development happens around the property and surrounding parcels and will be very
diligent in staying connected to and providing strong input to the City of Thornton’s land
planning process regarding all future proposals for surrounding development. TLC will
consider amenity options such as van transportation for its residents subject to
operating costs in order to minimize impacts during future developments.

Common Amenities
Extra storage is a highly‐prized amenity for seniors, and providing this amenity will
increase the subject’s marketability.
Response: TLC understands this recommendation and will consider options with their
architect and general contractor.
6. Address any issues raised in the environmental report(s) submitted with your
application:
According to the completed Phase I Environmental report, there is no evidence of
recognized environmental conditions in connection with the subject property.
7. Describe and demonstrate local support for the project (including financial support):
As outlined in the City of Thornton letter in the Scoring section of the application, the
City is aware of and working with TLC. “The proposed project would assist the City in
achieving the goals of the City’s Affordable Housing Policy Statement.”
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
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.
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feature is inherent in the site location. The proximity to the University of Denver light rail
station will reduce the tenant’s need for an automobile for much of their transportation needs.
Some of the other energy efficient features will be:
 Low‐E Energy Star qualified windows and doors
 High R‐value insulation
 All appliances will be Energy Star rated
 All fans will be Energy Star‐qualified
 LED Emergency Exit signs

Guiding Principles
The University Station Apartments provides some housing for individuals at 30% of the local
AMI and will restrict that housing for 40 years. The project will serve senior residents age 62
and over. Additionally, the project meets two of the CHFA’s priorities: serving senior residents
and transit oriented development.
Priorities
The University Station Apartments is the most transit adjacent project in the current round
applications. It will take residents less than 40 steps from the front door of the community to
reach the light rail platform. Since both are at the same grade it will not require the senior
residents of the project to use stairs or an elevator to access the transit. The ease of access will
increase the use of transit by the residents and provide them instant access to Denver’s ever
expanding system of rail lines.
Market Conditions
Low capture rates in the project area clearly indicate a need for additional affordable housing in
the PMA. The current capture rate of 12.5% is well below CHFA’s benchmark of 25% and the
total increase of the capture rate of 3% is below the 6% mark. In addition, there is currently a
waiting list of 29 residents at The Apartments at Yale Station which is a similar project that was
recently completed at Yale and I‐25. Given the similarity of the projects, many of those on the
waiting list for Yale Station would likely be candidates for units at University Station
Apartments.
The rents used for the market study as well as for the financial projections reflect the current
rents received at Yale Station. As indicated by the continued strong demand at Yale Station the
project can handle both the rent and product type proposed by the University Station project.
Readiness to Proceed
The site’s current zoning means that the project is currently a use by right and will not require a
zoning change. Please see the letter from the City of Denver indicating conformance with
current zoning.
The Phase I Environmental assessment has been completed; it indicates that there are no areas
of environmental concern at the site.

Schematic design for this building has already been completed as indicated by the drawings
attached in the application. Furthermore, extensive work has been done to ensure that phasing
of construction and completion of site work is achievable in the projects timeline. The
development team has been working with Beck to determine the project cost as well as the
architectural details of the project. This partnership ensures that the cost estimates are an
accurate representation of the costs required to complete the project.
Financial Feasibility
The development team has identified several sources of funding for the project which make the
project financially feasible. The team is requesting a “basis boost” for the tax credits (please see
dedicated section below). The combined sources of funding are enough to meet the project’s
expected costs. Furthermore, the project team has a history of managing contingencies and
ensuring on‐time and on‐budget completion of LIHTC projects (please see dedicated section
below).
1st Mortgage
City of Denver OED
CDOH
LIHTC Equity Investment
Deferred Developer Fee
Total Sources

$1,925,000
$600,000
$450,000
$9,673,078
$580,378
$13,228,456

Letters supporting each source of financing can be found within the submittal.
Experience and Track Record
The project team of Mile High Development and Koelbel and Company recently completed the
very successful Apartments at Yale Station. Yale Station was the first transit oriented project to
receive a 9% credit allocation in the state. The project was completed on time and within
budget even after having to overcome the worst tax credit market in the history of the
program, difficult site conditions that included environmental remediation and limited staging
areas, required alterations to water detention adjacent to the site, and the construction of
structured parking to accommodate the residents.
The project team plans to use ComCap Asset Management to manage the lease‐up phase of the
project. ComCap was able to lease all 50 units at Yale Station within 3 months of receiving the
Temporary Certificate of Occupancy. The high visibility of University Station from I‐25 should
help facilitate an equally quick lease up.
The project and management teams have a history of compliance with CHFA’s affordable
housing programs.

Cost Reasonableness
Transit oriented projects typically cost more than suburban construction types. The total
anticipated per unit cost for University Station is roughly equal to the actual per unit cost for
Yale Station. This is achievable even with the inclusion of in‐unit washers and dryers and a more
extensive amenity package.
Proximity to Existing Tax Credit Projects
There are four senior LIHTC projects in the PMA for University Station. The most comparable is
The Apartments at Yale Station. Yale Station is a transit adjacent tax credit project that
completed construction in July of 2011. By the end of October 2011 the 50 unit project was
completely leased and there is currently a waiting list of 29. Given the similarity of the projects,
the strong demand for units at Yale Station clearly indicates a continued need for senior
housing near transit in this region of Denver. Yale Station is achieving higher than expected
rents and lower than expected vacancy. Village at Hampden Town Center is the other transit
adjacent project in the PMA. Although it is barely within the PMA, this project also indicates a
need for senior housing near transit. At 132 units this project has a vacancy rate of a mere 0.8%
and a waiting list of over 250.
Site Suitability
The site is extremely well located immediately adjacent to the University Station light rail stop.
It is also a very short walk from the University of Denver campus as well as the retail services
provided along University Boulevard between Asbury Avenue and Evans Avenue. The open
space at South High School as well as Washington Park is accessible to residents via the Franklin
St bridge over I‐25 which is a ¼ mile west of the site; sidewalks are paved for the entire
distance.
There are several 7 and 8 story buildings within the immediate vicinity of the University Station
location which will allow the project to blend into the urban fabric of the area. Additionally,
there was no flood plain or environmental issues identified on the site.
Given its proximity to I‐25, noise is a concern. However, the design team took measures to
mitigate any potential disturbance in the units. Additionally, the project team has a proven
record of successfully mitigating highway noise as evidenced by the Yale Station project.
The location near the University of Denver is a great benefit to the senior residents. The
University of Denver has a Senior Audit Program which allows citizens over the age of 60 to
audit most courses for $25 per course. This combined with the services and other facilities
associated with a major educational institution provide far more activities to the residents than
are typically found at senior housing locations. Furthermore, there are successful examples of
senior communities thriving in close proximity to the universities Arizona, Michigan, Notre
Dame, Florida, and Penn State among others.

Basis Boost
Under CHFA’s 2012 Qualified Allocation Plan, an applicant can request a “basis boost” in
association with the funding from the tax credits needed to develop a project with certain
characteristics. We are requesting a DDA boost of about 25%. While the transit oriented nature
of the site allows residents the luxury of utilizing the light rail and bus lines immediately outside
their front door, the size and layout presents unique challenges:
 The size of the site precludes less expensive uncovered surface parking and the
development must rely on covered parking directly below the units and in the RTD
parking structure. This adds substantial cost to the project when compared to a typical
low rise suburban project. The additional cost of parking in the RTD garage will be paid
for from operating expenses, not from additional fees paid by the tenants.
 The restricted surroundings of the site also dictate complex construction staging and
timing, which will increase construction costs.
 Location of the site necessitates higher site work costs related to storm water drainage
and detention.
 The price of land near fixed guideway transit stops, and in this neighborhood, is higher
than the typical suburban development.

Project Name: Villa Mayfair – Senior Apartments (the “Project”)
Project Address: 5805 East 8th Avenue, Denver, CO 80220*
*Note on the address: When the subject property was acquired in 2001, the property was known by a physical
street address of 5775‐5785 E. 8th Avenue. The records of the City and County of Denver Tax Assessor reflected
the same address for the property with a Tax Parcel ID No. of 06053‐26‐019‐000. In 2008, the property was under
contract for sale and the contract purchaser submitted an Address Request Form to the Denver Department of
Public Works. The Denver Public Works Department assigned the property a new physical street address of 5805
E. 8th Avenue. Although the sale to the contract purchaser was not consummated, the property's new address of
5805 E. 8th Avenue has since remained in effect. In 2010, the Denver Tax Assessor's records were also changed to
reflect the new address of 5805 E. 8th Avenue, and at that the subject property was also assigned a new Tax Parcel
ID No. of 06053‐26‐022‐000. Therefore, throughout this application there are references to both addresses, please
understand that they are the same property. If you have any questions regarding the address, please call Neile
Neider in the Old Vine Property Group office.

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 to 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.

The Mayfair Vision
Villa Mayfair Senior Apartments responds to a neighborhood revitalization effort centered on
providing a continuum of safe, affordable and much‐needed senior housing options in central
Denver. The subject is a portion of a two‐city block site located between 8th and 9th Avenues
and Jersey and Ivanhoe Streets in the Mayfair Neighborhood of Denver. Developing the site
using 9% competitive credits gives the necessary boost to fill the financing gap of this truly
catalytic project. The Sponsor’s vision is to redevelop an existing property into 96 low income
senior apartments and offer new unit types not currently available in the surrounding vicinity.
This Project will draw from the exact senior demographic who respond to an infill, urban,
lifestyle community.
Incredible Value
According to the posted letters of intent for the initial 2012 LIHTC allocation round, the average
annual request for tax credit allocation is $15,771 per low‐income unit. In 2011, the average
annual credit awarded to per low‐income unit was $16,182. Villa Mayfair’s redevelopment is
one of the smallest per unit allocation requests at only $10,060 among CHFA’s recent
competitive credit award rounds. Significantly, the Sponsor is not pursuing 4% competitive
acquisition credits and is proposing to carry back almost the entire cost of the building and
land—a subordinated note that closes the gap on the financing without draining soft funding
sources from the City or the State. Further, more than $600,000 of already expended
demolition and abatement costs is being contributed to the Project. Revitalizing this site is a
remarkable value for CHFA, the City, and the State.

Project Description
The proposed Project is the redevelopment of the two southern‐most residential towers at the
northeast corner of 8th Avenue and Ivanhoe Street. These buildings were originally built in the
1970s as a nursing facility, and have recently been completely gutted to their concrete shells
and all asbestos has been abated. The buildings are immediately ready for reconstruction upon
issuance of building permits. Zoning and a City‐approved use permit are in hand. The gutted
concrete shells provided a blank canvas upon which to paint a new vision. That vision is one of
96 newly constructed apartments priced at 40%, 50% and discounted 60% AMI rents.
The generously sized and modern units will be newly constructed in the existing residential
towers (Towers 3 and 4) together with new amenity spaces to encourage interaction between
residents supporting fuller and healthier lives for resident seniors. Two new elevators will be
installed, and one parking space per unit will be included on site. Common spaces will include a
large community room, a community warming‐kitchen and bistro, a private dining room and
meeting space, a game room, a theater, a common mail area, a salon, an exercise fitness room,
a computer lab, a contemplative library and seating areas, pool room, and a craft area.
Outdoor spaces will include courtyards, community gardens, a putting green, and substantial
shaded areas.

Potential Future Phases
While the 96 units of Villa Mayfair provide essential low income senior residences and can
stand‐alone, the Sponsor envisions possible future steps to provide a range of senior housing
options on other portions of the site. The proposed 96 affordable independent senior
apartments (Phase 1) respond to a direct neighborhood need and further position the site for
its next stages.
The Sponsor’s next step, Phase II, anticipates rehabbing Towers 1 and 2 (currently leased to the
Colorado Institute of Art for student housing) into 109 senior market rate but moderately
priced apartments. The potential third phase would be the construction of new assisted living,
memory care and nursing facilities on the vacant ground on the east side of the site. Not only
do the 96 LIHTC units of Villa Mayfair Senior Apartments fill an immediate need in the
community for affordable senior housing, but also provide impetus for the redevelopment of
the entire site and the revitalization of the surrounding neighborhood.

Strengths of this Proposal
The proposed Villa Mayfair Senior Apartment project is worthy of a $984,781 annual allocation
of 9% tax credits for the following reasons:
In‐fill Location: Located in an established residential neighborhood with a high
concentration of seniors in its primary market area (PMA) with urban amenities including
health care services, retail and cultural attractions, religious facilities and public
transportation (there is a bus stop adjacent to the site). These infill locations are
becoming increasingly difficult to develop for affordable housing because of the high
value of the real estate in urban areas compared to out‐lying suburban sites.
Lack of Competition: Little competition in the PMA at the proposed 40%, 50%, and 60%
AMI rent levels with a total capture rate of 11.1%—far below CHFA’s threshold of 25%.
Site Control: The sponsor has owned the Project since 2001. The same partners own the
entire two‐block site so no development agreements with non‐interested parties are
needed to complete the envisioned re‐development.
Speed to Market: Since the Project is a relatively simple build‐out, a schedule to deliver
units by August 2013 is feasible with little risk of unknown conditions. This differentiates
this project from other applicants that need to procure zoning, site plan approvals and
other entitlements, construct foundations, core and shell improvements and parking
areas.
Zoning: A Use Permit from the City of Denver for senior housing on this site is in‐hand.
The Use permit ensures that senior apartments have been approved under the GMU‐5
zoning and extreme readiness to proceed.
Reasonable Redevelopment Costs: The Sponsor has previously undertaken interior
demolition and asbestos abatement that are considered “sunk” costs by the Sponsor. The
anticipated construction cost for the 96 new apartment homes is approximately $8.5
million or $88,500 per unit, substantially less than ground‐up construction costs per unit
to deliver equivalent all‐new apartments.
Responsiveness to CHFA’s Initial Comments: The development team met with CHFA’s
staff early in its planning to solicit their comments and concerns prior to finalizing its
plans.

















Specifically, CHFA staff wanted all parking spaces to be provided on the project site
– this request has been accommodated and 97 parking spaces are shown on a 2.05‐
acre parcel that would be the tax credit collateral.
CHFA also expressed concern about the current adjacent use – the student housing
that currently occupies the north two towers. Art Institute has indicated that they
intend to vacate upon the expiration of their lease in December 2014. In the
interim, intergenerational programs are planned by the property management to
promote understanding between these population groups and provide job
opportunities to the students.
Upon integration of all four towers as senior apartments, staff wanted the Sponsor
to be especially aware of the eligible basis rules associated with shared common
areas. The Project proforma specifically removes from basis pro‐rated costs of the
associated common amenities construction to be shared with the Phase II
residents. Significantly, when Phase II market rate units are completed and leased,
the common amenities will engender a strong sense of community among the
mixed‐income tenants.
CHFA wanted to know that the Phase II moderately priced market‐rate senior
apartments were feasible – an operating proforma, financing interest letter and
market demand letter for such Phase II units is attached to this Narrative.
Further to CHFA staff’s initial comments, the development team engaged Group 14,
an energy consultant, to provide recommendations relative to improving the
property’s energy efficiency. Notwithstanding the Project’s anticipated lower‐than‐
market utility consumption, the proposed proforma uses utility cost rates per
Denver Housing Authority standards.
CHFA staff indicated that the proposed one‐bedroom den units were compelling
and encouraged the team to maximize the number of these units. Sixty percent of
the one‐bedroom units (43 of 73 total one bedroom units) are now proposed to
have dens. The average square footage of these units is 776 square feet.
Staff was also surprised to learn that the development team intended to deliver
two‐bedroom, two‐bath units. Fifteen of these units, averaging 996 square feet,
are planned. The remaining eight two‐bedroom units are designed with an
enlarged master bathroom and powder room and average 1,056 square feet.
While the team had initially intended to provide balconies and washers and dryers
for each unit, construction costing has forced scaling back these features. Twenty‐
seven units will have balconies and each of the five residential floors will have a
laundry facility.

Type of Construction
This is a redevelopment – only the concrete shell of the building currently exists, requiring
interior construction and façade renovations. The units have been designed within the
constraints of the current structure, including 16 to 18 foot bay depths, frequently occurring
columns, concrete support beams and 8’4” to 8’6” floor‐to‐floor ceiling heights. Each unit
offers bedroom(s) that can accommodate a queen size bed, handicap accessible/adaptable
bathrooms with oversized 3’x4’ showers, walk‐in closets, with substantial usable kitchen space
and storage, and entry coat closets. Upon award of credits, construction drawings will be
completed with construction commencing December 2012 and anticipated completion of
August 2013.
Population and Bedroom Mix
The Project will serve seniors who need affordable, independent living in a safe neighborhood
with nearby amenities. The Project will be 100% affordable, with 22 units restricted at 40%
AMI, 62 units restricted at 50% AMI, and 12 units restricted at 60% AMI (with discounted rents).
The unit mix is as follows:

Unit Type
Studio
1‐BR/1‐BA
1‐BR/1‐BA w/ Den
2‐BR/2‐BA
2‐BR/2‐BA w/ Powder Room

Number
1
29
43
15
8

Avg.
Sq. Ft.
520
661
776
966
1,056

Financing and Sensitivity Analysis
In order to give this application the best chances of success in procuring an allocation in the
first round of 2012, and being able to deliver these much‐needed affordable senior apartments
in August 2013, the sponsor is: (i) not seeking reimbursement of sunk costs in the amount of
$600,000; (ii) requesting only payoff of the existing debt in the amount of $1.7 million ($13.00
per building square foot) while carrying back almost all of the remaining appraised value of the
real estate in the amount of $4.8 million; and (iii) most significantly, the sponsor is requesting
only rehabilitation credits and not acquisition credits.
Developing the site using 9% competitive credits gives the site the necessary boost to be truly
responsive to the neighborhood’s need. This Project will draw from a surrounding senior
demographic who want an infill, urban, lifestyle community. Once it was determined that
LIHTC units were the essential starting place, the sponsor explored the LIHTC options available.

Before turning to competitive 9% credits, the sponsor evaluated using 4% noncompetitive
credit financing with private activity bonds.
4% Scenario #1, 96 Units: To develop an equivalent project with only 4% credits left a
$3 million gap in addition to reinvesting the entire developer’s fee. As an urban infill project
that redevelops the site from concrete shell up, the costs are well in excess of a typical
acquisition rehabilitation project that can be completed with 4% LIHTCs.

4% Scenario #2, 205 Units: A second scenario considered was redevelopment of all four
towers. Such second scenario indicated a $1 to $3 million gap depending on the sponsor’s
ability to carryback additional land costs. In addition, this second scenario assumed all 60% AMI
unit rents. Because 205 60% AMI units would be in excess of 25% capture rates, the gap
became insurmountable as rents were reduced. Furthermore, the subject proposed financing
structure requires that the south towers be redeveloped promptly; it was not feasible to delay
their development until the current lease in the north towers could be simultaneously
developed.
After this financial feasibility testing, it was determined that competing for 9% rehabilitation
credits was the most effective plan of finance.
Location, Amenities and Services
The Project is located at the corner of East 8th Avenue and Ivanhoe, about equidistant between
Lowry Town Center to the east and the Rose Medical Center and National Jewish Hospital to
the west. Rose Medical Center is an acute care hospital with 422 beds, more than 1,200
physicians, 1,300 employees and 100 volunteers. Further, the Project’s surrounding community
amenities will be enhanced if Sembler proceeds with its redevelopment of the former Health
Sciences Center at 8th Avenue and Colorado Boulevard, currently planned as mixed use
residential and retail.

East 8th Avenue is moderately busy thoroughfare along which the Number 10 bus route follows
with 72 weekday stops at the bus stop immediately adjacent to the site.
Other site highlights include:
 10 minutes to Cherry Creek Shopping
District
 15 minutes to downtown Denver’s
shopping, museums, theater, and
cultural events
 Close to Rose Medical Center and
National Jewish Hospital
 One block from Mayfair Park
 Adjacent to convenient neighborhood
grocery and other shopping and
restaurants
The adjacent numbered amenities are
depicted on the map on the following page:

Map$
Number$

Amenity$

Service$

Distance$
(Miles)$

1

Bus&stop&

Bus&stop&

0.1

2

Denver&Public&Library&

Library&

0.1

3

Conoco&

Gas&Station&

0.6

4

Firstbank&

Bank&

0.6

5

King&Soopers&

Grocery&Store&

0.6

6

Kittredge&Park&

Park&

0.7

7

Walgreens&Pharmacy&

Pharmacy&

0.7

8

Rose&Medical&Center&

Hospital&

0.8

9

Lowry&Town&Center&

Retail/Restaurants&

1.1

10

National&Jewish&Hospital&Hospital&

1.3

11

Post&Office&

Post&Office&

1.4

12

Denver&Museum&of&
Nature&and&Science&

Entertainment&

1.6

13

Lowry&Medical&Plaza&

Medical&Offices&

1.7

14

Cherry&Creek&Shoping&
Center&

Shopping&

1.9

15

Denver&Botanic&Gardens&Entertainment&

2.1

16

Zions&Senior&Center&

Senior&Center&

2.3

17

Denver&Zoo&

Entertainment&

2.5

18

16th&Street&Mall&

Entertainment&

3.9

19

Denver&Center&for&the&
Entertainment&
Performing&Arts&

4.3

Interior Amenities: The units themselves feature many amenities including a generous entry
way with room for an entry table; one bathroom units have a large (3’x4’) shower stall while
two bathroom units have one large shower stall in one bathroom and a standard 5’ tub in the
second bathroom; full kitchens with half‐size dishwashers; dens in the larger one bedroom
units; and LED lighting throughout the units.
The Project will feature a wide variety of common amenities. The first level will feature a
community room, a warming kitchen and bistro, a theatre, a fitness center, a salon, a computer
lab, a game room, a mail area, extra storage, men’s and women’s common restrooms, a laundry

room, a sitting area, and a hospitality room. The upper floors will feature a library and
contemplative sitting area and a craft room and pool‐table room.
Exterior Amenities: The entry garden court will present to the residents and their guests a
transition from the exterior grounds to the front door. Loading and delivery services will be
accommodated at a separate location on the west side of the building via the basement. The
entry garden courtyard will include gardens, seating, and areas for socialization. The arrival
begins at the primary entry under a covered and well‐lit vehicular drop‐off. Both ramped and
stair access entry will be through annual and perennial gardens enhancing seasonal interest.
An amply‐sized community garden and open‐space located in a prominent area with sun and
high visibility along East 8th Avenue will provide the residents opportunity for exercise,
socialization, and healthy food. The garden will be designed with raised beds for easy access,
wide paths, and areas of shade and seating.
The site will accommodate a variety of seating experiences and areas, all designed for easy
access and safety. All courtyards (these are the areas between the buildings) will include areas
for seating and will be able to accommodate organized events or spontaneous gatherings as
well as areas for quiet reflection. Some courtyards may include a putting green, bocce ball or
areas for croquet. Other activities provided within the site will include outdoor grilling, game
tables and pet areas.
Services: Echelon Group has been retained to manage this project. They have a long history of
managing multi‐family and senior housing projects including tax‐credit financed senior housing.
It is expected that management will provide services for all residents, which is included in rents.
Management plans to provide one large breakfast per week for residents, as well as holiday
dinners and occasional potlucks. Coordinating restaurant delivery and catering for one to two
nights per week is planned. They also plan to coordinate resident functions such as computer
classes, financial counseling, church services, nutritional counseling, fitness programs, as well as
arrange on‐site events such as student choirs, zoo field trips, and health screenings.
Management also plans to assist residents to secure a range of outside services such as
housekeeping, pet sitting, dry cleaning, reservations, and transportation resources. In addition,
management plans to partner with third‐party senior agencies such as Denver Senior Coalitions
(a service that provides resource lists for reduced prices on transportation, food, services, etc.).
Energy Efficiencies
As outlined in the Enterprise Green Communities proforma, the project will score 46 points. In
addition, see the attached efficiency analysis from Group 14, a green‐energy engineering firm
located in Denver. The renovation of the project will include high performance low‐E windows,

energy efficient lighting, including LED’s, new HVAC systems and a new central domestic hot
water system. The project will have packaged terminal heat pumps in the apartments and
gas‐fired make‐up air units serving the common areas. The domestic hot water system will
have high efficiency condensing, gas‐fired water heaters.
Weaknesses of this Proposal
As referenced above, only 27 of the units will have balconies. Note that this amenity will be
spread throughout all income unit types. The units do not have washer and dryer hook ups in
the unit; however, there is a laundry room with a window on each floor for residents’
convenience and comfort.
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 responds to a number of CHFA’s guiding principles outlined as follows:
“To provide opportunities to a variety of qualified sponsors of affordable housing, both
for‐profit and nonprofit”
The Project brings together an experienced development team supporting a for‐profit
Sponsor whose goal is to re‐purpose properties for the betterment of the community,
neighborhood, and residents. The Sponsor endeavors to create a senior site that is
accessible to the community that already exists in the vicinity while offering unit types
not currently available. This Project will draw from the surrounding senior demographic
who would respond to an infill, urban, lifestyle community.
“To distribute housing credits to assist a diversity of populations in need of affordable
housing, including . . . senior citizens . . .”
As evidenced by the market study and the support of the district councilwoman, there is
substantial need in this part of Denver for affordable housing for seniors. The urban
amenities of this infill development are not currently available within the neighborhood.
Not only will this Project provide 96 units of affordable senior housing, the design of this
substantial rehabilitation encourages independent, healthy living with plenty of space
for interaction with others and with the environment. This infill redevelopment allows a
great site to reopen and serve the immediate community in which it is located.

“To support new construction of affordable rental housing projects as well as acquisition
and/or rehabilitation of existing affordable housing projects”
This Project is the redevelopment of existing buildings that have been empty for over
ten years. The planned 96 units of affordable senior housing bring new units online
without displacing current tenants and revitalizing the neighborhood at a very low
“credit allocation per unit cost”. This infill redevelopment transforms currently vacant
concrete shells into a vibrant home, bringing 96 new units online in this established
residential neighborhood.
2. Identify which housing priority in Section 2 of the QAP the project qualifies for (please
select only one):
The Project qualifies under the housing priority for Seniors and provides amenities
attractive and beneficial to seniors such as dens within many of the one bedroom units,
common spaces that promote community, interaction, and health, such as the
community garden and warming kitchen and bistro.
3. Describe how the project meets the criteria for approval in Section 2 of the QAP:
a. Market conditions:
The Highland Group’s market study, dated February 15, 2012, indicates
extremely low capture rates for this Project at 11.1% in total in the PMA. The
proposed AMI rental levels of 40% and 50% lead to capture rates at 3.6% and
9.2% respectively—far below CHFA’s threshold of 25%. The 60% units have a
15.5% capture rate (only a 2% increase over the current capture rates).
Consequently, the sponsor has minimized the number of these units (12 of 96
total units) and has discounted the 60% AMI rents by 10% to ensure prompt
absorption. The Highland Group has considered in‐migration in their analysis but
currently the PMA has no competitive units at 40% AMI, two total units at 50%
AMI and 96 total units at 60% AMI. The proposed rents appear achievable in the
PMA.
b. Readiness‐to‐proceed:
CHFA defines Readiness to Proceed as:

Evidence of Zoning: The site is zoned GMU‐5 in the City and County of Denver
which allows senior multi‐family housing. The applicant has gone the extra step
and procured a Use Permit from the City of Denver for senior housing ensuring
the use in the existing structure.
Phase I and/or Phase II Environmental: The included Phase I Environmental
Survey from Dominion Group dated February 21, 2012 shows no environmental
concerns.
Schematic Drawings: The schematic plans were generated by Studio
Completiva, Jansen Strawn and TCK Consulting and include the proposed site
plan, landscape plan, floor plans and amenity plans, elevations and unit plans.
Cost estimate from third‐party: Calcon Construction has provided the cost
estimate for this project and will be the general contractor. The Sponsor has
worked with Calcon before and Calcon has also worked with Studio Completiva
and other development team members.
Capital Needs Assessment: There was no need for a capital needs assessment
for this Project as it contemplates redevelopment of two empty shell buildings.
Financing preparedness: This application includes financing letters of intent
from a lender and tax credit investor. However, the Project received more than
one letter of intent from construction and perm financing sources and tax credit
investors indicating solid market interest in this Project. Consequently, the
Project team believes that procuring financing prior to the 12‐month Carryover
deadline is highly achievable.
Physical Condition of the Property Results in Advanced Readiness to Proceed:
The Project was gutted to its concrete shell and abated for asbestos in 2007,
leaving the shell of building ready for substantial rehabilitation. Construction
would begin as soon as financial close is achieved with completion and
Certificates of Occupancy before September 2013.
Upon award of tax credits, the Project will be able to solidify financing
partnerships (lender and investor) to come to a successful financial close well
before the 12‐month Carryover deadline.

c. Overall financial feasibility and viability:
The development team has worked diligently to present a Project that minimizes
the requested tax credit allocation to only the amount absolutely necessary for
Project financial feasibility. The sponsor believes the Project to be one of the
most efficient being presented with only $10,258 of annual allocation per unit
requested.
d. Experience and track record of the development and management team:
The Sponsor of the project, is a team of Mark Cytrynbaum and Keith Pomeroy,
seasoned real estate investors with over 50 years of combined experience, a
portfolio of 2.5 million square feet of commercial real estate and 800 beds of
senior housing and nursing facilities. The developer of the project is Anne Rosen,
principal of Zing Development Strategies. Ms. Rosen was the director of Real
Estate for the redevelopment of Lowry Air Force Base from 1996 to 2004
completing over $123 million in real estate transactions resulting in the
development of over $1.1 billion in real estate. Since that time, she has since
served as the fee developer consultant for Total Longterm Care, Hibernia
Holdings, the City of Commerce City, Realticorp Investment Funds, Lend Lease
Communities and Old Vine Property Group. While Zing does not have specific
LIHTC experience, the team that Zing has assembled include seasoned tax‐credit
professionals: S.B. Clark Companies (tax credit consultants), Studio Completiva
(architects), Calcon Construction (general contractors), Holland and Hart (tax‐
credit attorneys), Feldhake & Associates (tax credit accountants) and Echelon
Management Group (property managers). See the included corporate vitas
detailing specific LIHTC experience and projects.
e. Cost reasonableness:
The sponsor has already undertaken over $600,000 in interior demolition and
asbestos abatement in the property. These costs are not reflected in the
proforma and are considered “sunk” costs by the sponsor. The anticipated
construction cost for the 96 new apartment homes is approximately $8.4 million
or $87,500 per unit, which are substantially less than ground‐up construction
costs per unit to deliver equivalent all‐new apartments.

f. Proximity to existing tax credit developments:
There are two tax credit properties within 3 miles of the Project – Hidden Brook
at 1313 Xenia and 1601 Colorado. Both of these developments serve families,
while Villa Mayfair will address the great need for affordable senior housing in
this area. The only senior apartment competition in the Project’s PMA is Clyburn
Village at Stapleton with 96 of its 98 units at 60% AMI. The tax credit senior
apartments near the PMA are generally 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. Dahlia Square Senior Apartments (outside the
PMA, to the north) opened in August 2011, currently has 11 units remaining to
be occupied, and has submitted a letter of intent to apply for tax credits in
March 2012 to finance its second phase of construction.
The subject’s proposed unit sizes are very generous relative to the existing tax
credit properties in and near the PMA. The 43 large 1‐BR units with dens and 2‐
BR, 2 bathroom units should be highly desirable to seniors.
g. Site suitability:
The site is directly accessible from a full movement intersection on the south
side of the building, and there will be ample parking for residents.
The site is a stable site that has been in use for many years, with no known
problems regarding slope, noise, environmental hazards or flood plain.
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 sponsor is requesting supplemental credits that equate to an annual credit
portion $232,828 bringing the total annual credit request to $965,731. This
supplemental credit request essentially amounts to a credit boost of 21%. This
supplemental credit request can be achieved by using the 9% applicable
percentage rate for the competitive credits in lieu of using the applicable credit
percentage of 7.43% that would apply if current federal legislation did not allow
competitive LIHTC projects to use 9% for units placed in service before year end
2013. The proposed Project has a very high degree of construction completion
likelihood prior to September 2013, well in advance of year‐end expiry of the 9%
applicable rate allowance. The proposed Project has not sought local or state
soft affordable housing sources to close its financing gap caused by the
additional cost increment of being a urban infill project. Such gap can be closed
by leveraging the higher 9% applicable percentage federal window. There is a
very low probability that the supplement annual credit will be “wasted” by the
Project not completing in time to achieve the 9% federal window.
Upon award of tax credits, the Sponsor will quickly proceed to financial close and
begin construction. Again, the site is zoned GMU‐5 and no additional zoning
entitlements are required. The sponsor has in‐hand the required Use Permit
from the City of Denver for senior housing on this site. No public process is
needed for the minor site plan approval that will be needed from the City of
Denver to reconfigure parking on the site’s south side and provide much‐need
landscaping and outdoor amenities. With the award of tax credits in the first
round of 2012, the Developer could achieve Certificate of Occupancy well before
December 31, 2013.
5. Address any issues raised in the market study submitted with your application:
Issue #1: Currently, students of the Art Institute of Colorado reside in the north two
towers of the four‐tower structure present on the site. There could potentially be some
conflict between seniors and that student group.
Response: There is 24/7 on‐site management for the Art Institute housing, and there is
no significant history of nuisance problems. Also, the developer of this senior apartment
property has the authority to terminate the lease if lease terms are violated (which

lease terms include noise restrictions).
Positive interactions will be programmed by the property managers to foster
intergenerational understanding including art openings or shows, volunteer
opportunities such as assistance with art or cooking classes, live music, and community
garden assistance. This Project can also provide part‐time job opportunities for the
students.
Issue #2: While we understand the constraints imposed by the existing structure, if, as
the project proceeds, the developer finds it feasible, we would recommend addition of
in‐unit washers and dryers, as well as balconies or patios to all units (the developer’s
current plan supplies balconies or patios to 27 of its 96 units).
Response: The Sponsor would very much like to be able to afford to install balconies for
all the units and the addition of in‐unit washer and dryers if feasible. In the course of
design development and construction pricing, if these improvements prove financially
feasible, such will be re‐established to the budget.
Issue #3: The developer has indicated that it intends to explore the possibility of
continuing improvement of the site surrounding the subject site. This may cause
significant noise and physical obstruction of segments of the subject site at some point
in the future.
Response: The improvements to the east side of the site are planned to include assisted
living, memory care and/or nursing facilities. The developer would undertake regular
resident update meetings about the construction and designate a liaison to handle
concerns or complaints. All City codes concerning noise and dust generation would be
met. Obviously new construction would generate some inconveniences to the
residents.
Issue #4: Some older neighborhood residents may have a negative perception of this
site due to its history as a failed nursing home, then a vacant, unattractive property.
Response: This project includes significant exterior and landscaping improvements
including new entries on the south side of the building facing 8th Avenue and on the east
at the main entry. New balconies and rain screen treatments are planned for the
southern façade as well. All these efforts are intended to create a visual separation
from the past and position the Property as a new, modern building.

Prior to the commencement of construction a community meeting will be held to
update the neighborhood on the impending reconstruction activities on the site and the
property management company has planned to have on‐going community events that
include the adjacent residents. The hope is that this site becomes a model for
neighborhood revitalization.
6. Address any issues raised in the environmental report(s) submitted with your
application:
Dominion Group “D3G” recommends in its environmental Phase I report dated February
21, 2012 that the non‐friable transite panels be removed as part of the rehabilitation
activities. Transite was a type of wallboard and siding made from Portland cement and
may contain asbestos. This is a minor removal that has been anticipated and a line item
of $35,000 is included in Calcon’s construction estimate.
D3G provides instruction on the handling of “presumed lead‐based paint” during any
renovation or demolition in the building. All State and Federal laws will be complied
with in this regard.
7. Describe and demonstrate local support for the project (including financial support):
The community surrounding the Project is very supportive of the development. Mary
Beth Sussman, a Councilwoman from District 5, has expressed her support of the
development in a letter (included). In addition, the buildings have been concrete for
almost ten years and such infill rehabilitation will be a substantial upgrade in the vicinity
drawing support from neighbors.
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).
A 10‐year opinion is not required, as the Project is not seeking acquisition tax credits.
Demolition down to the concrete building shells and asbestos abatement in the
approximately amount of $600,000 was performed in 2007. There are no “related
party” considerations, as the Project is not seeking acquisition tax credits. No past local,
state or federal resources were previously invested in the Project. There is no

displacement as the Project has been vacant for 10‐years. Obsolescence, safety issues,
or other significant events are considerations because the Project is redevelopment of
buildings in the form of concrete shells rather than rehabilitation.
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:

Village at La Junta

The Village at La Junta is a new construction 33‐unit duplex development targeting households earning
40‐60% of the Area Median Income. The development will be located in west La Junta near the
intersection of 6th Street and Dalton Avenue. There will four, one‐bedroom, one and a half bath homes,
twenty, two‐bedroom, two bath homes and eight, three‐bedroom, two bath homes. The one, two and
three‐bedroom units will be approximately 741, 979 and 1290 square feet (not including the attached
two‐car garage) respectively. Each home will include washer/dryer hookups in a laundry room, kitchen
pantry, dishwasher, and master bedroom walk‐in‐closets. In addition, one building will house the three‐
bedroom manager’s unit and the community room/office facility.
Amenities for the units will include Central E‐Star Air, Walk‐in closets, patio/porch,
clubhouse/community room with fitness center, computer lab and business center area. There will be
washer/dryer hook ups in each unit, an E‐Star Refrigerator & Dishwasher, stove/oven and garbage
disposal. The site will have a perimeter fence while the units will all have cable and Internet
connectivity options.
Each of the duplexes will be serviced off of a to‐be‐named street that will be accessed from 6th Street.
The Manager’s unit and office will be accessed directly from 6th Street. (A pedestrian and bicycle trail
will be built that will connect the rear of the property to the future linear park/open space), as well as
access to the management office and 6th Street.
The site is conveniently located within:
 ½ mile of the local primary school, child care center and city park
 Approximately 1.5 miles of a chain grocery store, hospital and library
 2 miles or less, the middle school and community center along with the senior center and
government offices
 Many other amenities as outlined in the market study lie within approximately 2.5 miles of the
site including a Super WalMart, local college, and High School.
The units will be wood framed, with full six inch exterior walls, four inch interior walls, with a minimum
of six inch air suspension between the units. The foundations are anticipated to be concrete slab‐on
grade on a raised pad, with a dimensional composition shingle roof with a minimum 30 year life. The
siding will be either vinyl or hardi‐plank, with brick accents.
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The development 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. 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;















15% of the units will be type ‘A’ accessible;
50+% 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 the targeted HERS index as outlined in Criterion 5.1a by at least 5 points;
55% + of the construction debris will be recycled;
Development will be designed and wired to accommodate smart meters;
Will use significant recycled material in our framing, roofing and flooring materials;
Project will use energy star roofing;
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;
Development will participate in and collect data for Enterprise and monitor water and energy
use.
Development will be designed and engineered to control and retain storm water from the one
year storm event.

The development will be financed with equity from Federal Low‐Income Housing Tax Credits and
anticipated “HOME” funds provided by the Colorado Division of Housing. Conventional construction and
permanent loans will also be utilized.
One hundred percent of the homes at The Village at La Junta will be affordable for a minimum of 40
years. Nearly 40 percent of the homes are targeted at the 40% Area Median Income, approximately a
third are targeted at the 50% AMI and almost 25% are targeted at the 60% Area Median Income level.
The families chosen to live in The Village at La Junta will have a unique opportunity to enjoy raising their
families in a quality constructed, very large duplex home with an attached two car garage (with a secure
entrance directly into the home), all at an affordable tax credit rent which is at least 19% lower than the
average effective market‐rate apartment rents.
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The Village at La Junta will meet the following Guiding Principles from Section 2 of the Allocation Plan: 1
‐ “To support rental housing projects serving the lowest income tenants for the longest period of time”
The Village is designed so that nearly 40% of the development will serve the 40% AMI income strata for
the longest period of time available in the application. 2 – “To provide for distribution of housing credits
across the state.” A tax credit development has not been approved in Otero County since 1996 and
much of Southeastern Colorado has been barren of recent 9% family tax credit projects. 3 – “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.
Furthermore, The Village meets the “Counties with populations of less than 175,000 Priority in Section 2
of the Allocation Plan. Given that Otero County has only about 20,000 residents total, and La Junta has
less than 7,500 residents; La Junta and Otero County is a very desirable location to help meet this
Priority.
The Village at La Junta fares well when considering Section 2’s Criteria for Approval. The project’s
average capture rate is 12.3%, less than half of the 25% threshold. Additionally, the market study
analyst highlights that non‐age‐restricted projects in the PMA had an overall surveyed vacancy rate of
3.1% and four of the five maintained waitlists, suggesting pent‐up demand for family‐targeted units.
The market analyst repeats over and over that the project is superior to comparable product existing in
the market and that the rents are achievable and attainable.
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 throughout the mid‐west. Our
management company has successfully operated our two Pueblo and Pagosa Springs communities. In
addition they manage over 30 additional developments in five other states. We are ready to proceed
upon receipt of a Tax Credit Reservation. Furthermore, we believe that The Village is financially feasible
and viable. The project size and rent structure preclude it from being workable as a 4% development.
We have had a number of positive conversations with the Colorado Division of Housing and they are
aware that we will apply for financial support (HOME funds) upon the receipt of a Tax Credit
Reservation.
The project’s costs are very reasonable given the rural location of the project, the project’s overall size,
the green amenities, the non‐green amenities and the duplex nature of the development with an
attached two‐car garage. We believe that when staff compares the cost per unit at The Village vs. other
proposed developments, they will find a budget very much in line with the real world and achievable in
the current construction pricing realm.
As previously discussed, given that Otero County has only ever had one prior tax credit reservation
(senior in 1996), there is no conflict, concern or competition between the proposed development and
other proposed projects. To achieve a fair distribution of the credits, the Village at La Junta should be
given priority over applications in areas that have previously received awards.
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Though as the Market Study indicates the site is located in an older neighborhood of the community, we
find the site suitable for the proposed project. It’s location on the west end of town, gives it superior
access to the Walmart Community Shopping Plaza and employment centers. The amenity proximity
map also highlights the project’s location relative to other important amenities. Again, we find the site
to be well located for the residents to benefit from these attributes, especially the local primary school.
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 duplex detached 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 criteria section of the
application.
Despite the increased costs due to the duplex 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 thirty‐three (33) La Junta families. We do however need the DDA
Boost to be financially viable and feasible.
That there are not any other issues raised in the Market Study or the Phase 1 that need to be further
addressed. The Market Study finds compelling evidence for this development’s need in the community.
The City of La Junta strongly support this development (Letter in Application) and recognizes that this
development will help meet a critical identified housing need. The City is excited about the possibility of
expanding its lower income housing stock and working with Opportunity Builders to accomplish this
mission.
This development will insure that families in the greatest need will find safe and affordable quality,
housing, with a variety of family friendly amenities in La Junta.
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Project Name:
Project Address:

Village Park
TBD Village Park Drive
Grand Junction, CO 81506

The Site is Exceptional:
Village Park will be an attractive, welcoming 72‐unit apartment development, to be built in the
heart of Grand Junction, just north of the intersection of Patterson Road at 28 ¼ Road, and
conveniently close to several amenities. An infill development, the site makes efficient use of
existing infrastructure. Village Park is tucked in among a commercial office center, single family
neighborhood, 2 churches and an Alzheimer’s care facility. Adjacent to the future sites of a
large regional park and elementary school, this family‐focused development will include 2 play
areas and lots of open space. The onsite leasing office and maintenance office facilitate prompt
response to residents’ needs.
Village Park represents Phase 1 of the planned 132 unit development of a 6.7 acre parcel,
encompassing roughly 63% of the site. The second phase of this development will be reserved
for a new development focusing on the needs of seniors. The land is owned by the Grand
Junction Housing Authority (GJHA). The design plan is compatible with the current zoning and
HOA covenants. No rezoning will be required, only a staff level site plan approval by the City of
Grand Junction, which will be completed by May 2012.
The respected design‐build team of Shaw Builders and Oz Architecture has joined GJHA in
conceptualizing the development and estimating the costs of completion. The site presents
interesting challenges, including two large utility easements. The site plan deftly manages
these hurdles, turning them to our advantage. Situating open space, landscaping and parking in
the easements serves to buffer the visual impact of the apartments for our neighbors.
Compatibility with our surroundings is important to us, and is required by the HOA covenants.
The northern three buildings, adjacent to the single family neighborhood to the north of our
site, are to be two stories tall, out of respect for the scale of the neighborhood. The southern
three buildings, adjacent to the commercial center, are to be three stories tall. Designed as
Construction Type V, the buildings will be wood‐framed with slab on grade and thickened edge
Page 1 of 7

foundation with cross beams reinforced with rebar. The Design vocabulary for this community
is influenced by our mountain / desert surroundings. The uses of earth tone colors and the
choice of stucco material accented by stone veneer are reflective of desert design, while the
timber detailing adds mountain accent. Opening our site to neighborhood automobile traffic
enhances area safety by providing a secondary access to Patterson Road for our residential and
commercial neighbors.
Village Park is in a premier location. Situated on Grand Junction’s primary east‐west corridor,
the development is convenient to many shopping, employment and recreation amenities. A
Grand Valley Transit bus stop is located at the southern edge of the development. A Grand
Junction fire station is just southwest of the site.
The Apartments are Thoughtfully Designed:
Village Park will be a mix of:
12 One‐bedroom, one‐bathroom apartments, 718 net square feet;
44 Two‐bedroom, two‐bathroom apartments, 861 net square feet; and
16 Three bedroom, two‐bathroom apartments, 1,122 net square feet.
One apartment will be an employee unit. The Property will serve households at the following
levels of Area Median Family Income:
Bedroom Size
One
Two
Three

30%

40%
2
2
4

50%
4
8
4

60%
4
18
4

2
16
4

Additionally, GJHA anticipates dedicating eight Section 8 housing vouchers to support homeless
veterans and families living at Village Park. These vouchers will be site‐based, with an initial 10‐
year HAP contract. The vouchers will ensure that even households with extremely low incomes
can afford the proposed rents. The vouchers provide maximum flexibility over time to
accommodate families of various sizes and needs.
The apartments are efficiently designed, accommodating families large and small. Each
apartment has a master bedroom, beautiful kitchen with an island for meal preparation and
family gatherings, a washer / dryer pair, and large windows to take advantage of natural light.
Living spaces are comfortable, with ample room for furniture layout flexibility. As a special
amenity, each apartment will have a private patio or balcony with great views including the
Grand Mesa, Book Cliffs and the Colorado National Monument. Apartments will be heated with
hot water baseboard heat, and cooled with evaporative coolers, which are popular in the
desert southwest.
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Village Park will be a smoke‐free development. It will have an Energy Star compliant roof and
will be photo voltaic‐ready for potential future installation of solar panels. Energy efficient
lighting and E‐Star appliances round out the package.
Development & Management Team: ‐ A Proven Track Record
Village Park will be developed and managed by GJHA, which has 35 years of experience building
and managing affordable housing developments, including a 16 year history of successful
management of apartments financed through the Low Income Housing Tax Credit program.
GJHA’s three prior LIHTC developments boast a 98% occupancy rate.
GJHA’s senior management is experienced in development and management of affordable
housing. Executive Director, Jody Kole, has led GJHA for 20 years. Director of Operations, Lori
Rosendahl, has advanced through the ranks in her 10+ year tenure. GJHA's seven member
Board of Commissioners is appointed by the Grand Junction City Council, and one Board
Member is always a current City Council Member. City Council Member Teresa Coons has
served on the GJHA Board for 7 years. GJHA Executive Offices are located in the Monument
Business Center adjacent to the southern boundary of the Village Park site.
The design‐build Team of Shaw Builders and Oz Architecture is ideally suited to bring Village
Park to fruition, with extensive experience in multi‐family housing developments.
Shaw is the leading affordable housing builder in Colorado and has current, relevant experience
with the Enterprise Green Communities standards, as well as an outstanding reputation for the
timely completion of affordable developments throughout the Western Slope. With more than
10,000 units completed in the State, Shaw’s multi‐family experience is exceptional. OZ
Architecture has extensive experience in multi‐family housing developments, including
affordable and market rate units in both Front Range and Western Slope communities.
The Grand Valley Workforce Needs More Affordable Rental Units:
The Grand Valley Housing Strategy, completed April 2009 by Leland Consulting Group,
identified the need for 4,400 additional rental units by 2018. Of those 4,400 units, the Grand
Valley needs 1,280 rental units renting for less than $375 per month, and an additional 920
units renting for less than $625 per month. Village Park specifically addresses these identified
needs, including 8 units renting for less than $375, and 52 of the 72 units renting for less than
$625 per month.
The recent economic downturn has increased the demand for affordable rental units. GJHA’s
Waiting Lists for affordable housing include over 3,000 unduplicated names. The University of
Denver’s Fourth Quarter 2011 Colorado Multi‐Family Housing Vacancy and Rental Survey
reveals that Grand Junction area rents are increasing and vacancy rates are falling. The rental
market vacancy rate now stands at 7%; with median rent at $664. Affordable rental vacancy
rates are roughly half of the market unit vacancy rates.
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The “shadow inventory” of single family homes, reluctantly rented by owners who would prefer
to sell their homes, will inevitably diminish as the economy recovers, placing additional
pressure on the Grand Valley’s rental market. Multi‐family development has been negligible in
the Grand Valley over the last ten years. The long lead‐time necessary to bring multi‐family
development into the market makes it difficult for a community to quickly respond to the loss
of hundreds of units sold to owner occupants.
The Market Study conducted by James Coil Research and Consulting indicates a relatively low
8.3 % capture rate for Village Park, considered readily achievable:
“Limited vacancies and no rent concessions in LIHTC projects, coupled with low capture
rates and a very low incremental increase in capture, present a favorable outlook for
Village Park. Demand should support the 72 units proposed. At this point, there is little
chance that either the LIHTC or market rate rental inventory will expand much at all,
certainly not enough to affect the outlook for Village Park.”
The only concern identified in the Market Study relates to the rental rates being slightly higher
than those of other GJHA LIHTC properties. Over the past 3 years, GJHA has consciously held
down the rents at its LIHTC properties as a concession to mission. In 2012, rents at all GJHA
LIHTC properties are being increased. By the time Village Park units come on line, the
differential between rents at our existing LIHTC units and Village Park rents will be minimal.
Village Park is in a far superior, high visibility location, and will be the newest, nicest affordable
development in Mesa County. The neighbor‐hood has very good schools and a low
concentration of poverty. We believe that it will easily command higher rents. By maintaining
a slight rental premium, we will prevent increased turnover at the existing properties.
Village Park addresses CHFA’s Guiding Principles and Housing Priorities in the QAP:


To provide for distribution of housing credits across the state: Historically, the Western
Slope has been under‐represented in allocations of tax credits. Quality applications help
CHFA distribute this valuable support equitably across the state.



To distribute housing credits to assist a diversity of populations in need of affordable
housing: Village Park will serve families, homeless persons, Veterans. Completion of
this first phase of Village Park will facilitate the second phase which will focus on the
needs of seniors.



To support rental housing projects serving the lowest income tenants for the longest
period of time: Village Park commits to providing quality affordable housing for 50
years; one‐third of the apartments will serve households at 40% of AMFI and under.



Priority: Counties with populations of less than 175,000; Mesa County ‐ 146,723.
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Village Park is Nearly Shovel‐Ready:
 The land is owned by GJHA, and suitably zoned for this development. Only
administrative site‐plan approval is required from the City of Grand Junction, which
should be obtained by May, 2012.


The Phase 1 Environmental Assessment revealed no evidence of recognized
environmental conditions in connection with the site.

 The design‐build team is in place. Architectural work continues during CHFA’s Allocation
process. Financial support is being confirmed. Neighborhood meetings are scheduled.
 Upon receipt of a Reservation of Tax Credits, the team will proceed with speed to a
scheduled September 1, 2012 Construction Start. With 3 large public construction
projects nearing completion, we expect to have a ready workforce and favorable
pricing.
Proximity to Existing Tax Credit Developments:
The closest tax credit development is 1.25 miles away, at Arbor Vista, also managed by GJHA.
Arbor Vista has an occupancy rate of 98% or higher. A slight rent differential between Arbor
Vista and Village Park should ensure that both developments compete well in their respective
neighborhoods.
Local Support:
In addition to the letters of support attached to this application, GJHA has discussed the
proposed development with the residential neighbors to the north of the property and with the
commercial neighbors on our southern border. Primarily favorable responses were received,
particularly in response to the on‐site property management & maintenance. City Community
Development & Planning staff members have been very helpful in arriving at the best site plan
for the development. We are scheduled to present a request for financial assistance to the City
Council on March 21st, and expect favorable consideration.
Types of Financing ‐ Local, State & Federal subsidies:
The following types of financing and local subsidies have been combined to make Village Park
economically feasible.


The City of Grand Junction and the Grand Junction Housing Authority have agreed to
provide “cash flow” loans in amounts totaling $520,000. In addition, the GJHA has
agreed to defer a significant portion of their allowable developer fee.
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GJHA also anticipates applying for a DOLA grant which would be loaned to the project by
GJHA. The proposed amounts of this grant/loan have been discussed with DOLA and are
reasonably available and consistent with the scope of the project.



A very favorable conventional construction loan and conventional permanent loan have
been sourced through the Bank of Colorado. GJHA has a long standing, favorable
relationship with this Bank, which has financed many of GJHA's recent transactions.



The final layer of financing will be provided by Tax Credit Equity from the sale of the Tax
Credit stream.

Overall Financial Feasibility & Viability:
This project has leveraged multiple sources to assure economic success, thereby utilizing only
the minimum required credit dollar for feasibility. This project's financial feasibility has been
structured utilizing the combination of; an artificially low land price due to the partial
contribution of same by the GJHA, two additional GJHA subordinate loans providing a
significant capital contribution, low interest construction financing from a local lender,
favorable long term financing and improved pricing for Tax Credit Equity as a result of the
experience of GJHA. Additionally, GJHA has agreed to defer $250,000 of the allowable
developer fee. All of these factors have combined to allow this 72 unit project to be
economically feasible without requesting the maximum allowable credit reservation or the
maximum allowable Basis Boost.
Village Park will enjoy operational viability throughout the compliance period as the project,
while requesting no waivers from operational or reserves criteria, begins operations at
stabilization with a 115% DCR which continues to increase up to a 120% DCR in year 15. In
addition, the project cash flow will pay down the deferred developer fee within the required
time frames.
Justification for Basis Boost / Justification for Waivers:
The Village Park project is not requesting a waiver of any minimum underwriting criteria. The
project meets or exceeds all minimum criteria.
There are several reasons Village Park is requesting a small “basis boost”. Village Park is part of
a Master HOA that has CC&R architectural requirements for exteriors of buildings that increase
costs. Additionally, “Green” build materials contribute to added costs as they are not as readily
available in Grand Junction as they are in lager urban areas and need to be transported over
250 miles. Also, construction costs are typically higher on the western slope, again because of
building material supply routes and less depth in the subcontractor markets.
Village Park also has the majority of its units between 30% and 50% of AMI, to better serve the
needs of the community, thereby lowering the permanent loan amount.
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Although the Grand Junction Housing Authority has committed to providing both soft debt and
a deferred developer fee the use of a 7.43 credit percentage has resulted in a small gap
requiring a basis boost.
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Project Name:

Welby Station Apartments

Project Address:

NEC 88th Avenue & Welby Road
Thornton, CO 80229

Key Strengths of Project:


Mixed incomes (more than 20% market rate units; balance serves range from 30% to 60% AMI)



Efficient use of LIHTC funds (95 affordable family units created)



Serving lowest incomes (25 units at 30% AMI and 10 units at 40% AMI)



Meeting needs of an underserved submarket. (3% overall vacancy; few LIHTC projects)



Adjacent to future light rail (Walking distance from RTD’s planned major rail stop in Thornton)



Part of larger planning project (53 acre mixed use planned develpment; DRCoG planning grant)
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Adjacent to extensive educational facilities ($64.0 million redevelopment of high school,
college, and library is underway just steps from the project)



LIHTC funds needed now to meet deadlines (NSP III & NSP I funds have occupancy deadlines)



Collaboration of state and local governments (four entities with substantial participation)



Significant leverage and committed funds ($5,250,000 already committed by four agencies)



Readiness to proceed (Entitlements and construction documents already in progress)

A Collaboration of State and Local Government
The Adams County Housing Authority (ACHA) has partnered with the State of Colorado, Adams County
and City of Thornton to create Welby Station, a 119 unit mixed income project that will create 95 units
of affordable housing, of which over 25% will be at 30% AMI, adjacent to a future light rail station in an
area of high priority for City of Thornton. Funding of the project today will also make possible another
65 units of affordable housing in a future phase of development. The project is part of larger 53 acre
mixed use development consisting of high density mixed‐use uses to the west, multifamily construction
in the middle, and small‐lot single family development in the new urbanism style to the east. This is a
unique opportunity to create high quality affordable housing and have a significant and lasting impact
on a unique infill parcel adjacent to future light rail that is of vital importance to the long term planning
and economic development of City of Thornton.
Over $5.25 Million in Committed Funds!
Welby Station has committed funds from four different agencies totaling $5.25 million, including $2.5
million in NSP III funds from the State of Colorado, $750,000 of NSP1 funds from Adams County,
$300,000 CDBG funds from the City of Thornton, $400,000 in fee and use tax incentives from the City of
Thornton, and $500,000 in funds from the Adams County Housing Authority. ACHA has committed
between 20 and 25 Section 8 vouchers to be project‐based on 30% AMI units, which will then support an
estimated $800,000 in additional debt for the project. In addition to the $5.25 million already
committed, ACHA anticipates the State of Colorado will support its investment of NSP III funds with up
to an additional $1.0 million in HOME funds upon receipt of a tax credit award.
Immediate Funding is Critical for the State of Colorado!
This is a second application for 9% credits; project funding is now critical due to the parameters of NSP
funding commitments from both State and County. Each of the NSP funding commitments, including
both the $2.5 million NSP III award from the State of Colorado and the $750,000 NSP I commitment
from Adams County, carry looming deadlines for both expense of funds and qualified occupancy of
units. Most importantly, Welby Station is the project earmarked by the State to materially meet its set‐
aside for 50% AMI units required under its allocation of the NSP III program. A lack of funding in this
March 2012 round could result in a potential return of funds to the federal government, which would be
a significant loss for the State of Colorado.
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Consistency with CHFA’s Guiding Principles
Welby Station is consistent with numerous guiding principles of the CHFA Qualified Allocation Plan.


This project will serve the lowest income levels, with 34 units at the lowest 30% and 40% AMI
for an extended affordability period of 40 years. Additionally, this project is providing 30% AMI
units in an area where there are none today.



As a high quality new construction project, this supports CHFA’s mission to promote new
construction of affordable rental housing.



This project is in an area of low concentration of affordable housing and supports CHFA’s efforts
to distribute credits across the state.



With a mix of unit types from 1 to 3 bedrooms and mix of affordability requirements from 30%
AMI to market rate, this project supports diversity of population by offering housing to both
individuals and families across a broad range of income levels.



This project does require a full allocation of annual credits, but it also uses them efficiently to
create 95 units of affordable housing, 89% of which are at 50% AMI or below, 36% of which are
at 40% AMI or below, and 25% of which are at 30% AMI or below. This allows CHFA to maximize
the impact of its funds in both quality and quantity.

Consistency with CHFA’s Housing Priorities
Welby Station is located in a primary market area with an average overall vacancy rate of just 3.0% and
is addressing a pent‐up demand for affordable housing.
Consistency with Approval Criteria
Welby meets all the criteria for approval as follows:
a. Market Conditions – ACHA’s proposed units will result in very low increases to the required
capture rate. Specifically, the increase in capture rates are 0.4%, 0.7%, 2.7%, and 0.4% for the
30% AMI, 40% AMI, 50% AMI and 60% AMI units, respectively. The highest required capture
rate is on 60% AMI units, but we have only introduced 10 units into the 119 unit mix in order to
provide operation flexibility in accommodating existing residents whose income levels may
change over time. Additionally, the increase in capture rate is only 0.4%. And finally, ACHA has
underwritten the rents for 60% AMI units to match those 55% AMI units and the nearest class B
LIHTC comp. The capture rates at the 55% level would be much lower and require a capture
rate of just 7.8%.
b. Readiness to Proceed – ACHA will have no difficulty meeting carryover for the Welby Station
project and in fact is on schedule to close on the construction loan in late 2012. ACHA has
already procured and assembled the full consultant team for pre‐development and is actively
pursuing entitlements with City of Thornton. This is based on the State’s commitment and
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permission to use NSP III funds to advance the project in order to meet the necessary
expenditure and occupancy deadlines for the NSP III funds.
c. Overall Financial Feasibility – This project would not be possible with 4% tax credits. In fact,
even with 9% tax credits, a CHFA DDA basis boost is required when the Applicable Percentage
rate is assumed to be 7.43%. Because there is widespread support for this project by the
Housing Authority, the City of Thornton, Adams County and the State Division of Housing, this
project has assembled all necessary funds to complete the project once 9% credits are awarded.
The reliability of the construction cost estimates are validated due to the fact that the
preconstruction services consultant, owner’s representative, and the architectural consultant
are all working on current projects using substantially similar rental housing product in the
Denver metro area.
d. Experience of Development Team – The Adams County Housing Authority owns and manages
multiple existing tax credit projects in Adams County. The design team assembled includes
Cornerstone Construction Management and Consultation for owner’s representation, whose
principal has four decades in construction including his most recent position managing
affordable housing projects nationwide for Mercy Housing. KTGY Architects has extensive
experience developing LIHTC housing in both Colorado and California. The preconstruction
services consultant is a general contractor who is presently building a LIHTC project in Stapleton.
All participants have some history working together and the team collectively has a high degree
of competency in designing, building, and operating 9% LIHTC properties.
e. Project Cost – Welby Station apartments’ cost estimates for vertical construction are extremely
competitive, and are based on actual, current numbers recently achieved in the market. ACHA
has incorporated a 2% contingency to address any possible cost escalations and 4% design
contingency to address desired improvements to the specifications once construction
documents are finalized. The project has higher than average site work costs due to expansive
soil and the need to import fill to facilitate achieving the density of units desired. Water and
sewer tap fees may also appear high, but they are based on the promulgated fee schedules for
City of Thornton.
f.

Proximity to Existing Tax Credit Projects – The nearest LIHTC competitors would be Reserve at
Thornton, built in 2006, located 0.8 miles northwest, and with a vacancy rate of just 1.4%. The
next nearest LIHTC project would be Spring Brook, a 120 unit project built in 2005, located 1.3
miles to the south west, and with 1.7% vacancy. The next nearest LIHTC properties would be
Overlook at Thornton, which is operated by ACHA, was built in 1972, and is located two miles
west of Welby Station. Finally, the Reserve at Northglenn is located 3.7 miles to the northwest.

g. Site Suitability – The project location is highly desirable for affordable housing based on pent up
demand, and the lack of ANY 30% units in the submarket, its walking distance to schools and
parks, and the fact that it will eventually be served by light rail.
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Unit Mix and Income Targeting
Welby Station is a mixed‐income, family project comprised of roughly 25% 1 bedroom, 60% two
bedroom, and 15% three bedroom units, serving families at a range of incomes from 30% AMI all the
way up to market rate. The project will concentrate on 30% AMI (20.2% of total), 50% AMI (43.2%) and
market rate (20.2%) units. Units at the 40% AMI and 60% AMI levels will each make up only 8.4% of the
project total, reflecting the generally lower demand for 40% and 60% units while still offering the
property operational flexibility as incomes of existing residents may change. ACHA will provide project‐
based section 8 vouchers to provide stability and supplement rental income on at least 20 units at the
30% AMI level. Case management for Section 8 units will be provided by ACHA Section 8 program staff.
Population, Unit Mix, and Rents
Welby Station Apartments will serve families at a broad range of AMI levels. The Housing Authority will
“project base” between 20 and 25 units at the project to provide stability and additional debt for 30%
AMI units.
UNIT
TYPE

LIHTC Allowable Rents
Rents

Utilities

Underwritten

COUNT

SQ FT

AMI

Net Rents

Rents

1 Bed / 1 Bath

6

748

Market

n/a

n/a

n/a

$775

1 Bed / 1 Bath

2

748

60%

$893

$67

$826

$736

1 Bed / 1 Bath

14

748

50%

$744

$67

$677

$635

1 Bed / 1 Bath

2

748

40%

$595

$67

$528

$524

1 Bed / 1 Bath

1

748

30%

$446

$67

$379

$375

1 Bed / 1 Bath

5

748

30% SEC 8

$446

$67

$379

$627

Subtotal /
Average:

30

748

$554

$67

$482

$652

2 Bed / 2 Bath

14

1,035

Market

n/a

n/a

n/a

$950

2 Bed / 2 Bath

6

1,035

60%

$1,071

$75

$996

$839

2 Bed / 2 Bath

31

1,035

50%

$892

$75

$817

$810

2 Bed / 2 Bath

6

1,035

40%

$714

$75

$639

$630

2 Bed / 2 Bath

2

1,035

30%

$535

$75

$460

$450

2 Bed / 2 Bath

12

1,035

30% SEC 8

$535

$75

$460

$803

Subtotal /
Average:

71

1,035

$668

$75

$586

$814

3 Bed / 2 Bath

4

1,336

Market

n/a

n/a

n/a

$1,200

3 Bed / 2 Bath

2

1,336

60%

$1,237

$84

$1,153

$1,019

3 Bed / 2 Bath

6

1,336

50%

$1,031

$84

$947

$915

3 Bed / 2 Bath

2

1,336

40%

$825

$84

$741

$720

3 Bed / 2 Bath

1

1,336

30%

$618

$84

$534

$515

3 Bed / 2 Bath

3

1,336

30% SEC 8

$618

$84

$534

$1,156

Subtotal /
Average:

18

1,336

$729

$84

$645

$986

TOTAL / AVE

119

1,008

$648

$74

$568

$799
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UNIT MIX BY AMI

UNIT MIX BY TYPE

AMI Level

Count

% actual

Unit Type

Count

%

Market

24

20.2%

Efficiency

0

0.0%

60% AMI

10

8.4%

1 Bd / 1 Ba

30

25.2%

50% AMI

51

42.9%

2 Bd / 1 Ba

0

0.0%

40% AMI

10

8.4%

2 Bd / 1.5 Ba

0

0.0%

30% AMI

4

3.4%

2 Bd / 2 Ba

71

59.7%

30% AMI SEC 8

20

16.8%

3 Bd / 2 Ba

18

15.1%

Total

119

100.0%

Total

119

100.0%

Physical Characteristics
The project consists of 119 units, which is a first phase on the northern portion of the 8.38 acre parcel of
land that ACHA is acquiring. A second phase of approximately 65 units is contemplated at a later date
based on availability of financing. The project will consist of three story walk‐up apartment flats in 5
buildings built to a density of 25 units per acre.
While the project is being designed with a more urban feel and an eye toward light rail, ACHA’s
approach has been to design and underwrite a project that will compete effectively in the suburban
submarket that exists today. The building design is consistent with similar product at master planned
developments such as Stapleton and Arista, providing a generally urban feel by allowing buildings to get
close to back of sidewalk and providing parking in tuck‐under garage and screened interior lots.
A central community center will include management offices, a community room, fitness room,
computer lab or business center, public restrooms to service the pool, and at least one flex office to
provide on‐site services and case management as required. Adjacent to the clubhouse will be a
swimming pool, which is a standard amenity in the area and an important element to a family property.
A playground and picnic area will round out project amenities. The property also enjoys access to the
Colorado Agricultural Ditch Trail, which runs through the property and is a part of a larger trail system.
The project is being designed as competitive market rate product. Unit floor plans include high ceilings
and kitchen islands. Floor finishes will include durable and attractive vinyl plank in the kitchen and
entry areas, carpet in the living and bedroom areas, and vinyl flooring in the bathrooms. Most units
have walk‐in closets in the master bedroom. All units will enjoy in‐unit washers and dryers and covered
patios off of the living areas. Unit appliance packages will include a refrigerator, dishwasher, disposer,
range, and washer and dryer.
Energy Efficiency
Welby Station will comply with the Green Communities requirements and will include Energy Star
appliances and efficient HVAC systems. Plumbing fixtures will be designed to conserve water and low
VOC carpets, paints and sealants will be used throughout. All units will be sub‐metered for electric and
gas and it is expected that tenant paid utilities will generally result in more energy conscious behavior
and lower energy use. Owner will pay for trash, water and sewer. In connection with Enterprise Green
Communities optional measures, ACHA will monitor and report usage of all utilities, including tenant
Page 6 of 16

LIHTC Application March 2012 – Welby Station – Project Narrative
paid utilities and the water paid by landlord, which will be monitored by additional sub‐metering
equipment.
The current construction budget does not include a solar PV system, but ACHA is committed to
introducing solar panels to the project if funding permits. The current plan is to focus on the core
requirements of a successful affordable housing project and then evaluate the viability of a PV system in
the latter part of construction, taking into account the levels of PV subsidies and construction
contingency funds remaining.
Parking
On‐site parking will include 218 parking spaces, of which 138 will be surface parking and 80 will be
garage parking. Additional street parking will be available in the future when City of Thornton expands
Steele Street and adds on‐street parking on both sides. Surface parking on site will be managed by
permit, and every unit will be provided at least one surface space. Experience has shown that many
30% and 40% AMI households choose not to own automobiles and that some residents will therefore
not require parking. Meanwhile, additional garage parking will be offered as a competitive amenity, and
residents may choose to park their primary or secondary car in a garage at the rate of $60 per month. A
survey of the market comparables has shown that many tenants in the area desire the option of garage
parking. The proposed $60 per month rental fee is near the bottom of the $55 ‐ $100 range charged by
area properties, and is lower than the $80 and $100 fees charged by the nearest LIHTC comps, Reserve
at Thornton and Reserve at Northglenn. Welby Station’s underwriting assumes that only 47 of the 80
garages are actually rented at any point in time, providing $33,480 in annual other income. This
conservative underwriting allows ACHA flexibility with the remaining 33 garages either to earn
additional income or to provide dedicated garages to some units, such as the three bedroom units, if
dictated by the market.
Construction Method:
The project is based on a comparable product designs and construction recently built by the lead
architect and preconstruction services consultant at both Stapleton and Arista. Given our consultants’
current familiarity with the design and construction of the product, ACHA is confident in the
construction cost methods and estimates specified.
Buildings will generally be 3‐story wood frame Type V construction on post‐tension slab. Roofs are
being designed as pitched roofs rather than flat roofs to save costs. The first level of each building will
have units facing outward and tuck‐under garage parking facing interior screened parking lots. Second
and third level buildings will have units facing both in and out. Common area stairwells and all of the
garages will be unconditioned spaces. Each common area stairwell will serve 10 apartments on three
levels. Exterior siding will consist of Hardi board and Hardi plank products, which ACHA currently
expects will be the factory finished Color Plus product line, which comes with a 15 year warranty.
Specifications for finishes, fixtures and equipment will be evaluated based on long term ownership,
which generally favors longevity and reliability over short term cost savings.
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Location Maps:
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Walking Distance to a $64.0 Million Expansion of Educational Facilities
Within walking distance of the project, residents can access a high school to the west and both
elementary and middle schools to the north east. Meanwhile, an exciting new redevelopment is
underway at the Skyview Campus of Mapleton School District, just steps from Welby Station, on the
west side of Welby Road. The site is currently home to a high school, running track, football field and
baseball field, but an incredible redevelopment and expansion of education facilities is taking place.
Mapleton is under construction with a project that will offer a spectrum of educational opportunities for
all ages, including elementary students, high school students and adults.

In November 2010, voters approved a ballot measure authorizing the issuance of $31,705,000 in bonds
to match a $32 million grant from Colorado’s Building Excellent Schools Today (“BEST”) program. The
District approved a supplemental budget on January 25, 2011 appropriating $66,175,608 in the Building
Fund to be used for the following redevelopment of the Skyview Campus:


Construct a new Skyview Academy & Clayton Partnership Building



Construct a new Mapleton Expeditionary School of the Arts (MESA) and Mapleton Early College
(MEC) Building



Demolition of the pool, classroom wing, Industrial Arts wing in the existing Skyview High School
and remodel of the remaining space to include Student Center.



Construct a new North Valley School for Young Adults and District Central Library
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Part of a Larger 53 Acre Mixed‐Use Planned Development
The project land parcel (indicated by the shaded area in the middle of the picture below) is situated just
east of a planned light rail station at 88th Ave and Welby Road, which RTD calls “88th Avenue Station” but
which the City refers to as “Welby Station”. While this is expected to be the first of many stops along a
rail line extending into Thornton, the City and RTD both acknowledge that availability of transit funding
may cause this to be the one and only rail station to serve the City of Thornton. This increases the
significance of the rail stop, and as a result, Welby Station is being designed for a 500 car surface lot that
may also be expanded to a 1,500 car parking garage in the future.

The land being acquired by ACHA for construction of Welby Station Apartments is approximately 8.38
acres in the middle of a 53 acre parcel. The larger parcel has been entitled by Welby Station LLC, a
partnership between Michael Richardson and Gene Myers of New Town Builders, for more than 150
small lot, single family, attached and detached homes to the east, and for mixed use commercial and
multifamily development to the west. The portion of land on which ACAH’s Phase I development is
being built is properly zoned for the intended multifamily use.
Welby Station LLC and City of Thornton have been planning this project for over 6 years. In connection
with the mixed use development and RTD’s light rail station, the City and RTD have determined a new
road, called Steele Street, will run through the center of the site and “T” into existing Welby Road.
ACHA’s multifamily housing project will be ideally situated along the new Steele Street, bordered by a
creek and single family housing to the east, bordered by future mixed use development to the west, and
connected to light rail at the northwest corner.
West of the planned rail station is an existing high school and the site of a major expansion of
educational facilities by the Mapleton School District that will serve a range of ages from elementary
school through adult.
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Site Plan
Welby Station will eventually consist of approximately 184 units of multifamily mixed income and
affordable housing. The current project consists of buildings A through F on the northern parcel in the
site plan shown below.
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Existing Public Transit:
The site is primarily served by the Route 88, which runs from
Stapleton to the south east up to Northglenn Marketplace (104th &
I‐25) to the northwest. To the west and north, this bus route
provides direct transportation to Skyview High School, Thornton
High School, Thornton Town Center, and Northglenn Marketplace.
To the south, this bus provides direct access to Commerce City’s
City Hall, the General Mail Facility, and Stapleton. Transfers to the
other key routes, such as the 12, 80 and 92, are available 1.4 miles
west at the intersection of Washington and 88th Ave.
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Future Public Transit:
In addition to the existing bus transit, this project sits adjacent to a proposed light rail station that is
projected to be constructed after 2016.
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Area Amenities:
Education: Mapleton school district is building a $64.0 million project, consisting of three new schools
serving kindergarten through adults, on the land parcel immediately west of Welby Station. Within a
one mile radius of the project location are numerous public education institutions, including Meadow
Elementary, Bertha Heid Elementary, Clayton Street Elementary, Monterey Elementary, York
International School and Skyview Academy High School. Approximately 1.6 miles northwest of the
project location, at the intersection of approximately 92nd Ave and Washington are Thornton
Elementary, Thornton Middle School and Crossroads Alternative School.
Recreation: Less than 0.9 miles north of the property is the City of Thornton’s Community Park , which
includes large playing fields and the City Pool. Other nearby parks include Columbia Park (0.28mi NW),
Aspen Park (0.50mi NE), and Plat River Trailhead Park (0.54mi E). Additionally, the City is considering
construction of a park and playground on open space land directly across the rail line to the NW to keep
younger kids off of the high school fields next door.
Shopping: Nearly all nearby retail establishments are situated along the commercial corridor of
Washington St, running north‐south approximately 1.4 miles west of the project location. The two
nearest supermarkets cater to the Hispanic community and are Rancho Liborio, at Washington and 88th,
and Mi Pueblo, located 4 blocks north. Sam’s Club and Safeway are located approximate 1.9 miles
from the project location to the NW at the intersection of Washington St and Thornton Parkway.
Healthcare: Healthcare centers nearby include Medical Center of Aurora (2.0mi NW), Vibra Hospital
(1.7mi W), Clinica Campesina (1.3mi W), and Center for Spinal Disorders (1.2mi W)
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Local, State or Federal Subsidies
Welby Station Apartments expects to receive $6.25 million in total subsidies, as follows:
$2,500,000

Land acquisition and predevelopment are funded by an award of
$2.5 million from the Colorado Division of Housing’s Neighborhood
Stabilization Program (NSP). This award has been committed.

$1,000,000

Colorado Division of Housing will consider an additional $1,000,000
in HOME funds, pending receipt of an allocation of tax credits.

$300,000

City of Thornton will provide a total of $300,000 in CDBG funds
towards infrastructure. This has award is committed.

$400,000

City of Thornton has committed to provide $400,000 to the project
in the form of fee reimbursements, expected to consist of
approximately $275,000 in use tax incentives and $125,000 is permit
fee incentives.

$750,000

Adams County will contribute $750,000 in subsidy from its allocation
of Neighborhood Stabilization Program (NSP) funds. These funds
are already controlled jointly by Adams County and ACHA through
ACHA’s sub recipient agreement to manage NSP 1 funds. These
funds are committed.

$500,000

Adams County Housing Authority has committed to provide up to
$500,000 in cash from public housing disposition proceeds to
backstop project funding shortfalls and make the Welby Station
project possible.

~$800,000

Adams County will provide up to 25 project‐based vouchers to the
project to support 30% and 40% AMI units. Present underwriting
contemplates 20 project‐based units at 30% AMI. The additional
project income as a result of these vouchers will allow the project to
support approximately $800,000 in additional conventional perm
debt.

$6,250,000

Total Subsidies
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Other Sources of Financing
Additional source of financing include low income tax credits, permanent debt and deferred developer
fees as follows:
$11,250,000
$6,131,179
$600,000

$17,981,179

$1.25 million annual award at $0.90/credit.
Permanent debt *
ACHA deferred developer fee

Total Other Permanent Financing

*Note: The perm debt amount here includes the ~$800,000 in additional perm debt that was listed in the
previous table as being generated by the use of Section 8 vouchers.
Underwriting Comments and Considerations
ACHA would like to proactively address some underwriting questions that might arise in review of the
application.
Contingency – ACHA’s underwriting carries a sizeable contingency as follows: $683,000 in hard cost
contingency for the general contractor based on 4% of hard costs for the GC and 2% for escalation
between time of estimation and actual contract; $421,000 in Owner design contingency; and $150,000
in Soft Cost Contingency.
ACHA anticipates that at signing of a guaranteed maximum price contract
with a General Contractor, this total contingency amount would be reduced to roughly 60% of the
current total amount.
Eligible Basis ‐ Parking: Because garage parking is being offered at an additional fee, ACHA expects that
construction value of $600,000 for the garages should be deducted from eligible basis. This has no
impact to the calculated annual credit amount if a 9.0% Applicable Percentage is assumed and buildings
are placed in service in 2013 as expected. But it does require a 2.5% increase to any calculated CHFA
DDA boost if the 7.43% rate is assumed as dictated by CHFA’s application guidelines.
CHFA DDA Boost – Welby Station requires a boost in eligible basis only if the Applicable Percentage is
assumed to be 7.43 as required by the CHFA underwriting guidelines. This boost is less than 5%,
inclusive of the 2.5% mentioned in the parking discussion above, since the project has significant other
sources of subsidy.
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persons from the Windsor Housing Authority (WHA) Board of Commissioners. These persons
were tasked with providing the Town Board ideas on how to generate more affordable housing
in Windsor. On May 24, 2004, as a result of the committee’s work, the Town Board adopted
Resolution No. 2004‐39 which created three incentives to stimulate the production of housing
that would be available and affordable to persons making less than 80% of the Area Median
Income:
1. The resolution provided for a density bonus when building for
affordable homes
2. It offered developers an opportunity to defer the payment of
their fees
3. It provided for “fast track” approval of the site and
construction plans
Unfortunately, none of these incentives proved helpful in resolving the affordable housing
problem. As the problem continued to grow with an increasing numbers of retailers and service
industry companies building and growing their businesses in Windsor, the Town commissioned
and paid for Economic & Planning Systems, Inc (EPS) out of Denver to perform a comprehensive
Workforce Housing Study in May 2009. The purpose of the study was to identify the need for
affordable housing in Windsor by concentrating on the employers. While offering statistical
information concerning the growth patterns in Windsor, the study focused on interviews with
local employers and employees in order to measure the demand for affordable housing.
EPS interviewed, or surveyed, over 30 individual companies doing business in Windsor and
conducted personal interviews with a representative number of employees from those firms.
The study determined that by 2009, the average price of a home in Windsor had risen to
$330,000 with 13% of the homes having sold for more than $500,000. The study also revealed
that only 38% of the workforce in Windsor actually resided in Windsor. Manufacturing,
information services, and retail/service trade were the fastest growth segments of the
workforce with average incomes ranging between 60% and 80% of the Area Median Income.
The study also recognized there were only 265 total rental apartments in Windsor of which 235
had been constructed in the mid 1980’s. Only one apartment complex of 30 units had been
constructed since 1987.
Based on the results of the study, the Town Board sought assistance from the Windsor Housing
Authority. In the spring of 2010, the Town Board asked the Housing Authority if it would
embrace a challenge to develop affordable, workforce housing within the town of Windsor.
Immediately the Board of Commissioners set out to explore the methods and means small
communities could utilize to generate the funding required to develop a reasonable number of
new affordable rental apartments.
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Project Description
D
& Narrative:

In the fall of 2010, th
he Windsor Housing
H
Authority Boardd sought asssistance from
m the Housin
ng
Authorityy of the City of Loveland
d (HACOL) ass a means too identify ressources capaable of assistting
them in meeting
m
their challenge.. HACOL worrked with thhe Board to ccommission a Market Sttudy
prepared
d by James Real
R Estate Services (JRESS), Denver, C
Colorado as the first step in identifyying
the consumer “demaand” for affo
ordable houssing. That st udy revealed there was a demand, less
existing and
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ed units, of approximate
a
ely 567 units for househo
olds betweeen 30% and 6
60%
of the Arrea Median Income.
Residents To Be Servved:
5 Units @ 30% AMI
16 Unitss @ 40% AMI
20 Unitss @ 50% AMI
3 Units @ 60% AMI
44 Unitss
8 One Bedroom Un
nits
28 Two Bedroom Units
8 Three Bedroom Units
ocation:
Site Desccription & Lo
The WHA
A Board of Commissione
ers located a site approxximately onee mile north of the main
street (Highway 397)) in Windsorr. The property represennts approxim
mately 6.3 accres of land
reserved by the deve
eloper for multi‐family housing
h
in ann existing sin
ngle family sub‐division. The
propertyy is conveniently located within one‐‐half mile of a grade school and the Windsor Higgh
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m a shoppingg mall contaiining multiple retail outllets and a King
Soopers supermarke
et as the anchor store. Additionally, tthe mall con
ntains severaal fast food
ns, banking, and
a specialty shops with
h a City transsportation sstop located adjacent to the
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mall shop
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The project will market to single persons and young families and will contain a total of 44 rental
units. The Housing Authority has an option to acquire from the Seller/Developer the rights to
develop an additional 36 units on this same property within 48 months of closing on the
property purchase. The target occupancy will focus on those persons who choose to live and
work in the Town of Windsor and whose incomes qualify between 30% and 60% of the Area
Median Income. Individual unit amenities will include; central air with individual thermostats,
private washer/dryer, microwave, dishwasher, private patio/balcony, stove, refrigerator, smoke
detector and fire sprinkler system.
Additional Amenities and Service:
In addition to the rental units, the property will contain a 2100 square foot community building
that can be utilized to provide both recreational and support services to the resident
community. A planned service will be the introduction of “Kids Club” sponsored by the Poudre
Valley Health System. This group will come teach kids to make healthy eating decisions,
provide healthy snacks and organize hour long exercise/play activities. The club also provides
the foundation for other organizations to contribute by maintaining regular weekly schedules
and providing leadership to the community in service to the complex. The campus will contain
a large playground area with equipment designed for children ages 2‐10 and a separate “sports
court” with a full size basketball court designed to provide recreational opportunities for
children 11‐18. Finally, because the property will have an expansion option for future rental
units, there remains approximately 2 acres of ground that will be seeded and provide for a
soccer field and possible softball diamond until such time as Phase II is developed.
Description of Energy Efficiencies:
The project is expected to achieve a minimum scope of 55 points under the Enterprise Green
Communities Guidelines by utilizing fan coils heating units, 14 SEER rated air conditioning
condensers, energy star lighting, and 90% energy efficient hot water heaters. The window
glazing will be tuned for northern and southern exposure. Landscaping will be primarily drip
irrigation with xeriscaping and a minimal amount of turf. Water conservation will be a major
component as non‐potable water will be utilized for all irrigation. Each building has been
designed to be retrofitted for photovoltaic panels should additional funding become available.
The photovoltaic system would be designed to interlock and create a photovoltaic or “Solar
Garden” capable of supplying “green energy” directly to the energy “grid”. This will allow both
the residents of Windshire as well as the owner an opportunity to receive energy cash credits
from Xcel Energy. The most significant impact on reducing the carbon footprint may come from
the educational programs that will be offered to the residents. Recycling will be a “cultural”
component of the campus and young families will be provided educational programs promoting
conservation, reducing in energy consumption, and promoting recycling of waste materials.
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Financingg:
Sources of
o Financingg
First Morrtgage
WHA/Citty Fee
CDOH Ho
ome Funds
LIHTC Eq
quity Investm
ment
Deferred
d Developer Fee
TOTALL SOURCES

1,255,0
000
400,0
000
420,0
000
7,414,4
447
295,2
262
9,674,7
709

Identify which
w
guidin
ng principles in Section 2of the Quaalified Allocaation Plan (Q
QAP) the prroject
meets an
nd why it me
eets them:
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#1
1 & #3
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ort rental ho
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ongest period
d of time witth the inclussion of 30% A
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our unit mix. In
addition,, the Windsh
hire Apartme
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market to Seection 8 Vou
ucher Holderrs
from the Weld Countty Housing Authority
A
and offer unit applicationss to those faamilies of veery
low incom
mes (30% AM
MI and below
w). Also the Windshire A
Apartment ccomplex sup
pports the
Guiding Principle
P
of distribution
d
of housing credits
c
acrosss the state. This applicaation represeents
the first LIHTC
L
complex in Windssor upon fun
nding approvval.
Identify which
w
housiing priority in
i Section 2 of the QAP the project qualifies fo
or (please select
only one
e):
The Wind
dshire Aparttment Home
es meets the
e housing priiority describ
bed as Markket Area of p
pent‐
up demand for afford
dable housin
ng where submarkets haave an overaall rental vaccancy rate off
lower thaan four perccent. Currentt State Division of Housi ng (Fort Collins/Lovelan
nd) area vacaancy
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rate stands at 3.4%. Additional information secured from the State Division of Housing indicates
that Greeley hosts a 1.8 vacancy rate, with the City of Loveland at 2.2%.
Describe how the project meets the criteria for approval in Section 2 of the QAP:
Market conditions:
As discussed in our narrative, the Windsor market shows a need for affordable housing units as
there has not been an increase in this vital stock for years. Since 1987, only one rental project
consisting of 30 units have been built in Windsor resulting in a very large need for affordable
and updated, energy efficient apartment units for workforce families. In addition as shown in
the Division of Housing (2/22/2012) newsletter, the current vacancy rate for the Loveland/Fort
Collins area (closest data to subject property) is being shown at 3.4%. Our market study
indicates a capture rate for units at 30%, 40% and 50% AMI at below 25 percent. We have set
our 60% unit rents at the 50% AMI rent levels for underwriting purposes and to allow for, if
necessary, all proposed units to be rented under 25% capture rate guideline. This structure
would give the project the marketing flexibility for attracting and accommodating families at
60% AMI based market demand.
Readiness‐to‐proceed:
The development team for this project stands ready to proceed immediately upon funding
notification. The developer‐the Loveland Housing Authority‐ as well as the project architect and
builder/estimator and many consulting members of the Windshire “green team”‐have been
involved in the development of several successful LIHTC projects in Colorado. The site is held
under contract and will be purchased once an LIHTC allocation is approved. We have projected
a conservative start date of 3/1/2013 to begin vertical construction of the units and we are
prepared to begin this process as soon as approval notification is received. The Town of
Windsor will allow for a fast tracking processing of our development and building permitting
application.
Overall financial feasibility and viability:
Our operating budget and development budgets were constructed with the assistance of the
Loveland Housing Authority utilizing their data base in operating costs and expenses. We
utilized, Shaw Construction, which has recently been involved as the general contractor on
several multi‐family projects in Northern Colorado as our estimator. Shaw has been involved
with the design team from the beginning offering advice on constructability and ultimately
providing the cost estimates for the Windshire project.
Because of the lack of any new affordable housing being built in Windsor in many many years
and the strong unmet need indicated in the market study we believe the project will be very
competitive in applying for additional funding through the State Division of Housing (DOH)
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HOME prrogram. DOH
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Executive
e Director, Samuel
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G. Betters:
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Director of Developm
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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. 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.
Cost reasonableness:
Presently, this complex is estimated to cost $112/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 only other LIHTC project in Windsor is the 30 unit Cottonwood Townhomes. This project
was originally built in 1981 and renovated after the tornado in 2008. Currently there are no
vacant units at this site and it has an active wait list. The other closest existing LIHTC properties
are found in Fort Collins at 12.17 miles, Greeley at 10.79 miles and Loveland at 10.67 miles.
Site suitability:
The Windsor Board of Commissioners located and have placed a contract on a site
approximately one mile north of the main street (Highway 397) in Windsor. The property
represents approximately 6.3 acres of land reserved by the developer for multi‐family housing
in an existing single family sub‐division. The property is conveniently located within one‐half
mile of a grade school and the Windsor High School. It is less than a mile from a shopping mall
containing multiple retail outlets and a King Soopers supermarket as the anchor store.
Additionally, the mall contains several fast food selections, banking, and specialty shops with a
City transportation stop located adjacent to the mall shopping.
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1. 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):
None is being requested (N/A)
b. Justification of the financial need for CHFA’s DDA credit up to 130 percent of
qualified basis:
Windshire Apartments is designed to provide a high quality energy efficient housing for
very low income families in the Windsor community. Unfortunately the income limits for
Weld County are low when compared to Larimer County and/or Boulder Counties. At
the same time land costs and construction costs are equal to those in Larimer County.
This would also indicate why in the past only two rent restricted projects have ever been
built in Windsor. The DDA boost combined with other soft financing will make the
Windshire project feasible.
2. Address any issues raised in the market study submitted with your application:
See attached narrative
3. Address any issues raised in the environmental report(s) submitted with your
application:
N/A
4. Describe and demonstrate local support for the project (including financial support):
The Town Board believes this is a vital project to encourage people working in Windsor to
live in Windsor. It is important to the local employers who prefer their employees have
reasonable commute times to their place of employment. And it is important to the
community by providing for an affordable housing opportunity in an environment where
home prices far exceed the State price per capita. With the existing apartment rental stock
being more than 25 years old, it is critical to the town and community that new affordable
rental homes be created which are attractive and competitive to surrounding markets. In
February 2012, the Town of Windsor allocated $400,000 in identified fee waivers to this
project as a sign of support for the project. This commitment was for the construction of 60
affordable rental units. The Housing Authority will go back to the Town Council to re‐affirm
its financial commitment and allow them the opportunity to adjust (if necessary) the based
on the new project size. Unfortunately, the Town Council agenda did not permit this
discussion to occur prior to the deadline for submitting this application.
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