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March 12, 2026 

 
 

Mr. Matthew Iacopetta 

The Richman Group Development Corporation 

777 West Putnam Avenue 

Greenwich, CT 06830 

 

   

 Re: Twin Pines Senior Apartments (the “Property”), 3993 Twin Pines Road, Portsmouth, VA 23703

   

 

Mr. Iacopetta: 

 

 Thank you for considering Grandbridge Real Estate Capital (“Grandbridge”) as a potential permanent 

lender for Twin Pines Apartments.  Based upon our review and analysis of the information you have supplied, we 

are pleased to provide the following permanent financing loan proposal. 

 

 

Proposed Financing Terms: 

 

Borrower/Applicant: Richman Twin Pines Senior, LLC or such other entity acceptable to Grandbridge. 

 

Manager: Richman Twin Pines Senior MM, LLC or such other entity acceptable to 

Grandbridge. 

 

Developer: TRG Community Development, LLC or such other entity acceptable to 

Grandbridge. 

 

Guarantor: Richman Housing Development, LLC or such other entity acceptable to 

Grandbridge. 

 

Loan / Purpose: $7,321,462 to provide permanent financing to the project, subject to final 

underwriting. 

 

Term: 17.5 years (2.5 year unfunded forward commitment followed by 15 year term) 

 

Interest Rate: The interest rate on the Loan (the “Interest Rate”) is estimated to be 6.15%, which 

rate assumes that the yield on the 10-Year Treasury at the time of rate lock is 4.20% 

(as of 3/12/2026). The Interest Rate is an estimate and components of the Interest 

Rate adjust daily and are subject to overall fluctuations in the capital markets. 

 

Origination Fee: 1% of the loan amount 

 

Collateral: First mortgage; other typical pledges and assignments. 



 
James Hook, Senior Vice President TRUIST COMMUNITY CAPITAL, LLC 

120 East Baltimore Street 
23rd Floor 
Baltimore, MD 21202 
Cell 443-764-1712 
Email: James.I.Hook@truist.com 

 
 

March 11, 2026 
 

CONFIDENTIAL 
 

Mr. Michael Schmeiler 
Assistant Vice President 
The Richman Group Development Corporation 
777 West Putnam Avenue 
Greenwich, CT 06830 

 
 

Re:  Proposed Loan (“Loan”) to partially finance the construction of an 82 unit Senior LIHTC project called Twin 
Pines Senior Apartments, located in Portsmouth, Virginia (“Project”) 

 

Dear Mike: 
 

Truist Bank ("Bank") is pleased to consider making the Loan to Borrower based substantially on the proposed summary of 
terms and conditions set forth on Annex I attached hereto and incorporated herein by this reference (Annex I, together with 
this letter, this "Letter"). 

 

This Letter is provided for discussion purposes as an expression of interest by Bank in the proposed financing, does not 
contain all required terms and conditions and should not be construed to be, expressly or by implication, a commitment, an 
offer, an agreement in principle or an agreement by Bank to issue a commitment or to provide the proposed Loan. Proposed 
Loan terms are subject to standard credit underwriting and approval by Bank, which may not be forthcoming. This Letter is 
(i) not assignable, (ii) not intended to benefit any third party, (iii) subject to such other terms and conditions as may be 
reasonably required by Bank or its counsel and (iv) for Borrower’s confidential use only and sent to Borrower on the 
condition that neither its existence nor its contents will be disclosed publicly or privately to any person or entity, except to 
those of Borrower's officers, employees, agents, counsel or accountants directly involved with this proposed financing and 
then only on the basis that it not be further disclosed, by which conditions Borrower agrees to be bound upon 
acknowledgement of this letter. 

 
This Letter supersedes any prior written or oral communications or understandings and may be amended only by a writing 
signed by Bank. If Bank and Borrower enter into the proposed Loan, this Letter shall not survive closing of the Loan but 
shall be superseded by the documents evidencing the Loan. This Letter will be governed by the laws of the State of VA and, 
to the extent permitted by applicable law, Borrower and Bank waive trial by jury, and further waive any right to special, 
expectation, incidental, consequential or punitive damages, in connection with any action arising under or related to this 
Letter. 

 
 

The proposed Loan, if approved, would remain conditioned on, inter alia, Bank’s receipt of all documentation and other 
matters as B ank may require, including without limitation the items set forth on Exhibit "A", which must be satisfactory to 
Bank in its sole and absolute discretion and submitted to Bank so as to allow sufficient time for review. Neither Bank nor 
Borrower shall be deemed to have entered into, signed or executed binding documents evidencing the Loan by virtue of 
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Guarantee: Non-recourse to Borrower and Guarantor, with standard carve-outs  

 

Loan to Value: 90%  

 

Minimum DSCR: 1.15x based on the actual Interest Rate determined at rate lock.  

 

Amortization Period: 40 years subject to agency approval. 

 

Subordinate Financing: Subordinate Financing will be permitted subject to Grandbridge’s approval. 

 

Lending Program: Freddie Mac or Fannie Mae  

 

 

This mortgage loan proposal is contingent upon final credit approval and completion of the underwriting and due 

diligence process, including without limitation receipt of appraisals, environmental reports, Grandbridge engineer’s 

reports and all final budgets and operating pro forma, all satisfactory to Grandbridge in its sole and absolute 

discretion.  Either party may terminate negotiations regarding this proposal at any time for any reason and 

Grandbridge may revoke this proposal and shall have no obligations hereunder if any of the conditions set forth 

herein are not satisfied as Grandbridge requires in its sole and absolute discretion.  We reserve the right to modify 

and/or add to any terms described in this letter following receipt and review of due diligence materials.  The 

foregoing is intended to summarize the structure and basic terms and conditions (subject to modification upon 

completion of due diligence by Grandbridge) upon which Grandbridge may provide the financing described herein 

and is not an inclusive statement of all provisions, documents or requirements of a closing.  This proposal letter is 

not intended to and shall not create a legally binding obligation on the part of Grandbridge.  

 

Sincerely, 

Grandbridge Real Estate Capital 

  

 
 



this or any other communication at any time prior to Bank’s express acceptance of Loan documents prepared by Bank or its 
counsel and bearing Borrower’s duly authorized signature. This Letter is unconditionally cancellable by Bank at any time, 
either party may terminate negotiations at any time for any reason or no reason, and partial performance or efforts to carry 
out other acts in contemplation of consummating the proposed Loan shall not be deemed evidence of intent by either party 
to be bound by the terms of the proposed Loan. All costs incurred by Bank in connection with the proposed Loan, including 
but not limited to, Bank’s legal fees and expenses, appraisal and environmental costs, title costs, survey, flood zone 
certification, insurance, property condition assessment, recording and the like (collectively “Costs”), shall be paid and/or 
reimbursed by Borrower, whether or not the proposed Loan is approved or closes, and your acknowledgement below 
authorizes Bank to order any required appraisal, environmental, engineering and similar reports, and to engage legal counsel, 
all at your expense and in reliance on this understanding, in advance of any such approval (which may not be forthcoming). 
Borrower shall be responsible for all fees and expenses including, without limitation, legal fees and expenses, incurred by 
Bank in enforcing its rights under this Letter. Borrower’s obligation in respect of the costs and expenses referenced in this 
paragraph is in consideration, inter alia, for Bank’s undertaking to underwrite the proposed Loan and incur such Costs and 
shall survive the cancellation or termination of this Letter. 

Except as expressly set forth herein with regard to confidentiality, choice of law, waiver of jury trial and Borrower’s 
obligation to pay Costs, this Letter is not intended to, and shall not, create a legally binding obligation on the part of Bank 
or Borrower, and your signature below confirms your understanding of this.  Subject to the foregoing sentence, if you would 
like Bank to begin its underwriting and review process and to seek the appropriate credit approvals (which may not 
be forthcoming), please so advise by executing and returning a copy of this Letter, by April 15, 2026, or this Letter will be 
deemed withdrawn. If you have any questions in connection with this Letter, please contact me. 

Yours sincerely, 

James Hook 

The terms and conditions of this Letter, including without limitation those in the last paragraph hereof, 
are hereby acknowledged this   day of  , 2026. 

BORROWER: 

By: 

Print Name: 

Print Title: 

3/12/26

Andre Blakley 

President, TRG Community Development, LLC



EXHIBIT “A” 
 

Please provide the following information at your earliest convenience, with all of the items to be in form and substance satisfactory 
to Bank). Where content requirements or required forms are indicated, they will be delivered under separate cover. Your execution 
of this Letter will signify your request for credit; failure to timely provide the below information will result in no further 
consideration being given to your credit request. 

 
Borrower/Guarantor Documentation 

 

Borrower and Guarantor(s) Financial Statements for prior three years (if 
available) Borrower and Guarantor(s) Entity Organizational Documents 
(including Org Charts) 
An explanation of economics among the ownership and a schedule of ownership interests in Borrower 

Project Documentation 

Title Commitment, vesting deed(s) covering the Property and copies of excepted instruments 
UCC, litigation and other searches against Borrower, Guarantor and such other parties as Bank 
requires Survey of Property (as-built if existing structures) 
Evidence of Utilities, Current Status & Capacity 
Evidence of Zoning 
All existing Environmental Audits (eg existing Phase I, Phase II and other 
Reports) 
All insurance policies for each obligor and property as Bank requires 
Settlement Statement, if already owned; or Purchase and Sale Agreement and all amendments, if under contract 
Most Recent Real Estate Tax Bill 

 
 

Note: After reviewing the above items, Bank may determine that other information or documentation is needed to process 
the loan application. Borrower agrees to provide any such additional information and documentation that Bank may 
reasonably require. Bank is hereby authorized to obtain information from creditors, credit bureaus and credit reporting 
agencies. Borrower certifies to Bank that all financial statements and other supporting documents submitted to Bank in 
connection with this Letter are true and correct in all material respects. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

-3- 



Twin Pines Apartments 

Truist Bank 
09/2019  Page 1 

 
 

ANNEX  1 
 
THIS SUMMARY OF PROPOSED TERMS AND CONDITIONS IS ATTACHED TO AND MADE A 
PART OF THE PROPOSAL LETTER FROM BANK TO BORROWER AND IS NOT A STAND ALONE 
DOCUMENT.  FURTHER IT IS FOR DISCUSSION PURPOSES ONLY AND IS NOT AN OFFER TO 
EXTEND CREDIT, A COMMITMENT TO LEND OR AN AGREEMENT TO ISSUE A COMMITMENT 
 
Bank:  Truist Bank (“Bank”) 
 
 
Borrower: Richman Twin Pines Senior, LLC  (“Borrower”), a single purpose, bankruptcy remote entity 

acceptable to Bank  
 

                          Borrower is understood to have no assets or liabilities other than those related to the 
Project. Changes in ownership or control of Borrower during the Loan term are subject to 
Bank’s approval  

 
Purpose: To finance the construction of an 82 Senior unit LIHTC project called Twin Pines Apartments 

(the “Project”) located in Portsmouth, Virginia.      
 
 
Loan: The lesser of: 

(i) $20,983,919; 
(ii) 80% loan to value, inclusive of the value of the tax credits; 
(iii) 80% loan to cost 
 

 
Required 
Equity: Borrower must provide evidence to the Bank’s satisfaction of a minimum  

investment of equity in amount and timing and with terms otherwise  
satisfactory to the Bank, including, tax credit equity to the project.  LIHTC:  $15,598,440 
(committed at Construction Loan closing). 

 
Maturity Date:   30 months from closing (the “Maturity Date”). 
  
Extension  
Options: 1, 6-month extension option(s) shall be available to Borrower subject to, inter alia:  

(i) no event of default or event that, with the giving of notice or passage of time or both would 
constitute a default, having occurred; 

(ii) payment of a .25% extension fee; based on the then outstanding loan balance 
(iii) notice no less than 45 but no more than 90 days in advance of  intention to exercise the 

option;  
(iv) the permanent financing remains in full force and effect; 
(v) Availability under the loan will be terminated, with the exception of interest payments; 
(vi) no material adverse change in the financial condition of the Project, including evidence 

that is sufficient interest reserve and construction funds to complete the Project, Borrower, 
or any Guarantor;  

(vii) satisfaction of all regulatory requirements. 
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Interest 
Rate:                   One-month Term Simple SOFR plus a margin of 2.5%.  Interest shall be payable monthly on 

the fifth of each month. 
 

 
 

Interest Rate 
Protection: Borrower may enter into an interest rate hedge agreement (the “Hedge Agreement”) acceptable 

to Bank, with a counterparty acceptable to Bank, for any portion of the Loan amount.  The Bank 
can provide a Hedge Agreement but it is not a condition to the Loan that the Hedge Agreement 
is entered into with the Bank. 

 
 
Swap  
Disclaimer: Nothing herein constitutes an offer or recommendation to enter into any “swap” or trading 

strategy involving a “swap” within the meaning of Section 1a(47) of the Commodity Exchange 
Act.  Any such offer or recommendation, if any, will only occur after Bank has received 
appropriate documentation from you regarding whether you are qualified to enter into a swap 
under applicable law. 
 

                          Bank does not currently execute transactions with “Special Entities” as defined under the Dodd–
Frank Wall Street Reform and Consumer Protection Act (“Dodd Frank”) and implementing 
regulations thereunder.  Prior to execution of an interest rate hedge, the counterparty must 
represent that they are not a Special Entity under Dodd Frank.   

  
                         Special Entity is defined as (1) a Federal agency; (2) a State, a State agency, city, county, 

municipality, other political subdivision of a State; or any instrumentality, department, or a 
corporation of or established by a State or political subdivision of a State; (3) any employee benefit 
plan subject to Title I of the Employee Retirement Income Security Act of 1974 (“ERISA”); (4) 
any governmental plan, as defined in Section 3 of ERISA; (5) any endowment, including an 
endowment that is an organization described in Section 501(c)(3) of the Internal Revenue Code 
of 1986; or (6) any employee benefit plan in Section 3 of ERISA, not otherwise defined as a 
Special Entity, that elects to be a Special Entity by notifying Bank of its election prior to entering 
into a swap. 

 
Loan Fees:      1% of the Loan amount, earned and payable at closing. 
  
            
Repayment: Repayment shall consist of interest payments due and payable monthly on the first day of each 

month.  Principal shall be due in full at maturity. 
  
  
 
Optional 
Prepayment: Borrower may prepay the Loan in whole or in part at any time without premium or penalty,  
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 Note that a prepayment of the Loan may result in an early termination of the Hedge Agreement 
(if entered into by the Borrower) which could result in either a net gain or loss to the Borrower, 
depending upon market conditions at the time.    

 
 
Collateral:   The collateral for the Loan (together with all hedging obligations and bank product obligations of 

Borrower with Bank and its affiliates) will include a first deed of trust lien on the property, and all 
improvements thereon as well as an assignment of the capital commitments into the project 

 
Project 
Completion  
Date: No later than 21 months from the original closing. 
 
Guarantors: Richman Housing Development, LLC shall  provide:  
 

(i) a full payment guaranty of the Loan (together with all hedging obligations and bank product 
obligations of Borrower with Bank and its affiliates); 

(ii) an unlimited completion and cost overrun guaranty, including, without limitation, the timely 
contribution of any loan balancing deposits; 

(iii) a full carry guaranty covering interest, insurance, operating expenses, real estate taxes and 
collection costs associated with the Loan; and 

 
Covenants: Guarantors shall maintain $5,000,000 in unencumbered liquidity, fair market net worth of 
  at least $10,000,000. Guarantor will submit annually, a compliance statement together 
  with acceptable documentation that demonstrates compliance with the foregoing  
  requirements 

 
 
Publicity:     Borrower agrees that Bank shall be permitted to use information related to the Loan in connection 

with marketing, press releases or other transactional announcements or updates provided to 
investor or trade publications, including, but not limited to, the placement of “tombstone” 
advertisements in publications of its choice at its own expense and mutually agreeable signage 
posted during the construction period.   

 
 
 
Closing: The Loan is to be closed by no later than December 31, 2026 
 

(1) Reporting Requirements.  As a condition to closing, and throughout the term of the 
Loan, Borrower and Guarantor  shall provide to Bank such financial statements 
and reports as required and in accordance with B a n k ’s customary requirements, 
including without limitation the following   

 
(i) complete copies of Borrower’s and Guarantor’s Federal tax returns, if any, 

together with all supporting schedules within 30 days of filing with the IRS;  
(ii) an operating statement including balance sheet, income statement, report of 

cash flow, and rent roll for the Project commencing 90 days after completion of 
construction  certified  by  any other authorized officer or representative of t h e  
B o r r o w e r  within 9 0 -days of each year end;  

(iii) year-end financial statements within 150-days of year end. 
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(2) Other terms, conditions and documentation. Such other terms, conditions and 

documentation as are standard and customary for this type of transaction or otherwise 
deemed necessary or appropriate by the Bank, including customary representations, 
warranties, covenants, indemnification and events of default.  Loan documentation will 
contain customary increased cost, withholding tax, capital adequacy and yield protection 
provisions and, for purposes of such provisions, will treat Basel III and Dodd Frank as 
changes in law in a manner similar to that proposed by the Loan Syndications and Trading 
Association (LSTA).  The terms herein are based on the credit conditions in the potential 
transaction as known by Bank.  Should additional facts come to light that positively or 
negatively impact the situation, prices or other requirements quoted herein may be 
adjusted. 

 
 Closing  
Conditions: The closing of the Loan shall be conditioned upon satisfaction (or valid waiver) of the conditions 

precedent usual and customary for transactions of this type, including, without limitation, the 
following conditions (all of the items to be delivered to be in form and substance satisfactory to 
Bank): 

 
(1) receipt and review of all financial and other information required by Bank on Borrower, 

Guarantor and their constituent entities, including all due diligence materials necessary and 
relevant to verifying identity and background information for regulatory purposes under 
applicable “know your customer” and anti-money laundering laws, as deemed necessary by 
Bank in its sole and absolute discretion, all of which must be acceptable to Bank. 

 
(2) Interest reserve satisfactory to the Bank 

 
(3) such other documents, instruments, agreements or information as are requested by Bank and 

acceptable to Bank, including, but not limited to, as applicable, legal documentation,  
management agreement and subordination, condition of markets/submarkets, 
revenue/expense pro-formas, financial review of Borrower, Guarantor, proof of tax credit 
awards, equity investor and pay-in schedule, attorney opinion letters for Borrower and each 
Guarantor. Depending on the results of these assessments, reserves may be required as 
additional collateral.     

 
(4)  There shall not have occurred, in the opinion of Bank, any material adverse change in the 

business or financial condition of Borrower or any Guarantor or in any other state of facts 
submitted to Bank in connection with the Loan, from that which existed at the time Bank 
considered the proposed Loan. 

 
 

 
 

 
Governing Law;  
Waiver of Jury  
Trial, Jurisdiction 
 and Venue:  State of Virginia. Each party shall

Georgia
 waive its right to a trial by jury and submit to 

exclusive jurisdiction and venue in .   
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