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

2026 Federal Low Income Housing
Tax Credit Program for Virginia

Application For Reservation

Deadline for Submission

9% Competitive Credits
Applications and Fees Must Be Received 

No Later Than 12:00 PM Richmond, VA Time On March 12, 2026

Tax Exempt Bonds
Applications and Fees Must Be Received

No Later Than 12:00 PM Richmond, VA Time for one of the available 
4% credit rounds- January 15, 2026,  July 1, 2026 or October 1, 2026.  
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INSTRUCTIONS FOR THE
VIRGINIA 2026 LIHTC APPLICATION FOR RESERVATION

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

Applications For all credits: 

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

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

IMPORTANT: 

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

Entering Data:

Please Note: 

Assistance:

Virginia Housing LIHTC Allocation Staff Contact Information

Name Email Phone Number
Stephanie Flanders (804) 343-5939
Phil Cunningham (804) 343-5514
Lauren Dillard (804) 584-4729
Hadia Ali (804) 343-5873

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

This application was prepared using Excel, Microsoft Office 365.  Please note that using the active Excel workbook does not eliminate the need to submit 
the required PDF of the signed hardcopy of the application and related documentation.  A more detailed explanation of application submission 
requirements is provided below and in the Application Manual. 

Applicants should submit the application package via Procorem prior to the application deadline, which is 12:00 PM Richmond Virginia time for each round.  
Failure to submit an electronic copy of the application by the deadline will cause the application to be disqualified. 

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

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

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

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

►  Some fields provide a dropdown of options to select from, indicated by a down arrow that appears when the cell is selected. Click on the arrow to select 
a value within the dropdown for these fields.  

lauren.dillard@Virginiahousing.com
hadia.ali@virginiahousing.com

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

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

stephanie.flanders@virginiahousing.com
phillip.cunningham@virginiahousing.com
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2026 Low-Income Housing Tax Credit Application For Reservation v.2026.4

VHDA TRACKING NUMBER 2026-C-54
A. GENERAL INFORMATION ABOUT PROPOSED DEVELOPMENT Application Date: 3/12/2026

1. Development Name: 

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

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

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

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

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

6. Development is located in the census tract of: 

7. Development is located in a Qualified Census Tract. TRUE

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

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

10. Development is located in a Revitalization Area designated by resolution or by the locality. TRUE

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

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

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

13. Development is located in a medium or high-level economic development jurisdiction based on table. FALSE

14. Development is located on land owned by federally or Virginia recognized Tribal Nations. FALSE

Enter only Numeric Values below:
15. Congressional District: 4

Planning District: 15
State Senate District: 14
State House District: 79

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

17. Local Needs and Support

Creighton Phase C is a 57 unit family development. It includes 1,2 and 3 bedroom apartment homes. It is a fully affordable 
development. Creighton Phase C is a part of the Creighton Court Redevelopment that began with Phases A and continued with 
Phase B, both of which are now complete.  Creighton's redevelopment is a mulit-phase / multi-year redevelopment in the City of 
Richmond's East End.

Creighton Phase C

3100 Newbourne Street

Richmond

00.00000 00.00000

23223

Note regarding DDA and QCT 

Richmond City

FALSE

414.00
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2026 Low-Income Housing Tax Credit Application For Reservation v.2026.4

VHDA TRACKING NUMBER 2026-C-54
A. GENERAL INFORMATION ABOUT PROPOSED DEVELOPMENT Application Date: 3/12/2026

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

Chief Executive Officer's Name:  
Chief Executive Officer's Title: Phone:
Street Address:
City: State: VA Zip: 23219

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

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

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

804-646-7978
Odie Donald, II
Chief Administrative Officer
900 East Broad Street
Richmond

Merrick Malone, City of Richmond / Loren Brown, City of Richmond
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2026 Low-Income Housing Tax Credit Application For Reservation v.2026.4

B. RESERVATION REQUEST INFORMATION

1. Requesting Credits From:

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

For Tax Exempt Bonds,  where are bonds being issued?
ACTION: Provide Inducement Resolution at TAB Y (if available)

2. Type(s) of Allocation/Allocation Year (skip for TE Credits)

Definitions of types: 
a.

b.

3. Select Building Allocation type: 

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

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

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

If true,  provide name of companion development: 

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

b. List below the number of units planned for each allocation request.  This stated split of units cannot be changed or 9% Credits will be cancelled.
Total Units within 9% allocation request? 0
Total Units within 4% Tax Exempt allocation Request? 0

Total Units: 0

% of units in 4% Tax Exempt Allocation Request: 0.00%

6. Extended Use Restriction

Must Select One: 50

Definition of selection: 

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

Development will be subject to an extended use agreement of 35 additional years after the 15-
year compliance period for a total of 50 years.

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

An invoice for your application fee along with access information was provided in your development's assigned Procorem work center. 
Virginia Housing offers the Rental Housing Invoicing Portal to allow easy payments via secure ACH transactions.  See Login at top right of our website

Carryforward Allocation means all of the buildings in the development are expected to be placed in service within two years after the 
end of this calendar year, 2026, but the owner will have more than 10% basis in development before the end of twelve months 
following allocation of credits.  For those buildings, the owner requests a carryforward allocation of 2026 credits pursuant to Section 
42(h)(1)(E).

Regular Allocation means all of the buildings in the development are expected to be placed in service this calendar year, 2026.

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

Local Housing Authority Pool

Carryforward Allocation

New Construction
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2026 Low-Income Housing Tax Credit Application For Reservation v.2026.4

C. OWNERSHIP INFORMATION

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

a. Owner Name:

Developer Name:

Contact: M/M Ms. First: MI: P Last:

Address:

City: St. MA Zip:

Fax:

(If not available, obtain prior to Carryover Allocation.)

Select type of entity:  Formation State: 

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

ACTION: a. Provide Certification from Virginia State Corporation Commission (Mandatory TAB B)
b. Complete the Principals' Previous Participation Certification tabs within this spreadsheet.

Include signed in Application PDF, along with ROFR, if applicable.

b. FALSE Indicate if at least one principal listed within Org Chart has a Veteran-Owned Small Business Certification and has
at least 25% ownership interest in the controlling general partner or managing member as defined in the manual. 

ACTION: If true, provide Virginia Housing Veteran Owned Small Business Certification (TAB AB)

c. FALSE Indicate True if the owner meets the following statement:

If True above, what property placed in service? 

An applicant with a principal that, within three years prior to the current application, beginning with deals awarded in 
2025, received an IRS Form 8609 for placing a separate 9% development in service without returning credits to or 
requesting additional credits from the issuing housing finance agency, will be permitted to increase the amount of 
developer’s fee included in the development’s eligible basis by 10%.

Creighton Phase C LLC

Brandon Moore / brandon.moore@tcbinc.org  / : 202.498.6861

The Community Builders

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

Kennan

Boston

limited liability company

Elizabeth (Beth)

33 Arch Street

02110

Phone: (804) 525-0568 Ext. 

Email address: beth.kennan@tcbinc.org 

Federal I.D. No. 333616490

Virginia
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2026 Low-Income Housing Tax Credit Application For Reservation v.2026.4

D. SITE CONTROL

1. Type of Site Control by Owner:

Applicant controls site by (select one):

Select Type: 

Expiration Date: 

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

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

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

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

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

b. TRUE Owner is to acquire property by deed (or lease for period no shorter than period property 
will be subject to occupancy restrictions) no later than 3/11/2027 .

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

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

3.   Seller Information:

Name:

Address:

City: St.: VA Zip: 23219

Contact Person: Phone:

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

Note:  No developer’s fee w       
basis in cases where there        
purchaser and seller unless       
Housing prior to applicatio     
Fee Calculation in the LIHTC 

(804) 780-4358

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

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

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

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

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

Richmond Redeveloment and Housing Authority

600 E. Broad Street, 4th Floor

Richmond

Sherrill Hampton

Option

3/11/2027
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2026 Low-Income Housing Tax Credit Application For Reservation v.2026.4

D. SITE CONTROL
If above statement is TRUE, complete the following:

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

Minority 25.00%
Majority 75.00%

0.00%
0.00%
0.00%
0.00%
0.00%

           
            

          
       

     

Richmond Redeveloment and Housing 
The Community Builders (857) 221-8600

(804) 780-4358
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2026 Low-Income Housing Tax Credit Application For Reservation

TABLE OF CONTENTS

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

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

10. Utilities Utility Allowance

11. Enhancements
Building Amenities above Minimum Design 
Requirements

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

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

17. Eligible Basis Eligible Basis Calculation

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

19. Equity Equity and Syndication Information
20. Gap Calculation Credit Reservation Amount Needed
21. Cash Flow Cash Flow Calculation
22. BINs BIN by BIN Eligible Basis
23. Owner Statement Owner Certifications
24. Architect's Statement Architect's agreement with proposed deal
25. Previous Particpation Certfication Mandatory form related to principals
26. Scoresheet Self Scoresheet Calculation
27. Development Summary Summary of Key Application Points
28. Efficient Use of Resources (EUR) Calculates Points for Efficient Use of Resources

29. Mixed Construction - Cost Distribution

For Mixed Construction type Applications only - 
indicates have costs are distributed across the 
different construction activities
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2026 Low-Income Housing Tax Credit Application For Reservation

X   $1,000 Application Fee  (MANDATORY) - Invoice information will be provided in your Procorem Workcenter
X   Electronic Copy of the Microsoft Excel Based Application (MANDATORY)
X   PDF Copy of the Signed Tax Credit Application with Attachments (Tabs A-AB) (MANDATORY)
X   Electronic Copy of the Market Study (MANDATORY - Application will be disqualified if study is not submitted with application)
X   Electronic Copy of the Plans (MANDATORY)
X   Electronic Copy of the Specifications (MANDATORY)
NA   Electronic Copy of the Existing Condition questionnaire (MANDATORY if Rehab)
NA   Electronic Copy of Unit by Unit Matrix and Scope of Work narrative (MANDATORY if Rehab)
NA   Electronic Copy of the Physical Needs Assessment (MANDATORY at reservation for a 4% rehab request)
NA   Electronic Copy of Appraisal (MANDATORY if acquisition credits requested)
NA   Electronic Copy of Environmental Site Assessment (Phase I) (MANDATORY if 4% credits requested)
X   Electronic Copy of Signed Previous Participation Agreement

X Tab A: Chart of ownership structure with percentage of interests (see manual for details) (MANDATORY)
X Tab B: Virginia State Corporation Commission Certification (MANDATORY)
X Tab C: Syndicator's or Investor's Letter of Intent (MANDATORY)
X Tab D: Any supporting documentation related to List of LIHTC Developments or Previous Participation Agreement 
X Tab E: Site Control Documentation & Most Recent Real Estate Tax Assessment (MANDATORY)
X Tab F: Third Party RESNET Rater Certification and Sample HERS certificates (MANDATORY)
X Tab G: Zoning Certification Letter (MANDATORY)
X Tab H: Attorney's Opinion using Virgina Housing template  (MANDATORY)

NA Tab I: Nonprofit Questionnaire (MANDATORY for points or pool)
The following documents need not be submitted unless requested by Virginia Housing:
  -Nonprofit Articles of Incorporation             -IRS Documentation of Nonprofit Status
  -Joint Venture Agreement (if applicable)     -For-profit Consulting Agreement (if applicable)

NA Tab J: Relocation Plan and Unit Delivery Schedule (MANDATORY if Rehab)
Tab K: Documentation of Development Location:

X       K.1 Revitalization Area Certification
X       K.2 Surveyor's Certification of Proximity To Public Transportation using Virginia Housing template
X Tab L: PHA / Section 8 Notification Letter

Tab M: (left intentionally blank)
NA Tab N: Homeownership Plan
NA Tab O: Plan of Development Certification Letter
NA Tab P: Zero Energy or Passive House documentation for prior allocation by this developer
X Tab Q: Documentation of Rental Assistance, Tax Abatement and/or existing RD or HUD Property
X Tab R: Documentation of Utility Allowance Calculation

NA Tab S: Supportive Housing Certification
X Tab T: Funding Documentation
X Tab U: Acknowledgement by Tenant of the availability of Renter Education provided by Virginia Housing
X Tab V: Nonprofit or LHA Purchase Option or Right of First Refusal
X Tab W: Internet Safety Plan and Resident Information Form 
X Tab X: Marketing Plan for units meeting accessibility requirements of HUD section 504

NA Tab Y: Inducement Resolution for Tax Exempt Bonds
X Tab Z: Documentation of team member's Veteran Owned Small Business certification

NA Tab AA: Priority Letter from Rural Development 
NA Tab AB: Ownership's Veteran Owned Small Business Certification

Please indicate if the following items are included with your application by putting an 'X' in the appropriate boxes.  Your assistance in organizing the 
submission in the following order, and actually using tabs to mark them as shown, will facilitate review of your application.  Please note that all mandatory 
items must be included for the application to be processed.  The inclusion of other items may increase the number of points for which you are eligible under 
Virginia Housing's point system of ranking applications, and may assist Virginia Housing in its determination of the appropriate amount of credits that may be 
reserved for the development.  
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2026 Low-Income Housing Tax Credit Application For Reservation v.2026.4\

E. DEVELOPMENT TEAM INFORMATION

Complete the following as applicable to your development team.  
►

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

1. Tax Attorney: This is a Related Entity. FALSE
Firm Name:
Address: Veteran Owned Small Bus? FALSE
City, State, Zip
Email: Phone:

2. Tax Accountant: This is a Related Entity. FALSE
Firm Name:
Address: Veteran Owned Small Bus? FALSE
City, State, Zip
Email: Phone:

3. Consultant: This is a Related Entity. FALSE
Firm Name:
Address: Veteran Owned Small Bus? FALSE
City, State, Zip Role: 
Email: Phone:

4. Management Entity: This is a Related Entity. FALSE
Firm Name:
Address: Veteran Owned Small Bus? FALSE
City, State, Zip
Email: Phone:

5.  Contractor: This is a Related Entity. FALSE
Firm Name:
Address: Veteran Owned Small Bus? FALSE
City, State, Zip
Email: Phone:

6.  Architect: This is a Related Entity. FALSE
Firm Name:
Address: Veteran Owned Small Bus? FALSE
City, State, Zip
Email: Phone:

7.  Real Estate Attorney: This is a Related Entity. FALSE
Firm Name:
Address: Veteran Owned Small Bus? FALSE
City, State, Zip

Kimberly Caulder
Winks Snowa

kcalder@ws-arch.com

russell.phillips@cohenreznick.com

wpaulette@kbsgc.com

Will Paulette
KBS

sboyce@slnusbaum.com

Steve Boyce
SL Nusbaum

(757) 640-2293

440 Monticello Avenue, Suite 1700

Dara Newman Histed
Nixon Peabody

Russell Phillips, CPA
Cohen Reznick

dhisted@nixonpeabody.com

799 9th Street, NW  Suite 500
Washington, DC 

7501 Wisconsin Avenue #400E 
Bethesda MD

(804) 643-8196

NA

Indicate Veteran Owned Small Business designation (as defined in the manual)to each team member (if 
applicable).  You can mark True for 3 members to receive the full 10 points. 

202.585.8000

(301) 280-3578

(804) 262-0100

Norfolk, VA 23510

8050 Kinway Drive
Richmond, VA 23228

2119 West Franklin Street, Suite 200
Richmond, VA 
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2026 Low-Income Housing Tax Credit Application For Reservation v.2026.4\

E. DEVELOPMENT TEAM INFORMATION
Email: Phone:

8. Mortgage Banker: This is a Related Entity. FALSE
Firm Name:
Address: Veteran Owned Small Bus? FALSE
City, State, Zip
Email: Phone:

9. Other 1: This is a Related Entity. FALSE
Firm Name:
Address: Veteran Owned Small Bus? TRUE
City, State, Zip Role: 
Email: Phone:

10. Other 2: This is a Related Entity. FALSE
Firm Name:
Address: Veteran Owned Small Bus? FALSE
City, State, Zip Role: 
Email: Phone:

11. Other 3: This is a Related Entity. FALSE
Firm Name:
Address: Veteran Owned Small Bus? FALSE
City, State, Zip Role: 
Email: Phone:

12. Other 4: This is a Related Entity. FALSE
Firm Name:
Address: Veteran Owned Small Bus? FALSE
City, State, Zip Role: 
Email: Phone:

13. Other 5: This is a Related Entity. FALSE
Firm Name:
Address: Veteran Owned Small Bus? FALSE
City, State, Zip Role: 
Email: Phone:

Richmond, VA 23220 Plan Reviewer

Tim Fairnholtf
Tims's Garage and Consulting
2308 Park Avenue

(804) 339-7205

Astoria LLC

rynejohnson@astoriallc.com

NA

tfarinholt@timsgarage.org

Ryne Johnson

804-412-5798

3050 Lady Marian Court
Midlothian, VA 23113
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2026 Low-Income Housing Tax Credit Application For Reservation v.2026.4

F. REHAB INFORMATION

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

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

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

If this is a preservation deal, 
what date did this development enter its Extended Use Agreement period?

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

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

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

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

2. Ten-Year Rule For Acquisition Credits

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

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

i Subsection (I) FALSE

ii. Subsection (II) FALSE

iii. Subsection (III) FALSE

iv. Subsection (IV) FALSE

v. Subsection (V) FALSE

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

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

 
3. Rehabilitation Credit Information

Note: If there is an identity of interest between the applicant and the seller in this proposal, and the 
applicant is seeking points in this category, then the applicant must either waive their rights to the 
developer's fee or other fees associated with acquisition, or obtain a waiver of this requirement from 
Virginia Housing prior to application submission to receive these points.
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2026 Low-Income Housing Tax Credit Application For Reservation v.2026.4

F. REHAB INFORMATION

a. Credits are being requested for rehabilitation expenditures. FALSE

b. Minimum Expenditure Requirements

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

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

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

iv. There are different circumstances for different buildings. FALSE
Action: (If True, provide an explanation for each building in Tab K)
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2026 Low-Income Housing Tax Credit Application For Reservation v.2026.4

G. NONPROFIT INVOLVEMENT

 
1.

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

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

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

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

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

A. Nonprofit Involvement (All Applicants)  

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

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

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

or  
FALSE Nonprofit meets eligibility requirements for nonprofit pool and points.

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

Name:

Contact Person:

Street Address: 

City: State: DC Zip: 20001

Phone:  Contact Email:

D. Percentage of Nonprofit Ownership (All nonprofit applicants):
Specify the nonprofit entity's percentage ownership of the general partnership interest: 75.0%

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

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

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

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

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

Applicant

Beth Kennan

Washington

(804) 525-0568

1003 K St NW

The Community Builders. Inc. (TCB)

beth.kennan@tcbinc.org
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G. NONPROFIT INVOLVEMENT

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

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

Name of qualified nonprofit:

or indicate true if Local Housing Authority TRUE
Name of Local Housing Authority

B. FALSE A qualified nonprofit or local housing authority submits a homeownership plan committing
to sell the units in the development after the mandatory 15-year compliance period to
tenants whose incomes shall not exceed the applicable income limit at the time of 
their initial occupancy.
Do not select if extended compliance is selected on Request Info Tab
Action: Provide Homeownership Plan (TAB N) and contact Virginia Housing for a Pre-Application M

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

Richmond Redevelopment and Housing Authority
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H. STRUCTURE AND UNITS INFORMATION

1. General Information
a. Total number of all units in development 57 bedrooms 117

Total number of rental units in development 57 bedrooms 117
Number of low-income rental units 57 bedrooms 117
Percentage of rental units designated low-income 100.00%

b. Number of new units: 57 bedrooms 117
Number of adaptive reuse units: 0 bedrooms 0
Number of rehab units: 0 bedrooms 0

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

d. Total Floor Area For The Entire Development 81,776.65 (Sq. ft.)

e. Unheated Floor Area (i.e. Breezeways, Balconies, Storage) 2,548.55 (Sq. ft.)

f. Nonresidential Commercial Floor Area (Not eligible for funding) 0.00

g. Total Usable Residential Heated Area 79,228.10 (Sq. ft.)

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

i. Exact area of site in acres 1.416

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

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

l. Development is eligible for Historic Rehab credits FALSE
Definition:

2. UNIT MIX
a. Specify the average size and number per unit type:

LIHTC Units can not be greater than Total Rental Units

1 Story Eff - Elderly 0.00 SF 0 0
1 Story 1BR - Elderly 0.00 SF 0 0
1 Story 2BR - Elderly 0.00 SF 0 0
Eff - Elderly 0.00 SF 0 0
1BR Elderly 0.00 SF 0 0
2BR Elderly 0.00 SF 0 0
Eff - Garden 0.00 SF 0 0
1BR Garden 1049.95 SF 9 9

The structure is historic, by virtue of being listed individually in the National Register of Historic Places, or due to its 
location in a registered historic district and certified by the Secretary of the Interior as being of historical significance to 
the district, and the rehabilitation will be completed in such a manner as to be eligible for historic rehabilitation tax 
credits. 

Note: Average sq 
foot should 
include the 
prorata of 

common space.  

Unit Type Average Sq Foot
# of LIHTC 

Units Total Rental Units
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H. STRUCTURE AND UNITS INFORMATION
2BR Garden 1372.42 SF 36 36
3BR Garden 1697.60 SF 12 12
4BR Garden 0.00 SF 0 0
2+ Story 2BR Townhouse 0.00 SF 0 0
2+ Story 3BR Townhouse 0.00 SF 0 0
2+ Story 4BR Townhouse 0.00 SF 0 0

Note: Please be sure to enter the values in the 57 57
appropriate unit category.  If not, errors will occur
on the self scoresheet.

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

d. The development is a scattered site development. FALSE

e. Commercial Area Intended Use: NA

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

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

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

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

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

iii. Slab on Grade TRUE vii. Basement FALSE

iv. Crawl space FALSE

h. Development contains an elevator(s). TRUE
If true, # of Elevators. 2
Elevator Type (if known)

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

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

k. Other: 

Brick
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H. STRUCTURE AND UNITS INFORMATION
l. Describe Community Facilities: 

m. Number of Proposed Parking Spaces 0
Parking is shared with another entity FALSE

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

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

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

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

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

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

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

ii. Physical needs assessment for any rehab only development. 

c. All Tax Exempt 4% Applications must submit plans and specifications complete at least through Design 
Development (DD) phase for all design disciplines. Reference the separate Minimum Design and 
Construction Requirements document for a full list of submission requirements for New Construction and 
Rehabilitation projects.

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

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

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

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

REQUIRED:

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

to residents only. 

62.00% b1. Percentage of brick covering the exterior walls.
38.00% b2. Percentage of Fiber Cement Board or other similar low-maintenance material approved by the Authority

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

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

TRUE d. Cooking surfaces are equipped with fire suppression features as defined in the manual 

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

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

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

FALSE h. Rehab Only: Each unit is provided with the necessary infrastructure for high-speed internet/broadband
service where it does not already exist. 

FALSE i. Each unit is provided free individual high-speed internet access.
(Must have a minimum 20Mbps upload/ 100Mbps download speed per manual.)

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

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

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

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

FALSE n. Installation of a renewable energy electric system in accordance with manufactorer's specifications
and all applicable provisions of the National Electrical Code - Provide documentation at Tab F. 

FALSE o. New construction only: Each unit to have balcony or patio with a minimum depth of 5 feet clear
from face of building and a minimum size of 30 square feet.  
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J. ENHANCEMENTS

For all developments exclusively serving elderly tenants upon completion of construction/rehabilitation: 

FALSE a. All cooking ranges have front controls.

FALSE b. Bathrooms have an independent or supplemental heat source.

FALSE c. All entrance doors have two eye viewers, one at 42" inches and the other at standard height.

FALSE d. Each unit has a shelf or ledge outside the primary entry door located in an interior hallway. 

2. Green Certification

a. Applicant agrees to meet the base line energy performance standard applicable to the development's construction
category as listed above.  

The applicant will also obtain one of the following:

FALSE Earthcraft Gold or higher certification FALSE National Green Building Standard (NGBS) 
certification of Silver or higher. 

FALSE LEED Certification TRUE
Certification 

If Green Certification is selected, no points will be awarded for g. Watersense Bathroom fixtures above.
Action: 

b. Applicant will pursue one of the following certifications to be awarded points on a future development application.
(Failure to reach this goal will not result in a penalty.)

TRUE Zero Energy Ready Home Requirements FALSE Passive House Standards

FALSE Applicant wishes to claim points from a prior allocation that has received certification for Zero Energy Ready 
or Passive House Standards.  Provide certification at Tab P.  See Manual for details and requirements.  

3. Universal Design - Units Meeting Universal Design Standards (units must be shown on Plans)

TRUE a. Architect of record certifies that units will be constructed to meet Virginia Housing's Universal 
Design Standards. 

29 b. Number of Rental Units constructed to meet Virginia Housing's Universal Design standards:

of Total Rental Units

No Market Units listed on Structure 1a.
4. FALSE    Market-rate units' amenities are substantially equivalent to those of the low income units. 

If not, please explain: 

Architect of Record initial here that the above information is 
accurate per certification statement within this application. 

51%

If seeking any points associated Green certification, provide appropriate documentation at TAB F.

Enterprise Green Communities (EGC)
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I. UTILITIES

1. Utilities Types: 

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

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

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

Heating 0 7 9 14 0
Air Conditioning 0 4 6 12 0
Cooking 0 5 6 6 0
Lighting 0 6 8 11 0
Hot Water 0 63 79 92 0
Water 0 19 25 33 0
Sewer 0 33 43 56 0
Trash 0 0 0 0 0

$0 $137 $176 $224 $0

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

a. FALSE  HUD d. FALSE  Local PHA

b. FALSE  Utility Company (Estimate) e. TRUE  Other: Hedegrew Consultants

c. FALSE  Utility Company (Actual Survey)

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

Total utility allowance for 
costs paid by tenant

Heat Pump
Electric
Central Air
Electric

FALSE
FALSE
FALSE
FALSE
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K. SPECIAL HOUSING NEEDS

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

1. Accessibility: Indicate True for the following point category, as appropriate.
Action:  Provide appropriate documentation (Tab X)

TRUE

Architect of Record initial here that the above information is 
accurate per certification statement within this application. 

2.   Special Housing Needs/Leasing Preference:
a. If not general population, select applicable special population:

FALSE Elderly (as defined by the United States Fair Housing Act.)
FALSE Persons with Disabilities (must meet the requirements of the Federal

Americans with Disabilities Act) -  Accessible Supportive Housing Pool only
FALSE Supportive Housing (as described in the Tax Credit Manual)

FALSE
Action: Provide Permanent Supportive Housing Certification (Tab S)

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

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

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

waiting list?              select:

Organization which holds waiting list:

Contact person: 

Title: 

Phone Number:

Action: Provide required notification documentation (TAB L) 

If Supportive Housing is True:  Will the supportive housing consist of units designated for 
tenants that are homeless or at risk of homelessness?  

Any development in which ten percent (10%) of the total units (i) conform to HUD regulations interpreting 
the accessibility requirements of section 504 of the Rehabilitation Act and (ii) are actively marketed to 
persons with disabilities as defined in the Fair Housing Act in accordance with a plan submitted as part of 
the application for credits.

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

Yes

All common space must also conform to HUD regulations interpreting the accessibility requirements of section 
504 of the Rehabilitation Act. 

(804) 780-3454

Richmond Redevelopment and Housing Authority

Fatimah Smothers-Hargrove 

Vice President, HCVP and TSO
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K. SPECIAL HOUSING NEEDS

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

c. Specify the number of low-income units that will serve individuals and families with children by
providing three or more bedrooms:  12
% of total Low Income Units 21%

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

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

4. Target Population Leasing Preference

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

Phone Number: Email: fatimah.smothers@rrha.com

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

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

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

TRUE Section 8 New Construction Substantial Rehabilitation

FALSE Section 8 Moderate Rehabilitation

FALSE Section 811 Certificates

TRUE Section 8 Project Based Assistance

FALSE RD 515 Rental Assistance

Download Current CMA List from VirginiaHousing.com

(804) 780-3454

Fatimah

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

Smothers-Hargrove
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K. SPECIAL HOUSING NEEDS

TRUE Section 8 Vouchers
*Administering Organization:

 FALSE State Assistance
*Administering Organization:

FALSE Other:

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

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

d. Number of units receiving assistance: 15
How many years in rental assistance contract? 20.00
Expiration date of contract: 3/12/2047
There is an Option to Renew. FALSE

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

6. Public Housing Revitalization
Is this development replacing or revitalizing Public Housing Units? TRUE
If so,  how many existing Public Housing units? 15

Richmond Redevelopment and Housing Au
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L. UNIT DETAILS

1. Set-Aside Election: UNITS SELECTED IN INCOME AND RENT DETERMINE POINTS FOR THE BONUS POINT CATEGORY

a. Units Provided Per Household Type:
  Income Levels   Rent Levels
# of Units % of Units # of Units % of Units

0 0.00% 20% Area Median 0 0.00% 20% Area Median
0 0.00% 30% Area Median 0 0.00% 30% Area Median
0 0.00% 40% Area Median 0 0.00% 40% Area Median

15 26.32% 50% Area Median 15 26.32% 50% Area Median
42 73.68% 60% Area Median 42 73.68% 60% Area Median
0 0.00% 70% Area Median 0 0.00% 70% Area Median
0 0.00% 80% Area Median 0 0.00% 80% Area Median
0 0.00% Market Units 0 0.00% Market Units

57 100.00% Total 57 100.00% Total

b.

FALSE 50% levels TRUE

c. The development plans to utilize average income testing……... TRUE

2. Unit Mix Grid FOR YOUR CONVENIENCE, COPY AND PASTE IS ALLOWED WITHIN UNIT MIX GRID

Architect of Record initial here that the information below is 
accurate per certification statement within this application. 

Unit Type   
(Select One)

Rent Target      
(Select One)

Number 
of Units

# of Units 
504 

compliant

Net 
Rentable 

Square Feet
Monthly Rent 

Per Unit Total Monthly Rent
Mix 1 1 BR - 1 Bath 60% AMI 4  688.05 $1,033.58 $4,134
Mix 2 1 BR - 1 Bath 50% AMI 4  688.05 $1,521.00 $6,084
Mix 3 1 BR - 1 Bath 50% AMI 1 1 659.24 $1,521.00 $1,521
Mix 4 2 BR - 2 Bath 60% AMI 18  988.18 $1,229.25 $22,127
Mix 5 2 BR - 2 Bath 60% AMI 12 3 987.88 $1,229.25 $14,751
Mix 6 2 BR - 2 Bath 60% AMI 1  1069.59 $1,229.25 $1,229
Mix 7 2 BR - 2 Bath 50% AMI 2 1069.59 $1,645.00 $3,290
Mix 8 2 BR - 2 Bath 50% AMI 3 988.14 $1,645.00 $4,935
Mix 9 3 BR - 2 Bath 60% AMI 7 2 1275.62 $1,398.50 $9,790

Mix 10 3 BR - 2 Bath 50% AMI 1 1275.62 $2,055.00 $2,055

FALSE 40% Levels20-30% Levels

Note:  In order to qualify for any tax credits, a development must meet one of three minimum threshold occupancy tests.  Either (i) at 
least 20% of the units must be rent-restricted and occupied by persons whose incomes are 50% or less of the area median income 
adjusted for family size (this is called the 20/50 test), (ii) at least 40% of the units must be rent-restricted and occupied by persons 
whose incomes are  60% or less of the area median income adjusted for family size (this is called the 40/60 test), or (iii) 40% or more of 
the units are both rent-restricted and occupied by persons whose income does not exceed the imputed income limitation designated 
in 10% increments between 20% to 80% of the AMI, and the average of the imputed income limitations collectively does not exceed 
60% of the AMI (this is called the Average Income Test (AIT)). All occupancy tests are described in Section 42 of the IRC.  Rent-and 
income-restricted units are known as low-income units.  If you have more low-income units than required, you qualify for more credits. 
If you serve lower incomes than required, you receive more points under the ranking system.

In the following grid, add a row for each unique unit type planned within the development. Enter the appropriate data for 
both tax credit and market rate units.

Indicate that you are electing to receive points for the following deeper targets shown in the chart above and those targets will be 
reflected in the set-aside requirements within the Extended Use Agreement. 
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L. UNIT DETAILS

Mix 11 3 BR - 2 Bath 50% AMI 3 1412.37 $2,055.00 $6,165
Mix 12 3 BR - 3 Bath 50% AMI 1 1287.66 $2,055.00 $2,055
Mix 13 $0
Mix 14 $0
Mix 15 0 $0
Mix 16 $0
Mix 17 $0
Mix 18 $0
Mix 19 $0
Mix 20 $0
Mix 21 $0
Mix 22 $0
Mix 23 $0
Mix 24 $0
Mix 25 $0
Mix 26 $0
Mix 27 $0
Mix 28 $0
Mix 29 $0

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

Mix 40 $0
Mix 41 $0
Mix 42 $0
Mix 43 $0
Mix 44 $0
Mix 45 $0
Mix 46 $0
Mix 47 $0
Mix 48 $0
Mix 49 $0
Mix 50 $0
Mix 51 $0
Mix 52 $0
Mix 53 $0
Mix 54 $0
Mix 55 $0
Mix 56 $0
Mix 57 $0
Mix 58 $0
Mix 59 $0
Mix 60 $0
Mix 61 $0
Mix 62 $0
Mix 63 $0
Mix 64 $0
Mix 65 $0
Mix 66 $0
Mix 67 $0
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L. UNIT DETAILS

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

Mix 100 $0
TOTALS 57 6 $78,136

Total 57 Net Rentable SF: TC Units
Units MKT Units

Total NR SF:

Floor Space Fraction (to 7 decimals)

57,708.36
0.00

57,708.36

100.00000%
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M. OPERATING EXPENSES

Administrative: Use Whole Numbers Only!
1. Advertising/Marketing $4,800
2. Office Salaries $54,000
3. Office Supplies $1,000
4. Office/Model Apartment (type ) $0
5. Management Fee $61,478

7.00% of EGI $1,078.56 Per Unit
6. Manager Salaries $0
7. Staff Unit (s) (type ) $0
8. Legal $900
9. Auditing $10,000

10. Bookkeeping/Accounting Fees $10,000
11. Telephone & Answering Service $3,000
12. Tax Credit Monitoring Fee $3,060
13. Miscellaneous Administrative $9,500

Total Administrative $157,738

Utilities
14. Fuel Oil $0
15. Electricity $13,600
16. Water $7,000
17. Gas $0
18. Sewer $0

Total Utility $20,600

Operating:
19. Janitor/Cleaning Payroll $0
20. Janitor/Cleaning Supplies $0
21. Janitor/Cleaning Contract $0
22. Exterminating $2,160
23. Trash Removal $14,400
24. Security Payroll/Contract $27,193
25. Grounds Payroll $0
26. Grounds Supplies $0
27. Grounds Contract $8,000
28. Maintenance/Repairs Payroll $45,000
29. Repairs/Material $4,000
30. Repairs Contract $2,000
31. Elevator Maintenance/Contract $7,200
32. Heating/Cooling Repairs & Maintenance $0
33. Pool Maintenance/Contract/Staff $0
34. Snow Removal $0
35. Decorating/Payroll/Contract $5,000
36. Decorating Supplies $0
37. Miscellaneous $4,000

Totals Operating & Maintenance $118,953
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M. OPERATING EXPENSES

Taxes & Insurance
38. Real Estate Taxes $61,000
39. Payroll Taxes $0
40. Miscellaneous Taxes/Licenses/Permits $0
41. Property & Liability Insurance $1,800 per unit $102,600
42. Fidelity Bond $0
43. Workman's Compensation $22,770
44. Health Insurance & Employee Benefits $2,650
45. Other Insurance $0

Total Taxes & Insurance $189,020
6544

Total Operating Expense $486,311

$8,532 C. 55.37%

Replacement Reserves (Total # Units X $300 or $250 New Const./Elderly Minimum) $20,400

Total Expenses $506,711

Total Operating 
Expenses Per Unit

Total Operating 
Expenses as % of EGI
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N.   PROJECT BUDGET - HARD COSTS

Cost/Basis/Maximum Allowable Credit

Complete cost column and basis column(s) as appropriate

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

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

New Construction Value Credit"
1. Contractor Cost

a. Unit Structures (New) 13,658,430 0 0 13,658,430
b. Unit Structures (Rehab) 0 0 0 0
c. Non Residential Structures 0 0 0 0
d. Commercial Space Costs 0 0 0 0
e. Structured Parking Garage 0 0 0 0

Total Structure 13,658,430 0 0 13,658,430
f. Earthwork 0 0 0 0
g. Site Utilities 0 0 0 0
h. Renewable Energy 0 0 0 0
i. Roads & Walks 0 0 0 0
j. Site Improvements 0 0 0 0
k. Lawns & Planting 0 0 0 0
l. Engineering 0 0 0 0
m. Off-Site Improvements 0 0 0 0
n. Site Environmental Mitigation 0 0 0 0
o. Demolition 0 0 0 0
p. Site Work 0 0 0 0
q. Hard Cost Contingency 794,672 0 0 794,672

Total Land Improvements 794,672 0 0 794,672
Total Structure and Land 14,453,102 0 0 14,453,102

r. General Requirements 745,005 0 0 745,005
s. Builder's Overhead 248,335 0 0 248,335

( 1.7% Contract)
t. Builder's Profit 745,005 0 0 745,005

( 5.2% Contract)
u. Bonds 496,670 0 0 496,670
v. Building Permits 0 0 0 0
w. Special Construction 0 0 0 0
x. Special Equipment 0 0 0 0
y. Other 1: 0 0 0 0
z. Other 2: 0 0 0 0
aa. Other 3: 0 0 0 0

Contractor Costs $16,688,117 $0 $0 $16,688,117

Construction cost per unit: $292,773.98

MAXIMUM COMBINED GR, OVERHEAD & PROFIT = $2,023,434

ACTUAL COMBINED GR, OVERHEAD & PROFIT = $1,738,345

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

Must Use Whole Numbers Only!

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

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

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

New Construction Value Credit"

2. Owner Costs

a. Building Permit 0 0 0 0
b. Architecture/Engineering Design Fee 352,555 0 0 352,555

/Unit)
c. Architecture Supervision Fee 72,789 0 0 72,789

/Unit)
d. Tap Fees 0 0 0 0
e. Environmental 21,000 0 0 15,750
f. Soil Borings 0 0 0 0
g. Green Building (Earthcraft, LEED, etc.) 0 0 0 0
h. Appraisal 9,000 0 0 9,000
i. Market Study 10,000 0 0 10,000
j. Site Engineering / Survey 195,000 0 0 195,000
k. Construction/Development Mgt 25,000 0 0 25,000
l. Structural/Mechanical Study 0 0 0 0
m. Construction Loan 310,700 0 0 144,414

Origination Fee
n. Construction Interest 1,435,526 0 0 602,921

( 7.2%  for 0 months)
o. Taxes During Construction 20,000 0 0 20,000
p. Insurance During Construction 144,153 0 0 122,530
q. Permanent Loan Fee 67,000

( 0.0% )
r. Other Permanent Loan Fees 100,000
s. Letter of Credit 0 0 0 0
t. Cost Certification Fee 40,000 0 0 40,000
u. Accounting 0 0 0 0
v. Title and Recording 127,800 0 0 102,240
w. Legal Fees for Closing 250,000 0 0 125,000
x. Mortgage Banker 60,000 0 0 0
y. Tax Credit Fee 97,250
z. Tenant Relocation 0 0
aa. Fixtures, Furnitures and Equipment 175,000 0 0 175,000
ab. Organization Costs 50,000
ac. Operating Reserve 488,909
ad. Soft Costs Contingency 275,059
ae. Security 20,000 0 0 20,000
af. Utilities 0 0 0 0
ag. Supportive Service Reserves 285,000

(1) Other* specify: 44,100 0 0 0
(2) Other* specify: 85,000 0 0 85,000
(3) Other* specify: 66,000 0 0 36,000
(4) Other* specify: 9,000 0 0 0

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

MUST USE WHOLE NUMBERS ONLY!

$6,185

$1,277

TC Compliance and other fe
Permits / Zoning
Other Consultant
Rent - Up & Marketing
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O.   PROJECT BUDGET - OWNER COSTS

(5) Other * specify: 92,000 0 0 92,000
(6) Other* specify: 100,000 0 0 0
(7) Other* specify: 0 0 0 0
(8) Other* specify: 0 0 0 0
(9) Other* specify: 0 0 0 0

Owner Costs Subtotal (Sum 2A..2(10)) $5,027,841 $0 $0 $2,245,199

Subtotal 1 + 2 $21,715,958 $0 $0 $18,933,316
(Owner + Contractor Costs)
    

3. Developer's Fees 2,167,277 0 0 2,167,277

4. Owner's Acquisition Costs
Land 0
Existing Improvements 0 0
Subtotal 4: $0 $0

5. Total Development Costs
Subtotal 1+2+3+4: $23,883,235 $0 $0 $21,100,593

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

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

Maximum Developer Fee:  
   

Proposed Development's Cost per Sq Foot $292 Meets Limits
Applicable Cost Limit by Square Foot:

Proposed Development's Cost per Unit $419,004 Meets Limits
Applicable Cost Limit per Unit:

$2,167,277

$556

$589,015

Pre-dev Costs
Initial Opearting Escrow
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P. ELIGIBLE BASIS CALCULATION

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

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

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

 
1. Total Development Costs 23,883,235 0 0 21,100,593

2. Reductions in Eligible Basis

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

b. Amount of nonqualified, nonrecourse financing        0 0 0

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

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

3. Total Eligible Basis (1 - 2 above) 0 0 21,100,593

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

a. For QCT or DDA (Eligible Basis x 30%) 0 6,330,178
State Designated Basis Boosts:
b. For Revitalization or Supportive Housing (Eligible Basis x 30%) 0 0
c. For Green Certification (Eligible Basis x 10%) 0

Total Adjusted Eligible basis   0 27,430,771

5. Applicable Fraction                     100.00000% 100.00000% 100.00000%

6. Total Qualified Basis              0 0 27,430,771
(Eligible Basis x Applicable Fraction)

7. Applicable Percentage                  4.00% 4.00% 9.00%

8. Maximum Allowable Credit  under IRC §42 $0 $0 $2,468,769
(Qualified Basis x Applicable Percentage)
(Must be same as BIN total and equal to or less $2,468,769
than credit amount allowed) Combined 30% & 70% P. V. Credit
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Q. SOURCES OF FUNDS

Action: Provide Documentation for all Funding Sources at Tab T

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

 
Date of Date of Amount of

Source of Funds Application Commitment Funds Name of Contact Person

1. Construction Loan $13,670,000
2.
3.

Total Construction Funding: $13,670,000

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

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

Source of Funds Application Commitment Funds Service Cost Loan IN YEARS

1. TDB Perm Loan $3,700,000 $307,508 7.40% 30 30
2. DHCD VHTF $2,000,000 $10,000 0.50% 999999 40
3. DHCD NHTF $1,000,000 $5,000 0.50% 999999 40
4. City of Richmond / HOIME $800,000 0.00% 0  
5. RRHA Funds $1,500,000 0.00%
6. DHCD HIEE $2,000,000 0.00%
7. City of Richmond AHTF $800,000 0.00%
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.

Total Permanent Funding: $11,800,000 $322,508

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

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

1.
2.
3.

Term of 
Loan 

(years)
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Q. SOURCES OF FUNDS

4.
5.
6.

Total Permanent Grants: $0

4. Subsidized Funding
Date of Amount of

Source of Funds Commitment Funds
1. $5,048,695
2.
3.
4.
5.

Total Subsidized Funding $5,048,695

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

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

Below-Market Loans Market-Rate Loans

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

i National Housing Trust Fund $0
j Virginia Housing Trust Fund $0
k Other: $0

l Other:

Grants* Grants

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

e. Other:

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

6. For Transactions Using Tax-Exempt Bonds Seeking 4% Credits:

City of Richmond - Infrastructure 

City of Richmond - CIP Funding
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Q. SOURCES OF FUNDS

For purposes of the Bond Cliff Test, and based only on the data entered to this
application, the portion of the aggregate basis of buildings and land financed with
tax-exempt funds is: N/A

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

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

b. TRUE

15 Number of New PBV Vouchers

c. FALSE Other 

9. A HUD approval for transfer of physical asset is required. TRUE

New project based subsidy from HUD or Rural Development or any other binding federal 
project based subsidy
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R. EQUITY

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

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

b. Housing Opportunity Tax Credit Request (paired with 4% credit requests only)

i. Requested Annual HOTC Credits $0
ii. 10 Year HOTC Credit Amount $0
iii. Equity Dollars Per Credit $0.000
iv. Percent of ownership entity (repeated from 3b) 99.99000%
v. HOTC Credit Net $0

c. Equity that Sponsor will Fund:
i. Cash Investment $0
ii. Contributed Land/Building $0
iii. Deferred Developer Fee $534,286   (Note: Deferred Developer Fee cannot be negative.) 
v. Other: $100

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

Equity Total $534,386

2. Equity Gap Calculation
a. Total Development Cost $23,883,235

b. Total of Permanent Funding, Grants and Equity - $12,334,386

c. Equity Gap $11,548,849

d. Developer Equity - $1,155

e. Equity gap to be funded with low-income tax credit proceeds $11,547,694

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

Contact Person: Phone: 
Street Address:
City: State: Massachusetts Zip: 2110

b. Syndication Equity  
i. Anticipated Annual Credits $1,375,000.00
ii. Equity Dollars Per Credit (e.g., $0.85 per dollar of credit) $0.840
iii. Percent of ownership entity (e.g., 99% or 99.9%) 99.99000%
iv. Syndication costs not included in Total Development Costs (e.g., advisory fees) $0
v. Net credit amount anticipated by user of credits $1,374,863
vi. Total to be paid by anticipated users of credit (e.g., limited partners) $11,547,694

Action: Provide Syndicator's or Investor's signed Letter of Intent 
(Mandatory at Tab C)

4. Net Syndication Amount $11,547,694
Which will be used to pay for Total Development Costs

5. Net Equity Factor 83.9916282537%

Boston Financial

Bosotn

Sam Gugliano
225 Franklin Street 28th Floor
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S. DETERMINATION OF RESERVATION AMOUNT NEEDED

1. Total Development Costs $23,883,235

2. Less Total of Permanent Funding, Grants and Equity - $12,334,386

3. Equals Equity Gap $11,548,849

4. Divided by Net Equity Factor 83.9916282537%
(Percent of 10-year credit expected to be raised as equity investment)

5. Equals Ten-Year Credit Amount Needed to Fund Gap $13,750,000

Divided by ten years 10

6. Equals Annual Tax Credit Required to Fund the Equity Gap $1,375,000

7. Maximum Allowable Credit Amount $2,468,769
(from Eligible Basis Calculation)

8. Requested Credit Amount For 30% PV Credit: $0
For 70% PV Credit: $1,375,000

Credit per LI Units $24,122.8070
Credit per LI Bedroom $11,752.1368

$1,375,000

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

Combined 30% & 70% 
PV Credit Requested

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

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

Total Monthly Rental Income for LIHTC Units $78,136
Plus Other Income Source (list): $0
Equals Total Monthly Income: $78,136
Twelve Months x12
Equals Annual Gross Potential Income $937,632
Less Vacancy Allowance $59,352
Equals Annual Effective Gross Income (EGI) - Low Income Units $878,280

Warning: Documentation must be submitted to support vacancy rate of less than 7%. 

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

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

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

3. Cash Flow (First Year)
a. Annual EGI Low-Income Units $878,280
b. Annual EGI Market Units $0
c. Total Effective Gross Income $878,280
d. Total Expenses   $506,711
e. Net Operating Income $371,569
f. Total Annual Debt Service $322,508
g. Cash Flow Available for Distribution $49,061

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

Stabilized
Year 1 Year 2 Year 3 Year 4 Year 5

Eff. Gross Income 878,280 895,845 913,762 932,038 950,678
Less Oper. Expenses 506,711 521,912 537,570 553,697 570,308
Net Income 371,569 373,933 376,193 378,341 380,371
Less Debt Service 322,508 322,508 322,508 322,508 322,508
Cash Flow 49,061 51,425 53,685 55,833 57,863
Debt Coverage Ratio 1.15 1.16 1.17 1.17 1.18

Year 6 Year 7 Year 8 Year 9 Year 10
Eff. Gross Income 969,692 989,086 1,008,868 1,029,045 1,049,626
Less Oper. Expenses 587,417 605,039 623,191 641,886 661,143
Net Income 382,275 384,046 385,677 387,159 388,483

6.3%

7.0%
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T. CASH FLOW

Less Debt Service 322,508 322,508 322,508 322,508 322,508
Cash Flow 59,767 61,538 63,169 64,651 65,975
Debt Coverage Ratio 1.19 1.19 1.20 1.20 1.20

Year 11 Year 12 Year 13 Year 14 Year 15
Eff. Gross Income 1,070,618 1,092,031 1,113,871 1,136,149 1,158,872
Less Oper. Expenses 680,977 701,407 722,449 744,122 766,446
Net Income 389,641 390,624 391,423 392,027 392,426
Less Debt Service 322,508 322,508 322,508 322,508 322,508
Cash Flow 67,133 68,116 68,915 69,519 69,918
Debt Coverage Ratio 1.21 1.21 1.21 1.22 1.22

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

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

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

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

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

1. 57 3100 Newbourne Street Richmond VA 23223 $0 $0 $27,430,771 12/01/28 9.00% $2,468,769

2.   $0 $0 $0

3.   $0 $0 $0

4.   $0 $0 $0

5.   $0 $0 $0

6.   $0 $0 $0

7.   $0 $0 $0

8.   $0 $0 $0

9.   $0 $0 $0

10.   $0 $0 $0

11.   $0 $0 $0

12.   $0 $0 $0

13.   $0 $0 $0

14.   $0 $0 $0

15.   $0 $0 $0

16.   $0 $0 $0

17.   $0 $0 $0

18.   $0 $0 $0

19.   $0 $0 $0

20.   $0 $0 $0

21.   $0 $0 $0

22.   $0 $0 $0

23.   $0 $0 $0

24.   $0 $0 $0

25.   $0 $0 $0

26.   $0 $0 $0

27.   $0 $0 $0

28.   $0 $0 $0

29.   $0 $0 $0

30.   $0 $0 $0

31.   $0 $0 $0

32.   $0 $0 $0

33.  $0 $0 $0

34.   $0 $0 $0

35.   $0 $0 $0
57 0 If development has more than 35 buildings, contact Virginia Housing. 

Totals from all buildings $0 $0 $27,430,771

$0 $0  $2,468,769

 

1

Number of BINS: 1

NUMBER
OF

Number of BINS:
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V. STATEMENT OF OWNER

The undersigned hereby acknowledges the following:

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

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

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

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

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

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

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

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

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

10. that the requirements for applying for the credits and the terms of any reservation or allocation thereof are 
subject to change at any time by federal or state law, federal, state or Virginia Housing regulations, or 
other binding authority. 

11. that reservations may be made subject to certain conditions to be satisfied prior to allocation and shall in
all cases be contingent upon the receipt of a nonrefundable application fee of $1000 and a nonrefundable
reservation fee equal to 7% of the annual credit amount reserved.

12. that a true, exact, and complete copy of this application, including all the supporting documentation
enclosed herewith, has been provided to the tax attorney who has provided the required attorney's 
opinion accompanying this submission.

13. that the undersigned has provided a complete list of all residential real estate developments in which the
general partner(s) has (have) or had a controlling ownership interest and, in the case of those projects
allocated credits under Section 42 of the IRC, complete information on the status of compliance with
Section 42 and an explanation of any noncompliance.  The undersigned hereby authorizes the Housing Credit
Agencies of states in which these projects are located to share compliance information with the Authority.

14. that any principal of undersigned has not participated in a planned foreclosure or Qualified Contract request
in Virginia after January 1, 2019. 

15. that undersigned agrees to provide disclosure to all tenants of the availability of Renter Education provided
by Virginia Housing. 

16. that undersigned waives the right to pursue a Qualified Contract on this development.

17. that the information in this application may be disseminated to others for purposes of verification or
other purposes consistent with the Virginia Freedom of Information Act.  However, all information will be 
maintained, used or disseminated in accordance with the Government Data Collection and Dissemination
Practices Act.  The undersigned may refuse to supply the information requested, however, such refusal will
result in Virginia Housing's inability to process the application.  The original or copy of this application may be
retained by Virginia Housing, even if tax credits are not allocated to the undersigned.

In Witness Whereof, the undersigned, being authorized, has caused this document to be executed in its
name on the date of this application set forth in DEV Info tab hereof. 

Legal Name of Owner: 

By: 
Its:

(Title)

Creighton Phase C, LLC
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Authorized Agent
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V. STATEMENT OF ARCHITECT

The architect signing this document is certifying that the development plans and specifications incorporate  
all Virginia Housing Minimum Design and Construction Requirements (MDCR), selected LIHTC enhancements
and amenities, applicable building codes and accessibility requirements. 

In Witness Whereof, the undersigned, being authorized, has caused this document to be executed in its
name on the date of this application set forth in DEV Info tab hereof. 

Legal Name of Architect:
Virginia License#:

Architecture Firm or Company:

By: 

Its:
(Title)

Initials by Architect are also required on the following Tabs: Enhancement,  Special Housing Needs and Unit Details.

CreightonC-TCApp-20260311.xlsx Architect Stmt, printed 1

Kimberly Calder
0401015647
Edward H. Winks - James D. Snowa Architects P.C.

Vice President
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V. Previous Participation Certification

Development Name: Creighton Phase C

Name of Applicant (entity): 

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

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

• “Principal” has the same meaning as defined within the QAP, but as applied to each
specific property referenced within this Certification, it excludes individuals and entities whose
ownership interest is solely vested in limited partnership interests of the ownership entity. 

• “Participant” means all Principals of the Owner who are required to be individually listed
within the organizational chart attached hereto. 

1.  All the statements made within this Certification are true, complete and correct to the
best of my knowledge and belief and are made in good faith, including the data contained within
the organizational charts and any statements attached to this Certification, and I will immediately alert
Virginia Housing should I become aware of any information prior to the application deadline
which may render my statements herein false or misleading.

2.  During any time within the past ten (10) years that any of the Participants were Principals in any
multifamily rental property, no mortgagee of any such property declared a default under its mortgage loan
or assigned it to the mortgage insurer (governmental or private); no such property was foreclosed upon
or dispossessed pursuant to a deed-in-lieu of foreclosure; and no such property received mortgage relief
from the mortgagee. For purposes of this statement, "declared a default" refers only to final notices of
default issued after the exhaustion of all applicable notice and cure rights. 

3.  During any time within the last ten (10) years that any of the Participants were a Principal in an owner
of multifamily rental property, no such owner was determined to have breached any agreement related
to the construction or rehabilitation, use, operation, management or disposition of the property,
including removal from a partnership or limited liability company. For the purposes of this statement, 
"determined to have breached" refers only to determinations made by an independent third-party arbiter
or court of law following the expiration of all applicable notice and cure periods and excludes default 
judgments that have been fully satisfied. 

4.  No Participant listed in this Certification has been required to turn control of a property over to an
investor or been otherwise involuntarily removed as a general partner from the ownership of a
multifamily rental property within the past ten (10) years. 

5.  There are no unresolved material findings of noncompliance resulting from any audits, management 
reviews, or other governmental investigations performed by (or on behalf of) any state or federal entity, 
concerning any multifamily rental property in which any of the Participants were Principals at the time 
of such finding.  For the purposes of this statement, a finding is considered resolved if either (a) the 
state or federal entity issuing the finding has determined that no further action is required to remedy 

Creighton Phase C LLC

X27A0T
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the finding; or (b) the Participant (or entity in which it is a Principal) has entered into a binding
agreement with the applicable state or federal entity to address such finding(s)  and the Applicant has 
included with this Certification a copy of such agreement accompanied by a written statement from the 
state or federal entity verifying that such agreement is not in default and is reasonably expected to be 
satisfied within (90) days.   Any such statement must be addressed to Virginia Housing and dated no 
more than thirty (30) days prior to submission of the Application.

6.  During the past ten (10) years, no Participants were Principals in any multifamily rental property for 
which payments under any state or federal assistance contract were suspended or terminated.  For the 
purposes of this statement, suspensions and terminations do not include those caused solely by actions 
or inactions of the state or federal agency, like funding shortages, technical issues, or administrative
 delays, where the Principals were not at fault. 

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

8.  No Participant has been suspended, debarred, or otherwise restricted by any federal or state entity 
from participating in housing programs administered by such entity due to programmatic 
noncompliance on the part of either the Participant or an entity in which the Participant was a Principal.

9.  During the past ten (10) years, (a) no Participant has been the subject of a claim under an employee 
fidelity bond; and (b) while any Participant was a Principal in an owner of multifamily rental property, 
no Participant or such related owner defaulted on any obligation secured by a letter of credit or surety 
or performance bond.  For the purposes of this statement, “defaulted” refers only to events where funds 
were paid by the issuer of a letter of credit or surety or performance bond.

10.  No Participant is a Virginia Housing employee or a member of the immediate household of any
Virginia Housing employee.

11. No Participant currently holds an ownership interest in a multifamily rental property where 
construction has stopped for more than 20 consecutive days, unless the stoppage:

(a) resulted from events beyond the reasonable control of the property owner that also
 caused similar delays in comparable projects in the surrounding area (e.g. natural 
disasters, labor strikes, pandemics, or government-imposed work stoppages); or
(b) solely involves work neither contractually required as a condition of tax credit allocation 
nor required prior to placing in service all residential buildings within such project.  

Additionally, no Participant currently holds an ownership interest in a multifamily rental property
assisted by a federal or state governmental entity and that has been substantially complete for more 
than 90 days without the required closing documents (such as the final cost certification) being filed, 
unless the delay is solely attributable to the governmental entity and not to the property owner or
its agents. 

12.  No court of competent jurisdiction or other federal or state governmental entity has found any 
Participant to be in violation of any applicable civil rights, fair housing, or equal employment 
opportunity laws or regulations.

13.  During the past ten (10) years, no Participant was a Principal in any multifamily rental property
 found by a court of competent jurisdiction or other federal or state governmental entity to have failed 
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12.  No court of competent jurisdiction or other federal or state governmental entity has found any 
Participant to be in violation of any applicable civil rights, fair housing, or equal employment 
opportunity laws or regulations.

13.  During the past ten (10) years, no Participant was a Principal in any multifamily rental property
 found by a court of competent jurisdiction or other federal or state governmental entity to have failed 
to comply with Section 42 of the Internal Revenue Code of 1986, as amended (this statement does not
 refer to 8823s deemed corrected by the issuing agency).

14. No Participants are currently named as a defendant in a civil lawsuit relating to their ownership or 
other participation in a multi-family housing development where the amount of damages sought by the 
plaintiffs against the Participants relates to such ownership or participation and is for an amount greater
than One Million Dollars ($1,000,000).

15.  No Participant has pursued a Qualified Contract or planned foreclosure in Virginia after
January 1, 2019.

Statements above (if any) to which I cannot certify have been deleted by striking through the words. In
the case of any such deletion and failure to certify, I have attached the following, which if not provided
will automatically disqualify this Application from consideration: 

A.   Supporting documentation sufficient to both outline the relevant facts and circumstances that
necessitated each deletion and to explain why such deletion(s) should not result in
disqualification; and

B.   A draft of Virginia Housing's form Right of First Refusal, which the Applicant commits to properly
execute and record as a condition of any reservation or allocation of low-income housing tax
credits made with regard to the Development named above.

Any material misrepresentations or omissions made on this form are grounds for rejection of this 
Application, forfeiture of any credits awarded with connection with this Application, and prohibition 
against the submission of future applications.

Signature

Printed Name

Date (no more than 30 days prior to submission of the Application)

CreightonC-TCApp-20260311.xlsx Previous Participation Cert, printed 3

Elizabeth (Beth) Kennan 

3/11/2026
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Supplemental Reponses to Previous Participation Certification 
 
Responses below pertain to both The Community Builders, Inc. (“TCB”) and affiliated entities which TCB 
controls.  TCB is the developer of the Creighton Phase C project and is the majority member of Creighton 
Phase C MM LLC, the managing member of the Applicant, Creighton Phase C LLC. 
 
2. During any time that any of the Participants were Principals in any multi‐family rental project, 
no mortgagee of any such property declared a default under its mortgage loan or assigned it to the 
mortgage insurer (governmental or private); no such property was foreclosed upon or dispossessed 
pursuant to a deed‐in‐lieu of foreclosure; and no such property received mortgage relief from the 
mortgagee; 
 
It has not been the practice of TCB to track defaults, foreclosures, or mortgage relief after they have been 
resolved or to track minor or quickly resolved matters that occur in the normal course of business. 
Therefore, we are unable to respond definitively regarding all such matters during TCB’s 61-year history 
and the approximately 412 projects and more than 34,000 units that TCB has developed, owned or 
managed.  Responses below, which relate to both TCB and the affiliated entities which TCB controls, are 
limited to material matters which occurred during the last 10 years: 
 

Edgewood Apartments, Indianapolis, Indiana.   In March of 2007, Charter One Bank, which has 
since merged into RBS Citizens National Association (the “Bank”), notified Edgewood Terrace 
Apartments Limited Partnership, II, a TCB affiliate (the “Partnership”), the owner of Edgewood 
Apartments in Indianapolis, Indiana, that it was in default of a $376,000 mortgage loan from the 
Bank to the Partnership. The property was not constructed or developed by TCB. Rather, a TCB 
affiliate took over as general partner of the Partnership at the request of the investor limited 
partner, who had removed the prior general partner for poor performance.  Due to poor 
performance of a third-party management agent, the vacancy rate at the property was very high, 
resulting in the property failing to make monthly loan payments. The Bank sold the loan to Banc 
One Community Development Corporation (JP Morgan Capital) in June 2009 in order to prevent 
foreclosure by the Bank and protect its future low-income housing tax credits. The Partnership 
and Banc One have entered into series of forbearance agreements pursuant to which Banc One 
agreed to forbear until March 15, 2017. TCB sold its interest in the property in September 2016.    
 
Aurora Hotel, Worcester, MA.   The Aurora Hotel is an 85-unit, single room occupancy 
development in Worcester, Massachusetts. The general partner of the ownership entity is 
controlled by TCB. The development was funded in part by MassHousing under the SHARP loan 
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program, which was based on a presumption that rents for market units in funded projects would 
rise over the 15-year term of the loan. The development experienced significant declines in 
market rents during the early and mid-1990s and experienced operating deficits. In 1999, the 
project financing was formally restructured with MassHousing and the project was sold to a 
separate (but affiliated) nonprofit entity known as Community Renewal, Inc. (“CRI”), and CRI and 
MassHousing entered into several forbearance agreements. In February 2016, the project was 
refinanced with a restructuring of the MassHousing loans to enable the rehabilitation of the 
property. As part of the restructuring, TCB made significant cash payments and ongoing 
commitments to support the project. In March 2024, the property was sold to a TCB affiliate as 
part of a resyndication that will involve substantial rehabilitation.   
 
Northside Terrace Apartments, Torrington, CT. Kelly Housing Limited Partnership (“KHLP”) 
acquired the Northside Terraces property from John Kelly Housing Corporation (“JKHC”) in 1995.   
At that time, HUD made a Flexible Subsidy Loan in the amount of $2,225,435 to JKHC (the “Flex 
Loan”) which in turn loaned the proceeds of the Flex Loan to KHLP (the “Wraparound Loan”).  The 
note evidencing the Flex Loan had a maturity date of March 1, 2009, and HUD issued a notice of 
default for the Flex Loan.  JKHC and KHLP worked with HUD to refinance the property in order to 
restructure the Flex Loan.  During this time, The Community Builders, Inc. did not have an 
ownership interest in Northside Terrace Apartments and only served as the property manager of 
the property.  In December 2023, with consent from HUD, an affiliate of TCB acquired the property 
from KHLP, and the Flex Loan was assumed by the new owner and the term extended. The 
restructured Flex Loan is no longer in default. 
 

5. There are no unresolved findings raised as a result of state or federal audits, management 
reviews or other governmental investigations concerning any multi‐family rental project in which any 
of the Participants were Principals; 

 
It has not been the practice of TCB to keep detailed records on noncompliance, poor performance ratings, 
audit findings, citations, or violations, after they have been resolved or to track minor or quickly resolved 
matters that occur in the normal course of business. Therefore, we are unable to respond definitively 
regarding all such matters during TCB’s 60-year history and the approximately 412 projects and more than 
34,000 units that TCB has developed, owned, or managed.  TCB can confirm that it has no unresolved 
Form 8823 notices of non-compliance. 
 
 
11.  None of the Participants is participating in the ownership of a multi‐family rental housing 
project as of this date on which construction has stopped for a period in excess of 20  days or, in the case 
of a multi‐family rental housing project assisted by any federal or state governmental entity, which has 
been substantially completed for more than 90 days but for which requisite documents for closing, such 
as the final cost certification, have not been filed with such governmental entity. 
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It has not been the practice of TCB to keep contemporaneous data on construction completion timelines 
in the absence of a contractual breach, default, or material impact on the projects TCB has been involved 
in developing.   With respect to projects for which construction has been completed, TCB is not aware of 
any delays between substantial completion and filing of a final cost certification that resulted in a default, 
failure to timely place in service or other material impact to the projects involved.  
 
14.  No Participants are currently named as a defendant in a civil lawsuit arising out of their ownership 
or other participation in a multi-family housing development where the amount of damages sought by 
plaintiffs (i.e., the ad damnum clause) exceeds One Million Dollars ($1,000,000).  
 
Schedule A attached is a list of pending and threatened litigation involving The Community Builders, Inc. 
(“TCB”) as of the date shown on the schedule.    TCB is not aware of any litigation that, if adversely 
decided, would materially impact the financial condition of the Project, the Applicant or any affiliated 
entity.   
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Matter Related Property State Matter Type Description
Date of Receipt
Claim or Complaint

Insured? Status

Zachary Mirabito v The Community Builders, 
Inc., SISCA N.E.-MPCC-Mengler J.V. II, LLC, 
SISCA N.E.-MPCC-Mengler J.V. LLC, SISCA 
Northeast, Inc., SISCA Northeast Associates, 
LLC, MPCC Corp., and Mengler Mechanical, 
Inc.

188 Warburton NY
Personal Injury / 
Construction

Plaintiff alleges he was injured due to unsafe conditions while 
working at the property at 188 Warburton Avenue, Yonkers, 
New York on January 28, 2016.  General Contractor has 
accepted tender for defense and indemnification.

11/4/2016 Yes Pending

Oscar Otero Mendez v. Mega Contracting 
Group, LLC, The Community Builders, Inc., 
Beach 21st Limited Partnership and Beach 
21st Affordable LLC

Beach 21st Street NY Personal Injury

Claimant, a construction worker, alleges to have been injured 
on the construction site on May 23, 2020 as a resulted of the 
Defendants’ alleged failure to provide safe working conditions. 
This claim was tendered to and accepted by the General 
Contractor for defense and indemnity.

8/6/2020 Yes Pending

Stacey Lipke v. The Community Builders, Inc. 
and Meyers Ridge Townhomes

Meyers Ridge PA Fair Housing
Claimant alleges discriminatory treatment based on her race 
and disability arising from Property Management's processing 
of fees assessed to her account and income recertifications. 

4/6/2021 Yes Pending

Luis Heras Mendieta v. The Community 
Builders, Inc., Mega Contracting Group LLC, 
178 Warburton Apartments LLC, State of 
New York, New, York State Homes and 
Community Renewal, Municipal Housing 
Authority for the City of Yonkers, 178 
Warburton Limited Partnership, 178 
Warburton Housing Development Fund 
Corporation, CPG Phase V GP LLC, and 
Mulford Corporation

178 Warburton NY
Personal Injury / 
Construction

Claimant alleges he was injured due to unspecified unsafe 
conditions while working at the property at 178 Warburton 
Avenue, Yonkers, New York on September 1, 2021.  General 
Contractor has accepted tender for defense and 
indemnification.  Additionally, the parties are working on a 
stipulation to dismiss defendants and substitute the correct 
defendants as the Owner and General Contractor. 

10/15/2021 
03/08/2022 
(Complaint)

Under Review Pending

Jamie Davison v. The Community Builders, 
Inc. and Pennley Supportive Housing for the 
Elderly, Inc.

Pennley Commons PA Personal Injury

Claimant, a resident at Pennley 202 alleges to have sustained 
injuries from a slip and fall on ice on March 14, 2022.  This 
matter is being defended by insurance appointed outside 
counsel and in discovery. 

5/10/2022 (Claim)
10/09/2022 
(Complaint)

Under Review Pending

Javier Velasquez v. A.O. Flats of Forest Hills 
LLC, Bilt-Rite Construction Inc., Manuel 
Difour, DJ Plumbing and Heating, Inc., 
L.V.M.J. Corporation, Parcel U Phase A LLC, 
Parcel U Phase B LLC,  The Community 
Builders, Inc., and Urbanica, Inc. 

AO Flats MA
Personal Injury / 
Construction

Claimant alleges that on May 6, 2019 he sustained serious 
injuries after a  sub-contractor of Bilt Rite Construction struck 
him with a vehicle while negligently operating a vehicle.  Service 
was completed on July 15, 2022 for The Community Builders, 
Inc. only. General Contractor has accepted tender for defense 
and indemnification.

06/06/2022 (Claim) 
7/15/2022 (Complaint)

Under Review Pending

1
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Matter Related Property State Matter Type Description
Date of Receipt
Claim or Complaint

Insured? Status

Doris O'Bannon v. The Community Builders, 
Inc., Liberty Green Property Owners 
Associations, Inc., Louisville Metro Housing 
Authority Development Corp., Louisville 
Metro Housing Authority, and The CT 
Group, LLC

Clarksdale / Liberty Green KY Personal Injury

Claimant, a resident at Liberty Green, alleges to sustained 
injuries following a slip an fall which is alleged to have occurred 
on February 1, 2022 as a result of a dishwasher leak. This matter 
is being defended by insurance appointed outside counsel and 
is in discovery.

2/7/2023 Under Review Pending

Michelle Miranda v. The Community 
Builders, Inc.

Mashpee Village MA Personal Injury

Claimant, a resident at Mashpee Village, alleges to have 
sustained personal injuries arising from an undisclosed accident 
alleged to have occurred on May 17, 2021. This matter is being 
defended by insurance appointed outside counsel. 

3/27/2023 (Notice)
06/07/2024 
(Complaint)

Under Review Pending

Enid Echevarria v. The Community Builders, 
Inc. 

Park West Apartments CT Personal Injury

Claimant, a guest of a resident at Park West Apartments, alleges 
to have sustained injuries after a trip and fall in the parking lot 
at the property on April 13, 2022. This matter is being defended 
by insurance appointed outside counsel and is in discovery. 

07/13/2023 (Notice)
04/19/2024 
(Complaint)

Under Review Pending

Malachi Nibbs v. New Pennley Place Phase 
One [sic] and The Community Builders, Inc.

New Pennley Place PA Fair Housing
Claimant, a resident of New Pennley Place, alleges 
discrimination arising from the alleged failure to grant a 
reasonable accommodation relating to alleged odors in his unit. 

8/17/2023 Under Review Pending

Corey Ouimette v. New Park West Limited 
Partnership, The Community Builders, Inc, 
Iris Santiago, TCB Connecticut, Inc. 

New Park West CT Fair Housing

Claimant, alleges discrimination arising from property 
management's alleged failure to take sufficient action to stop 
another resident from making derogatory statements about 
claimant's minor child.  On April 14, 2024, the Connecticut 
Commission on Human Rights and Opportunities, issued a 
Preliminary Draft of the Final Investigative Report finding a lack 
of probable cause.The Final Report is pending. 

11/21/2023 Under Review Pending

Kameel Daher v. The Community Builders, 
Inc. 

Cheriton Grove MA Employment Matter

Claimant, a former TCB employee, alleges to have been 
discriminated against based on his race, age and disability.  This 
matter is being defended by insurance appointed outside 
counsel.  

12/20/2023 Yes Pending
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Matter Related Property State Matter Type Description
Date of Receipt
Claim or Complaint

Insured? Status

Karen Bates-Rivers v. Oak Park I Housing 
Owner and The Community Builders, Inc. 

Oak Park IL Fair Housing

Claimant, a prospective tenant, alleges discriminatory refusal to 
rent arising claimant's status as a victim of domestic violence. 
On March 5, 2025, the Illinois Department of Human Rights 
issued a findings that there is a lack of substantial evidence to 
support the allegations and dismissed the case.  Claimant 
sought reconsideration of the denail and by order dated 
September 10, 2025, the Commission Sustained the Dismissal 
and Finding of Lack of Substantial Evidence.  Claimant appealed 
the dismissal and the Commission's determination is pending. 

2/26/2024 Under Review Pending

Tito Pacheco v. 178 Warburton Limited 
Partnership, 178 Warburton Housing 
Development Fund Corporation, 178 
Warburton Apartments LLC and The 
Community Builders, Inc. 

178 Warburton NY Personal Injury

Claimant alleges he was injured due to unspecified unsafe 
conditions while working at the property at 178 Warburton 
Avenue, Yonkers, New York on January 20, 2023.  General 
Contractor has accepted tender for defense and 
indemnification.

6/18/2024 Under Review Pending

Beth R. Baker v. New Leydon Woods I 
Limited Partnership and The Community 
Builders, Inc.

Leyden Woods MA Fair Housing

Claimant, a resident of New Leydon Woods, alleges 
discrimination beginning on or around August 1, 2023 on the 
basis of a disability. Claimant's claims  arise from  the Owner 
and Property managers alleged failure to respond to concerns 
regarding storage access and parking access.  The parties 
reached a private settlement following conciliation and 
dismissal is pending. 

7/3/2024 Yes Pending

Kevin Clark vs. Oakley Square Apartments 
and The Community Builders, Inc. 

St. Stephens/Oakley Square IL Personal Injury

Claimant, a resident of Oakley Square,  alleges to  hav 
esustained personal injuries during a shooting incident alleged 
to have occurred on June 10, 2024. This matter is being 
defended by insurance appointed outside counsel and is in 
discovery. 

7/29/2024 [Notice]
7/28/2025 [Complaint]

Under Review Pending

Sage Hannah Grace et. al.  vs. The 
Community Builders, Inc. et. al. 

385 Main Street  MA Zoning appeal

Claimants, abutters to the site of future development in 
Easthampton, seek to annul zoning relief granted based on 
alleged concerns relating to stormwater and wasterwater 
treatment; TCB is vigorously defending via outside counsel.

10/24/2024 No Pending

Karina Luna v. The Community Builders, Inc. 
and New Kensington Square I, LLP

Kensignton Square CT Personal Injury

Claimant, a resident of Kensington Square, alleges to have 
sustained personal injuries on February 14, 2024 as a result of a 
slip and fall on ice. This matter is being defended by insurance 
appointed outside counsel and is in discovery. 

11/2/2024 Under Review Pending

Richelle Bagby v. TCB Sherman Forest LLC 
and The Community Builders, Inc. 

Sherman Forest IN Personal Injury

Claimant alleges to have sustained undisclosed personal injuries 
while at the site on December 19, 2022. This matter is being 
defended by insurance appointed outside counsel and is in 
discovery. 

5/16/2024 (Notice)
11/08/2024 
(Complaint)

Under Review Pending
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Matter Related Property State Matter Type Description
Date of Receipt
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Sierra Noella Peralte v. Parking Systems 
Group, Inc. Beach 21st Limited Partnership 
and The Community Builders, Inc.

Beach 21st NY Personal Injury

Claimant, alleges to have sustained personal injuries as a result 
of a slip and fall in the parking garage on June 25, 2024. This 
matter is being defended by insurance appointed outside 
counsel and is in discovery. 

12/13/2024 Under Review Pending

Jabril Jacobs v. Turk & Milone, LLP, Jeffrey C. 
Turk, The Community Builders, Inc., and 
A.O. Flats at Forest Hills LLC

AO Flats MA FCRA

Claimant, a former resident of AO Flats alleges violations of the 
Fair Credit Report Act and Security Deposit Law arising from his 
eviction and retention of security deposit. The claim was 
dismissed and claimant's time to appeal or refile is pending. 

12/23/2024 Under Review  Pending

Nivia Mendez-Aucapina v. New Kensington I 
Limited Partnership and The Community 
Builders, Inc. 

New Kensington Square I CT Personal Injury

Claimant, a resident of New Kensington Square I, alleges to have 
sustained injuries following a fall on stairs on January 17, 2023. 
This matter is being defended by insurance appointed outside 
counsel and is in discovery. 

3/13/2023 (Notice)
12/27/2024 
(Complaint)

Under Review Pending

Marlenny Rodriquez v. The Community 
Builders, Inc.

Loomworks MA Fair Housing

Claimant, a resident of Loomworks Apartments, alleges 
discriminatory refusal to accommodate her disabled child 
arising from a pending move and income certification.  This 
matter is being defended by insurance appointed outside 
counsel and is in discovery. 

1/22/2025 Under Review Pending

Whitney Bishop v. Herron Property 
Management as M/A foor The Villages at 
Mill Crossing and The Community Builders, 
Inc. 

Villages IN Landlord/Tenant

Claimant, a resident of the Villages at Mill Crossing, filed 
counterclaims alleging breach of warranty of habilitability, fair 
debt collection and related claims arising from third party 
property managers failure to remedy conditions in her unit.

2/25/2025 Under Review  Pending

Yvonne Hall v. The Community Builders, Inc. 225 Centre MA Personal Injury

Claimant, a resident of 225 Centre, alleges negligent infliction of 
emotional distress arising from assault alleged to have been 
committed by third party vendor.  This matter is being 
defended by insurance appointed outside counsel and is in 
discovery. 

2/25/2025 Under Review Pending

Gregory Hurt v. The Community Builders, 
Inc. 

Beacon Center DC Landlord/Tenant
Claimant, a resident of Beacon Center alleges breach of contract 
claims arising from landlord's alleged failure to place resident in 
desired floor plan. 

5/7/2025 Under Review Pending

Isolina Tejera v. New 125 Amory Street LLC 
and The Community Builders, Inc. 

125 Amory MA Personal Injury

Claimant, a resident of 125 Amory Street Apartments, alleges 
she suffered personal injuries after a slip and fall in the lobby on 
April 19, 2024.  This matter is being defended by insurance 
appointed outside counsel and is in discovery. 

6/17/2025 Under Review Pending

Kamisha Hudson vs. The Community 
Builders [sic] and 4715 N Western Ave 
Owner [sic]

Canvas at Leland IL Fair Housing

Claimant, a resident at Canvas at Leland alleges denial of a 
reasonable accomodation and retaliation arising from the 
failure to provide accessible parking. This matter is being 
defended by insurance appointed outside counsel and is in 
discovery. 

8/15/2025 Yes Pending
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CONFIDENTIAL: Not for distribution without the consent of the Office of General Counsel of The Community Builders, Inc.
Pending and Threatened Litigation involving The Community Builders, Inc. as of March 11, 2026

Matter Related Property State Matter Type Description
Date of Receipt
Claim or Complaint

Insured? Status

Danielle Garris v. TCB Clarion LLC  and The 
Community Builders, Inc.

The Clarion MA Personal Injury

Claimant, a resident of The Clarion claims personal injuries and 
loss of personal property, for herself and her minor children as 
a result of a water instrusion incident that occurred on 
December 4, 2022.  The Complaint was filed on July 9, 2025 but 
neither TCB nor the Owner have been served with process in 
this case.  TCB only become aware of the filing during a routine 
litigation search. 

8/27/2025 Under Review Pending

U Circle Nails & Spa LLC v. 1990 Ford Drive 
Owner LLC, TCB Ohio Inc. and University 
Circle West LLC

Commodore Place OH
Commercial Tenant 
Dispute

Claimant, a commercial tenant at Commodore Place claims to 
have suffered losses attributed to an allegedly faulty HVAC 
system.

9/16/2025 No Pending

Anaylin Veiga v. The Community Builders, 
Inc. 

North Commons MA Fair Housing

Claimant, a resident of North Commons, alleges fair housing 
violations arising from her sex and status as a domestic violence 
survivor.  This matter is being defended by insurance appointed 
outside counsel and is in discovery. 

9/17/2025 Yes Pending

Devon Petway v. Cascade Village 
Community Builders Inc. [sic] and Kimberly 
Whitlock

Cascade Village OH Fair Housing

Claimant, a resident of Cascade Village, alleges discrimination 
arising from failure to accommodate. This matter is being 
defended by insurance appointed outside counsel and is in 
discovery. 

10/28/2025 Under Review Pending

Shirley Johnson v. Oakwood Shores Senior 
Apartments Limited Partnership and The 
Community Builders, Inc. 

Oakwood Shores Senior IL Personal Injury

Claimaint alleges she suffered unspecified personal injuries on 
December 7, 2023 as a result of a trip and fall caused by an 
allegedely defective gate.  This matter is being defended by 
insurance appointed outside counsel and is in discovery. 

11/24/2025 Under Review Pending
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W.

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

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

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

Total: 0.00

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

 or e. Location in a revitalization area with resolution or by locality Y 0 or 15 15.00
or f. Location in a Opportunity Zone N 0 or 15 0.00

g. Location in a Medium to High level Economic Development Jurisdiction N 0 or 5 0.00
h. Location on land owned by Tribal Nation N 0 or 15 0.00

Total: 15.00

2. HOUSING NEEDS CHARACTERISTICS:
a. Sec 8 or PHA waiting list preference Y 0 or up to 5 3.68
b. Existing RD, HUD Section 8 or 236 program N 0 or 20 0.00
c. Subsidized funding commitments 21.14% Up to 60 42.28
d. Tax abatement on increase of property's value Y 0 or 5 5.00
e. New project based rental subsidy) in Northern Virginia or New Construction pool N up to 40 0.00
f. Census tract with <12% poverty rate 0% 0, 20, 25 or 30 0.00
g. Development provided priority letter from Rural Development N 0 or 15 0.00
h. Dev. located in area with increasing rent burdened population Y Up to 20 20.00

Total: 70.96

3. DEVELOPMENT CHARACTERISTICS:
a. Enhancements (See calculations below) 56.20
b. <removed for 2026> 0.00
c. HUD 504 accessibility for 10% of units Y 0 or 20 20.00
d. Proximity to public transportation Y10 0, 10 or 20 10.00
e. Development will be Green Certified Y 0 or 10 10.00
f. Units constructed to meet Virginia Housing's Universal Design standards 51% Up to 15 7.63
g. Developments with less than 100 low income units Y up to 20 17.20
h. Historic Structure eligible for Historic Rehab Credits N 0 or 5 0.00
i. Meets Target Population Development Characteristics N 0 or 10 0.00

LIHTC SELF SCORE SHEET
Self Scoring Process
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Total: 121.03

4. TENANT POPULATION CHARACTERISTICS: Locality AMI State AMI
$113,500 $78,100

a. Less than or equal to 20% of units having 1 or less bedrooms Y 0 or 15 15.00
b. <plus> Percent of Low Income units with 3 or more bedrooms 21.05% Up to 15 15.00
c. 0.00% Up to 10 0.00
d. Units with rents at or below 40% of AMI (up to 10% of LI units) 0.00% Up to 10 0.00
e. Units in Higher Income Jurisdictions with rent and income at or below 50% of AMI 26.32% Up to 50 26.32
f. Units in Higher Income Jurisdictions with rents <= 50% rented to tenants with <= 60% of AMI 26.32% Up to 25 0.00

or g. Units in LI Jurisdictions with rents <= 50% rented to tenants with <= 60% of AMI 26.32% Up to 50 0.00
Total: 56.32

5. SPONSOR CHARACTERISTICS:
a. <QAP change - removed for 2026 cycle> N 0.00
b. Veteran Small Business Principal owner 25% or greater N 0 or 30 0.00
c. Developer experience - uncorrected life threatening hazard N 0 or -50 0.00
d. Developer experience - noncompliance N 0 or -15 0.00
e. Developer experience - did not build as represented (per occurrence) 0 0 or -2x 0.00
f. Developer experience - failure to provide minimum building requirements (per occurence) 0 0 or -50 per item 0.00
g. Developer experience - termination of credits by Virginia Housing N 0 or -10 0.00
h. Developer experience - exceeds cost limits at certification N 0 or -50 0.00
i. Developer experience - more than 2 requests for Final Inspection 0 0 or -5 per item 0.00
j. Management company rated unsatisfactory N 0 or -25 0.00

Total: 0.00

6. EFFICIENT USE OF RESOURCES:
a. Credit per unit Up to 100 73.83

Total: 73.83

7. BONUS POINTS:
a. Extended Use Restriction beyond 15 year compliance period 35 Years 40 or 70 70.00

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

d. Combined 9% and 4% Tax Exempt Bond Site Plan N 10 or 15 0.00
e. RAD or PHA Conversion participation and competing in Local Housing Authority pool Y 0  or 10 10.00
f. Team member with Veteran Owned Small Business Certification Y up to 10 5.00
g. Commitment to electronic payment of fees Y 0 or 5 5.00
h. Zero Ready or Passive House certification from prior allocation N 0, 10 or 20 0.00

Total: 90.00

300 Point Threshold - all 9% Tax Credits TOTAL SCORE: 427.14
200 Point Threshold - Tax Exempt Bonds

Enhancements: 
All units have: Max Pts Score
a.  Community Room 5 5.00
b.  Exterior walls constructed with brick and other low maintenance materials 40 35.20
c. LED Kitchen Light Fixtures 2 2.00
d. Cooking surfaces equipped with fire suppression features 2 2.00
e. Bath Fan - Delayed timer or continuous exhaust 3 3.00
f. Baths equipped with humidistat 3 0.00
g.  Watersense labeled faucets, toilets and showerheads (without Green Certfication) 3 0.00
h. Rehab only: new infrastructure for high speed internet/broadband 5 0.00
i. Each unit provided free individual high speed internet access 15 0.00
j. USB in kitchen, living room and all bedrooms 1 1.00
k. Rehab only: dedicated space to accept permanent dehumidification system 2 0.00
l. Provides Permanently installed dehumidification system 5 5.00

Units with rent and income at or below 30% of AMI and are not subsidized (up to 10% of LI units)

CreightonC-TCApp-20260311.xlsx Scoresheet, printed 2
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m. All interior doors within units are solid core 3 3.00
n. Installation of Renewable Energy Electric system 10 0.00
o. New Construction: Balcony or patio 4 0.00

56.20
All elderly units have:
p.  Front-control ranges 1 0.00
q.  Independent/suppl. heat source 1 0.00
r.  Two eye viewers 1 0.00
s. Shelf or Ledge at entrance within interior hallway 2 0.00

0.00

Total amenities: 56.20

CreightonC-TCApp-20260311.xlsx Scoresheet, printed 3



X.
Summary Information 2026 Low-Income Housing Tax Credit Application For Reservation

Deal Name: Creighton Phase C

Cycle Type: 9% Tax Credits Requested Credit Amount: 
Allocation Type: New Construction Jurisdiction: Richmond City
Total Units 57 Population Target: General Total Score
Total LI Units 57 427.14
Project Gross Sq Ft: Owner Contact: Elizabeth (Beth) Kennan
Green Certified? TRUE

Source of Funds Amount Per Unit Per Sq Ft
Permanent Financing $11,800,000 $207,018 $144
Grants $0 $0
Subsidized Funding $5,048,695 $88,574

Type of Uses Amount Per Unit Sq Ft % of TDC
Improvements $14,453,102 $253,563 $177 60.52% Total Improvements $21,715,958
General Req/Overhead/Profit $1,738,345 $30,497 $21 7.28% Land Acquisition $0
Other Contract Costs $496,670 $8,714 $6 2.08% Developer Fee $2,167,277
Owner Costs $5,027,841 $88,208 $61 21.05% Total Development Costs $23,883,235
Acquisition $0 $0 $0 0.00%
Developer Fee $2,167,277 $38,022 $27 9.07%
Total Uses $23,883,235 $419,004 Proposed Cost Limit/Sq Ft: $292

Applicable Cost Limit/Sq Ft: $556
Proposed Cost Limit/Unit: $419,004

Gross Potential Income - LI Units $937,632 Applicable Cost Limit/Unit: $589,015
Gross Potential Income - Mkt Units $0

Subtotal $937,632
Less Vacancy % 6.33% $59,352 # of Eff 0

Effective Gross Income $878,280 # of 1BR 9
# of 2BR 36

Rental Assistance? TRUE # of 3BR 12
# of 4+ BR 0

Total Units 57
Category Total Per Unit
Administrative $157,738 $2,767
Utilities $20,600 $361
Operating & Maintenance $118,953 $2,087
Taxes & Insurance $189,020 $3,316 # of Units # of Units

<=30% AMI 0 0
Total Operating Expenses $486,311 $8,532 40% AMI 0 0

50% AMI 15 15
Replacement Reserves $20,400 $358 60% AMI 42 42

>60% AMI 0 0
Total Expenses $506,711 $8,890 Market 0 0

Cash Flow Income Averaging? TRUE
EGI $878,280
Total Expenses $506,711
Net Income $371,569 Extended Use Restriction? 50
Debt Service $322,508

Debt Coverage Ratio (YR1): 1.15

Development Summary

Annual Debt Service
$322,508

Expenses

Income Levels Rent Levels

81,776.65

Uses of Funds - Actual Costs Total Development Costs

Income

Unit Breakdown

$1,375,000

CreightonC-TCApp-20260311.xlsx Dev Summary, printed 1
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Y. Efficient Use of Resources

Combined Max $2,468,769

Credit Requested $1,375,000

% of Savings 44.30%

Sliding Scale Points 73.83

If the Combined Max Allowable Credits is $500,000 and the annual credit requested is $200,000, you are providing a 60% savings 
for the program.  This deal would receive all 100 credit points.  

For another example, the annual credit requested is $300,000 or a 40% savings for the program.  Using a sliding scale, the credit 
points would be calculated by the difference between your savings and the desired 60% savings. Your savings divided by the goal of 
60% times the max points of 100.   In this example, (40%/60%) x 100 or 66.67 points.  

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

X30A0T



Tab A: 
Partnership or Operating Agreement, including 
Org Chart with percentages of ownership interest



Managing Member:

Creighton Phase C MM LLC
(VA limited liability company)

.01%

Creighton Phase C LLC
(VA limited liability company)

Investor Member (to be 
admitted at closing):

[To be determined]

99.99%

Majority Member:

The Community Builders, Inc.
(MA non-profit corporation)

75%

Bartholomew J. Mitchell, President 
and Chief Executive Officer

Dated as of: March 2026

PROPOSED ORGANIZATIONAL STRUCTURE AT CLOSING

Minority Member:

Richmond Redevelopment and 
Housing Authority

25%

Steven Nesmith, Chief Executive 
Officer



Tab B: 

Virginia State Corporation Commission Certification 

(MANDATORY) 









Tab C: 
Syndicator's or Investor's Letter of Intent

(MANDATORY) 



 
 Boston Financial 

Investment Management, LP 
a Limited Partnership 
 
225 Franklin Street – 28th Fl 
Boston, Massachusetts 02110 
T: 617.439.3911 
F: 617.439.9978 
www.bfim.com 

 
March 5, 2026 
 
Ms. Jesse Elton 
New Hope Community Capital, Inc. 
33 Arch Street 
Boston, Massachusetts 02110 
 
Re:  Creighton C, LLC  
 Richmond, Virginia (“Property”) 
 
Dear Jesse:  
 
Boston Financial Investment Management, LP (“Boston Financial”) is pleased to submit an offer to 
purchase the federal low income housing tax credits (LIHTC) which will be allocated to the above 
referenced property.  An entity affiliated with Boston Financial will purchase a 99.99% limited partnership 
interest in the Partnership, and an affiliate of Boston Financial will be the Special Limited Partner.  The 
offer is subject to the terms and conditions outlined herein and changes in market conditions.  Based on a 
total annual LIHTC allocation of $1,375,000 Boston Financial will use its best efforts to contribute capital 
to the company in the amount of $0.84 per dollar of federal tax credit. The total capital contribution of 
$11,548,845 will be payable as follows: 
 

$2,309,769 (20%) upon the latest to occur of (i) tax credit reservation, (ii) closing of the 
construction financing, (iii) receipt of a commitment acceptable to Boston Financial for the 
permanent financing, (iv) admission of Boston Financial; 

 
$289,876 (2.51%) upon the Completion Date; 

 
$4,907,104 (42.49%) upon Cost Certification; 
 
$3,941,621 (34.13%) the latest to occur of (i) Initial 100% Qualified Occupancy, (ii) closing of the 
permanent loan, (iii) Stabilization Date (defined as 3 months of 1.15x DSCR following the 
permanent loan closing),  
 
$100,475 (0.87%) upon State Designation. 

 
The financing source is under consideration, and this offer is subject to the receipt and satisfactory review 
by Boston Financial, in its sole discretion, of the following documents.  Upon review, Boston Financial will 
either issue a comprehensive syndication agreement for countersignature or withdraw this offer.   
 
 1. Project Description 



 
 Creighton C, LLC 

  March 5, 2026 
  Page 2 

 
 
 2. Construction/Development Cost Breakdown & Operating Pro-Forma 
 3. Construction Schedule 
 4. Qualified Lease-Up Schedule 
 5. Tax Credit Reservation  
 6. Construction Loan Financing Proposal (Note, Loan Agreement, & Mortgage, if closed) 
 7. Permanent Loan Financing Proposal (Note, Loan Agreement, & Mortgage, if closed) 
 8. General Partner, Guarantor, and Affiliate current Financial Statements 
 9. Market Study 
 
Please be advised that an operating reserve in the amount of not less than six (6) months of Boston 
Financial’s underwritten operating expenses, debt service, and replacement reserves will be required to be 
put into a segregated account.  In addition, other customary project specific reserves will be required as 
outlined in the projections. Lastly, a $50,000 due diligence fee will be required to be collected at closing. 
 
BFIM is pleased to have closed over 15 transactions totaling in excess of $230 million in equity invested 
with TCB over the past several years. 
 
Please feel free to call me at (617) 488-3526 if you have any questions.  We very much look forward to the 
opportunity to assist you with this tax credit development. 
 
 Sincerely, 

  
  
                                                                                                        Samuel Guagliano, Senior Vice President 
 
AGREED & ACCEPTED: 
 
__________________________________ 
 
By: _______________________________ 
 
Date: _____________________________ 



 

 

March 4, 2026 

 

Michael Gray 

Finance Director 

The Community Builders 

33 Arch Street 

10th Floor, Suite 1000 

Boston, MA 02110 

 

 

Re: Creighton C 

Richmond, VA 

 

Dear Mr. Gray: 

 

Thank you for considering JPMorgan Chase Bank, N.A. (“JPMorgan Chase” or “Lender”) as a potential 

construction and permanent lender for the development of affordable rental housing at Creighton C in 

Richmond, VA.  We have completed a preliminary review of the materials you have submitted, and the 

following is a brief outline of the terms that we propose to underwrite for credit approval.  Of course, 

this letter is for discussion purposes only and does not represent a commitment by JPMorgan Chase to 

provide financing for the project nor an offer to commit, but rather is intended to serve as a basis for 

further discussion and negotiation should you wish to pursue the proposed transaction.  Our interest 

and preliminary terms are subject to change as our due diligence and discussions with you continue.  

Such a commitment can only be made after due diligence materials are received, reviewed and approved 

and credit approval has been obtained. 

 

 

Facilities: JPMorgan Chase will provide a credit facility in the amount of 

$13,670,000, the proceeds of which will fund construction and permanent 

loans to the Borrower.  Upon meeting the conditions required for the 

permanent period, the Construction Loan will convert to a Permanent Loan 

in an amount not to exceed $3,700,000. 

Borrower: A to-be-formed single-asset entity affiliated with the Developer. 

Developer:   The Community Builders 

   

Project: Creighton C will consist of a 57-unit property located at 3100 Nine Mile 

Road in Richmond, VA. 

 

Construction Loan 

 

Amount:  Approximately $13,670,000; subject to final budget, sources and uses of 

funds, and LIHTC equity pay-in schedule. 
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Initial Term:  26 months.  

     

Interest Rate: The Construction Loan (including the principal amount of any advance 

after the initial advance) shall bear interest at a per annum interest rate 

equal to the one-month Term SOFR plus 225 basis points (the “Interest 

Rate”).  Any one-month Term SOFR less than 1.0% shall be deemed to be 

1.0%. The construction interest reserve will be calculated with a cushion 

determined by Lender. 

 

Commitment Fee:            1% of the loan amount. 

 

Extension Option:  One, conditional, six-month maturity extension(s). 

 

Extension Fee: 0.25% of the sum of the loan balance and the amount remaining of the 

original commitment. 

     

Collateral:   First mortgage; other typical pledges and assignments. 

 

Guarantee: Full payment and completion guarantees and environmental indemnity by 

a guarantor or guarantors/indemnitor(s) satisfactory to JPMorgan Chase. 

 

Developer Fee: Assigned to Lender.  Notwithstanding provisions of the LP or LLC 

Agreement, any payments of developer fee prior to permanent debt 

conversion are subject to Lender's prior approval. 

 

Tax Credit Equity: Approximately $11,548,845, of which at least 10% must be paid in at 

closing.  The identity of the equity investor and pay-in schedule for this 

transaction must be disclosed and acceptable to the Lender in its sole 

discretion.   

 

Subordinate Liens: Subordinate financing will be permitted subject to approval of terms by 

JPMorgan Chase. 

 

Repayment: Construction Loan will be repaid from equity funded up to and including 

conversion to the Permanent Loan and from the Permanent Loan.  

 

Loan to Value: Up to 80% including the value of the real estate and low income housing 

tax credits. 

 

Contract Bonding: 100% Payment and Performance Bonds from “A” rated surety 

 

 
Permanent Loan 

 

Amount:    $3,700,000 subject to final underwriting. 

 

Commitment Fee:            1.00% of the Permanent Loan amount payable at Construction Loan 

closing. 

 

mailto:Jenny.Fauth@jpmorgan.com


JPMorgan Chase Bank, N.A.   •    Community Development Real Estate   •  160 Federal Street, Boston, MA 02110   • 

  Jenny Fauth   •     Jenny.Fauth@jpmorgan.com   •     (617) 310-0690 

3 

Interest Rate: The interest rate for the Permanent Loan shall be locked at Construction 

Loan closing. The applicable interest rate shall be the 20-Year SOFR 

Swap Rate plus 225 bps.  The 20-Year SOFR Swap Rate will be subject 

to a floor of 1.00%. Current indicative rate is 6.23%.  The underwriting 

rate equals the indicative rate plus 100 bps. 

Outside Conversion Date: The Borrower must convert to the Permanent Loan on or before 32 

months from Construction Loan closing.  This “Outside Conversion 

Date” is the Construction Loan closing date advanced by the sum of (i) 

the number of months of the initial Construction Loan term and (ii) the 

maximum number of months available under the Extension Option. 

Failure to Convert to the 

Permanent Loan: In the event the Permanent Period does not commence for any reason or 

does not commence on or before the Outside Conversion Date, the 

Borrower shall pay Lender a break funding premium equal to the greater 

of 1.0% of the Permanent Loan commitment amount or yield 

maintenance.  

Permanent Loan Term: Measured from Construction Loan closing and equal to the sum of (i) the 

number of months to the Outside Conversion Date and (ii) 204 months 

(17 years). 

Amortization: 30 years.   

Collateral:  First mortgage; other typical pledges and assignments. 

Guarantee: After conversion, the Permanent Loan shall be non-recourse to the 

Borrower, except as to standard carve-outs for the Borrower, General 

Partner, and Key Principals. 

Loan to Value: Up to 85% of the stabilized rent-restricted value. 

Conversion Requirements: At least three consecutive calendar months of not less than: 

• 1.15x debt service coverage ratio (DSCR); 1.15x all-in DSCR

including all loans requiring debt service payment, and

• 90% economic and physical occupancy.

And the pro-forma forecast shows DSCR (based on annual revenue 

growth of 2% and annual expense growth of 3%) of not less than 1.00x 

in the Permanent Period. 

As applicable, commercial income and commercial tenants will be 

excluded from the DSCR and occupancy requirements.  

Prepayment Terms: Prepayment prior to three years before the Permanent Loan maturity date 

will be subject to a prepayment fee equal to the greater of 1% of the loan 

balance or yield maintenance. Thereafter, prepayment will be without 

premium.    

Escrows/Reserves: Bank controlled escrows required for property taxes, insurance, and 

replacement reserves.  Replacement reserve of $350/unit/year (or such 

mailto:Jenny.Fauth@jpmorgan.com
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higher amount as required by any other party to the transaction) funded 

at conversion with 6-month initial deposit.  An operating reserve equal to 

six months of operating expenses and debt service payments, to stay in 

place for the life of the loan, is required.  

We appreciate the opportunity to discuss with you the possibility of providing construction and 

permanent financing for the proposed project. This letter of interest is for your information and use 

only, and is not to be shown to or relied upon by other parties.  Please note, credit markets are 

volatile.  Loan fees and interest rates are subject to adjustment prior to Construction Loan 

Closing.    

JPMorgan Chase and its affiliates may be providing debt financing, equity capital or other services 

(including financial advisory services) to other companies in respect of which you may have 

conflicting interests regarding the transaction described herein or otherwise.  JPMorgan Chase and its 

affiliates may share information about you in connection with the potential transaction or other 

possible transactions with you. 

This letter, which expires May 2026, serves as an outline of the principal terms of the proposed facility, 

and is subject to receipt and satisfactory review of all due diligence materials by Lender and to change 

as described above.  JPMorgan Chase Bank N.A. cannot extend any legally binding lending 

commitment until formal credit approval has been obtained and a commitment letter has been issued.  

Sincerely, 

JPMORGAN CHASE BANK, N.A. 

Jenny Fauth 

Authorized Officer 

mailto:Jenny.Fauth@jpmorgan.com


Tab D: 
Any Supporting Documentation related to List of
LIHTC Developments (Schedule A) 



Mar-26

Name of Ownership Entity CGP or "Named Managing Member at the 
time of dev.?(Y/N)

Total 
Low

Uncorrected

Income 8823's? (Y/N)
Cascade Village East-West Akron, OH Cascade Village East West LP Y 65 65 3/6/2009 3/6/2009
Cascade Village North Akron, OH Cascade Village North LP Y 97 48 4/2/2006 3/20/2008
Cascade Village South Akron, OH Cascade Village South LP Y 80 51 5/27/2008 7/20/2009
Aurora Revitalization Auroral, IL Aurora Revitalization Owner, LLC Y 76 76 7/26/2019 5/6/2020
Monument East Baltimore, MD Monument East Apartments, LLC Y 170 170 10/24/2019 10/22/2020
Marshall Gardens Baltimore, MD TCB Marshall Gardens Limited Partnership Y 87 78 6/30/2021 9/16/2022
City View at McCulloh Baltimore, MD TCB McCulloh Apartments, LLC Y 350 350 12/31/2018 10/15/2019
225 Centre Boston, MA 225 Centre, LLC Y 102 35 10/25/2013 4/8/2014
250 Centre Boston, MA 250 Centre Street Housing LLC Y 110 41 8/24/2023 7/16/2024
A.O Flats Boston, MA A.O. Flats, LLC Y 78 40 12/18/2019 3/12/2021
Back of the Hill Boston, MA Back of the Hill Apartments LP Y 124 124 7/13/2007 8/13/2009
Casa Maria Apartments Boston, MA Casa Maria Apartments LP  Y 84 82 2/14/2008 7/15/2009
Charlesview Housing Boston, MA Charlesview Housing LP Y 240 211 6/24/2013 8/25/2014
Cheriton Grove Boston, MA Cheriton Grove LP Y 60 60 4/7/2011 9/1/2012
Cheriton Heights Boston, MA Cheriton Heights LP Y 70 63 6/15/2013 9/15/2013
Historic South End Apartments Boston, MA Historic South End LP Y 146 146 11/25/2013 4/16/2015
900 Morrissey Boston, MA Morrissey Boulevard 121A Limited Partnership Y 99 99 12/1/2025 In process
Amory Rehab Boston, MA New 125 Amory Street LLC Y 211 211 12/28/2018 4/14/2022
Chauncy House Boston, MA New Chauncy House LP Y 88 87 9/24/2015 6/14/2017
New Franklin Park Boston, MA New Franklin Park LP Y 219 211 4/16/2010 12/20/2011
The Clarion Boston, MA TCB Clarion LLC Y 39 27 11/8/2019 10/21/2020
3368 Washington Street Boston, MA Washington Pine LLC Y 202 202 11/30/2024 In process
Woodbourne Housing Boston, MA Woodbourne Housing LP Y 74 72 4/14/2008 7/15/2009
Mildred Hailey 1A Boston, MA Mildred Hailey 1A Limited Partnership Y 100 100 12/15/2025 In process
Mildred Hailey 1B Boston, MA Mildred Hailey 1B Limited Partnership Y 123 93 12/15/2025 In process
Park Haven Bronx, NY TCB Park Haven Limited Partnership Y 178 178 8/20/2021 9/29/2023
Mecklenberg Mill Charlotte, NC Merrick at the Square LLC Y 48 48 12/31/2014 10/20/2016
Lake Street Terrace  Chatham, MA Lake Street Affordable Housing LP Y 47 44 7/27/2006 9/25/2005
4715 Western Chicago, IL 4715 N Western Owner LLC Y 63 63 1/15/2025 1/29/2026
Shops and Lofts @ 47 Chicago, IL Lofts 47 Phase I LP Y 96 72 8/27/2014 7/28/2015
Oakwood Shores 1B Chicago, IL Madden Wells Phase 1B Associates LP Y 162 115 2/3/2006 9/25/2007
508 Pershing Chicago, IL Oakwood Shores Pershing Apartments LLC Y 53 36 4/28/2022 5/25/2023
Oakwood Shores Phase 2A Chicago, IL Oakwood Shores Phase 2A Associates LP Y 199 142 9/12/2008 8/25/2010
Oakwood Shores Phase 2B(One) Chicago, IL Oakwood Shores Phase 2B(One) Associates LP Y 75 55 1/11/2010 6/14/2011
Oakwood Shores Phase 2D Chicago, IL Oakwood Shores Phase 2D LP Y 66 44 5/15/2013 10/15/2014
Oakwood Shores Senior Apartments Chicago, IL Oakwood Shores Senior Apartments LP Y 75 75 7/26/2011 5/18/2012
Oakwood Shores Terrace Apartments (2C) Chicago, IL Oakwood Shores Terrace Associates LP Y 48 36 3/28/2013 6/19/2014
Southbridge Phase 1A Chicago, IL Southbridge 4 Master Owner LLC Y 103 51 12/9/2022 12/19/2023
Southbridge Phase 1B Chicago, IL Southbridge 9 Master Owner LLC Y 103 39 6/30/2022 9/14/2023
Cornerstone Chicago, IL TCB Evans Langley, LLC Y 59 52 11/10/2014 12/29/2016
Lorington Apartments Chicago, IL TCB Lorington Apartments LP Y 54 54 2/13/2007 8/1/2008
Oakley Square Chicago, IL TCB St. Stephens LP Y 247 221 1/6/2012 12/31/2014
Pershing Apartments Chicago, IL Oakwood Shores 3-1 Owner LLC Y 51 34 5/28/2024 2/25/2026
Avondale Phase II Cincinnati, OH Avondale Housing II LP Y 119 99 8/17/2015 7/20/2018 Y
Avondale Phase I Cincinnati, OH Avondale Housing LP Y 81 81 8/26/2016 7/5/2017
Avondale Town Center North Cincinnati, OH New Avondale Center LLC Y 50 50 3/6/2019 1/13/2020
Commodore Apartments Cleveland, OH 1990 Ford Drive Owner, LLC Y 198 144 12/30/2020 9/11/2023
Woodhill Center East Cleveland, OH Woodhill Homes II LLC Y 77 77 11/30/2024 In process
Woodhill Station West Cleveland, OH Woodhill Homes LLC Y 120 120 2/13/2024 1/16/2026
Cohoes Falls Cohoes, NY Cohoes Falls LP Y 66 66 11/1/2011 8/16/2013
Erie Point Cohoes, NY Cohoes II LP Y 40 40 7/15/2022 4/16/2024
The Preserve on Ash I Detroit, MI The Preserve on Ash I Limited Dividend 

Housing Association LLC
Y 69 48 12/15/2025 In Process

Northtown Village Senior East Chicago, IN Northtown Village Senior Apartments LP Y 56 56 12/28/2012 1/30/2014
Northtown Village Townhomes II East Chicago, IN Northtown Village Townhomes II LP Y 50 50 4/18/2011 8/30/2012 Y
Northtown Village Townhomes East Chicago, IN Northtown Village Townhomes LP Y 75 75 6/30/2009 8/30/2010
Morgan Woods Edgartown, MA Pennywise Path LP Y 60 36 5/29/2007 9/19/2008
North Street Senior Elkton, MD TCB North Street Senior, Inc. Y 53 53 12/10/2013 4/12/2016
Beach 21st Far Rockaway, NY Beach 21st Limited Partnership Y 224 133 5/1/2022 In process
New Central Grammar Gloucester, MA New Central Grammar Owner, LLC Y 79 78 1/1/2013 1/28/2013
Leyden Woods Greenfield, MA New Leyden Woods I Limited Partnership Y 200 200 5/1/2017 4/11/2018
Lyman Terrace Phase II Holyoke, MA Lyman Terrace Phase II, LLC Y 76 76 6/1/2021 7/13/2022
Lyman Terrace Phase I Holyoke, MA Lyman Terrace Phse I, LLC Y 88 88 9/27/2018 8/21/2019

Placed in 
Service Date

8609(s) Issue 
Date

8609 Information

Development Name Location Total 
Dev.  
units

LIHTC Developments Completed by The Community Builders, Inc
Through March 2026



Sherman Forest East (New Parkwoods I) Indianapolis, IN New Parkwoods I, LP Y 54 48 7/19/2005 2/9/2007
New Bergenview Jersey City, NJ Bergenview Urban Renewal, LLC Y 112 111 7/27/2022 10/10/2023
Fairview Heights Jersey City, NJ Fairview Heights Urban Renewal LLC Y 92 50 4/15/2024 In process
Heritage Commons Lawrence, MA Camella Teoli Housing LP Y 140 126 6/22/2010 5/30/2012
Lincoln Woods Lincoln, MA New Lincoln Woods, LLC Y 125 72 7/31/2015 7/18/2017
New Mashpee Village Mashpee, MA New Mashpee Village Limited Partnership Y 145 130 6/30/2014 2/26/2016
Castlegate Green Mt. Lebanon, PA Castlegate Green LLC Y 51 37 7/30/2024 In process
Stirlingside New Brunswick, NJ Stirlingside Urban Renewal LLC Y 53 53 7/30/2025 In process
Lord Stirling Senior Housing New Brunswick, NJ TCB Lord Stirling Urban Renewal LP Y 48 48 8/31/2006 10/6/2008
New Kensington Square I New Haven, CT New Kensington I, LP Y 120 120 3/1/2016 3/27/2018
Kensington Square II Recap New Haven, CT New Kensington II, LP Y 96 96 11/1/2025 In process
West Village New Haven, CT West Village LP Y 127 127 8/24/2012 2/26/2014
Broad Creek V Norfolk, VA Broad Creek Preerse V LP Y 50 50 7/28/2016 1/26/2018
Broadcreek (Bowling Green IV) Norfolk, VA TCB Bowling Green IV LP Y 50 50 9/16/2006 12/21/2006
Broadcreek (Marshall Manor IV) Nortfolk, VA TCB Marshall Manor IV LP Y 38 38 9/16/2006 12/21/2006
North Commons @ Village Hill Northampton, MA North Commons at Village Hill, LLC Y 53 39 7/1/2021 10/26/2022
Village at Hospital Hill II Northampton, MA Village at Hospital Hill II, LLC Y 40 32 6/27/2006 9/12/2007
Village At Hospital Hill  Northampton, MA Village at Hospital Hill, LLC Y 33 26 1/1/2006 9/18/2006
801 Oak Park Oak Park, IL Oak Park I Housing Owner LLC Y 37 36 6/18/2021 11/15/2021
Nicetown Court II Philadelphia, PA Nicetown Court II Housing Partners, LP Y 50 50

6/28/2013 10/30/2014
East Liberty Place South Pittsburgh, PA East Libert South LP Y 52 39 11/26/2014 12/27/2016
East Liberty Place North Pittsburgh, PA East Liberty North LP Y 54 38 4/30/2010 4/13/2011
Penn Manor (Negley Phase IV) Pittsburgh, PA Negley Corner Limited Partnership Phase Four Y 55 39 11/15/2006 12/27/2007
Hillcrest Residences Pittsburgh, PA Hilllcrest LP Y 66 56 6/29/2017 4/5/2019

Gladstone School Pittsburgh,PA Gladstone Residences LLC Y 51 43 3/1/2025 In process
Province Landing Provincetown, MA Province Landing LP Y 50 41 6/1/2012 5/22/2013
Church Hill Phase 2A Richmond, VA Church Hill North Phase 1B LLC Y 70 70 11/20/2020 6/14/2021
Church Hill Phase 1B Richmond, VA Church Hill North Phase 2A LLC Y 45 45 12/31/2019 7/28/2020

Church Hill Phase 2B Richmond, VA Church Hill North Phase 2B LLC Y 45 45 5/6/2022 7/6/2023

Church Hill Phase 1A Richmond, VA Church Hill North Phase I LLC Y 60 50 3/20/2020 3/16/2021
Creighton A Richmond, VA Creighton Phase A LLC Y 68 68 7/15/2025 In process
Creighton B Richmond, VA Creighton Phase B LLC Y 72 72 11/1/2025 In process
Hillside View Schenectady, NY Craig Street LP Y 58 58 5/31/2018 8/23/2019
Hillside Crossing Schenectady, NY Hamilton Hill II LP Y 85 85 5/28/2021 9/1/2022
Pilot Grove II Stow, MA Pilot Grove Apartments II, LLC Y 30 30 6/27/2014 3/25/2015
Northside Terraces   Torrington, CT Northside Terraces LLC Y 92 92 2/2/2026 In process
Monument Square I Troy, NY Monument Square I LP Y 89 89 10/9/2011 6/27/2014
Tapestry on the Hudson Troy, NY 599 River Street LP Y 67 61 3/31/2017 2/20/2019
Thornwood Apartments University Park, IL University Park Apartments Limited 

Partnership
Y 183 183

11/30/2011 3/29/2012
New Park West Vernon, CT New Park West LP Y 189 159 5/23/2014 9/23/2016
New Depot Crossing Wareham, MA New Depot Crossing Limited Partnership Y 32 32 4/26/2011 6/13/2013
Beacon Center Washington, DC Beacon Center Housing, LLC Y 99 99 11/29/2018 2/4/2020
Matthews Memorial Terrace Washington, DC Matthews Memorial Terrace LP Y 99 99 12/29/2011 4/19/2013
Park Morton Phase 1 Washington, DC Park Morton I Community Partners LLC Y 142 142 8/15/2025 In process
Fairlawn Marshall Housing Washington, DC TCB Fairlawn/Marshall Housing LP Y 98 98 3/31/2009 8/30/2010
Noquochoke Village Westport, MA Noquochoke Village, LLC Y 50 45 4/30/2019 12/4/2019
Aurora Redevelopment Worcester, MA Aurora Redevelopment LLC Y 85 85 9/15/2025 In process
Loomworks I Worcester, MA Loomworks I, LP Y 39 39 7/15/2015 2/1/2016
Loomworks II Worcester, MA Loomworks II LP Y 55 55 8/11/2015 2/25/2016
Merrick at the Square Worcester, MA Merrick at the Square LLC Y 49 49 10/30/2025 In process
Sever Street Worcester, MA Sever Street Development LLC Y 134 120 11/18/2017 4/17/2020
172 Warburton at the Ridgeway Yonkers, NY 170-174 Warburton LP Y 85 65 6/30/2021 8/19/2022
178 Warburton at the Ridgeway Yonkers, NY 178 Warburton LP Y 81 71 12/5/2022 3/4/2024
188 Warburton Yonkers, NY 188 Warburton LP Y 51 51 2/29/2016 1/12/2017
Schoolhouse Terrace Yonkers, NY PS6 LP Y 120 120 6/1/2015 4/8/2016
Villas at the Ridgeway Yonkers, NY CPG Phase III Limited Partnership Y 70 60 12/31/2019 5/13/2020
Lawrence Methuen I Lawrence, MA TCB LM1 Limited Partnership Y 35 35 1/11/2002 10/8/2003
Lawrence Methuen II Lawrence, MA TCB LM2 Limited Partnership Y 22 22 8/14/2003 6/16/2005
Perry Street Lowell, MA TCB Perry Street Limited Partnership Y 17 17 11/14/1997 1/8/1999
Corky Row Fall River, MA TCB Corky Row I Limited Partnershiip Y 27 27 1/30/2004 6/16/2005
Niagara Court Fall River, MA TCB Niagara Limited Partnership Y 40 40 12/1/2002 8/31/2004
Historic Mansion Albany, NY Historic Mansion Limited Partnership Y 39 39 8/29/2003 11/30/2006
Parkside View Schenectady, NY Parkside View Limited Partnership Y 40 40 8/12/2004 8/2/2005
New Parkwoods II Indianapolis, IN New Parkwoods II Limited Partnership Y 76 64 9/25/2007 7/9/2009
New Parkwoods III Indianapolis, IN New Parkwoods III Limited Partnership Y 60 52 6/27/2006 9/12/2007
New Parkwoods IV Indianapolis, IN New Parkwoods IV Limited Partnership Y 64 56 11/21/2006 1/5/2009



Oakwood Shores 1A Chicago, IL Madden Wells Phase 1A  Associates LP Y 162 116 4/22/2005 2/20/2007
Merrill Court Apartments Chicago, IL Merrill Court Apartments Limited Partnership Y 40 40 12/15/2011 12/26/2012
Willard Square Chicago, IL TCB Willard Square Apartments LLC Y 100 80 7/10/1997 10/16/1998
Hope Manor New Brunswick, NJ N.B. Homes Urban Renewal, LP Y 68 68 12/31/2002 7/13/2005
Riverside Urban Renewal New Brunswick, NJ Riverside Urban Renewal, LP Y 76 76 12/19/2003 3/17/2005
Kent Street Housing Somerville, MA Kent Street Housing Limited Partnership Y 40 40 10/22/1998 4/12/1999
Morris Blum Senior Apartments Annapolis, MD Morris Blum Senior LLC Y 154 153 8/16/2023 In process
New Pennley Phase I & II Recapitalization Pittsburgh, PA New Pennley Revitalization LLC Y 136 107 12/9/2024 In process
Spring Garden Housing LP Philadelphia, PA Spring Garden Limited Partnership Y 97 89 4/25/2001 5/25/2007



Tab E: 
Site Control Documentation & Most Recent Real 

Estate Tax Assessment (MANDATORY) 













PIN: E0000955012
As of: 3/5/2026 10:19:00 PM

PID: 83551

City of Richmond, VA Report

Property Owner

Name: RICHMOND REDEVELOPMENT AND HOUSING AUTHORITY

Mailing Address: 600 E BROAD ST 4TH FL
RICHMOND, VA 23219

Parcel Use: R Multi-Family Vacant(R43&R48)

Neighborhood: 504

3/6/26, 12:47 PM Real Property Print Friendly
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Property Information

Property Address: 2101  Creighton Road 
2233  Walcott Pl 

2085  Creighton Road 
2206  Walcott Pl 
2083  Creighton Road 
2201  Walcott Pl 
2077  Creighton Road 
2241  Walcott Pl 
2131  Creighton Road 

2211  Creighton Road 
2203  Creighton Road 
2155  Creighton Road 
2067  Creighton Road 
2093  Creighton Road 
2209  Walcott Pl 
2218  Walcott Pl 

2224  Walcott Pl 
2212  Walcott Pl 
2113  Creighton Road 
2202  Walcott Pl 
2217  Creighton Road 
2087  Creighton Road 
2147  Creighton Road 
2161  Creighton Road 

2133  Creighton Road 
2065  Creighton Road 
2149  Creighton Road 
2105  Creighton Road 
2063  Creighton Road 
2079  Creighton Road 
2213  Walcott Pl 

2208  Walcott Pl 
2228  Walcott Pl 
2226  Walcott Pl 
2231  Walcott Pl 
2115  Creighton Road 
2139  Creighton Road 
2137  Creighton Road 

2223  Creighton Road 
2219  Walcott Pl 
2211  Walcott Pl 
2095  Creighton Road 
2229  Walcott Pl 
2210  Walcott Pl 
2217  Walcott Pl 

2247  Walcott Pl 
2237  Walcott Pl 
2159  Creighton Road 
2221  Creighton Road 
2232  Walcott Pl 
2227  Walcott Pl 
2204  Walcott Pl 

2061  Creighton Road 
2141  Creighton Road 
2205  Walcott Pl 
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2220  Walcott Pl 
2135  Creighton Road 
2215  Walcott Pl 
2075  Creighton Road 

2071  Creighton Road 
2089  Creighton Road 
2073  Creighton Road 
2119  Creighton Road 
2230  Walcott Pl 
2245  Walcott Pl 
2125  Creighton Road 

2101 A  Creighton Road 
2107  Creighton Road 
2235  Walcott Pl 
2223  Walcott Pl 
2225  Walcott Pl 
2145  Creighton Road 
2207  Creighton Road 

2117  Creighton Road 
2123  Creighton Road 
2109  Creighton Road 
2201  Creighton Road 
2103  Creighton Road 
2243  Walcott Pl 
2239  Walcott Pl 

2127  Creighton Road 
2157  Creighton Road 
2200  Walcott Pl 
2129  Creighton Road 
2221  Walcott Pl 
2222  Walcott Pl 
2069  Creighton Road 

2205  Creighton Road 
2207  Walcott Pl 
2111  Creighton Road 
2215  Creighton Road 
2219  Creighton Road 
2216  Walcott Pl 
2151  Creighton Road 
2203  Walcott Pl 

2209  Creighton Road 
2091  Creighton Road 
2234  Walcott Pl 
2081  Creighton Road 
2213  Creighton Road 
2143  Creighton Road 
2121  Creighton Road 

2214  Walcott Pl 
2153  Creighton Road 

PIN E0000955012

Size: 14.811 Acres, 645169.000 Square Feet

Property Description: CREIGHTON COURT REDEVELOMENT S1 RA2

3/6/26, 12:47 PM Real Property Print Friendly
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Additional Information

Exempt Code

Richmond Redevelopment & Housing Auth

Current Assessment

Year Land Improvements Total

2026 $3,871,000 $0 $3,871,000

Deed Transfers

Recordation Date Book Page Deed Type Consideration Grantee

1/1/1776 0 0 N/A $0 RICHMOND REDEVELOPMENT AND

Assessment History

Year Land Improvements Total

2025 $3,871,000 $0 $3,871,000

2024 $3,871,000 $0 $3,871,000

Map 
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Land Value calculation for Creighton Phase  C

Total land area of parcels identified =  14.811 Acres (PIN E0000955012) 
Total Assessed Value for Parcels identified=  $3,871,000

Creighton Phase C Total land area= 1.416 Acres

Project area/Total Area= 1.416 Acre/ 14.811 Acre=  0.096 

Percent of total= 0.096* $3,871,000= $371,616

Creighton Phase C estimated land Assessment= $371,616



Tab F: 
RESNET Rater Certification (MANDATORY) 



RESNET Rater Cert rev.2026_0223) 

           Appendix F 
RESNET Rater Certification of Development Plans 

I certify that the development’s plans and specifications incorporate all items for the required baseline energy performance as 
indicated in Virginia's Qualified Allocation Plan (QAP).  

If the plans and specifications do not include requirements to meet the QAP baseline energy performance, those requirements still 
must be met, even though the application is accepted for credits. 

***Please note that this may make the Application ineligible for credits. The Requirements apply to any new, adaptive 
reuse, or rehabilitated development (including those serving elderly and/or physically disabled households). 

In addition, provide HERS rating documentation as specified in the manual. 

New Construction – EnergyStar Certification 
The development’s design meets the criteria for the EnergyStar Certification.  Rater understands that before issuance of IRS 
Form 8609, the applicant will obtain and provide EnergyStar Certification to Virginia Housing. 

Rehabilitation – 30% performance increase over existing, based on HERS index. 
Or, it must provide evidence of a HERS Index of 80 or lower.  The rater understands that before IRS Form 8609 is issued, the 
rater must provide Virginia Housing with energy performance certification.  

Adaptive Reuse – Must provide evidence of a HERS index of 95 or lower.  The rater understands that before IRS Form 8609 is 
issued, the rater must provide Virginia Housing with energy performance certification.  

Additional Optional Certification 
I certify that the development’s plans and specifications incorporate all items for the certification as indicated below, and I am an 
accredited verifier of said certification. If the plans and specifications do not include requirements to obtain the certification, those 
requirements must still be met, even though the application is accepted for credits. Rater understands that before issuance of IRS 
Form 8609, the applicant will obtain and provide Certification to Virginia Housing. 

Earthcraft Certification - The development's design meets the criteria to obtain Earthcraft Multifamily program gold 
certification or higher. 

LEED Certification - The development's design meets the criteria for the U.S. Green Building Council LEED green building 
certification. 

National Green Building Standard (NGBS) - The development's design meets the criteria for meeting the NGBS Silver or 
higher standards to obtain certification 

Enterprise Green Communities—The development's design meets the requirements stated in the Enterprise Green 
Communities Criteria for this development's construction type to obtain certification. 

***Please Note Raters must have completed 500+ ratings to certify this form*** 

_______________________________________/________________________________________    _________________________ 
RESNET Rater Signature   Printed Name          Date 

___________________________________________  ________________________________________________________ 
RESNET Provider Agency  Provider Contact Name 

______________________________________ ______________________________________ _____________________ 
Contact Signature  Email  Phone 

Development Name

Stacey Smith 3-5-2026

Building Performance Solutions, LLC John A. Hensley

admin@bpsprovider.com (877) 831-5061

✔

✔

Creighton Phase C





 

 

LinkedEfficiency.com | Richmond, VA 

Preliminary Energy Modeling Results 

TCB will be construction a new multifamily project in Richmond, VA. The project team 

for the Creighton Phase C project has engaged LinkedEfficiency to provide an initial 

review of the project’s ability to meet Virginia Housing’s LIHTC energy efficiency 

requirements, as well those for EarthCraft Gold or Enterprise Green Communities 

certification. Additionally, targets for the Zero Energy Ready Homes (now called the 

Efficient New Homes program) were assessed. 

As part of that service, LinkedEfficiency has done preliminary energy modeling to 

determine if the established energy efficiency thresholds can be met with the current 

planned scope and, if not, propose changes that will assist with meeting them. 

Virginia Housing requires that new construction projects meet the ENERGY STAR Target 

HERS index, which is a variable target. Enterprise Green Communities and EarthCraft 

Gold require meeting the same threshold.   

Following RESNET protocols, the thirteen unit types were condensed into four 

representative worst-case unit groups. Version 1.2 of ENERGY STAR (ESMFNC) and 

ZERH MF v2 were the program versions assessed. The table summarizes the HERS Index 

for each modeled unit type and the required ESMFNC and ZERH targets. The initial 

specifications were updated in order to bring all unit types into compliance with both 

programs.  

 

Unit Type Quantity HERS Energy Star Target ZERH Target 

1 BD-2 UD/UFAS/A 9 48 49 48 

2 BD-2 TYPE B 36 46 48 46 

3 BD-1 Type B 9 47 49 47 

3 BD-2 UD 3 47 50 48 
 

 

 

The inputs used in the models are as follows. 



 

 

LinkedEfficiency.com | Richmond, VA 

Building Envelope 

• Ground floor units: R-15 slab edge insulation to a 2’ depth.  

• Top floor units: R-49 grade I blown in insulation 

• Exterior Walls: 2x6 wood framing 16 o.c. with R-20 Grade II cavity insulation and 

R-3 continuous exterior insulation. 

• Stair/Elevator Walls: CMU with 2x6 wood framing 16 o.c. with R-19 Grade I cavity 

insulation.  

• Windows: U-value of .24, SHGC of .21. 

• Exterior Glazed Doors: U-value of .24, SHGC of .21. 

Mechanicals 

• HVAC: 1.5 ton 16.2 SEER2, 9.8 HSPF2 

• Total duct leakage: 6%  

• Duct leakage to outside: 4% 

• All ductwork within conditioned space with R-6 insulation 

• Fresh air supply ventilation: ERV with rates set to meet ASHRAE 62.2-2010 

(Panasonic FV-06VE1 as BOD) 

• Dehumidifier: MD33 

• Programmable thermostat 

• Water Heater: 50 gallon, .92 UEF in 3 bedroom, 40 gallon .93 UEF in others 

Lights and Appliances 

• 100% LED lighting 

• Low flow water fixtures 

• 100% of hot water pipes insulated to R-3 

• No ceiling fans 

• Refrigerator: 650 kwh/year for 1 and 2 bedrooms, and 691 kwh/year for 3 

bedrooms 

• ENERGY STAR dishwasher 

• Electric dryer with a CEF of 3.73 

• ENERGY STAR washer 

Infiltration 

• .3 cfm50/sfbe 
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DATE: 

TO: 

March 9, 2026 

Virginia Housing 

601 South Belvidere Street 

Richmond, VA 23220 

RE: ZONING CERTIFICATION 

Name of Development: 

Name of Owner/Applicant: 

Name of Seller/Current Owner: 

Zoning Certification 

Creighton Phase C 

Creighton Phase C LLC 

Richmond Redevelopment & Housing Authority 

The above-referenced Owner/Applicant has asked this office to complete this form letter regarding the zoning of the 

proposed Development (more fully described below). This certification is rendered solely to confirm proper zoning for the 

site of the Development. It is understood that this letter will be used by the Virginia Housing Development Authority solely 

to determine whether the Development qualifies for points available under VHDA's Qualified Allocation Plan for housing tax 

credit. 

DEVELOPMENT DESCRIPTION: 

Development Address: 

3100 Newbourne Street, Richmond, VA 23223. 

Leal Description: 

All that certain piece or parcel of land, and all appurtenances thereto belonging, lying and being in the City of Richmond, 

Virginia being more particularly described as follows: Beginning at a point, said point having a City of Richmond NAD83 

(2011) South Zone coordinate value of N= 3,723,308.86, E=11,802,829.69; thence S58d07'19"W, a distance of 158.91 

feet; thence, along a tangent curve to the right having a radius of 994.93 feet, an arc length of 137.46 feet, a tangent 

length of 68.84 feet, a central angle of 7d54'59", and a chord bearing distance of S62d04'48"W, 137.36 feet; thence, 

N29d36'26"W, a distance of 202.56 feet; thence, S60d23'34"W, a distance of 176.87 feet; thence, along a tangent curve to 

the left having a radius of 35.00 feet, an arc length of 989.03', an arc length of 44.43 feet, a tangent length of 25.78 feet, a 

central angle of 72d44'20", and a chord bearing distance of N83d14'16"W, 41.51 feet; thence, N60d23'34E, a distance of 

85.78 feet; thence, S29d36'26"E, a distance of 229.43 feet. Described parcel contains 1.416 acres, more or less. 

Proposed Improvements: 

Construction 

New Construction: # Units 57 # Buildings 1 Total Floor Area 

Adaptive Reuse # Units # Buildings Total Floor Area 

Rehabilitation: # Units # Buildings Total Floor Area 

79,230.90 

Zoning Certification Rev.2024_ 1231.Oocx 
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Nixon Peabody LLP 

799 9th Street NW 

Suite 500 

Washington, DC  20001-5327 
 T / 202.585.8000 

 

Attorneys at Law 

nixonpeabody.com 
@NixonPeabodyLLP 

 

 

 

Date March 12, 2026 

To Virginia Housing 

601 South Belvidere Street 

Richmond, Virginia 23220 

RE: 2026 9% Tax Credit Reservation Request (competitive 70% present value credits) 

 

Name of Development: Creighton Phase C 

Name of Owner: Creighton Phase C LLC  

 

Dear Virginia Housing: 

 

This undersigned firm represents the above-referenced Owner as its counsel. It has 

received a copy of and has reviewed the completed application package dated March 12, 

2026 (of which this opinion is a part) (the “Application”) submitted to you for the purpose 

of requesting, in connection with the captioned Development, a reservation of low-income 

housing tax credits (“Credits”) available under Section 42 of the Internal Revenue Code of 

1986, as amended (the “Code”). It has also reviewed Section 42 of the Code, the regulations 

issued pursuant thereto and such other binding authority as it believes to be applicable to the 

issuance hereof (the regulations and binding authority hereinafter collectively referred to as 

the “Regulations”). 

 

Based upon the foregoing reviews and upon due investigation of such matters as it 

deems necessary in order to render this opinion, but without expressing any opinion as to 

either the reasonableness of the estimated or projected figures or the veracity or accuracy 

of the factual representations set forth in the Application, the undersigned is of the 

opinion that: 

 

1. It is more likely than not that the inclusion in eligible basis of the Development of 

such cost items or portions thereof, as set forth in Hard Costs and Owners Costs 



4898-5617-8838.2 

 

 

 

section of the Application form, complies with all applicable requirements of the Code 

and Regulations. 

 

2. The calculations (a) of the Maximum Allowable Credit available under the Code with 

respect to the Development and (b) of the Estimated Qualified Basis of each building 

in the Development comply with all applicable requirements of the Code and 

regulations, including the selection of credit type implicit in such calculations. 

 

3. The appropriate type(s) of allocation(s) have been requested in the Reservation 

Request Information section in the Application form. 

 

4. The information set forth in the Unit Details section of the Application form as to 

proposed rents satisfies all applicable requirements of the Code and Regulations. 

 

5. The site of the captioned Development is controlled by the Owner, as identified in the Site 

Control section of the Application, for a period of not less than four (4) months beyond the 

application deadline. 

 

6. Based solely upon my review of (i) the Applicant’s operating agreement; (ii) any 

certifications, resolutions, or consents provided to me by the Applicant; and (iii) such 

operating agreements, partnership agreements, bylaws, or other organizational documents 

of the Applicant’s Principals which I deemed necessary to issue this Opinion (none of 

which are attached to this Opinion), the individuals identified on the list attached as 

Exhibit A are duly authorized to execute documents on behalf of the Applicant, to the best 

of my knowledge and belief.  

 

7. The type of the nonprofit organization involved in the Development is an organization 

described in Code Section 501(c)(3) or 501(c)(4) and exempt from taxation under Code 

Section 501(a), whose purposes include the fostering of low-income housing. 

 

8. The nonprofit organizations’ ownership interest in the development is as described in 

the Nonprofit Involvement section of the Application form. 

 

Finally, the undersigned is of the opinion that, if all information and representations 

contained in the Application and all current law were to remain unchanged, upon compliance 

by the Owner with the requirements of Code Section 42(h)(1)(E), the Owner would be eligible 

under the applicable provisions of the Code and the Regulations to an allocation of Credits 

in the amount(s) requested in the Application. 

 

This opinion is rendered solely for the purpose of inducing the Virginia Housing 
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Development Authority (“Virginia Housing”) to issue a reservation of Credits to the Owner. 

Accordingly, it may be relied upon only by Virginia Housing and may not be relied upon by any 

other party for any other purpose. 

 

This opinion was not prepared in accordance with the requirements of Treasury 

Department Circular No. 230. Accordingly, it may not be relied upon for the purpose of avoiding 

U.S. Federal tax penalties or to support the promotion or marketing of the transaction or matters 

addressed herein. 

 

      Very truly yours, 

 

 

 

 

      Nixon Peabody LLP 
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EXHIBIT A  

TO 

ATTORNEY’S OPINION LETTER 

 

 

 Based solely upon my review of (i) the Applicant’s operating agreement; 

(ii) any certifications, resolutions, or consents provided to me by the Applicant; 

and (iii) such operating agreements, partnership agreements, bylaws, or other 

organizational documents of the Applicant’s Principals which I deemed necessary 

to issue this Opinion (none of which are attached to this Opinion or included 

within this Exhibit), the individuals identified below are duly authorized to execute 

documents on behalf of the Applicant, to the best of my knowledge and belief. 

 

 NAME TITLE 

1 Elizabeth Kennan Authorized Signatory and Director of 

Development 

2   

3   

4   

5   

6   

7   

8   

9   

10   

11   

12   

13   

14   

15   

16   

17   

18   

19   

20   
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Attorney’s Opinion Letter

(This Form Must Be Included With Application)

This Opinion Must Be Submitted Under Law Firm’s Letterhead - Any changes to the form of 

opinion other than filing in blanks or making the appropriate selections in bracketed 

language must be accompanied by a black-lined version indicating all additional changes to 

the opinion. Altered opinions will still be subject to acceptance by the Authority.

Nixon Peabody LLP
799 9th Street NW

Suite 500
Washington, DC  20001-5327

 T / 202.585.8000
Date (Must be on or after the application date below)

Attorneys at Law
nixonpeabody.com

@NixonPeabodyLLP

Date March 12, 2026
To Virginia Housing

601 South Belvidere Street

Richmond, Virginia 23220

RE: 20__2026 9% Tax Credit Reservation Request (competitive 70% present value credits)

Name of Development: Creighton Phase C
Name of Owner: Creighton Phase C LLC

Dear Virginia Housing:

This undersigned firm represents the above-referenced Owner as its counsel. It has

received a copy of and has reviewed the completed application package dated March 12,

2026 (of which this opinion is a part) (the “Application”) submitted to you for the purpose

of requesting, in connection with the captioned Development, a reservation of low-income

housing tax credits (“Credits”) available under Section 42 of the Internal Revenue Code of

1986, as amended (the “Code”). It has also reviewed Section 42 of the Code, the regulations

issued pursuant thereto and such other binding authority as it believes to be applicable to the

issuance hereof (the regulations and binding authority hereinafter collectively referred to as

the “Regulations”).

Based upon the foregoing reviews and upon due investigation of such matters as it

deems necessary in order to render this opinion, but without expressing any opinion as to

either the reasonableness of the estimated or projected figures or the veracity or accuracy
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of the factual representations set forth in the Application, the undersigned is of the

opinion that:

1. It is more likely than not that the inclusion in eligible basis of the Development of

such cost items or portions thereof, as set forth in Hard Costs and Owners Costs

section of the Application form, complies with all applicable requirements of the Code

and Regulations.

2. [Select One]

2. The calculations (a) of the Maximum Allowable Credit available under the Code with

respect to the Development and (b) of the Estimated Qualified Basis of each building

in the Development comply with all applicable requirements of the Code and

regulations, including the selection of credit type implicit in such calculations.

OR

Assuming that you designate the buildings in the Development as being in a

difficult development area pursuant to Code Section 42(d)(5)(B)(v), the calculations (a) of 

the Maximum Allowable Credit available under the Code with respect to the

Development and (b) of the Estimated Qualified Basis of each building in the

Development comply with all applicable requirements of the Code and regulations,

including the selection of credit type implicit in such calculations.

3. The appropriate type(s) of allocation(s) have been requested in the Reservation

Request Information section in the Application form.

4. [Select One]
4. The information set forth in the Unit Details section of the Application form as to

proposed rents satisfies all applicable requirements of the Code and Regulations.

OR

The information set forth in the Unit Details section of the Application form as to

proposed rents exceeds the Code rent restrictions; however, the Development will

satisfy all applicable requirements of the Code and Regulations due to subsidies such

that no tenant will pay rents in excess of what is dictated by the Code and

Regulations.

5. The site of the captioned Development is controlled by the Owner, as identified in the Site

Control section of the Application, for a period of not less than four (4) months beyond the

application deadline.

6. Based solely upon my review of (i) the Applicant’s [operating agreement / partnership

agreement]; (ii) any certifications, resolutions, or consents provided to me by the

Applicant; and (iii) such operating agreements, partnership agreements, bylaws, or other

organizational documents of the Applicant’s Principals which I deemed necessary to issue

this Opinion (none of which are attached to this Opinion), the individuals identified on the

list attached as Exhibit A are duly authorized to execute documents on behalf of the
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Applicant, to the best of my knowledge and belief.

7. [Delete if inapplicable] The type of the nonprofit organization involved in the

Development is an organization described in Code Section 501(c)(3) or 501(c)(4) and

exempt from taxation under Code Section 501(a), whose purposes include the fostering

of low-income housing.

8. [Delete if inapplicable] The nonprofit organizations’ ownership interest in the

development is as described in the Nonprofit Involvement section of the Application

form.

9. [Delete if inapplicable] It is more likely than not that the representations made under the
Rehab Information section of the Application formas to the Development’s compliance with
orexception to the Code’s minimum expenditure requirements for rehabilitation
projects are correct.

10. [Delete if inapplicable] After reasonable investigation, the undersigned has no

reason to believe that the representations made under the Rehab Information

(Ten-Year Rule) section of the Application form as to the Development’s compliance

with or eligibility for exception to the ten-year “look-back rule” requirement of Code

42(d)(2)(B) are not correct.

Finally, the undersigned is of the opinion that, if all information and representations

contained in the Application and all current law were to remain unchanged, upon compliance

by the Owner with the requirements of Code Section 42(h)(1)(E), the Owner would be eligible

under the applicable provisions of the Code and the Regulations to an allocation of Credits

in the amount(s) requested in the Application.

This opinion is rendered solely for the purpose of inducing the Virginia Housing

Development Authority (“Virginia Housing”) to issue a reservation of Credits to the Owner.

Accordingly, it may be relied upon only by Virginia Housing and may not be relied upon by any

other party for any other purpose.

This opinion was not prepared in accordance with the requirements of Treasury

Department Circular No. 230. Accordingly, it may not be relied upon for the purpose of avoiding

U.S. Federal tax penalties or to support the promotion or marketing of the transaction or matters

addressed herein.

Very truly yours,

Firm Name  By

Its 

Nixon Peabody LLP
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Title
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9

15

1

16

6

10

2

17

TITLE

11

18

4

Elizabeth Kennan

7

19

12

20

EXHIBIT A
TO

ATTORNEY’S OPINION LETTER

Based solely upon my review of (i) the Applicant’s [operating agreement /
partnership agreement]; (ii) any certifications, resolutions, or consents provided to
me by the Applicant; and (iii) such operating agreements, partnership agreements,
bylaws, or other organizational documents of the Applicant’s Principals which I
deemed necessary to issue this Opinion (none of which are attached to this
Opinion or included within this Exhibit), the individuals identified below are duly
authorized to execute documents on behalf of the Applicant, to the best of my
knowledge and belief.

Authorized Signatory and Director of 
Development

13

8

NAME

5

14

3
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Nonprofit Questionnaire (MANDATORY for points or 

pool) 

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

-Nonprofit Articles of Incorporation

-IRS Documentation of Nonprofit Status

-Joint Venture Agreement (if applicable)

-For-profit Consulting Agreement (if applicable)
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Documentation of Development Location: 



3/11/26, 10:40 AM Creighton Phase C - Google Earth

https://earth.google.com/web/@37.54406789,-77.39658203,-0a,1585.6225587d,35y,-29.00491236h,10.05150391t,0r/data=CgRCAggCMikKJwolCiExSXU4TWJ5Z0dyaWhfZ2FVTGxQRFJlSlZpOEZhU… 1/1



Tab K.1 
Revitalization Area Certification 



2 
Community Revitalization Plan Form Letter.Docx 

Community Revitalization Plan Form Letter 
13 VAC 180-60(E)(2)(c)(6) 

DATE:  

TO: Virginia Housing 

601 South Belvidere Street 

Richmond, VA 23220 

RE: Community Revitalization Plan Form 

Name of Development:  

Name of Owner/Applicant:  

Name of Seller/Current Owner:   

DEVELOPMENT DESCRIPTION: 

Development Address: 

Proposed Improvements: 

  New Construction: # Units # Buildings Total Floor Area 

Adaptive Reuse # Units # Buildings Total Floor Area 

Rehabilitation: # Units # Buildings Total Floor Area 

March 3,2026 

Creighton Phase C 

Creighton Phase C LLC

Richmond Redeveloment and Housing Authority

3100 Newbourne Street, Richmond, VA 23223

57 1 79, 230.90



3 
Community Revitalization Plan Form Letter.Docx 

The Owner/Applicant listed above has asked this office to complete this form letter regarding the proposed 
Development described herein.  This form letter will be used by Virginia Housing Development Authority for the 
sole purpose of determining whether the Development qualifies for points available under Virginia Housing’s 
Qualified Allocation Plan for housing tax credits.   

Accordingly, as indicated by my signature below, it is my opinion that the Development described above, as 
proposed to be constructed or rehabilitated, will utilize new or existing housing that conforms with the 
community’s revitalization plan.   

Signature 

Printed Name 

Title 

Phone 

Date 

NOTES TO LOCALITY: 

1. Return this form letter to the Owner/Applicant for inclusion in the tax credit application package.
2. Any change in this form may result in disqualification of the application.
3. If you have any questions, please contact the Tax Credit Allocation Department at

taxcreditapps@virginiahousing.com.

Loren Brown

Sr. Project Development Manager

(804) 646-6428

March 10, 2026

mailto:taxcreditapps@virginiahousing.com


 
AYES:  8 NOES: 0  ABSTAIN:  
      

ADOPTED: SEPT 13 2021 REJECTED:  STRICKEN:  
 
 

INTRODUCED: June 14, 2021 
 
 
 

AN ORDINANCE No. 2021-182 
 

As Amended 
 

To authorize a Creighton Court Redevelopment Preliminary Community Unit Plan permitting the 
development of a residential community of up to 700 dwelling units on approximately 38 acres of 
land located at 3070 Nine Mile Road, 3100 Nine Mile Road, 2101A Creighton Road and portions 
of adjacent unimproved public rights-of-way in Tate Street and Tuxedo Boulevard, upon certain 
terms and conditions. 

   
 

Patron – Mayor Stoney (By Request) 
   

 
Approved as to form and legality 

by the City Attorney 
   

 
 

PUBLIC HEARING: JUL 26 2021 AT 6 P.M. 
 
 

WHEREAS, approximately 38 acres of land comprised of the parcels known as 3070 Nine 

Mile Road, 3100 Nine Mile Road, and 2101A Creighton Road, identified as Tax Parcel Nos. E000-

0953/025, E000-0955/001, and E000-0955/002, respectively, in the 2021 records of the City 

Assessor, and including private rights-of-way known as Walcott Place and Bunche Place, along 

with portions of adjacent unimproved public rights-of-way in Tate Street and Tuxedo Boulevard, 

are as shown on a survey entitled “Boundary Survey of Parcels Comprising the Creighton Court 

Housing Development, City of Richmond, Virginia,” prepared by H&B Surveying and Mapping, 
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LLC, and dated February 10, 2021, all of which parcels together are hereinafter referred to as the 

“Property”; and 

WHEREAS, the owner of the Property has submitted to the City Planning Commission a 

plan to develop a residential community of up to 700 dwelling units on the Property (the “Project”); 

and 

WHEREAS, the City Planning Commission, after holding a public hearing on the proposed 

community unit plan, approved that plan as a Preliminary Community Unit Plan, based upon 

written findings of fact as set out in a resolution, which has been transmitted to the City Council 

as required by section 30-456.5 of the Code of the City of Richmond (2020), as amended; and 

WHEREAS, the City Council concurs in the findings of fact made by the City Planning 

Commission; 

NOW, THEREFORE, 

THE CITY OF RICHMOND HEREBY ORDAINS: 

§ 1. That pursuant to section 17.10(g) of the Charter of the City of Richmond (2020), 

as amended, and Chapter 30, Article IV, Division 30 of the Code of the City of Richmond (2020), 

as amended, the development and use of the Property, generally in accordance with a plan entitled 

“Creighton Court Redevelopment, Community Unit Plan, Richmond, Virginia,” prepared by 

Urban Design Associates, and dated April, 2021, (the “Preliminary Plan”),  a copy of which plan 

is attached to and made a part of this ordinance, is hereby approved and permitted as the 

Preliminary Community Unit Plan for the Property, subject to the following standards, terms, and 

conditions: 

I. DEVELOPMENT CONCEPT: 

A. The Preliminary Community Unit Plan for development of the Property is depicted 
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B. on the Preliminary Plan. The Preliminary Plan generally depicts the locations of 

single- family dwelling lots, multi-family dwelling lots, parking areas, community common areas 

and buildings, public street and alley network, and open space.  

C.  Where specific standards are set forth in this ordinance exceed or modify standards 

for features shown on the Preliminary Plan, this ordinance shall prevail. Any approval by the City 

Planning Commission, without conditions, of a preliminary subdivision plat depicting the final lot 

layout for any single-family dwellings or multi-family dwellings, community common areas, open 

space, and adjacent roads for one or more phases of the subdivision shall be deemed, for purposes 

of this ordinance, to be a Community Unit Plan Final Plan approval for such improvements, unless 

the Secretary of the City Planning Commission disapproves the resulting final subdivision plat, in 

which event new approval by the City Planning Commission of the Community Unit Plan Final 

Plan shall be required. Any Community Unit Plan Final Plan with respect to the Property, including 

any submitted preliminary subdivision plat for any portion of the Property, is referred to herein as 

a “Final Plan.” Any Final Plan submitted for approval shall include as much detail as necessary to 

show compliance with all development concepts and standards either shown on the Preliminary 

Plan or included in this ordinance. 

II. MAXIMUM RESIDENTIAL DENSITY: Residential use of the Property shall be 

limited to a maximum of 700 dwelling units, developed as single-family dwellings and multi-

family dwellings generally as depicted on the Preliminary Plan, provided that the mix of multi-

family building types and single-family dwellings as depicted on the Preliminary Plan may change 

during development of the Project. 

III. PHASING: Residential construction on the Property may be developed in phases. 

IV. DWELLING UNIT DEVELOPMENT STANDARDS:
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A. GENERALLY: The dwellings on the Property shall be configured, designed, and 

constructed generally in conformance with the Preliminary Plan and shall adhere to the following 

standards:  

1. Single-family dwellings. Single-family dwellings shall be located on lots of 

not less than 1,100 square feet in area. Lot width shall be not less than 16 feet, and lot depth 

shall be not less than 70 feet. There shall be a front yard with a depth of not less than 5 feet. 

In the case of corner lots, the front yard will be required only on one street frontage, 

generally as shown on the Preliminary Plan. There shall be side yards of not less than 3 

feet in width, except where buildings are attached, including, but not limited to, corner lots. 

There shall be a rear yard with a depth of not less than 5 feet. Lot coverage shall not exceed 

80 percent of the area of the lot. 

2. Multifamily dwellings.  There shall be a front yard with a depth of not less 

than 10 feet. In the case of corner lots, the front yard will be required only on one street 

frontage, generally as shown on the Preliminary Plan. There shall be side yards of not less 

than 5 feet in width, including, but not limited to, corner lots. The distance between two 

buildings erected on the same lot shall not be less than 6 feet, except where buildings are 

attached. There shall be a rear yard with a depth of not less than 5 feet. Lot coverage shall 

not exceed 80 percent of the area of the lot. 

3. Street Frontage.  Lots may front on common courts when other lot access is 

available, as generally shown on the Preliminary Plan, and when the means of access to 

each lot is approved by the Director of Public Works, the Chief of Police, and the Chief of 

Fire and Emergency Services and when appropriate right-of-way, easements, agreements 

or covenants approved as to form by the City Attorney provide for permanent public access 
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and continued maintenance. 

               4. The quantity and location of each of the above unit types may vary from the 

Preliminary Plan, but may not exceed the total number of dwelling units approved through 

this ordinance. 

B. NON-DWELLING USES: Leasing office, management office, and amenity uses that 

serve the development as a whole shall be permitted as principal uses when located in a 

community amenity building as shown on the Preliminary Plan.  Any leasing and 

management facility use shall adhere to the following standards: 

 1. There shall be a front yard with a depth of not less than 5 feet. In the case 

of corner lots, the front yard will be required only on one street frontage, generally as shown 

on the Preliminary Plan. There shall be side yards of not less than 3 feet in width, including, 

but not limited to, corner lots. 

2.        No building or structure shall exceed 25 feet in height 

            C. ACCESSORY USES: 

1. Accessory structures that are customarily incidental and clearly subordinate 

to the dwelling uses permitted by this ordinance, as described in Sec. 30-402.2 of the Code 

of the City of Richmond (2020), as amended, are permitted. 

2. Accessory structures shall not exceed 12 feet in height.   

3. Accessory structures may be located within a required rear yard, but not 

within 5 feet of an alley, provided that where the rear yard abuts a side lot line of an 

adjoining lot, no such accessory structure shall be located nearer such side lot line than a 

distance equal to the minimum side yard required on the adjoining lot. 

4. Accessory structures may be located in the portion of a required side yard 
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5. situated within 30 feet of the rear lot line but no closer than 2 feet to the side 

lot line unless attached to an accessory structure on the adjacent lot by a common wall. 

6. Neither accessory structures that are customarily incidental and clearly 

subordinate to the single-family dwellings nor additions to the single-family dwellings 

shall be subject to Final Plan approval. 

7. Garages shall be side or rear loaded where an alley is accessible. For garages 

not served by alleys, the front of a garage shall be set back at least 18 feet from the front 

façade of the dwelling unit. 

D. BUILDING HEIGHT: No multifamily building shall exceed four stories or 60 feet 

in height, whichever is higher.  Single-family dwellings shall not exceed a height of 35 feet. The 

terms “building height” (or “height of building”), “story,” and “story height” shall be interpreted 

to have the meanings ascribed to those terms by section 30-1220 of the Code of the City of 

Richmond (2020), as amended, unless the context clearly indicates that a different meaning is 

intended. 

E. EXTERIOR BUILDING MATERIALS: The exteriors of the single-family dwellings, 

the multi-family dwellings, nondwelling uses, and the accessory structures shall be constructed 

with brick, stone, cementitious siding, wood, [solid vinyl (with a minimum wall thickness of 0.044 

inches),] or an equivalent material as may be approved as part of the Final Plan submittal. 

Secondary materials shall be restricted to three coat smooth finish stucco, wood siding, vinyl 

cladding, or aluminum cladding, and these materials may be used for exterior trim, windows, and 

soffits only. Roofing materials shall consist of architectural asphalt shingles, thermoplastic 

polyolefin (TPO) or an equivalent material. 

            F.    ELEVATIONS: The single-family dwellings and multi-family dwellings shall be 
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generally compatible in architectural style with the elevations shown in the Preliminary Plan or an 

equivalent alternative architectural style and the overall development shall include a variety of 

exterior building materials as permitted pursuant to subsection (IV)(D), all consistent with design 

guidelines approved as part of the Final Plan. 

G. PORCHES: All porches or stoops fronting on a street shall have a minimum depth 

of six feet. Porches or stoops, including, without limitation, covered porches, may encroach up to 

10 feet into a required front or side yard, except that no such encroachment may be closer than 2 

feet to a side lot line shared with an adjacent residential use. 

H. DOORS: Each single-family dwelling unit shall have a secondary egress door to 

the side yard or rear yard of the lot. 

I. HVAC: All heating, ventilation, and air conditioning equipment serving individual 

lots shall be located or screened so as not to be visible from any public right-of-way. 

I. LANDSCAPING: Any landscaping and hardscaping in the open space areas shall 

be generally consistent with the Preliminary Plan. 

V. PUBLIC IMPROVEMENTS: Public improvements depicted on the Preliminary 

Plan shall be provided following their approval as part of a Final Plan. 

A. STREETS: All streets shall be dedicated public right-of-way and shall be 

configured substantially as shown on the Preliminary Plan, including, but not limited to, utilizing 

reduced road centerline radii, intersection spacing, and alternative street sections as shown on 

pages 10 and 11 of the Preliminary Plan. 

B. ALLEYS: The Preliminary Plan depicts certain alleys which shall be dedicated 

public right-of-way with a 16-foot minimum paved width and a 20-foot minimum right-of-way 
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width. Alley configuration shall be substantially as shown on the Preliminary Plan, including, but 

not limited to, reduced alley centerline radii, intersection spacing, and alternative turnarounds. 

C. SIDEWALKS: Six-foot wide sidewalks shall be provided on both sides of all new 

streets, substantially as shown on the Preliminary Plan. 

D. LIGHTING: New pedestrian-scale ornamental streetlight fixtures, as approved by 

the Department of Public Utilities, shall be installed along all new streets within the right-of-way 

or an easement. New cobra head light fixtures shall not be permitted except as required within 

public alleys. All existing cobra head light fixtures within public streets shall be replaced with 

pedestrian-scale ornamental fixtures. 

E. STREET TREES: Deciduous shade trees planted approximately 40 feet apart for 

large trees or 25 feet apart for medium trees on center in a minimum four-foot-wide planting strip 

between the sidewalk and the curb within the right-of-way shall be required. The final location of 

street trees shall be generally as shown on the Preliminary Plan, shall not conflict with the 

placement of utilities, and shall be subject to the requirements of the City Arborist. 

F. UTILITIES: Except for transformers, pedestals, junction boxes, meters, backflow 

prevention devices, and existing overhead utility lines, all new utility lines shall be installed 

underground.  Meters and backflow prevention devices shall be located off the alleys to the rear 

of the lots to the maximum extent practicable, or may be screened. 

G. COMPLETION OF IMPROVEMENTS IN EXISTING PUBLIC RIGHT-OF-

WAY: All improvements required by this subsection (V) that will be located within public right-

of-way shall be completed substantially as shown on the Preliminary Plan, unless otherwise 

required by the Director of Public Works.  These improvements may be completed in one or more 

phases as approved by the Director of Public Works.  All improvements and work within the public 
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right-of-way shall be (i) completed in accordance with the requirements of the Director of Public 

Works and any applicable requirements of the Director of Public Utilities, (ii) considered 

completed only upon written confirmation by the Director of Public Works that such 

improvements and work are in accordance with such requirements, and (iii) transferred to the City, 

following the written confirmation by the Director of Public Works, pursuant to a transfer of 

interest document approved as to form by the City Attorney and accepted by the Chief 

Administrative Officer or the designee thereof on behalf of the City.  The Chief Administrative 

Officer or the designee thereof, for and on behalf of the City, is hereby authorized to accept, in the 

manner for which this subdivision (G) provides, all improvements and work required by and 

meeting the requirements of this subsection (V).  The final certificate of use and occupancy for the 

Project, or the applicable phase thereof, shall not be issued until all requirements of this subdivision 

(G) are fully satisfied. 

VI. MINIMUM OPEN SPACE: Open space, as generally shown on page 4 of the 

Preliminary Plan shall be provided and may include active and passive recreational components. 

Final plans for any open space shall be submitted as part of each Final Plan for a portion or portions 

of the Project. 

VII. SCREENING: Facilities for the collection of refuse shall be provided in 

accordance with the requirements of the Director of Public Works. Dumpster facilities must be 

screened with opaque structural or vegetative materials so as not to be visible from adjacent 

properties in an R, RO, HO, I or OS District, or from any public street or other public space. Such 

enclosure or screening shall be designed as to prevent trash or refuse from blowing onto other 

areas of the site or onto adjacent property or public streets or spaces. In no case shall chain link 

fences be used to satisfy the dumpster screening requirement.
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VIII. PARKING: Parking shall be provided for each dwelling as follows: 

A. There shall be a ratio of no less than one off-street parking space for each two 

dwelling units. 

B. No driveway intersecting a street which constitutes the principal street frontage of 

a lot shall be permitted when other street frontage or alley access is available to serve such lot.  For 

purposes of this subdivision (B), the term “principal street frontage” shall be interpreted to have 

the meaning ascribed to that term by section 30-1220 of the Code of the City of Richmond (2020), 

as amended, unless the context clearly indicates that a different meaning is intended. 

C. Where on-street parking spaces are not defined by curb bump-outs, on-street 

parking spaces shall not be within ten feet of crosswalks, stop signs, or traffic control signals. 

IX. NORMAL ZONING:  

A. Except as specifically provided otherwise by this ordinance, the zoning regulations 

prescribed by Chapter 30 of the Code of the City of Richmond (2020), as amended, for the district 

in which the Property is situated shall apply. 

B. The Final Plan application for the first phase of development of the Project must be 

submitted to the Department of Planning and Development Review within five years after the 

effective date of this ordinance.  In the event the required application is not submitted to the 

Department of Planning and Development Review within five years after the effective date of this 

ordinance, this ordinance shall be null and void and of no further effect.   

C. Applications for building permits for the first phase of development must be 

submitted within five years of the date of City Planning Commission approval of the initial Final 

Plan.  Plans submitted for building permit approval shall be substantially in conformance with the 

Final Plans approved by the City Planning Commission.  In the event the required submission is 
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not made within five years of the date of City Planning Commission approval of the initial Final 

Plan, this ordinance shall be null and void and of no further effect. 

§ 2. This ordinance shall be in force and effect upon adoption. 
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Tab K.2 
Surveyor’s Certification of Proximity to 

Public Transportation using Virginia 
Housing template 



Virgin:J
Housing 

Surveyor's Certification of Proximity to Transportation 

General Instructions 

1. This form must be included with the Application.
2. Any change in this form may result in a reduction of points under the scoring system.
3. If you have any questions, please contact the Tax Credit Allocation Department at taxcreditapps@virginiahousing.com.

Date: 

TO: 

RE: 

March 9, 2026

Virginia Housing 

601 South Belvidere Street 

Richmond, Virginia 23220 2025 Tax Credit Reservation Request 

Name of Development Creighton Phase C 

Name of Owner Richmond Redevelopment & Housing Authority 

Creighton Phase C 

Creighton Phase C LLC 

Ladies and Gentlemen: 

This letter is submitted to you in support of the Owner's Application for Reservation of Low Income Housing Tax Credits under 
Section 42 of the Internal Revenue Code of 1986, as amended. 

Based upon due investigation of the site and any other matters as it deemed necessary this firm certifies that: the main street 
boundary entrance to the property is within: 

D 2,640 feet or½ mile of the nearest access point to an existing commuter rail, light rail or subway 

station; OR 

IZ] 1,320 feet or¼ mile of the nearest access point to an existing public bus stop or a public bus stop to be 

built in accordance with existing proffers. If the public bus stop is proffered, include copy of executed 

proffers with this form. 

Firm Name Timmons Group

� 

Digitally,i;gnedbySamcastong.Jay 

Sam Castonguay ONE•Sam.ca•-•""=•·-· 

By _________________ g:,.;_-��_J_��-�-�1_,10-04_w __________ _ 

Its Senior Project Manager

Title 

Proximity To Transportation Rev.2024_ 1231.Oocx 

brandon.moore
Text Box
Creighton Phase C, LLC



Tab L: 
PHA / Section 8 Notification Letter 







Tab M: 
Intentionally Blank 



Tab N: 
Homeownership Plan 

brandon.moore
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Tab O: 
Plan of Development Certification Letter 
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Tab P: 
Zero Energy or Passive House documentation for 

prior allocation by this developer 

brandon.moore
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Tab Q: 
Documentation of Rental Assistance, Tax Abatement 

and/or existing RD or HUD Property 
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Moore, Brandon

From: Lynn, Christopher - Assessor <Christopher.Lynn@rva.gov>
Sent: Wednesday, March 11, 2026 4:06 PM
To: Kennan, Beth
Cc: Moore, Brandon
Subject: Re: Richmond Tax Exemption Backup - Creighton Phase C - High Importance!

Beth 
 
As long as the application requirements are in line the abatement process should apply. 
 
Chris 

From: Kennan, Beth <beth.kennan@TCBINC.ORG> 
Sent: Wednesday, March 11, 2026 8:53 AM 
To: Lynn, Christopher - Assessor <Christopher.Lynn@rva.gov> 
Cc: Moore, Brandon <brandon.moore@TCBINC.ORG> 
Subject: FW: Richmond Tax Exemption Backup - Creighton Phase C - High Importance!  
  

CAUTION: This message is from an external sender - Do not open attachments or click links unless you recognize the sender's address and know the content is safe. 
 
   
Hi Chris, 
  
We are again in LIHTC application season for Creighton Phase C – the next phase in Creighton’s redevelopment. Can you confirm that the 
same abatement for phases A and B would also apply to Phase C?  
  
I believe that is the case but wanted to confirm. 
  
Thanks you, 
Beth 
  
From: Brotman, David <david.brotman@TCBINC.ORG>  
Sent: Thursday, March 2, 2023 12:17 PM 

brandon.moore
Highlight

brandon.moore
Highlight

brandon.moore
Highlight
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To: Kennan, Beth <beth.kennan@TCBINC.ORG> 
Subject: Richmond Tax Exemption Backup 
  
Beth, 
  
I’m sending you: 

1. Letter from Chris Lynn sharing that we qualify 
2. Brochure of partial tax exemption program 
3. Proof that we received the partial tax exemption program for CHN 2B 

  
David Brotman 
Development Project Manager 
The Community Builders, Inc. 
1003 K Street NW, Suite 700 
Washington, DC 20001 
(203) 671-5302 mobile 
david.brotman@tcbinc.org |www.tcbinc.org 
  

 
  

brandon.moore
Highlight





U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT 

Special Applications Center

77 W. Jackson Blvd., Room 2401 

Chicago, Illinois 60604-3507 

Phone:  (312) 353-6236   Fax:  (312) 886-6413 
OFFICE OF PUBLIC AND INDIAN HOUSING 

Visit our World Wide Web Site  http://www.hud.gov/offices/pih/centers/sac/

October 4, 2022 

Mr. Steven Nesmith 
Chief Executive Officer 
Richmond Redevelopment & Housing Authority 
901 Chamberlayne Parkway 
Richmond, VA 23220 

Dear Mr. Nesmith: 

The Special Applications Center (SAC) of the U.S. Department of Housing and Urban 
Development (HUD) has reviewed the Richmond Redevelopment & Housing Authority’s 
(RRHA) applications for:  

Demolition of 1 non-dwelling building and 17 dwelling buildings containing 102 
units and disposition of 11.42 acres of underlying land (Application 
DDA0010761) 
Demolition of 2 non-dwelling buildings and 35 dwelling buildings containing 208 
dwelling units and 2 non-dwelling units (Application DDA0011874) 

This property was developed, acquired, or assisted by RRHA with funds under the U.S. 
Housing Act of 1937 (the Act) and is under Creighton Court, VA007000005, in HUD’s 
Inventory Management System/Public and Indian Housing Information Center (IMS/PIC) 
system. HUD received application as DDA0010761 on February 9, 2022, and application 
DDA0011874 on April 19, 2022, via the IMS/PIC system. In accordance with 24 CFR 
970.9(a)(17), supplemental information was received through October 4, 2022. 

Office of Public Housing and Fair Housing & Equal Opportunity Certification 

The Environmental Review (ER) was performed by the local Responsible Entity (RE) 
City of Richmond in accordance with 24 CFR part 58 on November 26, 2020. A Request for 
Release of Funds/Environmental Certification (RROF/C), form HUD-7015.15 was submitted to 
the HUD Richmond Program on December 15, 2020. The HUD Richmond Office of Public 
Housing (OPH) accepted the RROF/C and approved an Authority to Use Grant Funds, form 
HUD-7015.16 on January 12, 2021.  

Civil Rights Compliance Review 

HUD’s Office of Fair Housing and Equal Opportunity (FHEO) monitors PHA 
compliance with civil rights requirements through or in connection with HUD programs, 
including Section 18 disposition.  Civil rights requirements include, but are not limited to, those 
outlined at 24 CFR 5.105(a), Title VI of the Civil Rights Act of 1964 and its implementing 
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regulations at 24 CFR part 1, Section 504 of the Rehabilitation Act of 1973 and its 
implementing regulations at 24 CFR part 8, as well as Titles II and III of the Americans with 
Disabilities Act, and Executive Order 11063 and its implementing regulations at 24 CFR part 
107.  On March 1, 2021, the Philadelphia HUD Office of FHEO provided a memorandum to the 
SAC indicating it had reviewed the applications and had no objection to SAC approving the 
applications.  

PHA Plan 

Public Housing Authorities (PHAs) must include proposed dispositions in a PHA Annual 
Plan, Significant Amendment or MTW Annual Plan.  Qualified PHAs, as defined by the Housing 
and Economic Recovery Act of 2008 (HERA), must discuss the disposition at a public hearing, 
as required by 24 CFR 903.7. RRHA submitted an Agency Annual Plan to the HUD Richmond 
OPH on October 16, 2020, which includes a description of the proposed demolition/disposition 
at the property.  The HUD Richmond OPH approved the Agency Annual Plan on December 31, 
2020. 

Previous Removals at the Development 

PIC Application Removal Type Units Approved 
Acres 

Approved
Date of Approval 

DDA0002642 Disposition 2 0.35 06/12/2007
DDA0003029 Section 5 (h) 18 - 02/14/2008
DDA0010314 Demolition/Disposition 192 - 10/23/2019

DAA0010761:

Description and Proposed Removal Action

RRHA proposes the demolition of 1 non-dwelling building and 52 dwelling buildings 
containing 312 dwelling units and 1 non-dwelling unit at Creighton Court, VA007000005. 
Details of the proposed demolition are as follows: 

Creighton Court, VA007000005 
DOFA: 09/06/1953

Bedroom Size 0-BR 1-BR 2-BR 3-BR 4+BR Total
Existing Units 0 122 207 129 47 505
Proposed Units 0 28 44 22 8 102

Number of Dwelling Buildings Existing 86
Number of Dwelling Buildings Proposed 17

Number of Non-Dwelling Building Existing 3
Number of Dwelling Building Proposed 1

Number of (Dwelling and Non-Dwelling) ACC Units in 
PHA’s Total Housing Inventory for All Developments

3511 

Proposed Building Number Per PIC: CA41, CA43, CA44, CA46, 
CA52, CA54, CA55, CB42, CB45, CB47, CB49, CB50, CC51, CC53, 

CC56, CC57, CD48, CD82



3

After the demolition, the RRHA proposed the disposition of 21.00 acres of vacant land at 
Creighton Court, VA007000005. Details of the proposed disposition are as follows: 

Creighton Court, VA007000005

Existing Land 21.00 Acres
Proposed Land 11.42 Acres

Reason(s) for Action (Justification) 

RRHA proposed the demolition based the best interests of PHA and residents and 
consistent with PHA Plan and 1937 Act and has justified the demolition of the property in 
accordance with the specific criteria of 24 CFR 970.15 and PIH Notice 2021-07. RRHA certified 
that the property proposed for demolition is obsolete as to physical condition and certified that 
the proposed development (units or other property) meets the obsolescence criteria of 24 CFR 
970.15 as specifically described in this SAC application.  RRHA further certified that such 
obsolescence makes the units proposed for demolition unsuitable for housing purposes and that 
no reasonable program of modification is cost-effective to return the development to its useful 
life. 

The Total Development Cost (TDC) limit for the units proposed for disposition is 
calculated below. The HUD used the TDC applicable at the time of submission of this 
disposition application. 

RRHA provided an estimate of itemized rehabilitation costs, based on the existing 
conditions of the units, which is included in Exhibit - A at the end of this document.  The 
rehabilitation cost was estimated to be $45,461,912, which is 60.65 percent of the TDC limit.

RRHA proposed the disposition in accordance with 24 CFR 970.17(c) and has certified 
in HUD Form 52860-A that the disposition is appropriate for reasons that are in the best 
interests of the residents and the PHA, are consistent with the goals of the PHA and the PHA 
Plan and are otherwise consistent with the Housing Act.  This disposition will facilitate the 
second phase of the Creighton Court redevelopment. The RRHA proposes disposition of the 
land upon completion of the demolition to redevelop the site utilizing Low Income Housing 
Tax Credits (LIHTC). The redeveloped site will be a mixed-income community, consisting 
of single-family homes, duplexes, townhomes, and three- and four-story multifamily 
apartment buildings, and a community center.  The new homes and community center will 
address the accessibility and livability needs of residents as well as providing a variety of 

TDC per Notice PIH-2011-38; Year: 2020 
Type of Structure: Row House Area: Richmond, VA

Bedroom 
Size

Number of 
Unit

TDC/Unit Total Cost 

1-BR 92 $189,533 $17,437,036
2-BR 112 $229,388 $25,691,456
3-BR 76 $279,416 $21,235,616
4-BR 32 $331,124 $10,595,968

TOTAL 312 $74,960,076 
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appropriate unit choices for different resident groups. This strategy is consistent with the 
City's overall master plan for redevelopment.                                                                

DAA0011874:

Description and Proposed Removal Action

RRHA proposes the demolition of 2 non-dwelling buildings and 35 dwelling buildings 
containing 208 dwelling units and 2 non-dwelling units at Creighton Court, VA007000005. 
Details of the proposed demolition are as follows: 

Creighton Courts, VA007000005 
DOFA: 09/06/1953

Bedroom Size 0-BR 1-BR 2-BR 3-BR 4+BR Total
Existing Units 0 122 207 129 47 505
Proposed Units 0 63 68 54 25 210

Number of Dwelling Buildings Existing 86
Number of Dwelling Buildings Proposed 35

Number of Non-Dwelling Building Existing 3
Number of Dwelling Building Proposed 2

Number of (Dwelling and Non-Dwelling) ACC Units in 
PHA’s Total Housing Inventory for All Developments

3511 

Proposed Building Number Per PIC: CA1, CA10, CA18, CA2, CA21, 
CA23, CA25, CA3, CA30, CA32, CA34, CA5, CA7, CA8, CA9, CB12, 
CB13, CB20, CB22, CB24, CC15, CC16, CC17, CC19, CC26, CC27, 

CC28, CC29, CC31, CC33, CC35, CC4, CC6, CD11, CD14,  

Reason(s) for Action (Justification) 

RRHA proposed the demolition based the best interests of PHA and residents and 
consistent with PHA Plan and 1937 Act and has justified the demolition of the property in 
accordance with the specific criteria of 24 CFR 970.15 and PIH Notice 2021-07. 

The units are physically obsolete per the analysis above. This application requests 
demolition approval for Phase III of the Creighton Court redevelopment, for which 
redevelopment details are not yet finalized. When the redevelopment details are finalized, RRHA 
will submit a disposition application for the underlying land. 

Demolition Cost 

The application states that it will cost approximately $4,049,000 to demolish the subject 
units/buildings at Creighton Court, VA007000005. The RRHA plans to use FFY 2023 funds 
from Capital Funds to cover the cost of demolition. 
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Relocation 

When the application was originally submitted to the Department, 190 units proposed for 
demolition/disposition were occupied.  RRHA certified that it will comply with all applicable 
relocation requirements of 24 CFR 970.21 and all applicable civil rights requirements. 

RRHA indicated it planned to offer displaced residents the following forms of 
comparable housing: tenant-based vouchers, project-based voucher units, other public housing 
units. 

RRHA indicated it plans to request tenant protection vouchers (TPVs) from HUD based 
on this disposition approval to assist in relocating residents with Section 8 tenant-based 
assistance.  RRHA indicated it would provide displaced residents with the following counseling 
and advisory services: one-on-one resident counseling to determine needs and housing 
preferences of residents, support for residents who wish to move off-site, and referrals to 
employment, education, health, and supportive services, that would be provided by RRHA’s 
counseling and advisory team.  

RRHA estimated relocation cost for the remaining residents includes moving expenses 
and counseling/advisory services.  The details of the relocation plan are as follows: 

Development Name, Development Number

PIC Application 
Number

Phase Relocation Begins After 
Approval in Days

Relocation 
Cost

Funding Source 

DDA0010761 II 120 $192,000 CFP FY2024
DDA0011874 III 820 $250,000 CFP FY2026

Appraisal 

The RRHA submitted an appraisal with the application. Colliers International Valuation 
& Advisory Services, an independent appraiser, determined the Fair Market Value (FMV) to be 
$10,000,000, as of July 21, 2020.

Method of Sale 

The RRHA proposed the disposition via a negotiated sale at less than FMV to Creighton 
Court Phase D, LLC; Creighton Court Phase G, LLC; and Creighton Court Phase F, LLC, via a 
99-year ground lease at a lease price to be determined based on the financing structure of the 
transaction.  

Use of Proceeds 

RRHA does not anticipate any net proceeds.  RRHA will use the value of the land as a 
source of financing for redevelopment in the form of a seller note. 
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Resident Consultation 

1. Project(s) Specific Resident Organization(s): Creighton Court Tenant Council 

2. PHA-wide Resident Organization: Richmond Tenants Organization (RTO) 

3. Resident Advisory Board (RAB) in accordance with 24 CFR 903.13: Resident Advisory 
Board (RAB) 

24 CFR 970.9(a) requires that an application for demolition/disposition be developed in 
consultation with residents who will be affected by the proposed action, any resident 
organizations for the development, PHA-wide resident organizations that will be affected by the 
demolition/disposition, and the Resident Advisory Board (RAB).  The PHA must also submit 
copies of any written comments submitted to the PHA and any evaluation that the PHA has made 
of the comments. 

RRHA staff met with Creighton Court residents on January 14, 2020 and August 13, 
2020 to discuss the redevelopment of Creighton Court.  RRHA met with the Resident Tenant 
Organization on January 23, 2020; February 27, 2020; and September 22, 2020. RRHA met with 
the RAB on August 6, 2020.  RRHA provided meeting notes, presentation materials, and sign-in 
sheets with the application. 

Offer for Sale to the Resident Organization 

24 CFR 970.9(b) (1) of the regulations requires that a PHA offer the opportunity to 
purchase the property proposed for disposition to any eligible resident organization, eligible 
resident management corporation as defined in 24 CFR part 964, or to a nonprofit organization 
acting on behalf of the residents if the resident entity has expressed an interest in purchasing the 
property for continued use as low-income housing.  RRHA made a formal offer for purchase of 
the subject property to Richmond Tenant Organization (RTO) via a letter dated          
September 14, 2020. The 30-day period to express an interest to purchase the development 
expired on October 14, 2020.  As no response was received from the RTO, RRHA has satisfied 
the requirements of 24 CFR 970.9(b) (1). 

Mayor/Local Government Consultation and Board Resolution 

As required by 24 CFR 970.7(a)(14), the application package includes a letter of support 
from the Honorable Levar M. Stoney, Mayor of the City of Richmond, dated December 4, 2020. 
The last resident consultation was on September 22, 2020. As required by 24 CFR 970.7(a)(13), 
RRHA’s Board of Commissioners approved the submission of the disposition application for the 
proposed property on December 16, 2020. 
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Approval 

DDA0010761:  

Demolition: 

The Department has reviewed the application and finds it to be consistent with Section 18 
of the Act, and the implementing regulations, 24 CFR part 970, including requirements related to 
resident consultation, relocation, and opportunity to purchase the property by the resident 
organization.  Based upon the review, the Department finds that the requirements of 24 CFR part 
970 and Section 18 of the Act have been met, the proposed demolitions/disposition at Creighton 
Courts, VA007000005, as described in the application and identified below, is hereby approved. 

Creighton Court, VA007000005 

Bedroom Size 0-BR 1-BR 2-BR 3-BR 4+BR Total
Existing Units 0 122 207 129 47 505
Proposed Units 0 28 44 22 8 102

Number of Dwelling Buildings Existing 86
Number of Dwelling Buildings Proposed 17

Number of Non-Dwelling Building Existing 3
Number of Dwelling Building Proposed 1

Number of (Dwelling and Non-Dwelling) ACC Units in 
PHA’s Total Housing Inventory for All Developments

3511 

Proposed Building Number Per PIC: CA41, CA43, CA44, CA46, 
CA52, CA54, CA55, CB42, CB45, CB47, CB49, CB50, CC51, CC53, 

CC56, CC57, CD48, CD82

Disposition: 

 Creighton Court, VA007000005 
Approved for Disposition: Acres: 11.42

Total Number of Non-Dwelling Buildings to 
be Developed on Property: 0 

Less than 80% of Area Median 
Income 

Total Number of Units to be Developed on 
Property:  260

ACC Non-ACC PBV Market Rate 

Rental 0 185 75 0

Name of Acquiring Entity  
Creighton Court Phase D, LLC 
Creighton Court Phase G, LLC 
Creighton Court Phase F, LLC

Method of Disposition 99-year ground lease at below FMV
Lease Price TBD

Commensurate Public Benefit Development of low-income housing 
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DDA0011874: Demolition Only. 

Creighton Courts, VA007000005 

Bedroom Size 0-BR 1-BR 2-BR 3-BR 4+BR Total
Existing Units 0 122 207 129 47 505
Proposed Units 0 63 68 54 25 210

Number of Dwelling Buildings Existing 86
Number of Dwelling Buildings Proposed 35

Number of Non-Dwelling Building Existing 3
Number of Dwelling Building Proposed 2

Number of (Dwelling and Non-Dwelling) ACC Units in 
PHA’s Total Housing Inventory for All Developments

3,864 

Proposed Building Number Per PIC: CA1, CA10, CA18, CA2, CA21, 
CA23, CA25, CA3, CA30, CA32, CA34, CA5, CA7, CA8, CA9, CB12, 
CB13, CB20, CB22, CB24, CC15, CC16, CC17, CC19, CC26, CC27, 

CC28, CC29, CC31, CC33, CC35, CC4, CC6, CD11, CD14, 

Conditions 

The RRHA shall ensure that 260 units of other housing are developed on the property and 
operated as affordable and reserved for families at or below 80 percent of AMI for a period of 
not less than 30 years. 

These use restrictions requiring that the acquiring entities develop and operate the 
properties as 260 units affordable at incomes at or below 80 percent of AMI for 30 years, 
must be enforced by use agreements, or other legal mechanisms as determined by the 
HUD Richmond Program Center OPH. Such use restriction documents must be recorded 
in a first priority position against the properties, prior to any financing documents or 
other encumbrances, and remain in effect even in the event of default or foreclosure on 
the properties. 

The acquiring entities shall maintain ownership and operation of the property during the 
use restriction period.  The owner shall not convey, sublease or transfer the property 
approved for this disposition without prior approval from the RRHA and the Department 
at any point during the period of use restriction;

The use restrictions shall be covenants that run with the land, and shall bind and inure to 
the benefit of the parties, their successors and assigns, and every party now or hereafter 
acquiring any right, title, or interest therein or in any part thereof;

Certain involuntary transfers of the property, such as to a secured lender upon default 
under the security documents, or pursuant to foreclosure, may occur, with the use 
restrictions surviving the transfer. Any subsequent transfers shall require prior 
written approval from the RRHA and HUD; and  

The RRHA is responsible for monitoring and enforcing these use restrictions during the 
period they are in effect.
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Other Requirements 

The Department reminds the RRHA that pursuant to 24 CFR 970.21(c)(2), if any of the 
following types of federal financial assistance is used in connection with the demolition of public 
housing, the project is subject to section 104(d) of the Housing and Community Development 
Act of 1974, 42 U.S.C. 5304(d) (as amended), including the relocation payment provisions and 
the anti-displacement provisions, which require that comparable replacement dwellings be 
provided within the community for the same number of occupants as could have been housed in 
the occupied and vacant, occupiable low- and moderate-income units:     

Community Development Block Grant (CDBG) program, 42 U.S.C. 5301 et seq. 
(including loan guarantees under section 108 of the Housing and Community 
Development Act of 1974, 42 U.S.C. 5308 et seq.); or 

HOME program, 42 U.S.C. 12701 et seq.  

Please contact the HUD Richmond Program Center OPH for additional guidance, if 
applicable. 

Operating Subsidy 

Please be aware that in accordance with 24 CFR 990.114, the demolition of these units 
will affect RRHA’s operating subsidy eligibility.  Please contact your Portfolio Manager at the 
HUD Richmond Program Center OPH for additional guidance. 

Tenant Protection Vouchers 

The date of this approval determines RRHA’s maximum TPV eligibility for TPVs based 
on the 24-month look-back period in current appropriations laws. However, this approval does 
not determine RRHA’s actual TPV award. Rather, RRHA’s actual TPV award is based on the 
HCV Funding Notice in effect at time RRHA submits its TPV application (HUD-52515) and the 
availability of TPV funding. The current HCV funding notice is PIH Notice 2022-14.  

At the time of this approval, 200 public housing units were occupied, and 109 units were 
occupied within 24 months.  In connection with this demolition/disposition, RRHA does not 
intend to redevelop public housing units.  Based on this, RRHA may be eligible for maximum 
TPVs as follows: 

Type of TPVs Relocation TPVs Replacement TPVs

Maximum TPV Award 0 309 

HUD will not automatically issue TPVs to RRHA as part of this approval.  Instead, 
RRHA must apply to HUD separately for TPVs in accordance with PIH Notice 2022-14, or the 
current HCV Funding Notice in effect at the time RRHA submits the TPV application. RRHA 
cannot submit the TPV request until it needs the TPVs for purposes of relocating the residents 
who will be displaced (generally no sooner than 30-60 days from the planned start of relocation 
for each phase).  The timing of the RRHA’s TPV application submission and the start of 
relocation noted in this approval should be consistent.  
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As part of its TPVs request, RRHA must submit the following to the HUD Richmond OPH: 
a) The name and IMS/PIC application number of the public housing project in this 

demolition approval. 
b) The number of TPVs requested (subject to the limitations above); 
c) Form HUD-52515 (Voucher Funding Application).  If lease-up will cover more than one 

calendar year, the RRHA must submit a separate Form HUD-52515 for each calendar 
year; 

d) A leasing schedule that identifies the number of TPVs that will be leased on a month-to-
month basis. If lease-up will cover more than one calendar year, RRHA must submit 
separate leasing schedules for each calendar year; and 

e) A copy of this approval (PDF version - signed and dated). 

The HUD Richmond OPH will conduct a threshold review of the TPV request prior to 
sending the request to HUD’s Financial Management Center (FMC) for a final determination and 
processing.  HUD’s FMC will notify PHAs in writing of their final TPV award. 

Capital Fund Financing Program 

As of August 11, 2022, RRHA did not have HUD approval of a Capital Fund Financing 
Program (CFFP) proposal. 

PIC and Monitoring - RRHA 

In accordance with 24 CFR 970.7(a)(4), the RRHA provided the following general 
timetable based on the number of days major actions will occur following approval of the 
application: 

DDA0010761: 

Milestone 
Number of Days 
after Approval

A Begin relocation of residents 120
B Complete relocation of residents 210
C Execution of contract for removal 270 
D Actual Removal Action (disposition) 360

DDA0011874: 

Milestone 
Number of Days 
after Approval

A Begin relocation of residents 820
B Complete relocation of residents 1000
C Execution of contract for removal 1090
D Actual Removal Action (demolition) 1180

The Department recognizes that a PHA’s plans to start relocation sometimes change.  
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However, because the Department relies on this information to determine Operating Funds 
subsidy, PHAs are responsible for ensuring the days to relocation information in a SAC 
application is reasonably accurate.  If days to relocation in a SAC application is not reasonably 
accurate, asset repositioning fee (ARF) payments under 24 CFR 990.190 may begin prematurely 
and a PHA may receive less Operating Fund subsidy than it otherwise would be entitled to 
receive.  A PHA may even find itself in a situation where it is operating public housing units 
without any Operating Fund subsidy.  Therefore, it is essential that PHAs make timely requests 
to the Department for any necessary modifications to the days to relocation in a SAC application.  
Note that after the Operating Fund subsidy revisions deadline in the first year of ARF eligibility, 
no further changes to the days to relocation in an approved SAC application or HUD-52723 can 
be made. 

If the RRHA becomes aware that the days to begin relocation information (noted in Field 
A above table - Begin relocation of residents) is not reasonably accurate, the RRHA must send 
an email to the Director of Richmond Program Center OPH within five business days, with a 
copy to the HUD PIH staff member assigned to the PHA using the following Subject “PHA 
Code, SAC application DDA Number, Modification to Days to Relocation”.  The RRHA must 
include the new estimated number for the days to relocation, along with a brief explanation of 
the reason for the modification.  The Richmond Program Center OPH will review the request to 
ensure it is reasonable/it has no information that is inconsistent with the request (e.g. information 
from residents that relocation has started) and that the new estimated days to relocation is not 
past the Operating Fund subsidy revisions deadline in the first year of ARF eligibility.  If the 
RRHA’s request is acceptable, SAC will modify the days to relocation in the SAC application in 
IMS/PIC and email the PHA notifying it that it has made the change.  SAC processes these 
modifications as technical corrections and will not issue a formal written amendment to this 
approval.  If the RRHA’s request is not acceptable (e.g. the requested new days to relocation is 
past the Operating Fund subsidy revisions deadline in the first year of ARF eligibility), the 
Richmond Program Center OPH will deny the request in writing.  The RRHA must keep 
adequate records of all relocations (including actual relocation start dates) for purposes of HUD 
monitoring. 

In accordance with 24 CFR 970.35 of the regulation, your agency is required to inform 
the HUD Richmond Program Center OPH of the status of the project (i.e., delays, actual 
demolition/disposition, modification requests or other problems).  Within seven days of 
demolition completion and making the final payment to the demolition contractor, the RRHA 
must enter the “actual” dates of demolition/disposition, directly into the IMS/PIC data system, 
Inventory Removals sub-module under “Removed from Inventory” tab for the HUD Richmond 
Program Center OPH approval, using the following procedure: 

On the screen, select the appropriate "Development Number", then select "Add 
Transaction".  On the next screen, select the appropriate "Application Number" from 
the drop-down menu.  In the "Action/Closing Date" box, enter the removal date.  If the 
properties in an application were removed on multiple dates, a separate transaction is 
needed for each action date.  The remaining steps are as applicable.  
If removal is by building(s), use “Remove Residential Inventory By Building” section, 
select the appropriate building(s) available in the "Complete Buildings Available" box 
and transfer them to the "Proposed Buildings" box.  



12

For removal of some units in a building, use “Remove Residential Inventory By Unit” 
section.  To select the appropriate unit(s) available, use the drop-down "Select the 
building number" box which populates the "Units Available" box.  Transfer the 
appropriate units to the "Proposed Units" box.   
For removal of non-dwelling buildings without PIC building numbers, use “Remove 
Non-Residential Inventory” section.  Fill in the number of non-dwelling buildings 
without PIC building numbers.   
Save the information using the "Save" button.  The status of this information is then 
displayed as "Draft."  

RRHA supervisory staff submits the information to the RRHA Executive 
Director, or the designated final reviewer at the RRHA, using the Submission 
sub tab.  The status becomes "Submitted for Review".   
The RRHA Executive Director or designee uses the Review sub tab to reject 
the transaction, which places it in a "Rejected" status, or approves, which 
places it in a "Submitted for Approval" status.   

If the submission is rejected by HUD, the RRHA may modify the information by 
repeating the previous procedure.  If the transaction is rejected, the status becomes 
"Rejected." If the HUD Richmond Program Center OPH approves the transaction, the 
status in IMS/PIC permanently changes to "Removed from Inventory (RMI)". 

When the demolition/disposition is completed by each phase, please submit a report to 
the HUD Richmond Program Center OPH confirming the action and certifying compliance with 
all applicable requirements.  Auditable financial statements, expenditures and files for each 
transaction relative to the action must be maintained, available upon request and forwarded 
with the final report. 

The RRHA must retain records of the SAC application and its implementing actions of 
HUD’s approval of this SAC application for a period of not less than 3 years following the last 
required action of HUD’s approval. 

PIC and Monitoring – OPH 

It is the Richmond Program Center OPH’s responsibility to monitor this activity based on 
its latest risk assessment.  The Richmond Program Center OPH must review the relocation 
change request submitted by RRHA, within 10 business days, to ensure it is reasonable/it has no 
information that is inconsistent with the request (e.g. information from residents that relocation 
has started) and that the new estimated days to relocation is not past the Operating Fund subsidy 
revisions deadline in the first year of ARF eligibility.  If the RRHA’s request is acceptable, 
notify SACTA@hud.gov via an email.  The SAC will modify the days to relocation in the SAC 
application in IMS/PIC and email the RRHA notifying that change has been made.  If the 
RRHA’s request is not acceptable (e.g. the requested new days to relocation is past the Operating 
Fund subsidy revisions deadline in the first year of ARF eligibility), the Richmond Program 
Center OPH will deny the request in writing. 

The Richmond Program Center OPH must verify that the actual data is entered in 
IMS/PIC by the RRHA within seven days of demolition/disposition and final payment to 
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ensure the Department is not overpaying operating subsidy and the Capital Fund formula 
data is correct. 

When the PHA submits an Inventory Removal action in IMS/PIC, your Office will be 
notified seeking inventory removal approval via a PIC system generated email to your 
designated PIC coach or another person.  Below is a sample notification email:  

“Subject: Inventory Removal Submittal Notification (HA code)  
Inventory removals have been submitted for approval by your office on [submission date] by [HA 
Code].” 

When the above email is received, your Office is responsible for the review and approval 
or rejection of the PHA’s Inventory Removal submission within seven days. 

The HUD Richmond Program Center OPH has been informed of this approval and its 
staff is available to provide any technical assistance necessary for your agency to proceed with 
the demolition/disposition. 

As the RRHA starts the process of implementation, I urge you to continue to maintain an 
open dialogue with your residents and local officials. If you have to modify your plans, please 
contact the SAC at SACTA@hud.gov.  As always, my staff and I are available to assist you in 
any way possible. 

Sincerely, 

Jane B. Hornstein 
Director 

cc: HUD Richmond Program Center OPH 
Enclosure 
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U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT 

 

Special Applications Center 

77 W. Jackson Blvd., Room 2401 

Chicago, Illinois 60604-3507 

Phone:  (312) 353-6236   Fax:  (312)  913-8892 
OFFICE OF PUBLIC AND INDIAN HOUSING 

Visit our World Wide Web Site  http://www.hud.gov/offices/pih/centers/sac/ 

 
September 22, 2023 

 
Mr. Steven Nesmith 
Executive Director 
Richmond Redevelopment and Housing Authority 
901 Chamberlayne Parkway 
Richmond, Virginia 23220-2309 
 
Dear Mr. Steven Nesmith: 

 
The U.S. Department of Housing and Urban Development’s Special Applications Center 

Authority’s (RRHA) request to amend the previous SAC approval at Creighton Court, 
VA007000005, the application known as DDA0010314 in the Inventory Management 
System/Public and Indian Housing Information Center (IMS/PIC) system.   
 

Most Recent SAC Removal Approval  
 

On March 4, 2021, the SAC approved the demolition and disposition of 32 dwelling 
buildings containing 192 dwelling units and 11.06 acres of vacant land as follows: 
 
Demolition: 

Creighton CT, VA007000005 
DOFA: 9/6/1953 

Bedroom Size 0-BR 1-BR 2-BR 3-BR 4+BR Total 
Existing Units  124 206 128 46 504 

Approved Units  32 94 52 14 192 
Number of Dwelling Buildings Existing 86 

Number of Dwelling Buildings Approved 19 
Number of Non-Dwelling Buildings Existing 0 

Number of Non-Dwelling Buildings Approved 0 
Number of (Dwelling and Non-Dwelling) ACC Units in 
PHA’s Total Housing Inventory for All Developments 

3592 

Building or Unit Number Per PIC: 
CA25, CA39, CA59, CA63, CA66, CA74, CA75, CA76, CA77 

CB37, CB38, CB40, CB60, CB62, CB67, CB69, CB70, CB71, CB78, 
CB80, CB82, CB84 

CC58, CC64, CC65, CC72, CC73, CC79, CC83 
CD36, CD61, CD68, CD81 
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Disposition: 
 

Creighton Court, VA007000005 
Approved for Disposition:  Acres: 11.06 

Total Units to be Redeveloped 
248 

Less than 80% of Area 
Median Income 

 

 ACC Non-ACC PBV Market Rate 
Rental 0 122 66 60 

Acquiring Entity (Rental Units) Tax credit entity TBD 

Method of Sale Negotiated ground lease at below FMV 

Lease Price TBD 

Purpose Development of mixed-income housing 

 

Current Request 
  

 Here, the RRHA is requesting to adjust the prior SAC approval to include the name of 
the acquiring entity, Creighton Phase A LLC, with a lease price of $875,000.  This lease price is 
only for a portion of the acreage, and further ground leases will be added on future closings. The 
RRHA’s Board approved the change in Board Resolution 2023-35 on September 20, 2023.  

 
Approval 

 
The SAC has reviewed the application and finds it to be consistent with Section 18 of the 

Act, and the implementing regulations, 24 CFR part 970.  Based upon the review, the SAC finds 
that the requirements of 24 CFR part 970 and Section 18 of the Act have been met, thus the 
proposed changes of the prior SAC approved demolition and disposition at Creighton Court, 
VA007000005, as described above, is hereby approved.  The name of the acquiring entity shall 
now be Creighton Phase A LLC and the lease price shall be $875,000. 
 

The HUD Richmond OPH has been informed of these changes and its staff is available to 
provide any technical assistance necessary for your agency to proceed with these minor 
adjustments.  All other conditions of the original SAC approval letter that were not specifically 
addressed in this letter remain as stipulated.  Notwithstanding this, if there are any inconsistencies 
or ambiguities between this letter and the SAC's previous approval, this letter shall control.  As 
the RRHA continues its processes of implementation, I urge you to continue to maintain an open 
dialogue with your residents and local officials. If you must modify your plans, please contact 
the SAC at SACTA@HUD.GOV.  As always, my staff and I are available to assist you in any 
way possible. 

Sincerely, 
 
 
 
Jane B. Hornstein 
Director 

 
cc: HUD Richmond OPH 



 

U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT 

 

Special Applications Center 

77 W. Jackson Blvd., Room 2401 

Chicago, Illinois 60604-3507 

Phone:  (312) 353-6236   Fax:  (312)  913-8892 
OFFICE OF PUBLIC AND INDIAN HOUSING 

Visit our World Wide Web Site  http://www.hud.gov/offices/pih/centers/sac/ 

 
October 10, 2023 

 
 
Mr. Steven Nesmith 
Executive Director 
Richmond Redevelopment and Housing Authority 
901 Chamberlayne Parkway 
Richmond, Virginia 23220-2309 
 
 
Dear Mr. Nesmith: 

 
The U.S. Department of Housing and Urban Development’s Special Applications Center 

(SAC) received, via email, on October 5, 2023, the Richmond Redevelopment and Housing 
Authority’s (RRHA) requested to further amend the previous SAC approvals detailing actions at 
Creighton Court, VA007000005, via the application known as DDA0010314 in the Inventory 
Management System/Public and Indian Housing Information Center (IMS/PIC) system.   

 
Approvals 

 
On March 4, 2021, the SAC approved the demolition and disposition of 32 dwelling 

buildings containing 192 dwelling units and 11.06 acres of vacant land as indicated below: 
 
Demolition: 

Creighton CT, VA007000005 
DOFA: 9/6/1953 

Bedroom Size 0-BR 1-BR 2-BR 3-BR 4+BR Total 
Existing Units  124 206 128 46 504 

Approved Units  32 94 52 14 192 
Number of Dwelling Buildings Existing 86 

Number of Dwelling Buildings Approved 19 
Number of Non-Dwelling Buildings Existing 0 

Number of Non-Dwelling Buildings Approved 0 
Number of (Dwelling and Non-Dwelling) ACC Units in 
PHA’s Total Housing Inventory for All Developments 

3592 

Building or Unit Number Per PIC: 
CA25, CA39, CA59, CA63, CA66, CA74, CA75, CA76, CA77 

CB37, CB38, CB40, CB60, CB62, CB67, CB69, CB70, CB71, CB78, 
CB80, CB82, CB84 

CC58, CC64, CC65, CC72, CC73, CC79, CC83 
CD36, CD61, CD68, CD81 

 
  



 2

Disposition: 
 

Creighton Court, VA007000005 
Approved for Disposition:  Acres: 11.06 

Total Units to be Redeveloped. 
248 

Less than 80% of Area Median 
Income 

 

 ACC Non-ACC PBV Market Rate 
Rental 0 122 66 60 

Acquiring Entity (Rental Units) Tax credit entity TBD 

Method of Sale Negotiated ground lease at below FMV 

Lease Price TBD 

Purpose Development of mixed-income housing 

 
Most Recent SAC Removal Approval  

 
 Then, on September 22, 2023, the SAC approved the RRHA to adjust the prior SAC 
approval to also include the name of the acquiring entity, Creighton Phase A LLC, with a lease 
price of $875,000.  This lease price was only for a portion of the acreage, and further ground 
leases will be added on future closing dates. 
  

Current Request 
 

 Now, the RRHA is requesting that the initial SAC approval be further adjusted to 
clarify the specifics detailed in the below chart.  The RRHA wishes to note how many units in 
each development phase will be ‘affordable’ as well as ‘supported PBV’ units, as shown below.   
 

Creighton Court, VA007000005 
Approved for Disposition: Acres: 11.06 

Total Units to be Redeveloped: 
200 

Less than 80% of Area Median 
Income 

 

 ACC Non-ACC PBV  Market Rate  

Phase A  0 68 21 0 

Phase B 0 72 18 0 

Phase C 0 0 0 60 

Acquiring Entity*  Creighton Phase A LLC  

Method of Sale  Negotiated ground lease at below FMV  

Lease Price  $875,000 

Purpose Development of mixed-income housing  

 
Approval 

 
The SAC has reviewed this amendment request and finds it to be consistent with Section 

18 of the Act, and the implementing regulations, 24 CFR part 970.  Based upon the review, the 
SAC finds that the requirements of 24 CFR part 970 and Section 18 of the Act have been met, 
thus the proposed changes detailed above, are hereby approved.   

 
The HUD Richmond OPH has been informed of these changes and its staff is available to 

provide any technical assistance necessary for your agency to proceed with these minor 
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adjustments.  All other conditions of the original SAC approval letter that were not specifically 
addressed in this letter remain as stipulated.  Notwithstanding this, if there are any inconsistencies 
or ambiguities between this letter and the SAC's previous approval, this letter shall control.  If you 
must modify your plans, please contact the SAC at SACTA@HUD.GOV.  As always, my staff 
and I are available to assist you in any way possible. 

 
 
Sincerely, 
 
 
 
Jane B. Hornstein 
Director 

cc: HUD Richmond OPH 



Tab R: 
Documentation of Utility Allowance calculation
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I. Methodology and Certification

The following are the utility allowances for the new to be built Creighton Phase C Apartments at 
3100 Newbourne St. in Richmond, VA. The apartments will be all electric with high efficient split 
system heat pumps for the heating and cooling and electric water heating. Residents will also 
pay for water/sewer and that allowance is also reflected in Part II. The calculations follow IRS 
regulations 26 CFR § 1.42-10 - Utility allowances and are based on Option (E) the “Energy 
Consumption Model” which takes into account specific factors including, but not limited to, unit 
size, building orientation, design and materials, mechanical systems, appliances, characteristics 
of the building location, and available historical data. This data was input and run using Carrier 
Hourly Analysis Program or “HAP” 4.9 software.  The calculations and supporting simulations 
were done for a typical one bedroom one bath, a typical two bedroom two bath and a typical 
three bedroom two bath. The consumption data was based on accurate data for similar 
apartments and on ASHRAE engineering consumption data tables. Also, data was gathered from 
the Energy Information Administration’s website at www.eia.doe.gov with respect to U.S. 
Household Electricity Consumption as well as RESNET Guidelines for Multifamily.  Then this data 
was cross checked by running the computer model. All simulations were run with the applicable 
weather data and utility rates for the respective city. Attached you will find the breakdown by 
apartment followed by simulation data that was used to support the “Energy Consumption 
Model.” 

Prepared By: Walter Mendoza, RESNET Accredited, LEED AP, Energy Consultant 

Disclaimer: This analysis is not intended to predict the exact energy consumption for the 
apartment(s), but rather it is intended to be an estimate based on the data provided to us by the 
owner, as well as accepted usages in line with eia.gov residential energy surveys and estimates 
for household appliances. This simulation uses historic data for weather and cannot predict 
changes in weather patterns or other factors such as end user habits, miscellaneous electrical 
loads, controls or other factors which could alter the estimates.  
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II. Utility Allowance Analysis 
 

 
 
 1 Bedroom  

Square 
Footage Applies to All   

Component     $ 

        

Air System Fans     21.00 

Cooling       

Degree Days SEER TONS   

1435 14.5 1   

      50.00 

Heating       

Degree Days HSPF HEAT LOSS 
(MBH)   

3919 8.5 4.5   

Heating     84.00 

HVAC Sub-Total     155.00 

  KWH/YEAR UTILITY RATE Total Cost 

  
 

0.18   

Lights 401   71.13 

Electric Equipment       

Energy Recovery 
Ventilator 202   35.83 

Dehumidifier 126   22.35 

Washer/Dryer 727   128.96 

Ceiling Fan(s) 108   19.16 
Disposal 26   4.61 

Dishwasher 87   15.43 

Microwave 101   17.92 

Refri/Freezer 434   76.99 

Misc 101   17.92 

Range 170   30.16 

Oven 200   35.48 

Water Heater 2137   379.07 

  4820   783.87 

Non-HVAC Sub-Total     855.00 

      Total Cost 

Water/Sewer      626.27 

Grand Total  Year $1,636.27 

    Month $136.36 
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Apartment Type  2 Bedroom  
Square 
Footage Applies to All   

Component 
    ($) 
      

Air System Fans     34.00 

Cooling       

Degree Days SEER TONS   

1435 14.5 1.5   

      70.00 

Heating       

Degree Days HSPF HEAT LOSS 
(MBH)   

3919 8.5 5.6   

Heating     105.00 

HVAC Sub-Total     209.00 

  KWH/YEAR UTILITY RATE Total Cost 

  
 

0.17   

Lights 549   94.18 

Electric Equipment       

Energy Recovery 
Ventilator 202   34.65 

Dehumidifier 132   22.65 

Washer/Dryer 887   152.17 

Ceiling Fan(s) 162   27.79 
Disposal 34   5.83 

Dishwasher 92   15.78 

Microwave 202   34.65 

Refri/Freezer 434   74.45 

Misc 202   34.65 

Range 200   34.31 

Oven 209   35.85 

Water Heater 3037   521.01 

  6342   993.82 

Non-HVAC Sub-Total     1,088.00 

      Total Cost 

Water/Sewer      810.46 

Grand Total   Year $2,107.46 

    Month $175.62 
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Apartment Type  3 Bedroom  
Square 
Footage Applies to All   

Component 
    $ 

      

Air System Fans     40.00 

Cooling       

Degree Days SEER TONS   

1435 14.5 2.5   

      141.00 

Heating       

Degree Days HSPF HEAT LOSS 
(MBH)   

3919 8.5 8.4   

Heating     173.00 

HVAC Sub-Total     354.00 

  KWH/YEAR UTILITY RATE Total Cost 

  
 

0.17   

Lights 756   126.86 

Electric Equipment       

Energy Recovery 
Ventilator 202   33.90 

Dehumidifier 159   26.68 

Washer/Dryer 1047   175.69 

Ceiling Fan(s) 233   39.10 
Disposal 42   7.05 

Dishwasher 102   17.12 

Microwave 236   39.60 

Refri/Freezer 434   72.83 

Misc 202   33.90 

Range 200   33.56 

Oven 228   38.26 

Water Heater 3638   610.47 

  7479   1,128.14 

Non-HVAC Sub-Total     1,255.00 

      Total Cost 

Water/Sewer      1,068.34 

Grand Total   Year $2,677.34 

    Month $223.11 
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Water Sewer Breakdown 
 

 
Gal/Day 

Ccf per 
Day Ccf/Year Ccf/Month 

Richmond 
Water Rates 
($/Ccf) 

Total 
Monthly  

Total 
Yearly 

1 BR 85 0.1136289 41.4745303 3.4562109 $5.53 $19.11 $229.35 

2BR 110 0.1470491 53.6729215 4.4727435 $5.53 $24.73 $296.81 

3BR 145 0.1938375 70.7506693 5.8958891 $5.53 $32.60 $391.25 

        
        

 
Gal/Day 

Ccf per 
Day Ccf/Year Ccf/Month 

Richmond 
Sewer  
Rates ($/Ccf) 

Total 
Monthly  

Total 
Yearly 

1 BR 85 0.1136289 41.4745303 3.4562109 $9.57 $33.08 $396.91 

2BR 110 0.1470491 53.6729215 4.4727435 $9.57 $42.80 $513.65 

3BR 145 0.1938375 70.7506693 5.8958891 $9.57 $56.42 $677.08 

        
        

 

Total 
Monthly  
Water and 
Sewer  

Total 
Yearly  

     1 BR $52.19 626.26541 
     2BR $67.54 810.46111 
     3BR $89.03 1068.3351 
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Annual Cost Summary 
Creighton Phase C Apartments 2026 03/02/2026 
Hedgerow Partners, LLC 03:33PM 

Hourly Analysis Program v4.90 

Table 1.  Annual Costs

Component 
1 Bedroom 

($) 
2 Bedroom 

($) 
3 Bedroom 

($) 
Air System Fans 21 34 40 

Cooling 50 70 141 

Heating 84 105 173 

Pumps 0 0 0 

Heat Rejection Fans 0 0 0 

HVAC Sub-Total 154 209 354 

Lights 73 94 126 

Electric Equipment 0 0 0 

Misc. Electric 782 994 1,129 

Misc. Fuel Use 0 0 0 

Non-HVAC Sub-Total 855 1,088 1,255 

Grand Total 1,009 1,297 1,609 

Table 2.  Annual Cost per Unit Floor Area 

Component 
1 Bedroom 

($/ft²) 
2 Bedroom 

($/ft²) 
3 Bedroom 

($/ft²) 
Air System Fans 0.031 0.035 0.031 

Cooling 0.072 0.071 0.111 

Heating 0.122 0.106 0.135 

Pumps 0.000 0.000 0.000 

Heat Rejection Fans 0.000 0.000 0.000 

HVAC Sub-Total 0.224 0.212 0.278 

Lights 0.106 0.095 0.099 

Electric Equipment 0.000 0.000 0.000 

Misc. Electric 1.137 1.006 0.886 

Misc. Fuel Use 0.000 0.000 0.000 

Non-HVAC Sub-Total 1.243 1.101 0.985 

Grand Total 1.467 1.313 1.262 

Gross Floor Area (ft²) 688.0 988.0 1275.0 

Conditioned Floor Area (ft²) 688.0 988.0 1275.0 
Note: Values in this table are calculated using the Gross Floor Area. 

Table 3.  Component Cost as a Percentage of Total Cost 

Component 
1 Bedroom 

( % ) 
2 Bedroom 

( % ) 
3 Bedroom 

( % ) 
Air System Fans 2.1 2.6 2.5 

Cooling 4.9 5.4 8.8 

Heating 8.3 8.1 10.7 

Pumps 0.0 0.0 0.0 

Heat Rejection Fans 0.0 0.0 0.0 

HVAC Sub-Total 15.3 16.1 22.0 

Lights 7.2 7.2 7.8 

Electric Equipment 0.0 0.0 0.0 

Misc. Electric 77.5 76.6 70.1 

Misc. Fuel Use 0.0 0.0 0.0 

Non-HVAC Sub-Total 84.7 83.9 78.0 

Grand Total 100.0 100.0 100.0 
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Annual Component Costs - 1 Bedroom 
Creighton Phase C Apartments 2026 03/02/2026 
Hedgerow Partners, LLC 03:33PM 

Hourly Analysis Program v4.90 

 2.1%Air System Fans 4.9%Cooling

 8.3%Heating

 7.2%Lights

77.5% Misc. Electric

1. Annual Costs

Component 
Annual Cost 

($) ($/ft²) 
Percent of Total 

(%) 
Air System Fans 21 0.031 2.1 

Cooling 50 0.072 4.9 

Heating 84 0.122 8.3 

Pumps 0 0.000 0.0 

Heat Rejection Fans 0 0.000 0.0 

HVAC Sub-Total 154 0.224 15.3 

Lights 73 0.106 7.2 

Electric Equipment 0 0.000 0.0 

Misc. Electric 782 1.137 77.5 

Misc. Fuel Use 0 0.000 0.0 

Non-HVAC Sub-Total 855 1.243 84.7 

Grand Total 1,009 1.467 100.0 
Note: Cost per unit floor area is based on the gross building floor area. 

Gross Floor Area  ...........................................  688.0 ft² 
Conditioned Floor Area  .................................  688.0 ft² 
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Annual Component Costs - 2 Bedroom 
Creighton Phase C Apartments 2026 03/02/2026 
Hedgerow Partners, LLC 03:33PM 

Hourly Analysis Program v4.90 

 2.6%Air System Fans 5.4%Cooling

 8.1%Heating

 7.2%Lights

76.6% Misc. Electric

1. Annual Costs

Component 
Annual Cost 

($) ($/ft²) 
Percent of Total 

(%) 
Air System Fans 34 0.035 2.6 

Cooling 70 0.071 5.4 

Heating 105 0.106 8.1 

Pumps 0 0.000 0.0 

Heat Rejection Fans 0 0.000 0.0 

HVAC Sub-Total 209 0.212 16.1 

Lights 94 0.095 7.2 

Electric Equipment 0 0.000 0.0 

Misc. Electric 994 1.006 76.6 

Misc. Fuel Use 0 0.000 0.0 

Non-HVAC Sub-Total 1,088 1.101 83.9 

Grand Total 1,297 1.313 100.0 
Note: Cost per unit floor area is based on the gross building floor area. 

Gross Floor Area  ...........................................  988.0 ft² 
Conditioned Floor Area  .................................  988.0 ft² 
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Annual Component Costs - 3 Bedroom 
Creighton Phase C Apartments 2026 03/02/2026 
Hedgerow Partners, LLC 03:33PM 

Hourly Analysis Program v4.90 

 2.5%Air System Fans
 8.8%Cooling

 10.7%Heating

 7.8%Lights

70.1% Misc. Electric

1. Annual Costs

Component 
Annual Cost 

($) ($/ft²) 
Percent of Total 

(%) 
Air System Fans 40 0.031 2.5 

Cooling 141 0.111 8.8 

Heating 173 0.135 10.7 

Pumps 0 0.000 0.0 

Heat Rejection Fans 0 0.000 0.0 

HVAC Sub-Total 354 0.278 22.0 

Lights 126 0.099 7.8 

Electric Equipment 0 0.000 0.0 

Misc. Electric 1,129 0.886 70.1 

Misc. Fuel Use 0 0.000 0.0 

Non-HVAC Sub-Total 1,255 0.985 78.0 

Grand Total 1,609 1.262 100.0 
Note: Cost per unit floor area is based on the gross building floor area. 

Gross Floor Area  .........................................  1275.0 ft² 
Conditioned Floor Area  ...............................  1275.0 ft² 
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Virginia Electric and Power Company 
 
 

Schedule 1 
 

RESIDENTIAL SERVICE 
_________________ 

 

(Continued) 
 
Filed 08-20-24 Superseding Filing Effective For Usage On and After 01-01-24. 
Electric-Virginia This Filing Effective For Usage On and After 01-01-25. 
 

I. APPLICABILITY AND AVAILABILITY 
 

  This schedule is applicable only to Customers (1) who elect to receive separately metered 
and billed Electricity Supply Service and Electric Delivery Service from the Company or (2) 
who are eligible for and elect to purchase Electricity Supply Service from a Competitive Service 
Provider in accordance with Va. Code § 56-577 A for use in and about (a) a single-family 
residence, flat or apartment, (b) a combination farm and one occupied single-family residence, 
flat or apartment, (c) a private residence used as a boarding and/or rooming house with no more 
than one cooking installation nor more than ten bedrooms, or (d) separately metered service to 
detached accessory buildings appurtenant to residential dwellings unless such buildings use 
electricity for commercial or industrial purposes. 
 

  A combination residence and farm, having more than one single-family residence, flat or 
apartment served electricity through a single meter, that was being billed under this schedule 
prior to April 1, 1971, may continue to be supplied electricity under this schedule provided each 
such dwelling unit is occupied by the owner or by a tenant working on the farm.  Such multiple-
residence farms connected on and after April 1, 1971, shall not be served under this schedule. 
 

  This schedule is not applicable for (a) individual motors rated over 15 HP, and 
(b) commercial use as in hotels, public inns, motels, auto courts, tourist courts, tourist camps, or 
trailer camps. 
 

II. MONTHLY RATE 
 

A. Distribution Service Charges 
 

1. Basic Customer Charge  
Basic Customer Charge $7.58 per billing month. 

 

2. Plus Distribution kWh Charge 
 

a. Billing Months of June – September 
 First 800 kWh    @ 2.6656¢ per kWh 
 Over 800 kWh   @ 1.9708¢ per kWh 

 

b. Billing Months of October – May 
    First 800 kWh    @  2.6656¢ per kWh 
     Over 800 kWh   @ 1.9708¢ per kWh 
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Virginia Electric and Power Company 
 
 

Schedule 1 
 

RESIDENTIAL SERVICE 
_________________ 

 

(Continued) 
 

(Continued) 
 
Filed 08-20-24 Superseding Filing Effective For Usage On and After 01-01-24. 
Electric-Virginia This Filing Effective For Usage On and After 01-01-25. 
 

 
II. MONTHLY RATE (Continued) 

 

3. Plus each Distribution kilowatt-hour used is subject to all applicable riders in 
the Exhibit of Applicable Riders, including non-bypassable charges.  

 

4. Plus, where the Customer receives service in accordance with Section XXV – 
NET METERING of the Company’s TERMS AND CONDITIONS and where 
the alternating current capacity of the Renewable Fuel Generator exceeds 15 
kW, the Customer shall be billed a Distribution Standby Charge of $3.42 per 
kW of demand, minus the charge under II.A.2., above, but not less than zero. 

 

B. Electricity Supply (ES) Service Charges 
 

Paragraph II.B. is not applicable to Customers receiving Electricity Supply Service 
from a Competitive Service Provider, except for non-bypassable charges in the 
Exhibit of Applicable Riders, as discussed in Paragraph V., below: 

 

1. Generation kWh Charge 
 

a. Billing Months of June – September 
 First 800 ES kWh    @ 2.8063¢ per kWh 
 Over 800 ES kWh   @ 4.2708¢ per kWh 

 

b. Billing Months of October – May 
    First 800 ES kWh    @  2.7031¢ per kWh 
     Over 800 ES kWh   @ 2.3430¢ per kWh 

 

  2. Plus Transmission kWh Charge 
    

   a. All kWh     @ 0.970¢ per kWh  
 

b. Plus, where the Customer receives service in accordance with 
Section XXV – NET METERING of the Company’s TERMS AND 
CONDITIONS and where the alternating current capacity of the 
Renewable Fuel Generator exceeds 15 kW, the Customer shall be 
billed a Transmission Standby Charge of $1.32 per kW of demand, 
minus the charge under II.B.2.a., above, but not less than zero. 

 

3. Plus each Electricity Supply kilowatt-hour used is subject to all applicable 
riders in the Exhibit of Applicable Riders, including non-bypassable charges, 
as discussed in Paragraph V., below. 
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Virginia Electric and Power Company 
 

Schedule 1 
 

RESIDENTIAL SERVICE 
_________________ 

 

(Continued) 
 

Filed 08-20-24 Superseding Filing Effective For Usage On and After 01-01-24. 
Electric-Virginia This Filing Effective For Usage On and After 01-01-25. 
 

II. MONTHLY RATE (Continued) 
 

4. Plus, where the Customer receives service in accordance with Section XXV – 
NET METERING of the Company’s TERMS AND CONDITIONS and 
where the alternating current capacity of the Renewable Fuel Generator 
exceeds 15 kW, each measured kW of Demand is subject to all applicable 
riders, included in the Exhibit of Applicable Riders.   

 

C. The minimum charge shall be the Basic Customer Charge in II.A.1., above. 
 
III. DETERMINATION OF DEMAND 
 

Where demand is measured by the Company, such demand will be determined as the 
highest average kW measured during any 30-minute interval of the current billing month, 
rounded to the nearest tenth. 

 
IV. METER READING AND BILLING 

 

A. Meters may be read in units of 10 kilowatt-hours and bills rendered accordingly. 
 

B. The Company shall have the option of reading meters monthly or bimonthly. When 
the meter is read at other than monthly intervals, the Company may render an 
interim monthly bill based on estimated kWh use during periods for which the 
meter was not read. 

 

C. When bills are calculated for a bimonthly period, the Basic Customer Charge shall 
be multiplied by two; the number of kWh specified in the initial block of the 
Distribution kWh Charge and the Generation kWh Charge shall be multiplied by 
two before the rates per kWh are applied to the usage for the bimonthly period; the 
rate specified in II.A.4. shall be multiplied by two before the kW of demand is 
applied to such modified rate; the rate specified in II.B.2.b. shall be multiplied by 
two before the kW of demand is applied to such modified rate; and the minimum 
charge shall be the modified Basic Customer Charge. 

 
V. NON-BYPASSABLE CHARGES 
 

Any Commission approved non-bypassable charges in the Exhibit of Applicable Riders 
shall apply to all Customers, irrespective of generation supplier pursuant to Virginia Law, unless 
the Customer meets the statutory requirements for exemption from such charges. 

 
VI. TERM OF CONTRACT 
 
  Open order. 
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Supportive House Mandatory 

Certification and Documentation
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ENGINEERING  |   DES IGN  |   TECHNOLOGY  

7053 Celebration Parkway 
Suite 300 
Richmond, VA 23225 

 

P 804.200.6500 
F 804.560.1016 
www.timmons.com 

 
 

March 11, 2026 
 
 
Stephanie Flanders 
Director of Tax Credit Programs  
Virginia Housing  
601 South Belvidere Street 
Richmond, VA 23220 
 
RE: Creighton Section 1.2 Infrastructure & Vertical Phase C – Construction Sequencing 
 
 
Dear Stephanie,  
 
Construction Plans titled Creighton Court Redevelopment Infrastructure Section 1 sealed 
10/10/2022 were approved by the City of Richmond.  The approved plans delineate subphases 
Section 1.1 and Section 1.2.  From a construction sequencing standpoint, the Section 1.2 phase 
needed to be constructed to build Vertical Phase C.   
 
The approved Creighton Court Redevelopment Infrastructure Section 1 Construction Plans, as 
well as future Infrastructure Sections, provide access and circulation for Phase C and all other 
Vertical Phases as generally depicted in the approved Preliminary CUP Ordinance 2021-182. 
 
 
Sincerely, 

 

 
 
Sam Castonguay, PE 
Senior Project Manager 
Timmons Group  
 



 

“Building Communities. Changing Lives.” is the vision of the Richmond Redevelopment and Housing Authority.  RRHA is Virginia’s largest public housing authority serving over 
10,000 residents and managing nearly 4,000 units through the public housing program. RRHA provides subsidized housing assistance to more than 3,000 families and is a catalyst 
for quality affordable housing and community revitalization. For more information about RRHA programs and objectives, visit rrha.com, or keep up with us on social media:  
Facebook , X (formerly Twitter) , Instagram or Linkedin. 

Steven B. Nesmith
 

Charlene Pitchford

 
 

 

 

 

 

 

  

 

 

March 10, 2026 

 

The Community Builders Inc. 

Attn:  Beth Kennan 

1003 K St. NW 

Washington, DC 20001 

 

 

RE: RRHA RFP 2025-01 Project-Based Vouchers – Creighton Court 

 

Dear Ms. Kennan: 

 

On March 11, 2025, Richmond Redevelopment & Housing Authority awarded 15 Project-Based Vouchers 

(PBVs) for your project located at 3100 Nine Mile Rd., Richmond, VA 23223. This letter reconfirms the 

award with the following changes: 

 

• The pre-commitment  is contingent on the receipt of an allocation of Low-Income Housing Tax 

Credits and/or other applicable Federal, State, and local funding by July 31, 2027, instead of March 

10, 2026, and is also subject to satisfactory compliance with the terms and conditions stipulated in the 

associated RFP under which the award was made, and also subject to voucher availability, funding, 

and applicable HUD regulations. 

 

• This pre-commitment is also contingent on financial closing by December 31, 2028. 

 

All other conditions remain in full effect as stated in the original pre-commitment award letter. 

 

Sincerely, 

 

 

Colene S. Orsini, VCO 

VP of Procurement and Contract Administration 

 

CC: Fatimah Smothers-Hargrove, RRHA 

        Sherrill Hampton, RRHA 

 

https://www.rrha.com/
https://www.facebook.com/pg/RichmondRedevelopmentAndHousingAuthority/posts/?ref=page_internal
https://twitter.com/VibrantRRHA
https://www.instagram.com/vibrantrrha/
https://www.linkedin.com/company/786350/admin/


Tab U: 
Acknowledgement by Tenant of the availability of Renter 

Education provided by Virginia Housing 



1003 K STREET, NW, SUITE 700 
WASHINGTON, D.C. 20001 

P. 202.552.2500
TCBINC.ORG

Creighton Phase C 

Virginia Housing Free Housing 

Education Acknowledgement 

I , have read, understand, and acknowledge, I have 
been presented information regarding the Virginia Housing free renter education to tenants. 

I understand that it is my responsibility to review the website link provided here 
www.virginiahousing.com/renters.  

By signing below, I acknowledge that I have read, and understand the terms of all items 
contained this form. 

Resident Name:          

Resident Signature:    

Date: 



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

Refusal 



[1] 
Right of First Refusal Template A (rev 2025-04-14) 

 

RECORDING REQUESTED BY AND  
WHEN RECORDED MAIL TO: 
 
___________________________ 
 

RIGHT OF FIRST REFUSAL AGREEMENT 
(Creighton Phase C Apartments) 

 
RIGHT OF FIRST REFUSAL AGREEMENT (the “Agreement”) dated as of [Closing Date] by 

and among Creighton Phase C LLC, a Virginia limited liability company (the “Owner” or the 
“Company”), Richmond Redevelopment and Housing Authority, a political subdivision of the 
Commonwealth of Virginia (the “Grantee”), and is consented to by Creigton Phase C MM LLC, 
a Virginia limited liability company (the “Managing Member”), [INVESTOR ENTITY], a 
[_________________] limited liability company (the “Investor Member”), and [SPECIAL 
MEMBER ENTITY], a [_________________] limited liability company (the “Special Member”), 
and Virginia Housing Development Authority, a political subdivision of the Commonwealth of 
Virginia (“Virginia Housing”), as third-party beneficiary. The Managing Member, the Investor 
Member, and the Special Member are sometimes collectively referred to herein as the 
“Consenting Members.” The Investor Member and Special Member are sometimes collectively 
referred to herein as the “Non-Managing Members.” This Agreement shall be fully binding upon 
and inure to the benefit of the parties and their successors and assigns to the foregoing. 

 
Recitals 

 
A.  The Owner, pursuant to its [Amended and Restated] Operating Agreement dated on 

or about the date hereof by and among the Consenting Members (the “Operating Agreement”), 
is engaged in the ownership and operation of an [ _______________ ]-unit apartment project 
for families located in the City of Richmond, Virginia and commonly known as “Creighton Phase 
C Apartments” (the “Project”). The real property comprising the Project is legally defined in 
Exhibit A; and 
 

B.  The Grantee, or its permitted assignee, will be a qualified nonprofit organization as 
defined within Section 42 of the Internal Revenue Code of 1986, as amended, (the “Code”)[ and 
is both a member of the Managing Member of the Owner and instrumental to the development 
and operation of the Project]; and 

 
C.  The Owner desires to give, grant, bargain, sell, and convey to the Grantee certain 

rights of first refusal to purchase the Project on the terms and conditions set forth herein; and 
 
D.  Capitalized terms used herein and not otherwise defined shall have the meanings 

outlined in the Operating Agreement. 
 



[2] 
Right of First Refusal Template A (rev 2025-04-14) 

 

NOW, THEREFORE, in consideration of the foregoing, of the mutual promises of the 
parties hereto and of other good and valuable consideration, the receipt and sufficiency of 
which the parties hereto acknowledge, the parties hereby agree as follows:  

 
Section 1.  Right of First Refusal 

 
The Owner hereby grants to the Grantee a right of first refusal (the “Refusal Right”) to 

purchase the real or leasehold estate, fixtures, and personal property comprising the Project or 
associated with the physical operation thereof and owned by the Company at the time (the 
“Property”), for the price and subject to the other terms and conditions set forth below.  The 
Property will include any reserves of the Partnership that are required by the Virginia Housing 
Development Authority (“Virginia Housing” or the “Credit Authority”), or any lender of a loan 
being assumed in connection with the exercise of the Refusal Right to remain with the Project. 

  
Section 2.  Exercise of Refusal Right; Purchase Price 

 
A.  After the end of the Compliance Period, the Company agrees that it will not sell the 

Property or any portion thereof without first offering the Property to the Grantee (the “Refusal 
Right”), for the Purchase Price (as defined in Section 3); provided, however, that such Refusal 
Right shall be conditioned upon the receipt by the Company of a “bona fide offer” (the 
acceptance or rejection of which shall not require the Consent of the Members). The Company 
shall give the notice of its receipt of such offer (the “Offer Notice”) and shall deliver a copy of 
the Offer Notice to the Grantee and to Virginia Housing. Upon receipt of the Offer Notice by the 
Grantee and by Virginia Housing, the Grantee shall have ninety (90) days to deliver to the 
Company a written notice of its intent to exercise the Refusal Right (the “Election Notice”). An 
offer made with the purchase price and basic terms of the proposed sale from a third party shall 
constitute a “bona fide offer” for purposes of this Agreement. Such offer: 

 
 (i)  may be solicited by the Grantee or the Managing Member (with such solicitation 

permitted to begin at any time following the end of the fourteenth (14th) year of 
the Compliance Period, provided that the Election Notice may not be sent until 
the end of the Compliance Period); and 

 
(ii)  may contain customary due diligence, financing, and other contingencies. 

Notwithstanding anything to the contrary herein, a sale of the Project pursuant 
to the Refusal Right shall not require the Consent of the Non- Managing 
Members [or of Virginia Housing]. 

 
B.    If the Grantee fails to deliver the Election Notice within ninety (90) days of receipt 

of the Offer Notice, then its Refusal Right shall automatically transfer to Virginia Housing, and 
Virginia Housing shall have sixty (60) days from that date to deliver to the Company the Election 
Notice or to transfer its Refusal Right to another Qualified Beneficiary (as defined herein) to 
deliver the Election Notice within the same period. 

 



[3] 
Right of First Refusal Template A (rev 2025-04-14) 

 

C.  If a Qualified Beneficiary fails to deliver the Election Notice to the Company 
within 150 days of the date both Grantee and Virginia Housing have received a copy of the Offer 
Notice or if such Election Notice is delivered but the purchase of the Project is not consummated 
by the Grantee, Virginia Housing, or any other Qualified Beneficiary within 270 days from the 
date of delivery of the Election Notice (each, individually, a “Terminating Event”), then its 
Refusal Right shall terminate, and the Company shall be permitted to sell the Property free of 
the Refusal Right. 

 
Section 3.  Purchase Price; Closing 

 
A.  The purchase price for the Property pursuant to the Refusal Right (the “Purchase 

Price”) shall equal the sum of (i) the principal amount of all outstanding indebtedness secured 
by the Project, and any accrued interest on any of such debts and (ii) all federal, State, and local 
taxes attributable to such sale, including those incurred or to be incurred by the partners or 
members of the Non-Managing Members. Notwithstanding the foregoing, however, the 
Purchase Price shall never be less than the amount of the “minimum purchase price” as defined 
in Section 42(i)(7)(B) of the Code. The Refusal Right granted hereunder is intended to satisfy 
the requirements of Section 42(i)(7) of the Code and shall be interpreted consistently therewith. 
In computing such price, it shall be assumed that each of the Non-Managing Members of the 
Owner (or their constituent partners or members) has an effective combined federal, state and 
local income tax rate equal to the maximum of such rates in effect on the date of Closing. 

 
B.  All costs of the Grantee’s purchase of the Property pursuant to the Refusal Right, 

including any filing fees, shall be paid by the Grantee. 
 
C.  The Purchase Price shall be paid at Closing in either of the following methods: 
 
(i) the payment of all cash or immediately available funds at Closing; or 
 
(ii) the assumption of any assumable Loans if Grantee has obtained the consent of 

the lenders to the assumption of such Loans, which consent shall be secured at 
the sole cost and expense of Grantee; provided, however, that any Purchase 
Price balance remaining after the assumption of the Loans shall be paid by 
Grantee in immediately available funds. 

 
Section 4.  Conditions Precedent; Termination 

 
A.  Notwithstanding anything in this Agreement to the contrary, the right of the Grantee 

to exercise the Refusal Right and consummate any purchase pursuant thereto is contingent on 
each of the following being true and correct at the time of exercise of the Refusal Right and any 
purchase pursuant thereto: 

 
(i) the Grantee or its assignee shall be a “qualified nonprofit organization” as 

defined in Section 42(h)(5)(C) of the Code or another qualified purchaser 



[4] 
Right of First Refusal Template A (rev 2025-04-14) 

 

described in Section 42(i)(7)(A) of the Code (collectively, each, a Qualified 
Beneficiary”); and 

 
(ii) the Project continues to be a “qualified low-income housing project” within the 

meaning of Section 42 of the Code. 
 
B.  This Agreement shall automatically terminate upon the occurrence of any of the 

following events and, if terminated, shall not be reinstated unless such reinstatement is agreed 
to in writing and signed by the Grantee and each of the Consenting Members: 

 
(i) the transfer of the Property to a lender in total or partial satisfaction of any loan; 

or 
 
(ii) any transfer or attempted transfer of all or any part of the Refusal Right by the 

Grantee, whether by operation of law or otherwise, except as otherwise 
permitted under Section 7 of this Agreement; or 

 
(iii) the Project ceases to be a “qualified low-income housing project” within the 

meaning of Section 42 of the Code; or (iv) the Grantee fails to deliver its Election 
Notice or consummate the purchase of the Property within the timeframes 
outlined in Section 2 above. 

 
C.  If the Investor Member removes the Managing Member from the Company for failure 

to cure a default under the Operating Agreement after all applicable notice and cure periods, 
the Investor Member may elect to exercise any rights it has under the Operating Agreement to 
terminate this Agreement and to exercise any rights it has under the Operating Agreement to 
release this Agreement as a lien against the Project, upon first obtaining the prior written 
consent of Virginia Housing, which consent may be granted or withheld in Virginia Housing’s 
sole discretion. 

 
Section 5.  Contract and Closing 

 
Upon determination of the purchase price, the Owner and the Grantee shall enter into 

a written contract for the purchase and sale of the Property in accordance with the terms of 
this Agreement and containing such other terms and conditions as are standard and customary 
for similar commercial transactions in the geographic area which the Property is located, 
providing for a closing (the “Closing”) to occur in the City of Richmond, Virginia not later than 
the timeframes set forth in Section 2. In the absence of any such contract, this Agreement shall 
be specifically enforceable upon the exercise of the Refusal Right. 

 
Section 6.  Conveyance and Condition of the Property 

 
The Owner's right, title, and interest in the Property shall be conveyed by quitclaim deed 

or an assignment of lease, subject to such liens, encumbrances, and parties in possession as 
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shall exist as of the date of Closing. The Grantee shall accept the Property “AS IS, WHERE IS” 
and “WITH ALL FAULTS AND DEFECTS,” latent or otherwise, without any warranty or 
representation as to the condition thereof whatsoever, including without limitation, without 
any warranty as to fitness for a particular purpose, habitability, or otherwise and no indemnity 
for hazardous waste or other conditions with respect to the Property will be provided. It is a 
condition to Closing that all amounts due to the Owner and the Investor Member from the 
Grantee or its Affiliates be paid in full. The Grantee shall pay all closing costs, including, without 
limitation, the Owner’s attorney’s fees. Upon closing, the Owner shall deliver to the Grantee, 
along with the deed or assignment of the lease to the property, an ALTA owner’s (leasehold, as 
applicable) title insurance policy dated as of the close of escrow in the amount of the purchase 
price, subject to the liens, encumbrances, and other exceptions then affecting the title. 

  
Section 7.  Transfer 

 
The Refusal Right shall not be transferred without the Consent of the Investor Member, 

except that the Grantee may assign all or any of its rights under this Agreement to Virginia 
Housing, or to an Affiliate of Grantee (a “Permitted Assignee”) at the election and direction of 
the Grantee, or to any assignee that shall be a “qualified nonprofit organization” as defined in 
Section 42(h)(5)(C) of the Code or another qualified purchaser described in Section 42 of the 
Code (collectively, each, a “Qualified Beneficiary”). 

 
In the case of any transfer of the Refusal Right, (i) all rights, conditions, and restrictions 

applicable to the exercise or transfer of the Refusal Right or to the purchase of the Property 
pursuant thereto shall also apply to such transferee, and (ii) such transferee shall be disqualified 
from the exercise of any rights hereunder at all times during which the transferor (whether the 
Grantee or Virginia Housing) would have been ineligible to exercise such rights hereunder had 
it not effected such transfer. 

 
Section 8.  Rights Subordinate; Priority of Requirements of Section 42 of the Code 

 
This Agreement is subordinate in all respects to any regulatory agreements and to the 

terms and conditions of the Mortgage Loans encumbering the Property. In addition, it is the 
intention of the parties that nothing in this Agreement be construed to affect the Owner’s 
status as owner of the Property for federal income tax purposes prior to exercise of the Refusal 
Right granted hereunder. Accordingly, notwithstanding anything to the contrary contained 
herein, both the grant and the exercise of the Refusal Right shall be subject in all respects to all 
applicable provisions of Section 42 of the Code, including, in particular, Section 42(i)(7). In the 
event of a conflict between the provisions contained in this Agreement and Section 42 of the 
Code, the provisions of Section 42 shall control. 

 
Section 9.  Option to Purchase 

 
A.  The parties hereto agree that if either the Code is revised or the Service hereafter 

issues public authority to permit the owner of a low-income housing tax credit project to grant 
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an “option to purchase” pursuant to Section 42(i)(7) of the Code (or other applicable provision 
of Section 42) as opposed to a “right of first refusal” without adversely affecting the status of 
such owner as owner of its project for federal income tax purposes, then the parties shall 
amend this Agreement and the Owner shall grant the Grantee an option to purchase the 
Property at the Purchase Price provided in Section 3 hereof and that meets the requirements 
of Code Section 42. 

 
B.  The parties hereto agree that if either the Code is revised or the Service hereafter 

issues public authority to permit the owner of a low-income housing tax credit project to grant 
a ”right of first refusal to purchase partner interests’’ and/or “purchase option to purchase 
partner interests” pursuant to Section 42(i)(7) of the Code (or other applicable provision) as 
opposed to a “right of first refusal to purchase the Project” without adversely affecting the 
status of such owner as owner of its project for federal income tax purposes (or the status of 
the Investor Member as a partner of the Company for federal income tax purposes) then the 
parties shall amend this Agreement and the Investor Members shall provide a right of first 
refusal and/or purchase option, as the case may be, to acquire their Interests for the Purchase 
Price provided in Section 3 hereof and that meets the requirements of Code Section 42. 

 
Section 10.  Notice 

 
Except as otherwise specifically provided herein, all notices, demands or other 

communications hereunder shall be in writing by hand delivery (whether personally or by 
courier or other delivery service) or by certified mail, return receipt requested, to the parties 
hereto at the addresses set forth below, or to such other place as a party may from time to time 
designate in writing.  Any such notice(s) shall be deemed given when received at such address 
or place or, in the case of certified mail, three (3) days after date of mailing.  

 
(A) If to the Owner, at the principal office of the Company set forth in Article II of the 

Operating Agreement; 
 
(B) If to a Consenting Member, at their respective addresses set forth in Schedule A 

of the Operating Agreement; 
 
(C) If to the Grantee, at 600 East Broad Street, 4th Floor, Richmond, VA 23219, Attn: 

Chief Executive Officer;  
 
(D) [_______________]; and  
 
(E) If to Virginia Housing: 
 

Virginia Housing Development Authority 
c/o Director of Tax Credit Programs  
601 S Belvidere Street 
Richmond, Virginia 23220 
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Section 11.  Severability of Provisions 

 
Each provision of this Agreement shall be considered severable, and if for any reason 

any provision that is not essential to the effectuation of the basic purposes of the Agreement is 
determined to be invalid and contrary to any existing or future law, such invalidity shall not 
impair the operation of or affect those provisions of this Agreement that are valid. 

 
Section 12.  Binding Provisions 

 
The covenants and agreements contained herein shall be binding upon and inure to the 

benefit of the heirs, legal representatives, successors, and assignees of the respective parties 
hereto, except in each case as expressly provided to the contrary in this Agreement. 
 
Section 13.  Counterparts 

 
This Agreement may be executed in several counterparts and all so executed shall 

constitute one agreement binding on all parties hereto, notwithstanding that all the parties 
have not signed the original or the same counterpart. 

 
Section 14.  Governing Law 
 

This Agreement shall be construed and enforced in accordance with the laws of the 
Commonwealth of Virginia without regard to principles of conflicts of law. Notwithstanding the 
foregoing, Company, Investor Member, and Grantee do not intend the Refusal Right in this 
Agreement to be a common law right of first refusal but rather intend it to be understood and 
interpreted as a mechanism authorized by Section 42 of the Code to allow nonprofit entities to 
preserve affordable housing for low-income families in accordance with Grantee’s charitable 
objectives. 

 
Section 15.  Headings 
 

All headings in this Agreement are for convenience of reference only. Masculine, 
feminine, or neuter gender shall include all other genders, the singular shall include the plural, 
and vice versa as the context may require. 

 
Section 16.  Amendments 

 
This Agreement shall not be amended except by written agreement between Grantee 

and the Owner with the consent of each of the Consenting Members [and Virginia Housing]. 
 

Section 17.  Time 
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Time is of the essence with respect to this Agreement, and all provisions relating thereto 
shall be so construed. 

 
Section 18.  Legal Fees 

 
Except as otherwise provided herein, in the event that legal proceedings are 

commenced by the Owner against the Grantee or by the Grantee against the Owner in 
connection with this Agreement or the transactions contemplated hereby, the prevailing party 
shall be entitled to recover all reasonable attorney’s fees and expenses. 

 
Section 19.  Subordination 

 
This Agreement is and shall remain automatically subject and subordinate to any bona 

fide mortgage to (or assigned to) an institutional or governmental lender with respect to the 
Project. In the event of a foreclosure of any such mortgage or of the giving of a deed in lieu of 
foreclosure to any such mortgagee, this Agreement shall become void and shall be of no further 
force or effect. 

 
Section 20. Rule Against Perpetuities Savings Clause 

 
The term of this Agreement will be ninety years commencing on the date first written 

above unless sooner terminated pursuant to the provisions hereof. If any provision of this 
Agreement is construed as violating and applicable “Rule Against Perpetuities” by statute or 
common law, such provision will be deemed to remain in effect only until the death of the last 
survivor of the now-living descendants of any member of the 116th Congress of the United 
States, plus twenty-one (21) years thereafter. This Agreement and the Refusal Right herein 
granted are covenants running with the land, and the terms and provisions hereof will be 
binding upon, inure to the benefits of, and be enforceable by the parties hereto and their 
respective successors and assigns. 

 
Section 21. Third-Party Beneficiary; Virginia Housing Rights and Powers 

 
Virginia Housing shall be a third-party beneficiary to this Agreement, and the benefits 

of all of the covenants and restrictions hereof shall inure to the benefit of Virginia Housing, 
including the right, in addition to all other remedies provided by law or in equity, to apply to 
any court of competent jurisdiction within the Commonwealth of Virginia to enforce specific 
performance by the parties or to obtain an injunction against any violations hereof, or to obtain 
such other relief as may be appropriate. Virginia Housing and its agents shall have those rights 
and powers with respect to the Project as set forth in the Act and the Virginia Housing Rules 
and Regulations promulgated thereunder, including, without limitation, those rights and 
powers set forth in Chapter 1.2 of Title 365 of the Code of Virginia (1950), as amended, and 
13VAC10-180-10 et seq., as amended. 

 
[Signatures appear on following pages] 
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Right of First Refusal Agreement [Project name] Apartments Signature Page 1 of __ 

 
IN WITNESS WHEREOF, the parƟes hereto have caused this Right of First Refusal Agreement to be 

executed by their duly authorized representaƟves as of the date first stated above. 
 

OWNER: 
 
CREIGHTON PHASE C LLC, a Virgina limited liability company 
 
By: Creighton Phase C MM LLC, its managing member 
 
By: _________________________________________ 
 
Its: _________________________________________ 

 
 
_________________ OF ______________ 
 
_________________ of _______________, to-wit: 
 

The foregoing instrument was acknowledged before me this ____day of ____________, 20___, by 

_____________________________________________________________________________________ 

____________________________________________________________________________________, 

on behalf of __________________________________________________________________________, 

a _________________________________________________. 

 
SEAL:       _______________________________________ 

Notary Public 
 

Commission expires: ______________________ 
 
RegistraƟon No. _________________________ 
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Right of First Refusal Agreement for [PROJECT NAME] Apartments--Signature Page 2 of __ 
 
 

GRANTEE: 
 
RICHMOND REDEVELOPMENT AND HOUSING AUTHORITY, a poliƟcal 
subdivision of the Commonwealth of Virgina  
 
By: _________________________________________ 
 
Its: _________________________________________ 

 
 
_________________ OF ______________ 
 
_________________ of _______________, to-wit: 
 

The foregoing instrument was acknowledged before me this ____day of ____________, 20___, by 

_____________________________________________________________________________________ 

____________________________________________________________________________________, 

on behalf of __________________________________________________________________________, 

a _________________________________________________. 

 
SEAL:       _______________________________________ 

Notary Public 
 

Commission expires: ______________________ 
 
RegistraƟon No. _________________________ 
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Right of First Refusal Agreement for [PROJECT NAME] Apartments--Signature Page 3 of __ 

 
 

MANAGING MEMBER: 
 
CREIGHTON PHASE C MM LCC, a Virginia limited liability company 
 
By: _________________________________________ 
 
Its: _________________________________________ 

 
 
_________________ OF ______________ 
 
_________________ of _______________, to-wit: 
 

The foregoing instrument was acknowledged before me this ____day of ____________, 20___, by 

_____________________________________________________________________________________ 

____________________________________________________________________________________, 

on behalf of __________________________________________________________________________, 

a _________________________________________________. 

 
SEAL:       _______________________________________ 

Notary Public 
 

Commission expires: ______________________ 
 
RegistraƟon No. _________________________ 
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Right of First Refusal Agreement for [PROJECT NAME] Apartments--Signature Page 4 of __ 
 
  
 

INVESTOR MEMBER: 
 
[INVESTOR MEMBER], a [Virginia] limited liability company 
 
By: _________________________________________ 
 
Its: _________________________________________ 

 
 
_________________ OF ______________ 
 
_________________ of _______________, to-wit: 
 

The foregoing instrument was acknowledged before me this ____day of ____________, 20___, by 

_____________________________________________________________________________________ 

____________________________________________________________________________________, 

on behalf of __________________________________________________________________________, 

a _________________________________________________. 

 
SEAL:       _______________________________________ 

Notary Public 
 

Commission expires: ______________________ 
 
RegistraƟon No. __________________________  
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Right of First Refusal Agreement for [PROJECT NAME] Apartments--Signature Page 5 of __ 
 
  
 

SPECIAL MEMBER: 
 
[SPECIAL MEMBER], a [Virginia] limited liability company 
 
By: _________________________________________ 
 
Its: _________________________________________ 

 
 
_________________ OF ______________ 
 
_________________ of _______________, to-wit: 
 

The foregoing instrument was acknowledged before me this ____day of ____________, 20___, by 

_____________________________________________________________________________________ 

____________________________________________________________________________________, 

on behalf of __________________________________________________________________________, 

a _________________________________________________. 

 
SEAL:       _______________________________________ 

Notary Public 
 

Commission expires: ______________________ 
 
RegistraƟon No. __________________________  

 
 



 

EXHIBIT A  
LEGAL DESCRIPTION 

 
[ insert legal descripƟon] 



Right of First Refusal Template A

Applicants seeking points for a Right of First Refusal must use Virginia Housing’s form Right of First

Refusal (ROFR) template:

 Template A: may be utilized by all applicants and must be used by all applicants unable to certify

to Virginia Housing’s form Previous Participation Certification without striking any standard

provisions.

 Template B: may only be utilized by applicants who submit Virginia Housing’s form Previous

Participation Certification with their respective Application without striking any standard

provisions.

The Right of First Refusal submitted as part of the application must be accompanied by a blackline

showing that no changes have been made to this form beyond those necessary to complete it (e.g.

filling in blanks, selecting bracketed language as appropriate).
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RECORDING REQUESTED BY:______________________________ AND
WHEN RECORDED MAIL TO: _______________________________

___________________________

RIGHT OF FIRST REFUSAL AGREEMENT

([PROJECT NAME]Creighton Phase C Apartments)

RIGHT OF FIRST REFUSAL AGREEMENT (the “Agreement”) dated as of [Closing Date]
by and among [OWNER ENTITY]Creighton Phase C LLC, a Virginia limited liability company (the
“Owner” or the “Company”), [GRANTEE ENTITY], a Virginia nonstock nonprofit

corporationRichmond Redevelopment and Housing Authority, a political subdivision of the
Commonwealth of Virginia (the “Grantee”), and is consented to by [MANAGING MEMBER

ENTITY]Creigton Phase C MM LLC, a Virginia limited liability company (the “Managing
Member”), [INVESTOR ENTITY], a [_________________] limited liability company (the
“Investor Member”), and [SPECIAL MEMBER ENTITY], a [_________________] limited liability
company (the “Special Member”), and Virginia Housing Development Authority, a political
subdivision of the Commonwealth of Virginia (“Virginia Housing”), as third-party beneficiary.
The Managing Member, the Investor Member, and the Special Member are sometimes
collectively referred to herein as the “Consenting Members.” The Investor Member and
Special Member are sometimes collectively referred to herein as the “Non-Managing
Members.” This Agreement shall be fully binding upon and inure to the benefit of the parties
and their successors and assigns to the foregoing.

Recitals

A.  The Owner, pursuant to its [Amended and Restated] Operating Agreement dated
on or about the date hereof by and among the Consenting Members (the “Operating
Agreement”), is engaged in the ownership and operation of an [ _______________ ]-unit
apartment project for families located in [_______________]the City of Richmond, Virginia and
commonly known as “[Project name]Creighton Phase C Apartments” (the “Project”). The real
property comprising the Project is legally defined in Exhibit A; and

B.  The Grantee is, or its permitted assignee, will be a qualified nonprofit organization
as defined within Section 42 of the Internal Revenue Code of 1986, as amended, (the
“Code”)[If Applicant competed for Credits within the nonprofit pool or received points for nonprofit 

participation in the Project, include the following:  and is both a member of the Managing
Member of the Owner and instrumental to the development and operation of the Project];
and

C.  The Owner desires to give, grant, bargain, sell, and convey to the Grantee certain
rights of first refusal to purchase the Project on the terms and conditions set forth herein;
and
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D.  Capitalized terms used herein and not otherwise defined shall have the meanings
outlined in the Operating Agreement.

NOW, THEREFORE, in consideration of the foregoing, of the mutual promises of the
parties hereto and of other good and valuable consideration, the receipt and sufficiency of
which the parties hereto acknowledge, the parties hereby agree as follows:

Section 1.  Right of First Refusal

The Owner hereby grants to the Grantee a right of first refusal (the “Refusal Right”) to
purchase the real or leasehold estate, fixtures, and personal property comprising the Project
or associated with the physical operation thereof and owned by the Company at the time
(the “Property”), for the price and subject to the other terms and conditions set forth below.
The Property will include any reserves of the Partnership that are required by the Virginia
Housing Development Authority (“Virginia Housing” or the “Credit Authority”), or any lender
of a loan being assumed in connection with the exercise of the Refusal Right to remain with
the Project.

Section 2.  Exercise of Refusal Right; Purchase Price

A.  After the end of the Compliance Period, the Company agrees that it will not sell
the Property or any portion thereof without first offering the Property to the Grantee (the
“Refusal Right”), for the Purchase Price (as defined in Section 3); provided, however, that
such Refusal Right shall be conditioned upon the receipt by the Company of a “bona fide
offer” (the acceptance or rejection of which shall not require the Consent of the Members).
The Company shall give the notice of its receipt of such offer (the “Offer Notice”) and shall
deliver a copy of the Offer Notice to the Grantee and to Virginia Housing. Upon receipt of the
Offer Notice by the Grantee and by Virginia Housing, the Grantee shall have ninety (90) days
to deliver to the Company a written notice of its intent to exercise the Refusal Right (the
“Election Notice”). An offer made with the purchase price and basic terms of the proposed
sale from a third party shall constitute a “bona fide offer” for purposes of this Agreement.
Such offer:

 (i) may be solicited by the Grantee or the Managing Member (with such
solicitation permitted to begin at any time following the end of the fourteenth
(14th) year of the Compliance Period, provided that the Election Notice may
not be sent until the end of the Compliance Period); and

(ii) may contain customary due diligence, financing, and other contingencies.
Notwithstanding anything to the contrary herein, a sale of the Project pursuant
to the Refusal Right shall not require the Consent of the Non- Managing
Members [or of Virginia Housing].
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B.    If the Grantee fails to deliver the Election Notice within ninety (90) days of receipt
of the Offer Notice, then its Refusal Right shall automatically transfer to Virginia Housing, and
Virginia Housing shall have sixty (60) days from that date to deliver to the Company the
Election Notice or to transfer its Refusal Right to another Qualified Beneficiary (as defined
herein) to deliver the Election Notice within the same period.

C. If a Qualified Beneficiary fails to deliver the Election Notice to the Company
within 150 days of the date both Grantee and Virginia Housing have received a copy of the
Offer Notice or if such Election Notice is delivered but the purchase of the Project is not
consummated by the Grantee, Virginia Housing, or any other Qualified Beneficiary within 270
days from the date of delivery of the Election Notice (each, individually, a “Terminating
Event”), then its Refusal Right shall terminate, and the Company shall be permitted to sell the
Property free of the Refusal Right.

Section 3.  Purchase Price; Closing

A.  The purchase price for the Property pursuant to the Refusal Right (the “Purchase
Price”) shall equal the sum of (i) the principal amount of all outstanding indebtedness
secured by the Project, and any accrued interest on any of such debts and (ii) all federal,
State, and local taxes attributable to such sale, including those incurred or to be incurred by
the partners or members of the Non-Managing Members. Notwithstanding the foregoing,
however, the Purchase Price shall never be less than the amount of the “minimum purchase
price” as defined in Section 42(i)(7)(B) of the Code. The Refusal Right granted hereunder is
intended to satisfy the requirements of Section 42(i)(7) of the Code and shall be interpreted
consistently therewith. In computing such price, it shall be assumed that each of the
Non-Managing Members of the Owner (or their constituent partners or members) has an
effective combined federal, state and local income tax rate equal to the maximum of such
rates in effect on the date of Closing.

B.  All costs of the Grantee’s purchase of the Property pursuant to the Refusal Right,
including any filing fees, shall be paid by the Grantee.

C.  The Purchase Price shall be paid at Closing in either of the following methods:

(i) the payment of all cash or immediately available funds at Closing; or

(ii) the assumption of any assumable Loans if Grantee has obtained the consent of
the lenders to the assumption of such Loans, which consent shall be secured at
the sole cost and expense of Grantee; provided, however, that any Purchase
Price balance remaining after the assumption of the Loans shall be paid by
Grantee in immediately available funds.

Section 4.  Conditions Precedent; Termination
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A.  Notwithstanding anything in this Agreement to the contrary, the right of the
Grantee to exercise the Refusal Right and consummate any purchase pursuant thereto is
contingent on each of the following being true and correct at the time of exercise of the
Refusal Right and any purchase pursuant thereto:

(i) the Grantee or its assignee shall be a “qualified nonprofit organization” as
defined in Section 42(h)(5)(C) of the Code or another qualified purchaser
described in Section 42(i)(7)(A) of the Code (collectively, each, a Qualified
Beneficiary”); and

(ii) the Project continues to be a “qualified low-income housing project” within the
meaning of Section 42 of the Code.

B.  This Agreement shall automatically terminate upon the occurrence of any of the
following events and, if terminated, shall not be reinstated unless such reinstatement is
agreed to in writing and signed by the Grantee and each of the Consenting Members:

(i) the transfer of the Property to a lender in total or partial satisfaction of any
loan; or

(ii) any transfer or attempted transfer of all or any part of the Refusal Right by the
Grantee, whether by operation of law or otherwise, except as otherwise
permitted under Section 7 of this Agreement; or

(iii) the Project ceases to be a “qualified low-income housing project” within the
meaning of Section 42 of the Code; or (iv) the Grantee fails to deliver its
Election Notice or consummate the purchase of the Property within the
timeframes outlined in Section 2 above.

C.  If the Investor Member removes the Managing Member from the Company for
failure to cure a default under the Operating Agreement after all applicable notice and cure
periods, the Investor Member may elect to exercise any rights it has under the Operating
Agreement to terminate this Agreement and to exercise any rights it has under the Operating
Agreement to release this Agreement as a lien against the Project, upon first obtaining the
prior written consent of Virginia Housing, which consent may be granted or withheld in
Virginia Housing’s sole discretion.

Section 5.  Contract and Closing

Upon determination of the purchase price, the Owner and the Grantee shall enter
into a written contract for the purchase and sale of the Property in accordance with the
terms of this Agreement and containing such other terms and conditions as are standard and
customary for similar commercial transactions in the geographic area which the Property is
located, providing for a closing (the “Closing”) to occur in the City/County of
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[_______________] of Richmond, Virginia not later than the timeframes set forth in Section 2.
In the absence of any such contract, this Agreement shall be specifically enforceable upon the
exercise of the Refusal Right.

Section 6.  Conveyance and Condition of the Property

The Owner's right, title, and interest in the Property shall be conveyed by quitclaim
deed or an assignment of lease, subject to such liens, encumbrances, and parties in
possession as shall exist as of the date of Closing. The Grantee shall accept the Property “AS
IS, WHERE IS” and “WITH ALL FAULTS AND DEFECTS,” latent or otherwise, without any
warranty or representation as to the condition thereof whatsoever, including without
limitation, without any warranty as to fitness for a particular purpose, habitability, or
otherwise and no indemnity for hazardous waste or other conditions with respect to the
Property will be provided. It is a condition to Closing that all amounts due to the Owner and
the Investor Member from the Grantee or its Affiliates be paid in full. The Grantee shall pay
all closing costs, including, without limitation, the Owner’s attorney’s fees. Upon closing, the
Owner shall deliver to the Grantee, along with the deed or assignment of the lease to the
property, an ALTA owner’s (leasehold, as applicable) title insurance policy dated as of the
close of escrow in the amount of the purchase price, subject to the liens, encumbrances, and
other exceptions then affecting the title.

Section 7.  Transfer

The Refusal Right shall not be transferred without the Consent of the Investor
Member, except that the Grantee may assign all or any of its rights under this Agreement to
Virginia Housing, or to an Affiliate of Grantee (a “Permitted Assignee”) at the election and
direction of the Grantee, or to any assignee that shall be a “qualified nonprofit organization”
as defined in Section 42(h)(5)(C) of the Code or another qualified purchaser described in
Section 42 of the Code (collectively, each, a “Qualified Beneficiary”).

In the case of any transfer of the Refusal Right, (i) all rights, conditions, and
restrictions applicable to the exercise or transfer of the Refusal Right or to the purchase of
the Property pursuant thereto shall also apply to such transferee, and (ii) such transferee
shall be disqualified from the exercise of any rights hereunder at all times during which the
transferor (whether the Grantee or Virginia Housing) would have been ineligible to exercise
such rights hereunder had it not effected such transfer.

Section 8.  Rights Subordinate; Priority of Requirements of Section 42 of the Code

This Agreement is subordinate in all respects to any regulatory agreements and to the
terms and conditions of the Mortgage Loans encumbering the Property. In addition, it is the
intention of the parties that nothing in this Agreement be construed to affect the Owner’s
status as owner of the Property for federal income tax purposes prior to exercise of the
Refusal Right granted hereunder. Accordingly, notwithstanding anything to the contrary
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contained herein, both the grant and the exercise of the Refusal Right shall be subject in all
respects to all applicable provisions of Section 42 of the Code, including, in particular, Section
42(i)(7). In the event of a conflict between the provisions contained in this Agreement and
Section 42 of the Code, the provisions of Section 42 shall control.

Section 9.  Option to Purchase

A.  The parties hereto agree that if either the Code is revised or the Service hereafter
issues public authority to permit the owner of a low-income housing tax credit project to
grant an “option to purchase” pursuant to Section 42(i)(7) of the Code (or other applicable
provision of Section 42) as opposed to a “right of first refusal” without adversely affecting the
status of such owner as owner of its project for federal income tax purposes, then the parties
shall amend this Agreement and the Owner shall grant the Grantee an option to purchase the
Property at the Purchase Price provided in Section 3 hereof and that meets the requirements
of Code Section 42.

B.  The parties hereto agree that if either the Code is revised or the Service hereafter
issues public authority to permit the owner of a low-income housing tax credit project to
grant a ”right of first refusal to purchase partner interests’’ and/or “purchase option to
purchase partner interests” pursuant to Section 42(i)(7) of the Code (or other applicable
provision) as opposed to a “right of first refusal to purchase the Project” without adversely
affecting the status of such owner as owner of its project for federal income tax purposes (or
the status of the Investor Member as a partner of the Company for federal income tax
purposes) then the parties shall amend this Agreement and the Investor Members shall
provide a right of first refusal and/or purchase option, as the case may be, to acquire their
Interests for the Purchase Price provided in Section 3 hereof and that meets the
requirements of Code Section 42.

Section 10.  Notice

Except as otherwise specifically provided herein, all notices, demands or other
communications hereunder shall be in writing by hand delivery (whether personally or by
courier or other delivery service) or by certified mail, return receipt requested, to the parties
hereto at the addresses set forth below, or to such other place as a party may from time to
time designate in writing.  Any such notice(s) shall be deemed given when received at such
address or place or, in the case of certified mail, three (3) days after date of mailing.

(A) If to the Owner, at the principal office of the Company set forth in Article II of
the Operating Agreement;

(B) If to a Consenting Member, at their respective addresses set forth in Schedule
A of the Operating Agreement;
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(C) If to the Grantee, [_______________], [_______________]at 600 East Broad
Street, 4th Floor, Richmond, VA 23219, Attn: Chief Executive Officer;

(D) [_______________]; and

(E) If to Virginia Housing:

Virginia Housing Development Authority
c/o Director of Tax Credit Programs
601 S Belvidere Street
Richmond, Virginia 23220

Section 11.  Severability of Provisions

Each provision of this Agreement shall be considered severable, and if for any reason
any provision that is not essential to the effectuation of the basic purposes of the Agreement
is determined to be invalid and contrary to any existing or future law, such invalidity shall not
impair the operation of or affect those provisions of this Agreement that are valid.

Section 12.  Binding Provisions

The covenants and agreements contained herein shall be binding upon and inure to
the benefit of the heirs, legal representatives, successors, and assignees of the respective
parties hereto, except in each case as expressly provided to the contrary in this Agreement.

Section 13.  Counterparts

This Agreement may be executed in several counterparts and all so executed shall
constitute one agreement binding on all parties hereto, notwithstanding that all the parties
have not signed the original or the same counterpart.

Section 14.  Governing Law

This Agreement shall be construed and enforced in accordance with the laws of the
Commonwealth of Virginia without regard to principles of conflicts of law. Notwithstanding
the foregoing, Company, Investor Member, and Grantee do not intend the Refusal Right in
this Agreement to be a common law right of first refusal but rather intend it to be
understood and interpreted as a mechanism authorized by Section 42 of the Code to allow
nonprofit entities to preserve affordable housing for low-income families in accordance with
Grantee’s charitable objectives.

Section 15.  Headings
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All headings in this Agreement are for convenience of reference only. Masculine,
feminine, or neuter gender shall include all other genders, the singular shall include the
plural, and vice versa as the context may require.

Section 16.  Amendments

This Agreement shall not be amended except by written agreement between Grantee
and the Owner with the consent of each of the Consenting Members [and Virginia Housing].

Section 17.  Time

Time is of the essence with respect to this Agreement, and all provisions relating
thereto shall be so construed.

Section 18.  Legal Fees

Except as otherwise provided herein, in the event that legal proceedings are
commenced by the Owner against the Grantee or by the Grantee against the Owner in
connection with this Agreement or the transactions contemplated hereby, the prevailing
party shall be entitled to recover all reasonable attorney’s fees and expenses.

Section 19.  Subordination

This Agreement is and shall remain automatically subject and subordinate to any bona
fide mortgage to (or assigned to) an institutional or governmental lender with respect to the
Project. In the event of a foreclosure of any such mortgage or of the giving of a deed in lieu of
foreclosure to any such mortgagee, this Agreement shall become void and shall be of no
further force or effect.

Section 20. Rule Against Perpetuities Savings Clause

The term of this Agreement will be ninety years commencing on the date first written
above unless sooner terminated pursuant to the provisions hereof. If any provision of this
Agreement is construed as violating and applicable “Rule Against Perpetuities” by statute or
common law, such provision will be deemed to remain in effect only until the death of the
last survivor of the now-living descendants of any member of the 116th Congress of the
United States, plus twenty-one (21) years thereafter. This Agreement and the Refusal Right
herein granted are covenants running with the land, and the terms and provisions hereof will
be binding upon, inure to the benefits of, and be enforceable by the parties hereto and their
respective successors and assigns.

Section 21. Third-Party Beneficiary; Virginia Housing Rights and Powers
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Virginia Housing shall be a third-party beneficiary to this Agreement, and the benefits
of all of the covenants and restrictions hereof shall inure to the benefit of Virginia Housing,
including the right, in addition to all other remedies provided by law or in equity, to apply to
any court of competent jurisdiction within the Commonwealth of Virginia to enforce specific
performance by the parties or to obtain an injunction against any violations hereof, or to
obtain such other relief as may be appropriate. Virginia Housing and its agents shall have
those rights and powers with respect to the Project as set forth in the Act and the Virginia
Housing Rules and Regulations promulgated thereunder, including, without limitation, those
rights and powers set forth in Chapter 1.2 of Title 365 of the Code of Virginia (1950), as
amended, and 13VAC10-180-10 et seq., as amended.

[Signatures appear on following pages]
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Right of First Refusal Agreement [Project name] Apartments Signature Page 1 of __

IN WITNESS WHEREOF, the parties hereto have caused this Right of First Refusal Agreement to

be executed by their duly authorized representatives as of the date first stated above.

OWNER:

[OWNER], a [Virginia]CREIGHTON PHASE C LLC, a Virgina limited liability

company

By: Creighton Phase C MM LLC, its managing member

By: _________________________________________

Its: _________________________________________

_________________ OF ______________

_________________ of _______________, to-wit:

The foregoing instrument was acknowledged before me this ____day of ____________, 20___,

by

____________________________________________________________________________________

_

____________________________________________________________________________________,

on behalf of __________________________________________________________________________,

a _________________________________________________.

SEAL: _______________________________________
Notary Public

Commission expires:
______________________

Registration No. _________________________
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Right of First Refusal Agreement for [PROJECT NAME] Apartments--Signature Page 2 of __

GRANTEE:

[GRANTEE], a [Virginia] limited liability company

RICHMOND REDEVELOPMENT AND HOUSING AUTHORITY, a political

subdivision of the Commonwealth of Virgina 

By: _________________________________________

Its: _________________________________________

_________________ OF ______________

_________________ of _______________, to-wit:

The foregoing instrument was acknowledged before me this ____day of ____________, 20___,

by

____________________________________________________________________________________

_

____________________________________________________________________________________,

on behalf of __________________________________________________________________________,

a _________________________________________________.

SEAL: _______________________________________
Notary Public

Commission expires:
______________________

Registration No. _________________________
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Right of First Refusal Agreement for [PROJECT NAME] Apartments--Signature Page 3 of __

MANAGING MEMBER:

[MANAGING MEMBER], a [CREIGHTON PHASE C MM LCC, a Virginia]

limited liability company

By: _________________________________________

Its: _________________________________________

_________________ OF ______________

_________________ of _______________, to-wit:

The foregoing instrument was acknowledged before me this ____day of ____________, 20___,

by

____________________________________________________________________________________

_

____________________________________________________________________________________,

on behalf of __________________________________________________________________________,

a _________________________________________________.

SEAL: _______________________________________
Notary Public

Commission expires:
______________________

Registration No. _________________________



4907-9929-2822.34907-9929-2822.3

[15]
Right of First Refusal Template A (rev 2025-04-14)

Right of First Refusal Agreement for [PROJECT NAME] Apartments--Signature Page 4 of __

INVESTOR MEMBER:

[INVESTOR MEMBER], a [Virginia] limited liability company

By: _________________________________________

Its: _________________________________________

_________________ OF ______________

_________________ of _______________, to-wit:

The foregoing instrument was acknowledged before me this ____day of ____________, 20___,

by

____________________________________________________________________________________

_

____________________________________________________________________________________,

on behalf of __________________________________________________________________________,

a _________________________________________________.

SEAL: _______________________________________
Notary Public

Commission expires:
______________________

Registration No.

__________________________
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Right of First Refusal Agreement for [PROJECT NAME] Apartments--Signature Page 5 of __

SPECIAL MEMBER:

[SPECIAL MEMBER], a [Virginia] limited liability company

By: _________________________________________

Its: _________________________________________

_________________ OF ______________

_________________ of _______________, to-wit:

The foregoing instrument was acknowledged before me this ____day of ____________, 20___,

by

____________________________________________________________________________________

_

____________________________________________________________________________________,

on behalf of __________________________________________________________________________,

a _________________________________________________.

SEAL: _______________________________________
Notary Public

Commission expires:
______________________

Registration No.

__________________________
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[ insert legal description]
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Internet Safety Plan and Resident Information Form 



Creighton Phase C
Resident Internet Education Information 

1003 K  STREET, NW, SUITE 700 
WASHINGTON, D.C. 20001 

P. 202.552.2500
TCBINC.

TCB provides free wifi access to residents. Please see the following links for helpful educational 
references for internet education. In addition, please see resources available at the Richmond 
Public Library, and on the internet, for additional internet education information. 

https://rvalibrary.org/services/online‐resources/#online‐learning 

https://www.wikihow.com/Use‐the‐Internet 

https://www.digitalunite.com/technology‐guides/using‐internet/searching‐browsing/ten‐top‐ tips‐
using‐internet 

https://cheekymunkey.co.uk/using‐the‐internet‐for‐seniors‐beginners‐guide/ 

https://www.oag.state.va.us/CCSWEB2/files/Internet_Safety.pdf 

Creighton Phase C   
Internet Security Plan 

The  Internet service at Creighton Phase C will have a  rotating password  that  is only accessible 
to residents.  The  network  router  will  be  in  a  secure  area  to  which  tenants  will  not  have  
access. The router will have a secure firewall to prevent data breaches. 

At  move‐in,  we  will  provide  Tenants  with  the  attached  security  and  safety  information  and  
guidelines and  will  ask  Tenants  to sign  an  Acknowledgment of  Responsibilities  statement  to 
ensure that they are educated in the Internet safety and security guidelines. 
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Creighton Phase C Internet Guidelines Acknowledgment 

I  ,  have  read,  understand,  acknowledge  and  agree  to  be  
bound by the recommendations, guidelines, terms, and conditions outlined in  the Creighton Phase 
A Internet  Guidelines  Manual  (provided  to  Resident).  The  Internet  Guideline  Manual outlines and  
summarizes the proper use and  safety guidelines when using the  Internet  Services provided at the 
Creighton Renaissance Community Center. 

I understand that the Internet Guideline Manual and handbook contains information that will assist me 
and  my  guests  in  the  proper  use  of  the  Internet  made  available  by  Creighton  Phase  A.  I  also  
understand that I will be held accountable for my behavior, as well as for my guests’ behavior, and may 
be subject to legal and/or financial consequences related to any misuses as  outlined in the Internet  
Guideline Manual. 

By signing below,  I acknowledge that  I have read, agree to, and understand the terms of all  items 
contained in Creighton Phase C’s Internet Guideline Manual. 

Resident Name:          
Resident  Signature:   
Resident  Signature:   



RESIDENT INTERNET SERVICE - Acknowledgement of Responsibilities 

By signing below, I acknowledge that I have thoroughly reviewed the Internet Security Plan and 
understand the general rules of operation prior to use. I understand my responsibility as a user of 
the Internet and I agree to abide by the following Rules of Operation at all times. 

Rules of Operation 

 Computer usage for the purpose of illegal activity is absolutely NOT permitted and will 

be reported to authorities. 

 Do not access pornographic or illicit sites via the internet. 

 No smoking in the community room or business center. 

 No profanity will be tolerated on-line or in-person. 

 No rough-housing in the community room or business center. 

 Surf at your own risk. 

If there is any question regarding my or my child’s behavior while using the community internet 
(including but not limited to, rough-housing, misuse of equipment, etc.), I or my child may be 
suspended from using the Internet service. 

By:________________________ _____________ 

Name (Print): Date 



Internet Safety 
Playing it safe while playing online 



Hi there kids! I am Charlie Cardinal and this is Speedy the Crime 
Fighting Hamster. We are here to introduce you to the basics of 
Internet Safety and some of the villains you need to watch out for. 
There are some bad characters out there,  so you have to protect 

yourself. Your parents 
won’t always be there to 
watch out for you, so stay 
sharp, learn all you can, 
and stay safe! 
 



Privacy & Personal Information 
Privacy is being able to keep things secret or hidden from others. 

Personal Information is information about you or your family such as 
your address, a social security number, your parent’s bank account, or 
how much money they have. 

Criminals love to get people’s personal information because they can pretend to be 
you, or use your money to buy things.  

They can also make money off of your information by selling it to others.  
Companies or other criminals will use your info to send you junk mail or spam 
emails. 

Criminals learning your address can be very bad. They may break in and steal from 
you. Protect your safety and your belongings, by keeping your information a secret. 

These bad people may even use your personal information to trick someone else in 
your circle of friends and family. People sometimes tell criminals things that they 
shouldn’t if they think that they are communicating with someone they know. 

Think before you click Do you know who sent that email? 



Passwords 
One of the most important things you need to learn is how to create 
strong passwords. A password is a code you type in to let the computer 
know it is really you. 

Having an easy to guess password could allow someone to snoop around in your 
private information. 

A great tool online that creates kid friendly passwords is 
the website, www.dinopass.com 

The way to make your password strong is to never use your name or 
your birthday. Use something hard to guess, but easy for you to 
remember. Make your password at least 8 characters long, and mixing 
numbers, symbols, and upper and lower case letters makes the password 
strong just like Speedy.  Avoid using the same password over and over. 
That way if they do figure out your password, they only gain access to 
one account. And never leave your passwords written down where 
someone can find it. 

nu
st
T
on



Spam 
Spam is basically email that you receive from different companies or strangers that you 
did not sign up for. Most times it isn’t from real companies and usually the sender is up 
to no good. 

Spam emails can sometimes be a phishing scam. Phishing emails are emails that look 
like it is from some trusted source. A place like your bank, the IRS where taxes are 
collected, or some other business you shop with often. They make their email look like 
it is the real thing with logos, and they put links in the email baiting you to click them. 
Once you click the link, you could be launching a program that can damage your 
computer  in some way or collect your personal information. 

Spam emails can also use winning a sweepstakes or some other type prize to trick you 
into trusting the email source. After they hook you in, they inform you that to collect 
your prize, you must give them your credit card number.  

How do you know it is spam? 

Spam emails typically have a bunch of spelling and grammar 
errors or a mention of someone you don’t know in the subject 
line. Don’t Open It! Delete those emails right away. 



Malware 
Malware is a program written with the intent to harm your computer in 
some way.  
 
Programs such as this, may be waiting for you to do something(a trigger), so 
that it can run. This could be the clicking of the link or opening an email 
attachment. 
 
When searching for free downloads online, be very careful. There are a lot 
of sites out there trying to trick you. They will pay to make their site get 
returned at the top of the list of search results. Then when you access the 
page, they use blinking buttons to trick you to click. The result of clicking 
usually ends up being your computer loaded up with malware. 
 
Once your machine is infected, it can change browser settings, create 
unusual popup ads on your computer and then pass the malware on to 
someone else. 
 
 



Spyware 
Spyware is a program that gets onto your computer through a download or 
a virus and it gathers information about you and sends this back to its 
creator. 

Some of the types of information spyware might send back to home base is 
email addresses of you or your contacts, passwords, account numbers, and 
credit card numbers. 

Some spyware out there records how you use your computer and what you 
search for online. 



Adware 
Adware is software that you are allowed to use by the author because of the 
advertisements that pop up occasionally during the game. Many of these 
type games you will find in the form of apps on your phone or devices.  

Through the addition of advertisments, the developer gains some income 
that may supplement  a discount to the user, sometimes making the software 
free. 

Often after using the product with the ads, 
a consumer will purchase the software to get rid of 
the ads. 
http://www.pctools.com/security-news/what-is-adware-and-spyware/ 



Trojan Horse 

A Trojan horse virus is a form of malware that is dressed 
up as something interesting or software from a source we 
are familiar with. The purpose is to trick the person into 
installing it. This allows the creator of the Trojan to do 
damage to data or software on your computer.  They also 
will set up a ‘back door’ or access point that allows them to 
access your system. 
 

Trojan viruses don’t spread by infecting other files and 
they cannot duplicate themselves. 
http://www.webopedia.com/DidYouKnow/Internet/virus.asp 

The name for the Trojan Horse virus was derived from tale of the Trojan Horse 
constructed by the Greeks to gain access to the city of Troy. The wooden horse was 
left at the gates as an offering to Athena. The horse was then wheeled into the city 
and out came Greek fighters hiding inside. http://www.britannica.com/topic/Trojan-horse 



Worms 
Worms are malware that can duplicate itself and spread to other computers.  
Worms always do something bad, even if it is just slowing things down. 
 
Worms will frequently set up the ability for computers to be taken over by 
the worm’s author by creating backdoors on the host computer. These 
computers are then called a “zombie computer”.  “Zombie computers” can 
be used to send out spam or as a shield to hide the web address of people 
who want to do bad things. 
http://www.webopedia.com/TERM/Z/zombie.html 

 
 



Virus 
 

A virus is a small program that is created to spread from one computer to 
the next and to mess up the way your computer works.  
 
Many times viruses hop from computer to computer via email attachments 
or messages. They can also hide in funny pictures(memes), e-cards, or other 
desirable file attachments. It can also be sent through an instant message. 
 
A virus can corrupt your data, or worse, delete it. It can also email copies of 
itself to your friends. 
 
Keeping your anti-virus software up to date is key to protecting against the 
latest viruses and other security threats. 
https://www.microsoft.com/security/pc-security/virus-whatis.aspx 



Social Media 

Something to remember is whatever  you post and say on your page can be 
shared by your friends. Think about what you post online, BEFORE you do it. 
What you post, could be seen by anyone at any time depending on your settings 
and the friends you keep. Because we can take pictures of our screens, there is 
really no setting that can protect you. Think twice about what you are sharing 
with others, so there are no regrets later. 
 
Make sure you know the people that you accept friend requests from. Sometimes 
people try to friend you to hack your Facebook account or access your contacts. 
Once you are hacked they will send out strange messages or friend requests to 
your contacts. Protect  your friends and yourself by being cautious with friends 
and creating strong passwords for your social media accounts.

Privacy settings on social media accounts are set up as public 
when you first get one. Unless you want everyone to be able to 
look at all of your photos and other private stuff, you must go 
into your account settings and change this. 
 



Geotagging 

When your photo is geotagged, this gives people information about your location. 
Letting outsiders know where you are, can allow them to plan to steal your 
belongings or vandalize your home. 
 
Consider if you post a photo every Wednesday in your outfit ready to walk to ball 
practice and geotagging is turned on.  This shows you have a routine and gives a 
rough area you will be in. A predator could come and take you away. 
 
Another issue with allowing the geotagging to occur is you don’t have control of 
your own privacy. Everyone does not need to know where you are all of the time, 
keep this information private. 
http://www.nytimes.com/2010/08/12/technology/personaltech 

Geotagging is the bit of data that your electronic device 
packages with your picture that has information about 
where the picture was taken. This is something that can be 
turned on and off in your device and typically comes turned 
on until you change the setting. 
 



Be Careful of What You Say! 
Defamation: Defamation is the blanket word used for all types of untrue statements 
made about others. Definition of Defamation on Law.com 

 
Slander: When someone orally tells one or more people an untruth about someone, 
which will harm the reputation of the person it is about. It is not slander if the 
untruth is in writing of some sort or if it is broadcast through television or radio. 
Definition of Slander on Law.com

 
Libel: This is where someone publishes to print(including pictures), written word, 
online posts, blogs, articles, or broadcast through radio, television, or film, an untruth 
about another which will do harm to the person’s reputation. Definition of Libel on Law.com 

 



Be Careful of What You Say! 
Much of the things people post online may get ignored, and you may get lucky and 
avoid legal action. But, when someone gets angry and files a lawsuit it can cause a 
major headache and possibly hit you hard in the wallet. 
 
You might think you should have a right to openly complain about a company and 
their bad service or lousy product. Well when it comes to this, it is not always that 
simple. You can get sued for this and even if the judge agrees with you, you still have 
to pay for a defense attorney. Think twice and make sure that whatever you have to 
say is worth any headache you may have pop up later. 
http://ideas.time.com/2013/01/07/yelp-reviewers-beware-you-can-get-sued/ 
 

On social media, people get into the habit of letting their emotions get the better of 
them and they end up speaking their minds about others online. When that person 
feels that this damages their character, they may opt to sue the other person for 
defamation. Even if their case is not successful, the stress, money, and time that you 
spend defending yourself is not worth it. To read more about defamatory social 
media posts, click here. 
 
 



Stranger Danger Online 
When you think of being on your computer or other electronic device in your own 
home, you probably think you are safe. Your mom is in the next room, what could 
happen? 
 
Well there are people online that are up to no good. They go in chat rooms and pop 
up on your instant messenger, looking for someone to “groom”.  
 
What is grooming you say? Well, grooming is when a stranger(can be any age) 
finds someone they are interested in, usually a minor. They act really nice and 
maybe they pretend they are much younger than they really are, like they are a kid 
just like you. Then they try to get you to like them and to trust them. They may ask 
you not to tell anyone you are talking to them. This is not okay and is a warning 
sign of a possible groomer. 
 
 
 



How to Protect Yourself in Online Chats 

• Choose chat sites designed for kids, such as www.kidzworld.com. Kidzworld is 
moderated and its aim is to protect kids from unwanted requests and online 
bullying. 

• Beware of people you don’t know. If they are asking too many questions or being 
too friendly they may be up to no good. 

• If someone asks you to send them a picture or sends you a picture or video that is 
inappropriate, tell an adult or report them to the site moderators. 

• Don’t give out personal information to strangers online 
• Don’t tell strangers where you live or give them your telephone number 
• Don’t send strangers pictures of you or others 
• If you are being bullied or threatened online, tell an adult or someone you trust 



Cyberbullying 

 • Cyberbullying is the willful and repeated harm inflicted through the use of 
computers, cell phones, and other electronic devices. 

 
• Using PhotoShop or other tools to create harassing images. 
 
• Posting jokes about another person on the internet 
 
• Using the internet to entice a group to physically harm another person. 
 
• Making threats online using IM, email, social networking sites, or other 

electronic devices. 

 



Consequences of Cyberbullying  
Anything that you write, pictures that you post, or videos that you upload can be used 
by your school to suspend you. 
 
College students have been removed from their athletic teams and lost college 
funding for writing negative comments about their coach. 
 
When applying to colleges, they will search online to see what kind of person you are. 
They can deny you access if they don’t like what they find. 
 
When businesses are looking at people to hire for a job they will many times use social 
media to see what kind of person they are. Mean or inappropriate type posts can 
prevent you from getting the job you desire.  
 
Cyberbullying can also be considered a crime and participating in this type of behavior 
can land you in big trouble. 



Consequences of Cyberbullying 
• § 18.2-152.7:1. Harassment by Computer; Penalty makes

cyberbullying a crime.
• Carries a $2500 fine and punishable by up to 12 months in

prison.

There are many websites designed to inform and 
decrease the number of bullying cases we see each year. 

If you experience cyberbullying or witness it, tell someone 
such as a school counselor, teacher, or a parent.  



The Effects of Cyberbullying 
• Victims feel depressed, sad, angry, and frustrated. 
 
• Victims become afraid and/or embarrassed to attend school. 
 
• Can lead to low self-worth, family problems, academic problems, 

school violence, and bad behavior. 
 
• Victims can also develop thoughts of killing themselves and possibly act 

on these feelings. 
 
• There are no positive effects of cyberbullying, only pain and suffering 

for the victims. 
 

• The affects of being bullied can affect the victim into adulthood and 
prevent them from being all they can be in the future. 



Dealing with Cyberbullying 
• Never do the same thing back, 2 wrongs don’t make a right 
• Tell them to stop  
• Block their access to you 
• Report it to the site you are on such as Facebook or Twitter 
• NEVER pass along messages from cyberbullies, stop the spread of this 

behavior 
• Set up privacy controls and keep the bully out of your friends list 
• Don’t be a cyberbully yourself 
• If you witness someone getting bullied, tell someone so it can be stopped. 

Many times the person being bullied won’t tell out of fear. 
• Spread the word that bullying is not cool 
• Don’t laugh or encourage the bully, it is not funny and it can lead to major 

trouble for the person doing the bullying. 



About Sexting 
“Sexting” is when someone sends or receives sexually explicit or non-PG Rated 
pictures or video electronically, mainly via cell phones or tablets. 
 
The numbers on how many teens say that they have sent/posted nude or semi-
nude pictures or videos of themselves is upsetting. 
20% of teens between 13 to 19 years of age have engaged in sexting. 
22% of teen girls 
18% of  teen boys 
11% of teen girls between 13 to 16 years of age have engaged in sexting. 
 
Did you know that if you forward a picture of a sexual or nude photo of 
someone underage, you are as responsible for the image as the original 
sender?? You can be charged with a crime. 
 
Many teens don’t realize that if you send a picture of yourself that is 
inappropriate and that picture ends up online, it could be there forever. You 
can never fully delete things that end up on the web. 



About Sexting 
There is no age minimum that protects young people from getting charged with a 
sexual offense.  
 
Something that you think is okay or just a joke, might land you in a ton of trouble. 
For example, you might take a picture of your friend naked to embarrass them, but if 
they are under the age of 18, this is considered production of child pornography.  
 
If you are sent something inappropriate, do not share it and don’t delete it. Tell an 
adult immediately. You may feel like you are getting your friend into trouble, but 
you are protecting yourself and you are protecting them.  They may not be thinking 
about the consequences or the effect this behavior can have on their future. 
 
Anyone that gets convicted of a sex offense, will have to register as a sex offender. 
Sex offenders have to keep their address updated and keep a current photo with the 
police. The information goes on the sex offender registry where anyone can go and 
see your picture and where you live online. 
 
REMEMBER: You can’t control what other people do with your photos. Even if you 
think you are sending it to someone you can trust, they may end up surprising you. 
You can’t trust anyone with something as private as that. Don’t Do It! 



Legal Consequences of Sexting  
• The Virginia Department of Education has an excellent resource with real life

examples of the consequences of sexting that can be found here.

• The Attorney General’s Virginia Rules website is designed to give Virginia Youth
information on all the laws in the state. Virginia Rules has extensive information on
sexting and other internet security risks.

• This article in The Virginian-Pilot tells a story of five Virginia teens getting charged
with felonies for sexting and being in possession of sexually explicit photos of a
minor, read more about it here.



Information Provided By: 
Office of the Attorney 

General  
 

Richmond, Virginia 23219 
(804) 786-2071

www.ag.virginia.gov 
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       Creighton Phase C 
Marketing Plan for Units Which Conform to 

Section 504 of the Rehabilitation Act 

This Marketing Plan for Units Which Conform to Section 504 of the Rehabilitation Act (the 
“Marketing Plan”) has been designed to convey to current and potential residents with disabilities that 
Creighton Phase C will be a new rental housing experience, with a commitment to excellent management 
and resident service, as well as an expectation of resident responsibility. Therefore, the majority of this 
plan will address ways in which property management will endeavor to secure qualified tenants, ensure 
quality tenancy, and effective management and maintenance of the property. 

The Management Agent will be responsible for the management of Creighton Phase C Apartments. 
S.L. NUSBAUM REALTY CO., the Management Agent, will be responsible for all the traditional 
management functions, including rent collection, maintenance, record keeping, reports, 
development of budgets, and monitoring resident income qualifications. Additionally, The 
Community Builders, Inc. will be responsible for the development and management of community
and resident services program.

I. Affirmative Marketing

S.L. NUSBAUM REALTY CO. is pledged to the letter and the spirit of the U.S. policy of the
achievement of equal housing opportunity throughout the Nation and will actively promote fair housing in 
the development and marketing of this project. S.L. NUSBAUM REALTY CO., it’s Officers, Directors 
and employees will not discriminate on the basis of race, creed, color, sex, religion, familial status, 
elderliness, disability or sexual orientation in its programs or housing. They will also comply with all 
provisions of the Fair Housing Act (42 U.S.C. 3600, et. Seq.). 

Any employee who has discriminated in the acceptance of a resident will be subject to immediate 
dismissal. All persons who contact the office will be treated impartially and equally with the only 
qualification necessary for application acceptance being income and credit, and conformity with the 
requirements of the Section 8 Program and Tax Credit programs. All interested parties will be provided a 
copy of the apartment brochure/flyer. Any resident who has questions not answered by the housing staff 
will be referred to the Associate Director or the Executive Director of S.L. NUSBAUM REALTY CO. 
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II. Marketing and Outreach

Locating people with disabilities to occupy the units which conform to the requirements of 
Section 504 of the Rehabilitation Act will be accomplished as follows: 

1. Networking

S.L. NUSBAUM REALTY CO. will contact local centers for independent living, disability
services boards and other service organizations via phone and printed communication. The contacts will 
include the following organizations: 

• Area Center for Independent Living (804-353-6503)
• Virginia Board for People with Disabilities (804-7860016)
• Virginia Department for Aging and Rehabilitative Services (804-662-7000)

Centers for Independent Living 

• Resources for Independent Living (804-353-6503)
• Virginia Association of Independent Living Centers (804-353-3503)
• Horizon Behavior Health (804-323-3262)

Leasing Preference for Target Population Identified in MOU between the Authority and the 
Commonwealth 

• Unless prohibited by and applicable federal subsidy program.
• A “first preference” will be given for person in a target population identified in a memorandum of

understanding between the Authority and one or more participating agencies of the Commonwealth.
• Will obtain tenant referrals from the Virginia Department of Medical Assistance Services (DMAS) or

Virginia Department of Behavioral Health and Developmental Services (DBHDS) or any other
agency approved by the Authority.

• Will Retain Tenant verification letter, Acknowledgment and Settlement Agreement Target
Population Status

• Target Population units will be confirmed by VHDA.

2. Internet Search

Creighton Phase C Apartments will also be listed on the 
following websites:   

www.virginiahousingsearch.com 
 www.hud.gov 
 www.craigslist.org 
accessva.org 
dbhds.virginia.gov 

3. Print Media

Print media sources will also be identified in the Lynchburg area that cater to people with 
disabilities as well as the public at large. These sources may include, but are not limited to, rental   
magazines such as the Apartment Shoppers Guide, Apartments For Rent, local newspapers, etc. All 
advertising materials related to the project will contain the Equal Housing Opportunity logo, slogan or 
statement, in compliance with the Fair Housing Act, as well as the fact that units for people with disabilities 
are available. 

4. Resident Referrals

http://www.virginiahousingsearch./
http://www.virginiahousingsearch./


3 A/72428543.1 

An effective Resident Referral program will be set up, in which current residents are rewarded for 
referring friends, coworkers, and others who may have disabilities to the property. These referrals are 
generally the best form of advertising as it attracts friends who will want to reside together, thus binding the 
community. Residents will be offered incentives, to be determined, for referring qualified applicants who 
rent at the property. Flyers will be distributed to residents along with the resident newsletter announcing   
the tenant referral program. 

5. Marketing Materials

Additional marketing materials are needed in order to further support the specific marketing effort 
to people with disabilities. All printed marketing materials will include the EHO logo. The marketing will 
also emphasize the physical and administrative compliance with Americans with Disabilities Act. 

These marketing materials include: 

• Brochures or news media coverage –A simple, two color brochure may be produced at low
cost which will effectively sell the apartments and community. A brochure will include a listing of
features and amenities. News media may include the local newspaper and/or the local television
station coverage.

• Flyers - As mentioned earlier, a flyer campaign can be used effectively to market the
community. Each flyer should incorporate graphics as well as a small amount of copy and should
be designed to generate traffic.

• Resident Referral - The least expensive form of advertising is through Resident Referrals. A
flyer should be created and distributed to all residents. ($50 - $100 per referral, paid upon
move in). In addition to being distributed to all residents, the referral flyer should be left in
the Management office and should be included in the move in packet. (People are most
inclined to refer their friends in the first few weeks of their tenancy.) The flyers will be
changed to reflect the season or any type of special referral program.
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III. Public and Community Relations

Equal Housing Opportunity promotions - all Site Signage containing the EHO logo and Fair 
Housing posters are displayed in English and Spanish in the Rental Office. S.L. NUSBAUM REALTY 
CO.  encourages and supports an affirmative marketing program in which there are no barriers to 
obtaining housing because of race, color, religion, national origin, sex, elderliness, marital status, personal 
appearance, sexual orientation, familial status, physical or mental disability, political affiliation, source of 
income, or place of residence or business. 

Additionally, a public relations program will be instituted to create a strong relationship between 
management and local disability organizations, neighborhood civic organizations, city officials, and other 
sources of potential qualified residents still to be identified. 

IV. Tenant Selection and Orientation

The first contact with the management operations is an important one in attracting qualified 
residents; therefore, the management/leasing offices should convey a sense of professionalism, efficiency, 
and cleanliness. The management/leasing office is designed to provide a professional leasing atmosphere, 
with space set aside specifically for applicant interviews and application assistance. The leasing interviews 
will be used to emphasize the respect afforded to the applicant and the responsibilities which the applicant 
will be expected to assume. 

Times of Operation - the Management Office will be open Monday through Friday from 8:30 
A.M. to 4:30 P.M. Applicants will be processed at the Management Office Tuesday, Wednesday and 
Thursday, in accordance with approved criteria. Move-in process and orientation to property - applicants 
meet with designated staff to discuss programs available on the property and will be supplied relevant 
information to assist them in their move. 

Management staff will perform housekeeping/home visits, check previous landlord and personal 
references, perform criminal/sex offender and credit background checks and verify income for each 
application taken. Tenant Selection will include minimum income limits assigned by the Owner/HUD. New 
residents will be given an orientation to the property including a review of the rules and regulations, 
information on the area, proper use of appliances, move-out procedures, maintenance procedures, rent 
payment procedures, energy conservation, grievance procedures and a review of the Lease documents. 

Tenant Selection Criteria 

Tenant Selection will include maximum income limits under the Low-Income Tax Credit and 
Section 8 programs. Selection criteria will also include student status guidelines pursuant to the Low- 
Income Housing Tax Credit program. 

Management will commit that no annual minimum income requirement that exceeds the 
greater of $3,600 or 2.5 times the portion of rent to be paid by tenants receiving rental assistance. 

Application Processing 

Application processing will be done at the Management Office by the housing staff who are well 
versed in Fair Credit Law. As stated before, the processing will include a review of housekeeping/home 
visit, prior landlord references, personal references, criminal/sex offender and credit reporting and income 
verification. The housing staff will make further review for inaccuracies in the application. The annual 
income and family composition are the key factors for determining eligibility. However, the Housing 
Committee will also use the following criteria in selecting applicants for occupancy: 
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 Applicants must be individuals, not agencies or groups.

 Applicants must meet the current eligibility income limits for tax credits and any other program
requirements.

 We will process the Rental Applications through a credit bureau to determine the credit worthiness
of each applicant. If the score is below the threshold, and it has been determined that applicant has
no bad credit and no negative rental history and no criminal history then the application can be
conditionally approved after contacting the prior landlord. In these cases, the application must be
reviewed by the Associate Director/ housing committee before final approval.

Note- If the applicant's denial is based upon a credit report, the applicant will be advised 
of the source of the credit report in accordance with the Federal Fair Reporting Act. 
Guidelines published by the Federal Trade Commission suggest that apartment managers 
fall under the provisions of the Act and are obligated to advise the person refused an 
apartment for credit reasons, the name and address of the credit reporting firm in writing. 
The credit report will not be shown to the applicant, nor will specific information be 
revealed. 

 We will process the Rental Application through a credit bureau to determine any possible criminal 
conduct. Convictions will be considered, regardless of whether "adjudication" was withheld. A 
criminal background check will be used as part of the qualifying criteria. An applicant will 
automatically be denied if;

• There is a conviction for the manufacture, sale, distribution, or possession with the intent 
to manufacture, sell or distribute a controlled substance within the past five years.

• There is evidence in the criminal history that reveals that the applicant has developed a 
pattern of criminal behavior, and such behavior presents a real or potential threat to 
residents and/or property.

• The application will be suspended if an applicant or member of the applicant's family has 
been arrested for a crime but has not yet been tried. The application will be reconsidered, 
within the above guidelines, after such legal proceedings have been concluded at 
applicants’ request.

 Applicants must provide complete and accurate verification of all income of all family members. 
The household’s annual income may not exceed the applicable limit and the household must meet 
the subsidy or assisted Income Limits as established for the area in which Creighton Phase C is 
located. The annual income is compared to the area’s Income Limits to determine eligibility.

 Family composition must be compatible for units available on the property.

 Applicants must receive satisfactory referrals from all previous Landlords.

 Applicants must provide verification of full-time student status for all individuals listed on the 
application as full-time student for tax credit units.

 Applicants must not receive a poor credit rating from the Credit Bureau and other credit reporting 
agencies and must demonstrate an ability to pay rent on time.

 Applicants must provide a doctor's statement and/or other proof of any handicap or disability. 
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 Applicants must provide a birth certificate or other acceptable HUD approved form of 
documentation for all household members. 

 
 Applicants must complete the Application for Lease and all verification forms truthfully. 

 
 Applicants must provide all information required by current Federal regulations and policies. 

 
 Applicants must have the demonstrated ability to maintain acceptable housekeeping standards. 

 
 Applicants must meet current Federal program eligibility requirements for tax credits and any 

other programs. 
 

 Preference will be given to those households whose family members are handicapped or disabled 
for housing in the units specifically designated for the handicapped or disabled. 

 
 Applicants who meet the above criteria will be placed on a waiting list based on the date and time 

of their application. If an applicant turns down a unit for any reason, the applicant will be moved 
to the bottom of the waiting list. If the applicant turns down a unit for any reason a second time, 
the applicant will be removed from the waiting list. 

 
 Held Vacant for 60 Days 

 
 

Unit must be held vacant for 60 days during which marketing efforts must be documented.  However, if 
marketing to the Target Population is deemed to be conducted satisfactorily on an ongoing basis throughout 
the year and management can provide sufficient documentation to VHDA’s Compliance Officer, 
management may request the ability to lease 60-point Units and 30-point Units, to a household not in the 
Target Population without the unit remaining vacant for the 60-day timeframe. “Ongoing basis” means 
contact to at least two (2) resources at least monthly in the manner noted below at any time the required 
number of units is not actually occupied by the Target Population.  
 

Each time a vacancy occurs in a 60-point Unit or a 30-point Unit, if a qualified household including a 
person in the Target Population is not located in the 60-day timeframe, the owner or manager may submit the 
evidence of marketing to VHDA’s Compliance Officer and request approval to rent the unit to an income-
qualified household not a part of the Target Population. If the request is approved, the lease must contain a 
provision that the household must move to a vacant unit of comparable size in the development if a household 
in the Target Population applies for the unit. The move will be paid for by the owner. 
 

If no vacant unit of comparable size is available at that time, the Target Population prospective tenant 
should be placed on the development’s waiting list and placed in the 60-point Unit or 30-point Unit, when the 
first available vacant comparably sized unit becomes available to move the non-Targeted Population tenant.  
 
NOTE: The move of the temporary/non-disabled tenant will be paid for by the owner.  
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VSOB/SWAM CONTRACT CERTIFICATION 
(TO BE PROVIDED AT TIME OF APPLICATION) 

 
 
 
LIHTC Applicant Name __________________________________________________________________________ 
 
 
 
Name of VSOB or SWaM Service Provider __________________________________________________________ 
 
 
Part II, 13VAC10-180-60(E)(5)(e) of the Qualified Allocation Plan (the “QAP”) of the  Virginia Housing Development 
Authority (the "Authority") for the allocation of federal low income housing tax credits ("Credits") available under 
§42 of the Internal Revenue Code, as amended, provides that an applicant may receive points toward its application 
for Credits for entering into at least one contract for services provided by a (i) a veteran-owned small business (VOSB) 
as certified by the U.S. Department of Veterans Affairs, Office of Small and Disadvantaged Business Utilization, or 
the U.S. Small Business Administration, or (ii) a business certified as service-disabled veteran-owned through the 
Commonwealth of Virginia's SWaM Certification Program.  Any applicant seeking points from Part II, 13VAC10-180-
60(E)(5)(e) of the QAP must provide in its application this certification together with a copy of the service provider's 
VOSB certification or Commonwealth of Virginia’s SWaM Program certification. The certification and information 
requested below will be used by the Authority in its evaluation of whether an applicant meets such requirements.   
 
Complete a separate form for each VOSB or SWaM Service Provider.  Note: Contracts used to claim points in Part 
II, 13VAC10-180-60(E)(5)(a) of the QAP may not also be used to claim points under 13VAC10-180-60(E)(5)(e). 
 
INSTRUCTIONS: 
 
Please complete all parts below.  Omission of any information or failure to certify any of the information provided 
below may result in failure to receive points under Part II, 13VAC10-180-60(E)(5)(e) of the QAP.   
 

1. The VOSB or SWaM Service Provider will provide the following services and roles eligible for points under 
the QAP: 

___ consulting services to complete the LIHTC application;  
___ ongoing development services through the placed in service date;  
___ general contractor;  
___ architect;  
___ property manager;  
___ accounting services; or  
___ legal services. 
 
2. Please describe in the space below the nature of the services contracted for with the VOSB or SWaM 

certified service provider listed above.  Include in your answer the scope of services to be provided, when 
said services are anticipated to be rendered, and the length of the contract term. 
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3. Attach to this certification a copy of the service provider’s current VOSB certification from the U.S. 
Department of Veterans Affairs, Office of Small and Disadvantaged Business Utilization, or the U.S. Small 
Business Administration or attach to this certification a copy of the service provider’s current service-
disabled veteran-owned certification from the Commonwealth of Virginia’s SWAM Program. 
 

4. The undersigned acknowledge by their signatures below that prior to the Authority’s issuance of an 8609 
to the applicant, the undersigned will be required to certify that the VOSB or SWaM service provider 
successfully rendered the services described above, that said services fall within the scope of services 
outlined within Part II, 13VAC10-180-60(E)(5)(e) of the QAP, and that the undersigned service provider is 
still a business certified as a VOSB by the U.S. Department of Veterans Affairs, Office of Small and 
Disadvantaged Business Utilization, or the U.S. Small Business Administration or that the undersigned 
service provider is still a business certified as service-disabled veteran-owned through the Commonwealth 
of Virginia’s SWaM) Program. 

 
5. The undersigned further acknowledge that no spousal relationship exists between any principal of the 

applicant and any principal of the undersigned service provider. 
 

[Contract Certification and signatures appear on following page] 
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CONTRACT CERTIFICATION 

The undersigned do hereby certify and acknowledge that they have entered into with each another at least one 
contract for services as described herein; that said services fall within the scope of services outlined within Part II, 
13VAC10-180-60(E)(5)(e) of the QAP; that the undersigned service provider is a business certified as a VOSB by the 
U.S. Department of Veterans Affairs, Office of Small and Disadvantaged Business Utilization, or the U.S. Small 
Business Administration or that the undersigned service provider is a business certified as service-disabled veteran-
owned through the Commonwealth of Virginia’s SWaM) Program; that no spousal relationship exists between any 
principal of the applicant and any principal of the undersigned service provider; and that it is the current intention 
of the undersigned that the services be performed (i.e., the contract is bona fide and not entered into solely for 
the purpose of obtaining points under the QAP).  The undersigned do hereby further certify that all information in 
this certification is true   and complete to the best of their knowledge, that the Authority is relying upon this 
information for the purpose of allocating Credits, and that any false statements made herein may subject both the 
undersigned applicant and the undersigned service provider to disqualification from current and future awards of 
Credits in Virginia.  
 

APPLICANT: 
 

 
 

______________________________________________ 
Name of Applicant 
 
 
 
______________________________________________ 
Signature of Applicant  

 
 
 

_____________________________________________ 
Printed Name and Title of Authorized Signer 

 
 
 
 

VOSB OR SWAM CERTIFIED SERVICE PROVIDER: 
 
 

 
______________________________________________ 
Name of VOSB or SWaM Certified Service Provider  

 
 
 

______________________________________________ 
Signature of VOSB SWaM Certified Service Provider 

 
 
 

_____________________________________________ 
Printed Name and Title of Authorized Signer 
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Profile overview
This profile was last updated: 10/13/2025

SAM.gov registration status: Active

Capabilities narrative

Not Provided

Capabilities statement link

Not Provided

Contact person
TIMOTHY FARINHOLT

Email address
tfarinholt50@gmail.com

Phone number
804-412-5798

Fax number
Not Provided

Address
2308 PARK AVE, RICHMOND, VIRGINIA 23220

Website
Not Provided

Additional website
Not Provided

Trade name (“Doing business as...”)
Not Provided

Year established
2024

County code (3 digits)
760

Congressional district
04

Metropolitan statistical area
40060
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March 9, 2026 11:01 AM EDT

TIM'S GARAGE & CONSULTING, LLC
UEI: NSYSMZK9Q2A3
CAGE code: 0FHQ4

Current SBA certifications: VOSB
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Organization & ownership
Entity structure
Corporate Entity (Not Tax Exempt)

Current Principals
Not Provided

Business type & self-certifications
Small businesses attested to these ownership traits when registering with SAM.gov. These attestations are not vetted by SBA.

For Profit Organization
Veteran-Owned Business
Limited Liability Company

Certifications

SBA certifications

Veteran-Owned Small Business (VOSB)

VOSB Certified

Entrance date: December 4, 2024
Exit date: June 4, 2028

Non-Federal government certifications
No Non-Federal government certifications provided

NAICS codes

Code NAICS Code Description Small

561990 Primary

All Other Support Services
Yes

423450 Medical, Dental, and Hospital Equipment and Supplies Merchant Wholesalers Yes

456199 All Other Health and Personal Care Retailers Yes

541613 Marketing Consulting Services Yes

541720 Research and Development in the Social Sciences and Humanities Yes

561110 Office Administrative Services Yes

Service information
Keywords

Not Provided

Special equipment/materials
Not Provided

Bonding levels
Not Provided
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Quality assurance standards
Not Provided

Performance history
Not Provided

Export information
Exporter status
Not Provided
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12/04/2024

Timothy Farinholt
TIM'S GARAGE & CONSULTING, LLC
2308 PARK AVE RICHMOND, VA 23220 

Dear Timothy Farinholt, 

Congratulations! I am pleased to inform you that TIM'S GARAGE & CONSULTING,
LLC has been approved for the following U.S. Small Business Administration (SBA)
certification(s):

· Veteran-Owned Small Business (VOSB)

TIM'S GARAGE & CONSULTING, LLC is eligible for VOSB contracts and will be
identified as a certified VOSB program participant in as of the date of this letter, 
12/04/2024. 

To align with your existing certification, your effective date for recertification for
all your SBA certifications is 12/04/2024. Your first certification renewal will
be due 12/04/2027.

Responsibilities

The information below sets forth requirements related to your business’ continued
eligibility and its responsibilities as a certified program participant:

· Reporting Changes: You are required to notify SBA in writing of changes
to your business that could affect its eligibility. Please refer to the attached
supplemental pages for more details and examples.

· System for Award Management (SAM.gov): You must keep the
business' SAM.gov profile and DSBS records up-to-date in order for the
business to receive benefits from our Programs (i.e., to be identified by
contracting officers as eligible to be awarded small business set-aside
contracts and to be paid under any such contracts). You must validate your
business’ SAM.gov information at least annually or your SAM.gov
registration will become inactive. If you need assistance in updating the
business' SAM.gov or DSBS information, please go to the SAM.gov Help
Desk at https://fsd.gov/fsd-gov/home.do.

· Notices from SBA: You are responsible for responding to notices from
SBA, including but not limited to notices regarding certification renewals,
eligibility reviews, protests, proposed decertification and termination
actions, and recertification requirements. All SBA Programs send such
notices to the business' email address listed in its MySBA Profile. If the
business fails to respond to these notices, SBA will propose the business for
decertification or termination and may subsequently decertify or terminate
it from participation in SBA Programs. Therefore, it is critical that you keep
the business' SAM.gov and MySBA profiles current, including listing an
active email address for contacting the business, and check your email's
SPAM folder to make sure that you are receiving emails from SBA.



· Contracting Requirements: You are required to comply with limitations
on subcontracting requirements and nonmanufacturer rule when
performing any small business set-aside contracts (see 13 CFR 125.6)

Resources and More Information

As a certified program participant, there are valuable free resources available to
you, including:

· SBA Resource Partners: For general assistance on various topics,
information on SBA programs, and upcoming small business events in your
area. You can find your local resource partner by visiting: https://
www.sba.gov/tools/local-assistance.

· The “Contract Opportunities” function in SAM.gov (https://sam.gov/
content/opportunities) serves as a central listing for Federal procurement
opportunities. Anyone interested in doing business with the government
can use this system to search opportunities. In addition, the “Contract
Data” function in SAM.gov (https://sam.gov/content/contract-data) is a
database accessible to the public at no cost and you may use it to learn
about contract awards to businesses in various socioeconomic categories.

· SBA’s Surety Bond Guarantee Program helps small businesses establish or
increase bonding capacity. Bond guarantees increase eligibility for
contracts up to $10M. Go to http://www.sba.gov/osg to find an SBA
authorized agent.

· APEX Accelerators are an official government contracting resource for
small businesses.  Find your local APEX Accelerator for free government
expertise related to contract opportunities.

Downloading Certification Icons

As a certified business participating in the program(s), you may visit SBA’s
website to download SBA-approved digital icons that indicate your certification
status for use on your business’ website, business cards, social media profiles,
and in your capability statements and proposal bids. However, you cannot use
the digital icon to express or imply endorsement of any goods, services, entities,
or individuals.  Thus, the digital icon cannot be used on a company’s letterhead,
marketing materials or advertising, paid or public service announcements, in
traditional or digital format.

Misrepresentation

Any business found to have willfully misrepresented its certification status in
obtaining an SBA program set-aside or sole source award may be subject to a
range of civil and criminal penalties, treble damages under the False Claims Act,
and/or suspension or debarment from federal contracting.

Next Steps

It is important that you review the attached supplemental pages carefully. These
pages contain vital details about the program(s) you are now certified in,
including period of eligibility, next steps, guidelines, and additional resources. 

https://www.sba.gov/tools/local-assistance
https://www.sba.gov/tools/local-assistance
https://sam.gov/content/opportunities
https://sam.gov/content/opportunities
https://www.sba.gov/brand/for-partners/sba-certified-businesses
https://www.sba.gov/brand/for-partners/sba-certified-businesses


Our SBA team is here to support you and your business as you pursue new growth
and build capacity. Please keep a copy of this letter to confirm TIM'S GARAGE &
CONSULTING, LLC's continued program eligibility. Wishing you much success!

Sincerely,

John Perkins
Government Contracting and Business Development
Office of Certifications and Eligibility
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