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



#971873 
010489-0201 

ROANOKE GATEWAY II 
Proposed Organizational Chart 

(at Financial Closing) 
 
 
 

GENERAL PARTNER 
Roanoke Gateway II GP, LLC 

 
(.01%) 

EIN:  TBD 

INVESTOR LIMITED PARTNER 
 

 
(99.99%) 

EIN:  TBD 

HOMES DEVELOPMENT CORPORATION 
a Maryland corporation 

Managing Member 
 

(80% Member) 
EIN:  52-1940646 

PROJECT GATEWAY LLC 
a Virginia corporation 

Minority Member 
 

(20% Member) 

HOMES FOR AMERICA, INC. 
a Maryland 501(c)(3) non-profit corporation 

 
(100% Sole Member) 

EIN:  52-1901220 
 

President and CEO:  Dana Johnson 

RESCUE MISSION OF ROANOKE, INC. 
a Virginia corporation 

 
(50% Member) 

CEO:  Lee Clark 

THE LIEFLINE FOUNDATION 
a Virginia corporation 

 
(50% Member) 

RESCUE MISSION OF ROANOKE, INC. 
a Virginia corporation 

 
(100% Sole Member) 

CEO:  Lee Clark 

OWNER 
Roanoke Gateway II, LP 

A Maryland limited partnership 
(registered and doing business in Virginia as 

Roanoke Gateway LP) 
 

EIN: TBD 



Tab B: 

Virginia State Corporation Commission Certification 

(MANDATORY) 

















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

(MANDATORY) 











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



Tab E: 
Site Control Documentation & Most Recent Real 

Estate Tax Assessment (MANDATORY) 
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Tab F: 
RESNET Rater Certification (MANDATORY) 





Actual Target Diff. UA Pass

43 49 -6 Yes

44 49 -5 Yes

46 47 -1 Yes

46 49 -3 Yes

41 45 -4 Yes

100% LED

Target HERS Score is DOE Efficient New Homes MF v2

Lighting

Refrigerator Specs

Dishwasher Specs

Infiltration

Grade I exterior batt insulation, ECM HVAC fan, ASHRAE 62.2 2013 compliant, ENERGY STAR exhaust fans, low-flow fixtures, R-3 DHW pipe insulation

3F

1A

2D

Modeled Unit Type
Some model types represent others

2A

3B

Baseline HERS Scores

Mech. Ventilation Type

Mech. Ventilation Specs

Duct Leakage

15.2 SEER2

G2 Air Cycler with bathroom exhaust fan

80-110 CFM OA, 11.1 watt fan

40-50 gallon, 3.60 UEF HPWH

4% total, 4% LTO

HVAC Grading RESNET Default

Windows/Glass

Heating HSPF 7.8 HSPF2

Modeling Component Baseline Specifications

2x6 16" o.c. R-21 + 1/2" XPS

R-30 XPS, TPO roof

Exterior Wood Stud Walls

Ceiling/Roof

Slab Insulation Specifications R-10, 0.5' horiztonal and 2' vertical

U: 0.25, SHGC: 0.40

Water Heater Specifications

Cooling SEER

HERS Modeling Scenario Analysis
Analysis Date

Project

Location
Energy Modeler

1/8/2026
Roanoke Gateway 4%

Roanoke, VA
Mike Newman

Certifications: ENERGY STAR MFNC v1.2, DOE Efficient New Homes MF v2
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≤ 395 kWh

≤ 270 kWh

≤ 0.30 CFM50/enclosure area

Required for all scenarios

























Tab G: 
Zoning Certification Letter (MANDATORY) 



 

 

 

 
January 14, 2026 
 
 
 
TO:  Virginia Housing 
 601 South Belvidere Street 
 Richmond, VA 23220 
 
 

RE:   ZONING CERTIFICATION 
 File 04220022.01 

 
 
Name of Development:    Roanoke Gateway II 

Name of Owner/Applicant:   Roanoke Gateway II, LP 

Name of Seller/Current Owner:  Project Gateway LLC 

 
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: 
704 Bullitt Ave SE 
Roanoke, VA 24013 
Legal Description: 
Proposed Improvements: 
86 Units in two buildings with parking lots and associated site work. 
Construction 
 
 New Construction:  # Units  86  # Buildings   2 Total Floor Area  111,324 

Adaptive Reuse         # Units    # Buildings    Total Floor Area   
Rehabilitation:           # Units    # Buildings    Total Floor Area   
 
 

Zoning Certification, cont’d 
 
  



 

 

 

Current Zoning: _RMF with conditions allowing a density of _43_units per  acre, and the following 
other applicable conditions: as approved by Ordinance number 43151-021825 by the Council of the 
City of Roanoke approved rezoning February 18, 2025 with proffered site plan.  
 
Other Descriptive Information: The Council of the City of Roanoke approved Ordinance number 
43151-021825 rezoning to RMF with conditions on February 18, 2025 with proffered site plan.  
 
 
LOCAL CERTIFICATION:   
Check one of the following as appropriate: 
 
 
             
X 
 
 
 
                       
NA 

The zoning for the proposed development described above is proper for the 
proposed residential development. To the best of my knowledge, there are 
presently no zoning violations outstanding on this property. No further 
zoning approvals and/or special use permits are required.   

 
The development described above is approved for non-conforming use. To 
the best of my knowledge, there are no zoning violations outstanding on this 
property, and no further zoning approvals and/or special use permits are 
required.   

 
 

 

_________ __________________________  
Signature  
______Christopher Burns, P.E. _____________________________  
Printed Name  
_____Manager – Westwood Professional Services ______________  
Title of Civil Engineer  
_________540.772.9580___________________________________  
Phone  
__________1.14.2025 _____________________________________  
Date 

 
 
 

















Tab H: 
Attorney's Opinion (MANDATORY) 











Tab I: 
Nonprofit Questionnaire (MANDATORY for points or 

pool) 

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

-Nonprofit Articles of Incorporation

-IRS Documentation of Nonprofit Status

-Joint Venture Agreement (if applicable)

-For-profit Consulting Agreement (if applicable)



Tab J: 
Relocation Plan and Unit Delivery Schedule 

(MANDATORY-Rehab) 



Tab K: 
Documentation of Development Location: 



Tab K.1 
Revitalization Area Certification 







Tab K.2 
Surveyor’s Certification of Proximity to 

Public Transportation using Virginia 
Housing template 





Tab L: 
PHA / Section 8 Notification Letter 



Tab M: 
Intentionally Blank 



Tab N: 
Homeownership Plan 



Tab O: 
Plan of Development Certification Letter 



Tab P: 
Zero Energy or Passive House documentation for 

prior allocation by this developer 



Tab Q: 
Documentation of Rental Assistance, Tax Abatement 

and/or existing RD or HUD Property 



Tab R: 
Documentation of Utility Allowance calculation





Tab S: 
Supportive House Mandatory 

Certification and Documentation



Tab T: 
Funding Documentation 



Tab U: 
Acknowledgement by Tenant of the availability of Renter 

Education provided by Virginia Housing 



https://www.virginiahousing.com/renters/education


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

Refusal 



Tab W: 
Internet Safety Plan and Resident Information Form 









Tab X: 
Marketing Plan for units meeting accessibility 

requirements of HUD section 504 

























Tab Y: 
Inducement Resolution for Tax Exempt Bonds 



Tab Z: 
Documentation of team member's Diversity, Equity 

and Inclusion Designation or Veteran Owned Small 
Business certification



Tab AA: 
Priority Letter from Rural Development



TAB AB: 

Social Disadvantage Certification or Veteran 
Owned Small Business Certification 
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