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The HFAs that chose to participate and are represented in this journal are all included. It does not represent all
HFAs in Florida. It does represent a good sampling of the types of activities that occur because of these orga-

nizations. All HFAs were asked to participate and Florida ALHFA assumes that as futures issues are published
all active issuers will be represented.

These innovative activities represent those that go beyond everyone's tax exempt bond programs, and the
HFAs have been listed in alphabetical order.

If you want additional FLALHFA information, it can be found on the website at www.flalhfa.org
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It has been 44 years since the establishment of Florida ALHFA. Florida ALHFA came into being as an organization
in 1982, and local HFAs have been operating since the late 1970’s. Within only a few years the need to work
together became evident—to both learn from each other and to work together on state issues.

Since that time, local HFAs have been an integral part of their local communities. HFAs were created to take
advantage of a federal tax program directed at states and local governments allowing them to sell tax exempt
bonds to provide mortgages for affordable housing.

Through the evolution of federal tax law, constantly changing economic cycles, and financial product
development, the HFA model has survived. Not only have the local HFAs survived and grown; they have
evolved to meet the ever growing need in their communities for affordable housing.

This journal will be the twelfth edition that Florida ALHFA has published to highlight the activities of local HFAs
statewide.

The intent is to use this document to assist with the education of both legislators and local governments about
the unique and thoughtful way that local HFAs have found to partner and assist in solving affordable housing
issues in their communities.

After looking at these highlights, it is clear that local HFA Boards of Directors are ever mindful of their
responsibilities and look for opportunities to provide help where and when they can.

It is also important to remember that most local HFAs are not large organizations with funding and support
from their local governments. They are self-funded and must use their resources carefully. They fund themselves
through fees generated on financing multi-family and single family sales of tax exempt bonds. These federally
created tax programs can be very effective, or like today somewhat problematic due to the current economic
environment. Many local HFAs do not have permanent staff and may even contract out their staffing functions.
Some local governments may provide some staffing assistance by assigning attorney’s or financial expertise
to assist them. All local HFA Board members are appointed by the local city or county commission and are
unpaid volunteers.

Local HFAs have increasingly reached out to partner with other local entities and programs. They use their
resources wisely. They leverage what they have earned through the years to create opportunities for the
families in their county.

Florida ALHFA has been in existence for 44 years. But like our member HFAs, the organization and our members
are increasingly creative, cooperative, and less dependent upon a “bonds only” approach.

Florida ALHFA continues to provide leadership in serving Floridians statewide through the efforts of its members
who provide financing for affordable housing. Through the funding of the Sadowski Coalition, Florida ALHFA
has worked to protect and insure the Sadowski Trust Fund remains available to assist in funding the housing
needs of the State.
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FLORIDA ALHFA EDUCATION EFFORTS SUPPORTING
SADOWSKI TRUST FUND

The 2026 legislative session was difficult, with divisions creating a relatively chaotic session, with the legislature
unable to agree on a budget and tax issues until the end of May. Despite this background, the Sadowski Trust
Funds were fully funded at $236.44 million. Hometown Heroes received $50 million of general revenue.

One thing is certain—every legislator is aware of the Sadowski Housing Trust Funds. That is largely due to the
work of Florida ALHFA and the Sadowski Education Effort that we fund.

Fourteen years ago, Florida ALHFA founded the Sadowski Education Effort—understanding that the work would
be long-term and would require a lobbying and public relations effort every year. Florida ALHFA members
have generously supported SEE, and will need to continue that effort every year.

This issue will require yearly education and effort. With term limits, legislators that understand and support
Sadowski funding will be gone within only a few years—to be replaced by new members. Our effort will
continue, but it is worth every penny we spend.

Housing has weathered the storm. We have the largest appropriations in history and stability of funding going
forward. Without SEE, none of the positive outcomes would have happened. Thanks to all Florida ALHFA

members that continue to support our legislative initiative.

Governor’s Final Budget Final Budget
House FY 26-27 | Senate FY 26-27 Before Vetoes After Vetoes

FHFC: SAIL $72,910,000 $70,770,000 $70,770,000 $70,770,000 $71,200,000
SHIP $170,827,000 $165,670,000 $165,670,000 $165,670,000 $763,800,000
HouSiNG $243,737,000 | $236,440,000 | $236,440,000 | $236,440,000 | $235,000,000
Hometown Heroes|  $50,000,000 $50,000,000 $75,000,000 $5°'°ﬂ°'°°° $50,000,000
SAlL/Live Local $150,000,000 $0 $150,000,000 $0 $750,000 000
Rural Housing
Preservation $0 $0 $30,000,000 $0 $0
SHIP $0 $0 $18,800,000 $0 $0
My Safe Florida
Home Hurricane $108,615,958 No New Funds No New Funds No New Funds $280,000,000
Mitigation
TOTAL GR FOR $50,000,000
HOUSING $308,615,958 $50,000,000 $273,800,000 1 $480,000,000
Live Local Tax
Donation Program $100,000,000 $100,000,000 $100,000,000 $100,000,000 $100,000,000
Homeless
Programs $32/433,851 $32,433,851 $32,433,851 $32,433,851 $35,273,656
Homeless Member
Projects $0 $3,581,644 $5,664,368 $12,930,144 $9,271,081
Homeless Member
Projects $0 $12,387,110 $12,928,000 $26,239,610 $14,350,000
TOTAL HOUSING $584,776,809 $434,842,605 $661,266,219 $458,043,605 $873,894,737
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FLORIDA ALHFA: THE ORGANIZATION

Florida ALHFA was founded in 1982 as a Florida nonprofit corporation consisting of private and
public professionals dedicated to financing affordable single-family and multi-family housing in the
State of Florida.

Florida ALHFA's Mission

» To provide learning and networking opportunities in an environment for local municipal bond
issuers and related professionals to share ideas and strategies for providing safe and affordable
housing in our communities.

» To evaluate, advocate, and support the enactment of State and Federal housing legislation and
regulatory policies which enhance local agency efforts to provide affordable housing opportunities
for our citizens.

= To establish the importance of local housing finance authorities as equity participants and lenders
and as brokers between available resources and sponsors of affordable housing

In the current environment, Florida ALHFA takes a more aggressive approach to legislative advocacy,
and well as helping members build better relationships with the governmental and private sectors
players with which they work.

Florida ALHFA is an advocate before the legislature, state agencies and congress on legislative and
regulatory issues affecting affordable housing. In addition, it provides technical assistance and
education opportunities to its members and the public. Members include County and City HFAs, firms
who provide services to local HFAs such as local lenders, investment bankers, credit underwriters,
developers, financial advisors and attorneys.

Florida ALHFA advocates for the various programs such as tax-exempt bonds, SAIL, SHIP, and provides
educational opportunities for the various boards and staff of local HFAs and other members. Involved
in the changing and introduction of new federal programs, our participation has been critical in
informing congressional leaders of the important economic benefits of these program nationwide.

Florida ALHFA membership opportunities include:

= To provide learning and networking opportunities, including an annual conference local HFAs
and related professionals share ideas and strategies for providing affordable housing in our
communities.

» To evaluate, advocate, and support the enactment of State and Federal housing legislation and
regulatory policies which enhance local agency efforts to provide affordable housing opportunities
for our citizens.

» To establish the importance of local HFAs as both providers of finance and organizations that
should be at the table when state and community policy is decided.

Our legislative lobbying team works year-round with state legislators and state agencies to remove
the obstacles that prevent local HFAs and developers from providing affordable housing. Florida
ALHFA not only serves as a positive voice for affordable housing statewide, but also teaches members
how to be effective housing advocates.
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HFA NAME: ALACHUA COUNTY HOUSING FINANCE AUTHORITY

Summary:

The Alachua County Housing Finance Authority (HFA) is dedicated to improving the well-being of the community
through strategic use of tax-exempt bond financing for multifamily rental housing developments. To best
allow for agility and flexibility of building opportunities, the Alachua County HFA secures bond financing to
incentivize developers in the three avenues of acquisition, rehabilitation, and new construction of affordable
housing.

2026 Highlight

The HFA acted as the conduit for the issuance of its Multifamily Mortgage Revenue Bonds Series 2025 (Woodland
Park Il) in the aggregate principal amount of $33,000,000 for purposes of financing the Project. The proceeds
of such bonds are being used to finance demolition, construction, and equipping of the following Project.

Phase Il of the Woodland Park redevelopment project is a significant milestone, marking the next chapter in
transforming public housing in Gainesville and providing high-quality, affordable homes for local residents.
Demolition and construction activities began in summer 2025. Phase Il involves the removal of the remaining
78 units on the site and the construction of 144 new, modern energy efficient housing units, designed to
meet the needs of families, seniors, and individuals in need of affordable housing. Completion is anticipated
in summer 2026.

» Developer: Newstar Development and GHA Development

*  Project Name: Woodland Park Il

» Location: Gainesville, Alachua County, Florida

» # of Units: 144
— 90% (129 units) to be income restricted based on at 60% AMI
- 10% (15 units) at 40% of AMI
144 Garden Apartments located in 6 residential buildings

Unit type Number of Units
1 bedroom / 1 bathroom 42
2 bedroom / 2 bathroom 66
3 bedrooms / 2 bathroom 36

The Alachua County HFA values comprehensive amenities in development projects that impact the success
of the residential community. Woodland Park Il boasts resident amenities such as free employment
assistance program, financial management classes, after-school program for children, job training center and
homeownership opportunities.

Other partners involved:
+ Alachua County Housing Finance Authority — Ralston Reodica, Executive Director
* Newstar Development — Brian Evjen — Developer
* Gainesville Housing Authority — Pamela E. Davis, CEO
« City of Gainesville — Corey J. Harris, Director & Senior Housing Strategist
e Weiss Serota Helfman Cole & Bierman, P.L. - Disclosure Counsel + Issuer’'s Counsel
« Nabors, Giblin, & Nickerson - Mark T. Mustian - Bond Counsel
» RBC Capital Markets, LLC - Underwriter
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« Raymond James & Associates, Inc. — Tim Wranovix — Co-Underwriter
« U.S. Bank Trust Company National Association - Trustee

With bond financing, the HFA strikes an optimal balance that provides security and incentives for developers
to provide affordable housing through three strategies: preservation, new construction, and acquisition. These
strategies all culminate in Alachua County having a healthy variety of options for residents to live in a place
that suits their needs and encourages financial stability.

Resources that were utilized:
* Low Income Housing Tax Credit 4%
« Tax Exempt Bonds: $33,000,000
 ARPA
« HUD Section 8 Project-Based Vouchers

.
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HFA NAME: BREVARD COUNTY HOUSING FINANCE AUTHORITY

Summary:

The HFA created a line of credit with Habitat for Humanity of South Brevard for the purpose of funding
land acquisition and/or constructions costs for single-family homes. They also provided the initial funding for
Critical Home Repair to correct code violations and other repairs necessary for a homeowner to remain in their
home, which Habitat now administers. The HFA provided critical funding for a Hungry and Homeless program
and to Crosswinds Youth Services, Inc. for emergency shelter services. The most recent activity was to enter
into an inter-local agreement with Hillsborough County HFA’s 2012 MBS Origination Program, which includes
loans, and Mortgage Credit Certificates for the homeowner assisted by down payment assistance from the
HFA.

Programs Supporting Habitat for Humanity

Loan Program

The Brevard County Housing Finance Authority (the “Authority”) has established an interest free line of credit
with Habitat for Humanity of South Brevard, Inc. (“Habitat"). The Authority has agreed to provide loan advances
totaling up to $525,000 for the purpose of funding land acquisition and/or construction costs for single-
family residences. The residences are to be sold to lower income families who might not otherwise be able to
purchase a home. The terms of the loan are as follows:

« Maximum loan for new construction $75,000

«  Maximum loan for land acquisition $25,000

« Repayment of the principal of the loan is due upon the sale of the home to the family, or two years

from the date of the loan, whichever occurs first.
«  No more than $262,500 may be utilized for land acquisition at any time.

As of May 14, 2017, thirteen homes have been constructed and sold to lower income families, and twenty-one
lots have been acquired for future development.

Grant Program

The Authority provided the initial funding to start the Critical Home Repair Program ("CHRP"). The purpose
of CHRP is to provide funding for critical repairs to correct code violations, improve weatherization, increase
energy efficiency, overcome accessibility barriers, and/or upgrade the exterior of the residences. The goal of
CHRP is to preserve homeownership and housing stock for lower income residents. A grant of $200,000 was
provided to Habitat pursuant to a Grant Agreement. The terms of the agreement are as follows:

*  Maximum income person/family is 50% of area gross median

«  Maximum of $15,000 per residence

«  Maximum of $50,000 toward administrative expenses at any given time

+ Habitat administers CHRP and provides quarterly compliance certifications

Program Supporting Housing for the Homeless

In September 2010, the Authority entered into a loan agreement with the Coalition for the Hungry and
Homeless of Brevard County, Inc. (“Coalition”). The Authority agreed to provide loan advances totaling up to
$500,000 for the purpose of funding the acquisition, construction, and/or rehabilitation of single family and
multi-family housing in Brevard County to provide transitional or permanent housing to low-income persons
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and families (the “Project” or “Projects”). The loan provided interest free bridge financing to allow the Coalition
to continue to function while it was awaiting reimbursement under various grant programs (NSP, CHDO and
FEMA). This loan agreement ended on December 31, 2013. It provided funding for the acquisition and/or
rehabilitation of fourteen homes. The terms of the loan were as follows:
«  Maximum draw of $100,000 per project
« Repayment of principal due upon receipt of grant funds or one year from disbursement, whichever
occurred first

In February 2015, the Authority entered into a new loan agreement with the Coalition to provide interest free
funds to refinance its interest-bearing debt in the amount of approximately $250,000. The refinancing has
resulted in debt service savings to the Coalition of approximately $40,000. This loan is being repaid in equal
monthly installments of principal over a ten-year term.

Program Supporting Crosswinds Youth Services, Inc.

In April 2016, the Authority made a loan/grant to Crosswinds Youth Services, a not-for-profit organization
that provides emergency shelter and services to youth under the age of eighteen who have been abused or
neglected or are endangered. The loan/grant in the amount of $45,000 was made for the purpose of replacing
the HVAC system for the shelter. Crosswinds fulfilled its obligations under the terms of the loan, the debt was
forgiven in March 2026.

Single Family Loan Program

The Authority entered an interlocal agreement with the Housing Finance Authority of Hillsborough County,
Florida (“Hillsborough HFA"). Pursuant to the interlocal agreement, the Hillsborough HFA is authorized to
operate its MBS Origination Program (aka, the TBA Program or Continuous Funding Program) within Brevard
County, Florida. The Authority’s intent is to provide financing for homes to persons whose family annual
income does not exceed certain limits and who might not otherwise be able to purchase a home. The Authority
agreed to provide down payment and closing cost assistance loans, in connection with the above mentioned
MBS Origination Program, to be used by buyers of homes in Brevard County. The down payment and closing
cost assistance is structured to provide non-amortizing second mortgage loans of $15,000 for each borrower.
To date, the Loan Program has funded approximately $73,614,000 in first mortgage loans and provided over
$3,740,000 in down payment assistance loans to 438 eligible families and persons.

g
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HFA NAME: HOUSING FINANCE AUTHORITY OF BROWARD COUNTY

Summary:

The Housing Finance Authority of Broward County has partnered with Broward County Government and non-
profit organizations on affordable housing initiatives since inception.

The Southeast Florida Community Development Fund, Inc. (SFCDFI), in partnership with the South Florida
Regional Planning Council (SFRPC), continues to advance affordable housing opportunities in partnership with
the Broward County Housing Finance Authority (HFA), which has provided $1,500,000 in funding to support
housing initiatives across Broward County. These revolving funds allow the affordable housing initiative to
continue supporting additional projects throughout the country.

Since the partnership began in September 2020, the SFCDFI has financed the construction of 46 single-family
homes for first-time homebuyers, expanding access to homeownership in communities throughout Broward
County.

The SFCDFI, an independent 501(c)(3) nonprofit that contracts with the SFRPC, promotes community and
economic development by expanding access to capital, supporting small businesses, and driving job creation.
The Fund focuses on serving low- and communities across Broward County.

Through its affordable housing program, the Fund provides construction financing to developers building
homes for low- to moderate-income residents, with lending expertise and administrative services provided by
the SFRPC.

Key Focus Areas Include:

* Supporting low- and moderate-income communities throughout Broward County

»  Providing construction financing for affordable single-family homes for first-time homebuyers

« Assisting homebuyers and their families with down payment resources to help build equity through
homeownership
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SFCDFI Affordable Housing Impact

The SFCDFI's affordable housing initiative in partnership with the Broward County Housing Finance Authority
has financed the construction to date of 46 affordable single-family homes throughout Broward County,
including:

Lauderdale Lakes, FL (8). Fort Lauderdale, FL (4). West Park, FL (3). Sunrise, FL (29). Davie, FL (2).

e

The SFCDFI's revolving loan fund model allows repayments to be reinvested into future developments,
sustaining long-term impact and enabling continued growth of affordable housing throughout Southeast
Florida.

The Broward County Housing Finance Authority values its partnership with the SFCDFI and recognizes the
important role this collaboration plays in expanding housing opportunities and supporting homeownership for
Broward County residents. The Authority looks forward to continuing this work to increase access to affordable
housing expanding housing opportunities and supporting homeownership for Broward County residents. The
Authority looks forward to continuing this work to increase access to affordable housing
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HFA NAME: HOUSING FINANCE AUTHORITY OF CLAY COUNTY

Summary:

The Housing Finance Authority of Clay County continues to create innovative strategies and implement
effective programs through community partnerships and affordable financing, including:

« Bond Program to Finance Multifamily Affordable Housing Development

« Construction Loan to Builders Program

+ Down Payment Assistance Program

» Foreclosed Homes Program

« Local Contribution provided to Developer Applying for Low Income Housing Tax Credit Program

+ Rental Homes Below Local Market Rental Rates

« Sadowski Coalition

« Special Needs Housing for the Developmentally Disabled

« Special Needs Housing for Transition from Homelessness/Homeless Prevention

e SHIP Program Administration including the Administration of the CARES Act Funds

*  Wheelchair Ramps

* Veteran's Housing

Bond Program to Finance Multifamily Affordable Housing Development

In April of 2023, the HFA issued $26,837,500 in bonds to be used by Nathan Ridge, Ltd., to pay for a portion of
the costs of acquisition and construction of a 192-unit multifamily rental housing property in Clay County. This
facility was completed in the summer of 2023 and has been fully occupied since that date. The HFA is pursuig
allocation in order to provide financing for additional affordable housing developments.

Construction Loan to Builders

Since 2010, the HFA has provided construction loans to area builders who are interested in building affordable
housing. The HFA receives a flat fee from the builder for the use of the funds and the builder gets the use of
money without an interest closing ticking away. The builder must sell the home at a price of $275,000 or lower
to an income qualified person or family.

Down Payment Assistance Program

The HFA has been involved with many down payment assistance programs over the years, usually in conjunction
with a bond program. The Clay HFA joined the Hillsborough “Home Sweet Home" Program in 2012 to provide
down payment assistance for first time homebuyers. Through this program, the HFA has helped hundreds of
families to purchase their own home. Several years ago, the down payment assistance program has been able
to add a Mortgage Credit Certificate program as an added benefit to its first time homebuyers.

Foreclosed Homes Program

In January of 2010, the Clay HFA partnered with the first builder in the Foreclosed Homes Program. The
Program began when local foreclosures were at a peak in the local housing market, coupled with record highs
in the unemployment rate, especially in the building industry. The program provided much needed work and
as a result, quite a few area builders survived, including the subcontractors — the backbone that undergirds our
economy. In addition, allowing these properties to be rehabilitated and returned to the market kept them as an
asset to the area neighborhoods, instead of becoming an eyesore or potential danger to the community. The
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program also helped to preserve the affordable housing stock in Clay County. This program has transitioned
to include "blighted” properties. Properties that have been abandoned and have become an “eye-sore” in the
community. Fortunately, in 2026 we are not seeing abandoned and foreclosed properties. Should the need
arise in the future, the HFA has the program in place.

Local Contribution to Developer Applying for Low Income Housing Tax Credit Program

In December 2014, the Clay HFA partnered with area developers who were interested in financing their
affordable housing projects under the Low-Income Housing Tax Credit Program through Florida Housing
Finance Corporation. For the developer to be eligible to receive the tax credits from the Florida Housing
program, the developer is required to obtain funding from the local government. In January of 2015, the
Authority entered an Interlocal Agreement with Clay County to provide the funds necessary to provide the
local government contribution loan. As a result, a senior housing facility was built. Demand was so high that
the units were fully leased before the Certificate of Occupancy was issued. The Grand Opening of the 96-unit
facility was held October 8, 2018. In 2025, the Authority continues to renew their commitment to fund the
local government contribution for this program. An additional affordable senior housing facility (Kelli Grove)is
expected to be built this coming year using the tax credit program.

Rental Program Providing Below Market Rate Rental Housing

In 2013, the Clay HFA partnered with the St. Johns Housing Partnership, a 501(c)(3) entity, to provide workforce
rental housing at below market value rental rates. The Authority provides financing to the not for profit to
purchase and rehabilitate homes which they rent out at below market rates. There are multiple properties
under this program. The Authority recently provided a bridge loan to the St. Johns Housing Partnership when
it purchased the Pinewood Apartments in Green Cove springs.

Sadowski Educational Effort

The Clay HFA has continuously provided support to the Sadowski Coalition both monetarily and by working
with our local legislative delegation to educate them on the need for full funding for the SHIP Program as well
as other housing programs funded through the Sadowski Trust Fund.

Special Needs Housing — Developmentally Disabled

The Clay HFA has partnered with BASCA, Inc. and Challenge Enterprises of North Florida, Inc., not-for-profit
organizations who provide housing to persons with developmental disabilities. The Authority currently assists
BASCA with three (3) of their group homes.

Special Needs Housing — Homeless Prevention and Rapid Rehousing

In February of 2013, the Clay HFA began a partnership with Mercy Support Services, Inc., a 501(c)(3) entity, to
provide scattered site housing for the homeless or those at risk of becoming homeless, in an effort to promote
and support individual self-sufficiency. Over the years, the Authority has provided funding to allow Mercy
Support Services to purchase scattered site housing for the homeless.

Through Mercy Support Services in partnership with the SHIP Program, Mercy Support Services has received a
grant in the amount of $300,000.00 to provide for homeless prevention paying past rents in order to prevent
evictions as well as providing funds for rents and deposit to provide rapid rehousing to homeless to the
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citizens in Clay County. Since this grant became available in 2016, Mercy has helped over hundreds of families
to get back on their feet financially achieve self-sufficiency.

SHIP Program Administration

In November of 2012, the Clay HFA and the Clay County Board of County Commissioners entered an Interlocal
Agreement which authorizes the Clay HFA to provide administrative services and implementation of the
County's State Housing Initiatives Partnership Program. In 2024, the Clay HFA continues to administer the SHIP
Program.

Veteran’s Supportive Housing

In 2025, the HFA provided funds to Operation Lifeline to purchase the house and property that was previously
used by the Drug Court. The house has now been refurbished and is being used exclusively for veteran
housing. Operation Lifeline will be offering permanent supportive housing, which is a nationally recognized
solution to chronic homelessness. This will prioritize housing first, while connecting residents to services
which will promote stability, recovery and long-term independence. Veteran Supportive Housing will help the
veteran in overcoming complex challenges while rebuilding their life with dignity.

Wheelchair Ramps

On 2010, the HFA provided a great to a group who call themselves “the James Boys". This is a group of men
who are retired carpenters and have spent untold hours of their building wheelchair ramps for those in need.
The Authority has renewed their support of this group each year.
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HFA NAME: ESCAMBIA COUNTY HOUSING FINANCE AUTHORITY

Summary:

The Authority is proud to partner with the entire community in this “once in a generation” chance to address
housing affordability and historic underinvestment in West Pensacola in Escambia County, Florida. Escambia
County Housing Finance Authority Provides Funding For First Step of Transformative Redevelopment Effort on
Baptist Legacy Campus. This effort includes local partners, Board of County Commissioners, funding from the
state from the state

Redevelopment on Baptist Legacy Campus:

After completing the move to a $650 million health care center at the intersection of 1-110 and Brent Lane
in Pensacola, Baptist Health Care began to finalize its plans to foster redevelopment of the Legacy Campus
on which Baptist Hospital had been located for over seventy years. The Legacy Campus included nearly
fifty acres of prime property on the west side of Pensacola and was a key economic driver as well as primary
healthcare services provider for the surrounding Historically Black neighborhoods. After selling twelve acres
of the Campus to Paces Preservation Partners LLC for development as affordable housing, Baptist Healthcare
officially donated the remaining 41 acres to the City of Pensacola in September 2025, along with $5.8 million to
support environmental remediation and demolition efforts. Additional funding for the redevelopment effort
has been provided by the Florida Legislature and the Escambia County Board of County Commissioners.

The City's plans for redevelopment include public recreational space, mixed income housing, educational
facilities, workforce development centers, and commercial retail space. City Economic Development Director,
Erica Grancagnola, has shared that the City's goal is "to redevelop holistically with everything that a community
needs to be healthy.” Mayor DC Reeves has confirmed that “our goal is to transform a historic site into an asset
that serves residents for generations to come.”

In December 2026, the Escambia County Housing Finance Authority, working with Paces Preservation Partners,
issued a total of $38,000,000 of its Multifamily Housing Revenue Notes to finance a portion of the cost of
the Avery Place Apartments, thereby providing 112 affordable residential rental homes for families and also
Kupfrian Manor, thereby providing 94 affordable rental homes for senior adults. The overall development
financing included 4% tax credits purchased by Berkadia and subordinate loans from the Florida Housing
Finance Corporation, United Bank, and the City of Pensacola. The Notes, structured as a Freddie Mac TEL,
were initially purchased by construction lender JPMorgan Chase. Both Avery Place and Kupfrian Manor
developments qualified for a 100% ad valorem tax exemption under Section 196.1978, Forida Statutes.

Urban Infill Success.

The Authority continues to celebrate its successful Urban Infill Revolving Loan Program. The Authority’s Urban
Infill Revolving Loan Program was established in 2015 and provides a three-million-dollar revolving loan fund
used to make 0% construction loans to local builders who commit to use the funds to build affordably priced
homes for first time homebuyers in urban areas in Escambia County, Florida. To date, the Authority has
completed eighty-three (83) new homes and has an additional fifteen (15) locations with construction in
progress.
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Since 2012, the Authority’s signature program for first-time homebuyers has been its Big Splash Single Family
(Multi-County) Mortgage Loan Program. This Program has provided nearly $289 million in first mortgage
loans for almost 2,167 workforce families since its inception. The Authority has provided over $17 million in
down payment assistance funds, by a deferred second mortgage, for the homebuyers served by the Program.
The Authority serves twenty-one (21) counties, including Alachua, Bay, Bradford, Escambia, Franklin, Gadsden,
Gulf, Hernando, Indian River, Jackson, Jefferson, Leon, Madison, Marion, Martin, Okaloosa, Santa Rosa, St.
Lucie, Taylor, Wakulla, and Walton. The Authority’s special offerings for first time homebuyers have included
the Home for the Holidays Program, with below market rate interest loans, together with up to $10,000 in
down payment assistance, and mortgage credit certificates.

In other news.

The Authority has been hard at work financing multifamily rental housing to address the very real affordable
housing crisis in Florida. The Authority has financed new construction or acquisition and rehabilitation for ten
affordable multifamily residential projects, including 1,354 homes for low and moderate-income families since
2022. The Authority has two additional acquisition and rehabilitation projects in Escambia County planned for
2026 and is excited about the future of affordable housing.

The Escambia County Housing Finance Authority Makes Affordable
Housing Happen!
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HFA NAME: HOUSING FINANCE AUTHORITY OF HILLSBOROUGH COUNTY

Summary:

The HFA of Hillsborough County Board of Directors decided over fifteen years ago to begin investing some
of their available funds in community programs. The concept was: where can limited HFA funds really make a
difference? Where is there a "hole” in the delivery system that the HFA could fill? The HFA realizes that its mission
is to promote the construction, rehabilitation, and sale of affordable housing—and help those struggling to
find affordable housing. The HFA is not a bank hoarding money to pay to non-existent stockholders. The HFA
does not throw away funds either.

Additionally, the HFA has opened partnerships with Hillsborough County and key housing providers in the
community. This has been a particularly effective method of combining SHIP funds with HFA resources. It has
also put the HFA in a leadership role related to the allocation of 9% Housing Credits within the County.

Mortgage Rate Buydown Program

In 2025 the HFA initiated a rate buydown program for its TBA single family homeownership loans. The new
program launched in April 2025 and immediately had an impact on loan volume.

Under the program, the home buyer pays a 2% mortgage rate buydown fee. The HFA is then able to set the
mortgage rate on the TBA Program at a lower level. The rate is set each day to correspond to the rate which
will generate a loss on the TBA sales of approximately 2%. The loss is offset by the rate buydown fee. At each
closing, the title company wires the fee to the HFA.

Currently, the mortgage rate is lowered by 1% compared to the current TBA rate. This is not a "gimmick”
temporary rate buydown—the rate is a 30-year fixed rate loan. It is simply a lower rate than could otherwise
be achieved.

How does the borrower afford the buydown fee? The TBA Program is combined with the SHIP Down Payment
Assistance Program described below. Currently, the program is offering $30,000 of DPA assistance for each
borrower—an amount possible because Hillsborough County provides SHIP funds for the DPA. While there is
no direct requirement that the DPA funds be used to pay the buydown fee, the large DPA amount ensures that
the borrower has sufficient cash at closing to pay all costs and fees. In some cases, the seller has paid the fee.

As stated in the description of the SHIP DPA Program, all down payment assistance loans are fully repayable.
This has been a great success with $5.9 million in repayments already recycled into new DPA loans.

SHIP Down Payment Assistance Program

Beginning in 2014, the HFA and Hillsborough County began a cooperative program wherein the County uses
SHIP funds to reimburse the HFA for DPA loans made to SHIP eligible borrowers within the HFA's home
ownership loan program. To date, the County has funded $15,603,700 million to the HFA, for over 1,000
homebuyers, with an additional $4 million of County funding committed with loans in progress.

The program is totally transparent to HFA borrowers and lenders. Borrowers receive their DPA loan from the
HFA, and lenders process first mortgages within the program in the same manner as for any other loan. The
HFA delivers SHIP compliant loan packages to the County, who then reimburses the HFA. This is a win-win
situation, as it allows the HFA to recycle its funds, while giving the County an extremely effective method of
distributing their SHIP monies.
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As the DPA assistance is in the form of a loan, not a grant or forgivable loan, they are repaid. Despite some
widespread belief that DPA loans would not likely be repaid, in reality they are repaying in massive quantities.
After just eight years, $2.96 million of the SHIP DPA loans have already been repaid. The HFA's agreement
with the County directs that the repayments be recycled into new HFA DPA loans—creating over time a self-
sustaining revolving fund for DPA. To date, another 146 DPA loans have been funded with the SHIP recycled
funds, with another $106,500 repaid and available for new loans.

Most importantly, the program is a true partnership between the County and the HFA. The HFA's credibility
and success have allowed this once experimental program into annual funding, with SHIP funds being the
primary source of HFA DPA loans.

Up and Out Homeless Program Wins National Award

In 2023, the HFA of Hillsborough County’'s Up and Out Program was recognized by the National Association
of Local Housing Finance Agencies (NALHFA) with its Award of Excellence. The program has been successfully
transitioning families out of homelessness back into traditional bond and tax credit apartments. The HFA
provides rental assistance and case management through both Metropolitan Ministries, the Catholic
Conference, and the Salvation Army. The Met Min program focuses on families, Catholic Conference on the
elderly, and Salvation Army on single homeless adults.

Beginning in 2008, the HFA asked homeless providers: Who in your system could benefit from limited HFA
funding—but no other organization is funding? The answer was that families that had moved from homelessness
to temporary housing and were now employed and ready to move back into the conventional rental market
“fell through the cracks” of funding. They needed rental assistance to help them move “up and out” of the
homeless system back to employment and eventually paying all their rent themselves.

The program provides $489 per month for a one-bedroom or $587 per month for a two or larger bedroom
unit as rental assistance to families in the program. All non-elderly families have someone who is employed,
and all still receive case management from the HFA’s partner—Metropolitan Ministries, Catholic Conference or
Salvation Army. The rental assistance is limited to a two-year period. During this time, the family can stabilize
its finances and is ready to take over the full rent when they exit the program. To avoid any “slum lord”
subsidization problems, the program works with developments financed by either the HFA or FHFC—therefore
ensuring that every property is inspected, monitored, and provides safe and decent shelter.

At any given time, the program is limited to 33 families with Met Min, 15 with Catholic Conference, and 10 with
the Salvation Army. 276 families participated, with 344 adults and 425 children housed. The average family
income is $29,030, and over 75% of the participants have successfully "graduated”—meaning they stayed in
their unit after the subsidy ended and paid the full rent themselves. To date, the HFA has invested over $3.26
million in the Up and Out Homeless Programs.

Youth Aging Out of Foster Care Programs

Working with its community partner Camelot Community Care, the HFA has also initiated a program designed
to help youth aging out of foster care. The program recognizes that a significant number of these youth end
up homeless within a short period after turning 18. This program is budgeted for $194,000 per year, with
$678,139 already invested.

The program is currently funding a full-time transition specialist to work with the youth. The current system
has far too many youth depending upon far too few specialists, and this will help alleviate that problem. The
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program provides rent subsidies of $400 per month and pays rental deposits and application fees. To date, 65
youth have participated in the program, and another 16 are currently being funded.

Local Government Priority for 9% Housing Credit Development—Agreement Between Hillsbor-
ough County and City of Tampa Renewed for Four Years

In the past, FHFC's award of 9% Housing Credits often boiled down to which development drew the best lottery
number, rather than if the deal best met the priorities of the community. Beginning in 2016, FHFC offered the
option to large counties and their cities to provide a higher level of local government financial support to one
deal, which would then receive points not available to other applicants.

To give the preference, the local government must contribute a significantly higher amount of funds to the
development. The HFA agreed to provide that funding. For the past eight years, Hillsborough County requested
the HFA to issue a NOFA and select a development to receive the local government preference.

The primary emphasis of the evaluation is long term affordability (along with basic items such as developer
competence, development location, and proposed resident programs and design amenities). The developments
chosen each year agreed to set-aside the units in the development in perpetuity—a significant improvement
from the much shorter affordability period required by FHFC. The deals selected for funding meet local
priorities. Three different developers have been awarded the "preference”.

Despite these efforts, there was no coordination between the County and the City of Tampa—resulting in
competing “preference” deals. In 2020 the HFA helped broker an interlocal agreement between the City and
County where the preference is rotated every year—making sure that the needs of both areas are met over
time. The new agreement has worked well over the past six years—in fact, in 2022 both the City's preference
deal and the County’s backup deal were funded. The agreement was renewed in 2024 for another four-year
period.
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HFA NAME: JACKSONVILLE HOUSING FINANCE AUTHORITY

Summary:

How Using Strategy, Influence and Limited HFA Resources
Led to $1.1 Billion of Apartment Development in Ten Years

In 2015 the JHFA Board saw a need for new and rehabilitated apartments that was not being met. With
limited resources, the Authority could not "buy” the City out of the problem. Instead, they initiated a series
of strategies that have led to thirty-four new or rehabilitated apartment developments with 5,872 units and a
total development cost of $1.23 billion being produced in only a ten-year period. Currently there are another
five developments with 800 units in process for bond financing.

And beyond just financing units, the JHFA strategy helped revitalize the LaVilla and Brooklyn neighborhoods
near downtown—providing critically needed new apartments housing for the downtown workforce. The
strategies preserved and rehabilitated dilapidated 50-year-old Section 8 housing, replaced old public housing
units, and helped access SAIL and HOME funds for new JHFA bond transactions.

Using FHFC’s Local Preference System to Achieve City Goals

The Florida Housing Finance Corporation started the Local Government Area of Opportunity Funding (local
preference”) system for the allocation of 9% Housing Credits with a pilot program in Jacksonville. The program
is now statewide.

Working with the City, JHFA established priorities for granting the local preference—priorities which targeted
areas near downtown where much needed new affordable housing was needed for the redevelopment of the
area and to have affordable housing next to transit that could move workers to their jobs quickly.

Initially targeting the LaVilla neighborhood immediately west of downtown, the JHFA helped three developments
receive 9% Housing Credits. The targeting was expanded beyond LaVilla, and two other developments have
received financing in the Brooklyn and Murray Hills neighborhoods.

Rather than random developments being picked by lottery, the JHFA and City used the Local Preference to
move forward the goal of revitalizing downtown Jacksonville with new apartment communities. The system
also achieved permanent affordability, with all preference deals agreeing to affordability in perpetuity.

This year the JHFA Board evaluated its selection criteria and made a policy decision to focus on benefiting the
residents from the development rather than neighborhood revitalization.

Preservation and Rehabilitation of Section 8 Developments

Many developments with Section 8 project based rental assistance are 40-50 years old. Often, they have not
received adequate upkeep and are a blight on the community and their residents.

The JHFA reached out to encourage new owners to use JHFA bonds to acquire and substantially rehabilitate
these developments. These were not property “flips,” but real new owners and real and substantial rehabilitation
of the units.

In a five-year period, nine different Section 8 developments have used JHFA bonds for new ownership and
rehabilitation, with one additional development in process for a 2026 closing.

Issue No. 12: 2026
Florida Association of Local Housing Authorities
A Journal of Innovative Activities of Local HFAs Statewide




CALLe

Working with the Jacksonville Housing Authority

The Jacksonville Housing Authority and its private sector developer worked to replace extremely old public
housing units in Jacksonville Beach. The JHFA provided the funds necessary for a SAIL application and bond
financing.

As a result, 127 new public housing units—meeting all JHFA and FHFC standards for construction quality and

energy efficiency—have replaced units that had a negative impact on Jacksonville Beach and on the public
housing families.

Working with Private Developers to Obtain State SAIL and HOME Funds

The JHFA provides the local contribution needed to apply for FHFC SAIL and HOME funds. Most often, the
developers also utilize JHFA bond financing.

As aresult of the aggressive strategy, eight developments have been financed, providing new and rehabilitated
units throughout the city.

What is In the Works?
JHFA will again be selecting the local preference deal for the city.

What About Single Family?

JHFA has an active TBA program using JHFA funds for downpayment assistance and providing a Mortgage
Credit Certificate to the borrowers. When the City of Jacksonville committed DPA funds to a separate program,
those borrowers were able to access the MCCs from JHFA without having to participate in the TBA first
mortgage program. To date, 22 homebuyers purchasing homes valued at over $6.5 million have received JHFA
MCCs in conjunction with City of Jacksonville DPA.

Conclusion

How far will $15 million of HFA funds take the community? In the case of Jacksonville, thirty-six new or renovated
apartment communities, 5,872 units, $1.23 billion of total development cost, revitalization of areas adjacent
to downtown with new workforce housing, and renovation of fifteen Section 8 properties. The lesson—limited
resources applied to aggressive strategies can produce a significant number of rental units in a manner that
coordinates with the goals of the local government.
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HFA NAME: HOUSING FINANCE AUTHORITY OF LEE COUNTY, FLORIDA

Summary:

The HFA of Lee County has partnered with various members of Region 11 and other jurisdictions including
Broward, Palm Beach, St. Johns and Volusia Counties in providing financing for single family homes through its
Own A Home Opportunity Program. In addition, it also partners, as Issuer, with local Region 11 members, including
Charlotte, Sarasota, and Hendry Counties in providing financing for multifamily housing through cooperative
Interlocal Agreements. The HFA serves low, moderate and middle income homebuyers and renters by:
« connecting qualified homebuyers to lenders with appropriate first mortgage loans;
« providing down payment assistance (DPA) to qualifying first-time and non-first-time homebuyers in its
Program area, in either loan or grant form; and
« working with multifamily developers, both commercial developers and Housing Authorities, to create
or preserve affordable units for eligible renters.
— Through recent closed deals and deals in the pipeline, these partnerships have led to the creation
or preservation of 1,816 units in Lee County, 507 units in Charlotte County and 682 units in Sarasota
County.
— The HFA has a close working relationship with the City of Fort Myers, Charlotte County, Lee County,
Hendry County and Sarasota County to finance multifamily housing and has partnered with Lee
County and Sarasota County to utilize their CDBG-DR funds from recent natural disasters. The
HFAs recently closed multifamily financings and deals in the pipeline have or will utilize $88 million
of CDBG-DR fundings to facility the construction or rehabilitation of units in both counties.
— The HFA continues a close working relationship with members of Region 11 having successfully
continued to operate with a unified regional approach regarding multifamily financing as volume
cap has become more in demand.

Single Family Loan Program: Marketed as the “Own a Home Opportunity Program”

The HFA of Lee County operates its single-family affordable lending program that is marketed in participating
counties as the “Own a Home Opportunity Program”. Through this Program, the HFA of Lee County has
partnered with several HFAs (Broward County, Collier County, Palm Beach County, St. Johns County and Volusia
County HFAs) and several Counties (Charlotte, DeSoto and Sarasota Counties) to serve eligible homebuyers in
the respective Program areas with affordable first mortgages paired with DPA funds.

The Own a Home Opportunity Program is a TBA-based, continuous lending program that was launched in
2013 in connection with Raymond James’ “Turnkey” Program. Under the Program, the HFA of Lee County and
participating HFAs and Counties have eliminated all market and pipeline risks associated with the single-family
lending program and have avoided the cost of issuance and negative arbitrage issues associated with tax-
exempt single family bond financings.

Success

Through an aggressive marketing campaign with eHousing educating Realtors to the availability of funds,
the Program has seen an increase in activity and number of participating lenders. The Program has funded
$430 million of first mortgage proceeds to assist more than 2,250 homebuyers in obtaining affordable
financing, including DPA, through 60+ lending partners.
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Through the Program, the HFA of Lee County and participating HFAs and Counties have funded approximately
$19.2 million in down payment assistance 2nd mortgages and grants.

In addition, the HFA of Lee County has assisted 270+ homebuying families through an MCC program.
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HFA NAME: HOUSING FINANCE AUTHORITY OF LEON COUNTY

Summary:

The HFA of Leon County is a small HFA which has extremely limited resources to utilize for housing programs.
Even with limited resources, it has been able to refocus on activities that are productive and helpful to Leon
County and the City of Tallahassee

Over the last six years, the HFA has

»  Worked with the City of Tallahassee and Leon County to “right-size” the local subsidy for a multi-family
development.

« Sold it first multi-family bonds in 15 years, which financed the substantial rehabilitation of 108 units of
Section 8 apartments that were built in 1971.

+ Sold $18.9 million of bonds for 130-unit Public Housing Redevelopment

»  Provided the local contribution that led to a 112-unit elderly development being constructed using 9%
Housing Credits

« Funded emergency repairs for single family homes, predominantly owned by low-income elderly
persons.

«  Worked with Leon County to utilize the proceeds from the sale of surplus properties to fund affordable
housing activities.

» Coordinated with City and County Leadership as they created GAP Financing for MF developers
participating in FHFC application process to increase the funding opportunities for

«  With the change in regional bond allocation, a coordinated effort was implemented to manage regional
bond allocation working with the new regions in place.

* Ridge Road Apartments closed in 2023, which is a new 250-unit property and is currently leased and
operating on the south side of Tallahassee utilizing $51.0 million in bond allocation by Elmington
Capital.

» Lake Bradford Apartments closed in 2024 and is 42% complete and will provide 158 units in a midrise
property. Elmington Capital partnered with Tallahassee Housing Authority to bring this $35 million
property to reality.

Plan of Finance:

The HFA historically did not have carryforward like larger HFAs and needed to create a Plan of Finance to
facilitate these efforts. Once done, the HFA has been able to capture sufficient allocation for larger multifamily
properties. Prior to this it was difficult to obtain sufficient allocation. This has permitted several new properties
to be financed along with more opportunities for MF developments as evidenced by recent financings.

Rightsizing Local Subsidy:

One of the greatest issues facing local governments is how to know how much subsidy a development really
needs. In most cases, the local government has no tools for a professional evaluation of developer requests,
which can be millions of dollars. For a rental development being assisted by both the City and County, the
developer requested over $4 million in additional funds above the over $1 million already committed. The local
governments turned to the HFA who was able to utilize the existing relationship with a credit underwriter to
conduct a fair and highly professional review of the request. The result: the professional evaluation showed
that only $1.2 million in additional funds were needed—saving the local governments over $2.8 million. More
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importantly, this process cemented the relationship between the HFA and the local governments—making a
true partnership where the HFA is viewed as the “professional” to turn to on multi-family evaluations.

Coordination with City and County
furthering resources for Affordable Housing GAP Financing:

The HFA of Leon County has and will continue to work with County staff to implement public purpose priorities
set by the BOCC. Most recently, the HFA has worked with the County to develop a $750,000 Gap Financing
Program, making funds available to developers seeking other resources from the Florida Housing Finance
Corporation.

Emergency Repairs for Low Income Homeowners:

HFA of Leon County has an ongoing program that funds small-scale emergency repair that cannot be handled
by other county funding sources or cannot move through the county process quickly enough. An example
might be a roof repair, septic tank repair or clean out, or an air conditioner replacement in the summer for an
elderly homeowner. There is a current limit of $3,000 per non-elderly repair and a maximum of $15,000 for
repair for elderly or special needs. Since 2016, 133 households have received $595,000 in emergency repairs.
The HFA has committed an additional $75,000 for the FY 25-26.

Supporting the Annual County Home Expo:

The HFA provides funding for the Annual county Expo which works with local lenders and vendors, inviting
potential home buyers to assist in training and providing resources for their journey to homeownership. Each
year the programming and participation has increased. This year there were 121 participants. There were
over two dozen vendors participating with workshops on Heirs Property (Legal Services); understanding the
Homebuying process; Backyard Gardening; and Disaster Preparedness.

Property Disposition:

The BOCC changed its policy for the disposition of surplus lands, most often obtained through tax deeds,
to target some of those properties for affordable housing. The HFA worked with County staff to develop a
program where these properties are sold, and the proceeds transferred to the HFA to fund housing programs,
including emergency repairs and local contributions for FHFC applications. In five years, over $1,098,134.44 has
been generated for HFA activities through the sale of 146 parcels.

Bond-SAIL Application — Lake Bradford Apartments

The HFA has been able to provide required local contributions for local applicants to the to the state SAIL
program (FHFC rental gap financing for use with the HFA of Leon County Bonds). Increasing the opportunity
for priority properties to be competitive. Last year, the HFA supported Lake Bradford Apartments, with a
contribution of $37,000, which was selected to receive $6,184,700 of funding from Florida Housing. The
development was financed with a combination of HFA of Leon County Bonds ($35 million), federal tax credit
equity ($21.8 million), SAIL funds from FHFC, City of Tallahassee HOME funds ($1 million) and $2.7 million of
developer equity. The development consists of 156 units in a mid-rise building located on Kissimmee Street
and is under construction.

Leon Arms Financing:

The HFA received a new bond application for the acquisition and rehabilitation of Leon Arms Apartments, a
100-unit 56-year-old development serving Section 8 residents on Holton Street, west of Wahnish Way. The
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financing will close before July of 2026, with $15 million of bonds allocated to the transaction providing a
much-needed update.

Ridge Road Apartments:

Ridge Road Apartments was financed in 2023 with $51 million of bond allocation. It is built and leased providing
250 units of new housing on the south side of Tallahassee. EImington Capital was the developer bringing this
much need affordable housing for families.

Magnolia Terrace Financing:

Magnolia Terrace is a 50-year-old Section 8 apartment complex, with 108 units. There were only minimal repairs
during that time. The HFA worked with a new owner to finance the acquisition and substantial rehabilitation of
the development, issuing $11.76 million of bonds in April 2020.

Columbia Gardens at South City:

The Tallahassee Housing Authority collaborated with a private developer to raze and replace the entire Orange
Avenue public housing project. The new units will be a combination of elderly and family and are utilizing
both bonds/4% Housing Credits and 9% Housing Credits. The HFA financed a 130-unit family phase of the
redevelopment, selling $18.9 million of bonds in 2022.

Conclusion:

A small HFA can still be a successful HFA. While bonds are part of what the HFA of Leon County offers, it has
found success by leveraging small amounts of funds generated in cooperation with the County. With those
funds, new apartments have been built, old ones rehabilitated, and over 133 elderly residents have received
emergency repair grants—allowing them to continue to age in place.

Synergy occurs when an HFA can work in conjunction and coordinating with their local governments. Sources
that are stacked and coordinated can multiply their individual impact.
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HFA NAME: HOUSING FINANCE AUTHORITY OF MANATEE COUNTY

Summary:

The HFA of Manatee County developed a program with participating local lenders to make the first mortgage
loans for qualified home buyers. In 2021, the HFA worked to create a local program to serve the community.
They settled on youth aging out of foster care and entered into a contract with the Safe Children Coalition and
are working toward a successful program subsidizing a staff person and providing funds to assist in housing
these individuals.

Single Family Loan Program

In early 2009, the Housing Finance Authority of Manatee County, Florida (“the Authority”) was one of the first
authorities in the state to structure a loan program to make new mortgage loans to low and moderate-income
families or persons when bond programs became unfeasible. The program was made available through
participating local lenders to make first mortgage loans for the acquisition of qualified single-family residences
by qualified borrowers. The loan program concluded in early 2010 and resulted in $2,582,878 being provided
for first mortgage loans to 23 eligible families or persons. The Authority also funded $102,971.00 for a down
payment assistance program to fund the difference between the principal amount of a first mortgage and the
total purchase price for a particular single-family residence, together with the costs of any required appraisal,
closing agent, recording, survey, termite inspection or other required closing costs not to exceed 4% of the
principal amount of the first mortgage in connection with the loan program. The initial $36,193 of down
payment assistance was provided to borrowers under the loan program as a grant. The remaining $66,778.00
of the down payment assistance was an interest free second mortgage to the Authority in the amount of
such down payment assistance that becomes due and payable if the first mortgage is paid off, refinanced, or
assumed by a new borrower, or the mortgage property is sold, leased, transferred, or foreclosed.

Following the NIBP, the Authority established another Loan Program to make new mortgage loans to low
and moderate-income families or persons on a continuous basis. This program was launched in March 2013,
through participating local lenders to make first mortgage loans for the acquisition of qualified single-
family residences by qualified borrowers. The program also offers down payment assistance to fund the
difference between the principal amount of a first mortgage and the total purchase price for a particular
single-family residence, together with the costs of any required appraisal, closing agent, recording, survey,
termite inspection or other required closing costs. Initially, the maximum assistance loan fluctuated between
$7,500 and $15,000. The down payment assistance loan is evidenced by an interest free promissory note and
secured by a second mortgage to the Authority that becomes due and payable if the first mortgage is paid
off, refinanced, or assumed by a new borrower, or the mortgaged property is sold, leased, transferred, or
foreclosed. The program also makes available Mortgage Credit Certificates which allows borrowers to receive
a Federal Income Tax Credit of up to $2,000 per year for as long as the loan is outstanding, and the borrower
resides in the property. To date, the Loan Program has funded approximately $87,448,000 in first mortgage
loans and provided over $4,900,000 in down payment assistance loans to 448 eligible families and persons.

During 2018, the Authority established a separate down payment and closing cost assistance loan program
(DAP program) in the amount of $100,000. The purpose of the DAP program is to partner with Manatee County
to provide assistance to homebuyers who are unable to purchase homes due to the dramatic reduction in
funding of the SHIP Program during fiscal year 2018-2019. The DAP program was extended through October
31, 2025, and increased to $258,500. The DAP program loans are evidenced by an interest free promissory
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note and secured by a second mortgage to the Authority that becomes due and payable if the first mortgage
is paid off, refinanced, or assumed by a new borrower, or the mortgaged property is sold, leased, transferred,
or foreclosed.

Youth Aging Out of Foster Care

In June of 2021, the Manatee HFA began to work with Safe Children’s Coalition (SCC) in Manatee County to
manage and address intake and assessment of homeless former foster care youth. Working with its community
partner Safe Children’s Coalition (SCC) the HFA initiated a program designed to help youth aging out of foster
care. The program recognizes that a significant number of these youth end up homeless within a short period
after turning eighteen. The HFA committed to an initial This program is budgeted for $50,000 per year.

The program is funding a part time transition specialist to work with the youth for a minimum of 12 months.
The current system has far too many youth dependents and far too few specialists, and this will help alleviate
that problem. The program also provides rental subsidies of $200 per month for individuals and pays their
rental application fees. The program funds the additional security deposits required from tenants such as these
youth who do not have a credit history.

The goal is to prevent homelessness for these vulnerable youth and encourage them to pursue higher education
and vocational training to gain employment.

SCC presently has approval as a LINK entity with FHFC which will automatically allow new FHFC financed
multifamily developers to dedicate units for this group. Due to the success of the program, it has been
extended until May 31, 2026, and expanded to assist 10 young people at any given time in the program.

The key to the success of this program is the Specialist. Safe Children Coaltion on has to put together funding
from several sources to fund this position. They serve Desoto, Manatee and Sarasota Counties.

Impact of Program:

The young adults utilizing the program are primarily in an extended care program. As a requirement of the
program the young adults are actively engaged with schooling or work. It has helped them with housing
stabilization, which meets one of their basic physiological needs that allows them to be successful at both work
and/or school. The housing specialist is the key to the success of this program to ensure the young adults
maintain their housing stability to ensure the they do not allow housing to jeopardize their employment or
school status.

The average stay in the MHFA program has been 10 months. This program provides the needed transition
from foster care to the adult world. It give them a solid foundation and education as to housing (how to secure
and maintain it). Housing is a life skill that will follow these young adults through their life. An example of how
critical this housing specialist is that four of the participants have received the Foster Youth to Independence
Voucher through HUD to secure subsidized housing.

88% of the young adults focus on schooling. Two of the past recipients aged out of our program but were
actively pursuing their bachelor’s degree. Five of the past young adults went on to enter the Postsecondary
Education Service and Support program, meaning they achieved a level of independence/maturity that they
could be self-sufficient and engage in post-secondary schooling. One of these participants is currently working
on her master’s degree with the intent to pursue law school. Currently one of these participants is securing his
education to become a HVAC technician, three of the young adults graduated high school (with two of those
seeking college enrollment) one is pursuing a GED and one is actively attending college
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HFA NAME: HOUSING FINANCE AUTHORITY OF MARION COUNTY

Summary:

The Housing Finance Authority of Marion County is committed to innovative, community-focused solutions
that expand access to safe, stable, and affordable housing throughout Marion County. By partnering with local
government, developers, nonprofits, businesses, and community organizations, the HFA is helping to turn
housing challenges into real opportunities for Marion County residents.

Innovative Senior Housing Development

Through bond financing and public partnership, the HFA is working to create a two-phase senior housing
community across from Marion County Senior Services.
« 108 Senior Rental Housing, which is 100% affordable.
« The Central Florida Community Land Trust will donate a parcel of land to build non-for-profit dental
and Health and Wellness offices that would benefit income eligible residents of Marion County.

Affordable Rental & Resident Support

With support from Marion County, the HFA currently owns and manages forty-three affordable rental units,
primarily single-family homes.

Because of stable, affordable rents:
* Residents have been able to pursue education and better employment.
*  Multiple former tenants have transitioned into homeownership.
« Tenants receive financial guidance and case management services to support long-term success.

Development Ambassador for City & County

The HFA serves as a key liaison between developers and local government by:
« Providing an online affordability development review through a one-line application process
« Answering initial developer questions regarding affordability programs
* Vetting development proposals before submission to local governments
« Applying for available grant funding on behalf of qualified developments

This process saves local government staff time and ensures projects are fully reviewed before moving forward.

A Home for a Hero Program

Through a powerful collaboration involving:
« Funding from a local business leader
« Donation of builder services
+ County Surplus Land
« Coordination among veteran services agencies
« The HFA is building a pilot home initiative in hopes of future homes for our service residents.

Program highlights:
« Veteran homeowner, payment: $200 per month for 30 years
» Land will be held in a Community Land Trust
+ Ensuring the home will always remain veteran-designated housing.
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Community Land Trust for Future Housing

In 2024, the HFA established the Central Florida Community Land Trust:
« Secure land for future affordable housing
* Preserve long-term affordability.
« Support future rental housing initiatives.
*  Protect community housing resources in perpetuity.

Veteran Villa Community Initiative

The HFA is currently facilitating the development of a 20-unit veteran villa neighborhood, supported by:
« Impact Investment from a local foundation will be funding the development at a reduced interest rate.
* Reduce land cost from owner.
+ Potential Marion County Community Services down-payment assistance
» Project oversite and coordination by the HFA

This initiative will create affordable homeownership opportunities for those who have served our Country and
help veterans and First Responders achieve the American Dream

Executive Director - Keith J Fair / keithf@hfamc.org / 352 322 1987
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HFA NAME: HOUSING FINANCE AUTHORITY OF MIAMI-DADE COUNTY

Summary:

QUAIL ROOST STATION is a transformative mixed-use Transit-Oriented Development (TOD) designed to
revitalize the West Perrine neighborhood in Miami-Dade County through the creation of 200 affordable and
workforce housing units on 8.5 acres of county-owned land. In addition to high-quality housing, Quail Roost
Station features robust resident amenities, community centers, free Wi-Fi within community common areas, a
central laundry facility, exercise room, tenant activities, structured parking, over 30,000 sf of commercial/retail
space and artwork that contribute to a vibrant, sustainable community.

Strategically located along the South Dade Bus Rapid Transitway, this initiative was developed in close
partnership with Miami-Dade County under a 99-year ground lease agreement with the county’s Housing and
Community Development department (HCD) and the Department of Transit and Public Works (Transit). Quail
Roost Station was developed, constructed, and professionally managed by Atlantic Pacific (A|P) Companies,
ensuring regulatory compliance and consistent excellence in delivery, execution, and ongoing operations.

Situated at SW 184th Street, just west of U.S. 1, Quail Roost Station enjoys a direct, covered pedestrian
connection to the new Bus Rapid Transit (BRT) station at SW 184th Street. This vital link supports the County’s
first-ever BRT service, launched in 2025, reinforcing Quail Roost Station’s critical role in enhancing mobility and
connectivity in South Miami-Dade. The BRT will be the longest, fully electric BRT system in the nation, and will
provide Quail Roost Station | residents with a reliable and eco-friendly transportation option.

The 6-story structured parking garage has 15 bike racks, a “Kiss and Ride" drop-off area, and a covered walkway
with integrated art installations that provide direct access to the Bus Rapid Transit (BRT) station, retail and
office space. Resident amenities include a tastefully furnished multipurpose clubroom with a kitchenette,
fitness and business centers, mailroom, an on- site management and leasing office, and a laundry facility.

The ground floor commercial space accommodates community-serving functions such as day care, career
counseling, literacy training, educational and tutorial services, recreational programming, and outpatient clinical
health care. These services are intended to directly benefit the residents and the surrounding neighborhood
by addressing key social, educational, and economic needs. Consistent with this commitment to inclusive,
community-centered investment, during construction, A|P subcontracted 6% of the development's hard
costs to Section 3 firms and hired 66 Section 3 employees on the jobsite, helping to generate meaningful
employment and contracting opportunities for local residents and businesses.

Quail Roost Station | is NGBS Green Certified, ensuring energy efficiency, environmental stewardship, and
healthy living environments for residents, and features artwork by local artists. The development provides
free on-site resident supportive services, enhancing residents’ quality of life through workforce development,
financial literacy, wellness programs, and social services. Industry partners providing development and social
services include minority-owned firms Palmetto Homes of Miami, EAC Consulting and East Coast Development
Enterprise.

Completed in April 2025, Quail Roost Station consists of a 12-story building featuring 200 residential units,
including 48 RAD units designated for residents relocating from the County’s Perrine Villas/Perrine Gardens
public housing community, which A|P is currently redeveloping. The unit mix ranges from studios to five-
bedroom apartments for households earning up to 80% AMI accommodating a variety of household sizes and
income levels.
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Construction financing for the Development was provided through (i) 4% non-competitive Low- Income
Housing Tax Credits purchased by Wells Fargo Community Lending & Investment (“WFCLI") , (ii) publicly
offered short-term cash collateral bonds (the "Bonds”) issued by the Housing Finance Authority of Miami-
Dade County (the “Authority”), (iii) a taxable construction and permanent loan provided by Wells Fargo Bank,
N.A. ("Wells Fargo”), but not through the Authority, (iv) an FHFC SAIL Loan, (v) an FHFC NHTF CHIRP Loan, (vi)
two combined Surtax loans from Miami-Dade County (the “County”), (vii) Deferred Developer fees, and (viii) a
Miami-Dade County Transit Grant.

Of the 200 newly constructed units, 32 will be reserved for families at or below 30% of AMI; 40 of the units
will be reserved for families at or below 50% of AMI; 18 reserved for households at or below 60% of AMI; 84
units for households at or below 70% of AMI; and 26 for households at or below 80% of AMI. The reservation
of units at these income levels promotes a balanced income mix, fostering positive community impact while
providing housing opportunities for residents across a broad range of economic levels

While this development targets the critical income levels of the surrounding community and successfully
serves their housing needs, it has also made a meaningful impact on large families. In response to input
from community leadership, the development team intentionally included a five-bedroom unit to address the
shortage of housing options for larger households.

This unit, envisioned as a pilot for future developments, provides the look, feel, and functionality of a single-
family home. It offers one family — a mother, father, and their four sons — the opportunity to experience the
stability, dignity and quality of life associated with single-family living that might otherwise be unattainable. In
doing so, the development demonstrates how thoughtful design can expand housing equity and strengthen
family-centered communities.

Conclusion:

Quail Roost Station exemplifies excellence in multifamily
development through its resident- centered design and
thoughtful integration of amenities that directly enhance
quality of life. The development team successfully structured
an innovative financial model that enabled the project’s
viability, demonstrating a replicable approach to financing
| affordable and workforce housing nationwide.

HFA Miami

QUAIL ROOST STATION

Miami-Dade County Housing Finance Authority
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HFA NAME: ORANGE COUNTY HOUSING FINANCE AUTHORITY

Summary:

Program: Homebuyers Dream Program

As the dream of homeownership becomes more and more challenging, The Orange County Housing Finance
Authority (OCHFA) is doing its part to bring home affordability to individuals and families throughout Central
Florida. For many, owning a home is a significant milestone. The biggest obstacle usually lies in saving
enough money for the down payment required to secure a mortgage. In an effort to address this challenge,
partnerships between local governments, not-for-profit agencies, and Housing Finance Authorities (HFA's) are
crucial to ensuring working families have an opportunity to achieve homeownership. At OCHFA, we believe that
a job, a minimum credit score of 640, and a desire to be a homeowner is a great start towards homeownership.
Our partnership not only help individuals purchase their own homes but also contribute to the broader goal
of building strong and resilient communities.

Partnership

Our partnership with Orange County Government and Habitat for Humanity is designed to bridge the gap
for low to moderate income homebuyers who may otherwise struggle to save the down payment associated
with purchasing a home. The partnership is aimed at making homeownership accessible by combining the
financial resources of each organization. OCHFA and Orange County Government have the financial resources
and knowledge of local housing needs while Habitat for Humanity specializes in housing development and
housing support services for low-income homebuyers. This collaboration brings together the strengths of
both sectors to create a more comprehensive and effective approach to homeownership assistance.

In addition to securing the required down payment assistance, first-time homebuyers face tremendous
obstacles in purchasing a home. Many are faced with challenges such as rising home prices and interest rates,
steep closing costs, competition for starter homes, increasing cost of insurance, and limited knowledge of the
home buying process.

OCHFA successfully utilizes established relationships with its lenders to provide mortgage financing and
down payment assistance, while Orange County Government provides additional down payment subsidies.
Non-profit housing agencies such as Habitat for Humanity participates as a housing developer that builds
affordable homes, enabling first-time homebuyers to enter the housing market and build long-term financial
stability. Habitat for Humanity also provides pre-purchase counseling, credit counseling, homebuyer education
workshops, and post purchase support to ensure homebuyers understand their financial responsibilities and
are equipped to sustain homeownership for the long term.

The partnership between Orange County Government, Habitat for Humanity of Orlando and Osceola, and
OCHFA is truly needed by first-time homebuyers. OCHFA uses its “"Homebuyers Dream Program” to provide
$10,000, in closing cost assistance which buyers can combine with Orange County’s down payment assistance
program that provides up to $70,000, in financial assistance towards the purchase of a home with a maximum
purchase price of $345,000. On average, OCHFA assists 75 homebuyers a year.

Issue No. 12: 2026
Florida Association of Local Housing Authorities
A Journal of Innovative Activities of Local HFAs Statewide




S

Success Storx

OCHFA’'s Homebuyers Dream Program has assisted many
families achieve homeownership. One such person is Tina, -
a successful Habitat for Humanity homeowner who also
received assistance from Orange County and OCHFA to
purchase her home. Her inspiring journey exemplifies the
transformative impact of the partnership between Orange
County Government, Habitat for Humanity, and OCHFA,
which collectively provide critical financial assistance and
support to first-time homebuyers. Through programs
like OCHFA's "Homebuyers Dream Program” and Orange
County’'s down payment assistance, Tina was able to
overcome financial barriers, enabling her to achieve her
goal of homeownership despite working long hours and facing financial challenges. Her story highlights how
these collaborative efforts not only help individuals like Tina realize their dreams but also foster community
stability and serve as motivational examples for others pursuing similar paths to homeownership.

A few years ago, Tina set an ambitious goal, to own her own home by her 50th birthday; and with that objective
in mind, she started working two jobs: from 6 am to 4:30 pm, she restocks auto parts at a warehouse; and in the
evenings, she works from 6 pm to 10 pm, at a shipping and logistics facility. In addition to her typical 14-hour
workday schedule, Tina continued to build up her savings by renting a house with a roommate.

Despite all the challenges Tina encountered, she never lost sight of her dream of owning her own home. A
friend, whose mom purchased a Habitat for Humanity Greater Orlando & Osceola County home 20-years ago,
suggested she investigate the application process. “It was as if all the stars aligned, and | thought, ‘OK, let’s
try it,”” she said. “I had already been working on improving my credit score, and | was in the right place at the
right time. The application was open, and | went for it.”

Tina's application was approved in June 2023, and over the next 10 months, she worked with Habitat for
Humanity Orlando & Osceola staff on everything from lot and color selections to ensure her savings and credit
score were on track. “This is the first situation in my life where | set a goal for myself and I'm actually close to
reaching it,” Tina said. She attended the required Habitat for Humanity U classes and the HUD-approved First-

o1 o - Time Homebuyer Workshop to learn more about becoming
a successful homeowner.

Tina's journey from aspiring homeowner to proud
homeowner embodies the values of hard work and goal
setting, inspiring her siblings and friends to pursue their own
dreams. Her ability to honor her grandmother’s tradition of
holiday gatherings creates a sense of family continuity and
celebration, reinforcing the importance of dedication and

habital » . LT . .
homeown perseverance in achieving personal milestones and fostering

meaningful connections with loved ones.
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HFA NAME: HOUSING FINANCE AUTHORITY OF PALM BEACH COUNTY

Summary:

The HFA of Palm Beach County has over the years worked closely with our county Department of Housing
and Economic Development (“HED") on affordable housing initiatives. The HFA has been a provider of "soft
second mortgage” down payment and closing assistance, currently $17.5K, for first time homebuyers while
HED traditionally provides deep single-family purchase assistance and rehabilitation grants and loans to buyers
below 80% of area median income from state and federal funding sources. The HFA and HED have jointly
funded a number of multi-family rental housing projects in recent years, with HED providing local government
match funds to developers under FHFC competitive 9% LIHTC and SAIL RFA's.

In 2022 the voters of Palm Beach County approved a $200M general obligation bond referendum for the
construction of new affordable and workforce housing homes and rental apartments. In 2026 HED will
be issuing what they anticipate to be the final year of requests for proposals to provide low or no interest
construction loans to developers of for-sale homes, and to provide “gap” construction and long-term funding
to developers of rental apartment projects. The vast majority of these affordable rental projects have or will
utilize tax-exempt bonds issued by the HFA.

The HFA has for many years been involved with as well as financial contributors to the not-for-profit Housing
Leadership Council of PBC and their work at the local and state level in support of affordable housing.

Revolving Bridge and Construction Loans

The HFA established a revolving loan pool in 2009 to utilize some of their available surplus to promote the
construction and rehabilitation of affordable housing by both for-profit and not-for-profit developers as well
as other governmental entities. The not-for-profit community, many of which are lightly capitalized or have
illiquid assets, had expressed a need for bridge loans where grants are funded on a reimbursement-only basis
as well as for traditional project construction. The loan program provides for a term of up to 36 months at
interest rates between 1% and 3%, and secured by a mortgage or pledge of revenue/grant payments.

Beginning with the first loan to the Community Land Trust of Palm Beach County ("CLT") in 2010 the HFA has
entered into a total of thirteen (13) separate loan agreements with both the north and south chapters of Habitat
for Humanity in Palm Beach County (they have subsequently combined to form the HFH of Greater Palm Beach
County), the West Palm Beach Housing Authority and the Delray Beach Housing Authority, the Westgate/
Belvedere Community Redevelopment Agency, and the not-for-profit NOAH Development Corporation and
Palm Beach Habilitation Center, Inc. These loans have ranged in size from $250K to $5.1M with the shortest
term of 12 months and the longest for 36 months. Many of HED's grant recipient’s have been awarded funding
that required the grantee to expend their own monies for improvements and then request reimbursement.
The HFA has provided longer term funding to HFH the first being a $1M 30-year amortizing loan at 1% interest
in 2020, the proceeds of which were used to construct eight new homes, and then a $2.2M 5-year amortizing
balloon loan in 2025 that allowed HFH to repay high interest short term bank lines of credit. Security for and
repayment of these loans are through an assignment of existing HFH first mortgage loans which pass through
principal payments with simple interest paid from general operating revenue.

The HFA has entered into seven revolving construction loans for the development of single-family homes. The
first was with the CLT for their 24-home Davis Landings West subdivision. This $3.4M revolving loan provided
the funds for both off-site and on site land development as well as vertical construction of 16 single family
detached homes and 8 townhomes. The site was donated to the CLT by the county, which also provided up
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to $79K of federal HOME grant purchase assistance to homebuyers depending upon household income not
to exceed 120% of area median income. The CLT obtained a Florida Housing Finance Corporation PLP loan of
$350K for pre-development costs which was repaid from the first loan draw. Under the national community
land trust model buyers acquire title to the home improvements but lease the underlying home site for a
nominal fee. The ground lease contains the home resale terms which shares any future appreciation between
the seller and the CLT helping to maintain future affordability. The first mortgage loans for the purchase of
homes under a community land trust is therefore a special portfolio product offered by only a few regional
banks and not offered under the HFA's single-family loan program. A second revolving construction loan in
the amount of $1M was entered into in late 2017 with the CLT for up to eight single family homes on scattered
lots. The county through HED has again provided HOME funds this time in the amount of $600K that was
converted to grant purchase assistance to homebuyers. A third loan was in the form of a $250K master LOC
with the CLT for the construction of in-fill homes. The fourth loan was approved in April of 2023 and closed
that year in the amount of $5.1M for the new construction of 20 for-sale townhomes for workforce eligible
buyers with incomes of up to 120% of AMI. This project received a $2M grant of SHIP funds that result in
approximately $100K per unit reduction in the sale price of the units.

The HFA entered into a three-year $250K master line of credit agreement with the West Palm Beach Housing
Authority ("WPBHA") in 2017 to front a portion of the cost of constructing homes where the primary funding
source was city or federal grant reimbursements. The line was increased to $500K and renewed in 2021. The
first project funded is the construction of a 17-unit “Cottage Homes" for transitional homeless housing to be
owned and operated by the WPBHA that was completed in 2024. Permanent funding for the project will be
provided by a Palm Beach County grant.

The HFA closed on a $1M revolving construction line with the Palm Beach Habilitation Center in 2018 that
included funding for two projects, one for improvements to an existing group home to be reimbursed under
a state grant from the Florida Agency for Persons with Disabilities, and the other the new construction of a
6-room memory care group home to be partial funded through a grant from the Florida Housing Finance
Corporation. The loan with the Westgate/Belvedere CRA allowed them to acquire and rehab a number of
existing homes, which they later resold with the loan secured by and repaid from receipt of tax increment
receipts.

The HFA closed on a $2.45M pre-development and revolving construction loan in 2019 with the DBHA for the
development and construction of 54 townhomes to be known as Island Cove. This was the third and final
phase of the redevelopment of a former public housing project that had to be demolished as the result of
hurricane damage. The first two phases consisted of a 9% LIHTC financed family rental apartment project, and
the third is a senior housing project financed with bonds issued by the HFA.

The HFA closed on a $1M credit facility with the Riviera Beach Community Development Corporation in late
2025 to assist with advances for construction of up to 10 units of a 28-unit townhome project that has received
HOME funding from PBC. The HFA's loan advances are reimbursed from draws by RBCDC on the HOME loan
and then passed on to homebuyers as a forgivable soft second mortgage after 15 years.

Future Commitments and Reservation of Funds

The HFA has reserved $1.43M for the 24-lot single family home “Brooks” subdivision. The expected home
builder for the project will be HFH with the HFA's funding provided as deep downpayment assistance at zero
interest and a 30-year maturity. The HFA has also reserved $3.9M for a revolving construction loan to the
development entity of the Palm Beach County Housing Authority for a 48-unit modular construction rental
apartment project anticipated to begin later in 2026.
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HFA NAME: PASCO COUNTY HOUSING FINANCE AUTHORITY

Summary:

Across Pasco County, the rising cost of housing has created increasing challenges for seniors living on fixed
incomes. For many older residents, remaining in the community they helped build has become increasingly
difficult as rents and home prices continue to climb.

Developments like Anchor at Gulf Harbors are helping to change that trajectory—providing safe, stable,
and affordable housing options that allow seniors to age with dignity while remaining connected to their
communities, healthcare providers, and support networks.

The Pasco County Housing Finance Authority (HFA) plays a critical role in addressing these needs by
leveraging innovative financing tools, coordinating partnerships, and aligning local and state resources.
Through collaboration with Pasco County, the Florida Housing Finance Corporation, and private development
partners, the HFA helps bring complex affordable housing developments to fruition that would otherwise not
be financially feasible.

The focus of this journal article is an example one of recent success stories through these efforts.

Expanding Affordable Senior Housing Through Strategic Partnerships

Anchor at Gulf Harbors represents not just a housing development, but a commitment to ensuring that Pasco
County's senior residents have access to safe, affordable, and high-quality housing options that support long-
term stability.

Artist Rendering Actual Drone footage
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Project Highlight: Anchor at Gulf Harbors

The Anchor at Gulf Harbors development represents a significant investment in affordable senior housing
within Pasco County. This multifamily community will provide 388 high-quality rental units dedicated to seniors
62+, all serving households at or below 60% of Area Median Income (AMI).

The scale of this development is particularly impactful given the growing demand for senior housing in Pasco
County. As the population ages, the need for housing options that are both affordable and accessible has
become increasingly urgent.

The development is thoughtfully designed to support aging in place, incorporating accessible unit layouts,
community gathering spaces, and proximity to essential services such as healthcare, retail, and transportation.

These features not only support independence but also foster a sense of community among residents, reducing
isolation and promoting overall well-being.

Role of the Pasco County HFA

The Pasco County Housing Finance Authority played a central role in advancing the Anchor at Gulf Harbors
project by facilitating key financing components that enabled the development to move forward. The HFA
issued tax-exempt multifamily housing revenue bonds, significantly reducing borrowing costs and making it
financially feasible to deliver units at restricted affordable rents.

In addition, the HFA provided critical local government support to strengthen the project’'s application for
competitive state funding programs, including Low-Income Housing Tax Credits (LIHTC).

Through coordination with financial advisors, developers, and public partners, the HFA helped assemble a
layered financing structure that ensures both feasibility and long-term affordability.
Partners

The success of the Anchor at Gulf Harbors project is the result of strong collaboration among multiple public
and private partners.

Key community partners include the Pasco County Board of County Commissioners, which provides policy
direction and alignment with county housing priorities, and the Pasco County Community Development
Department, which awarded $3,000,000 in gap financing through the SHIP program.

The Florida Housing Finance Corporation provides critical funding through programs such as LIHTC and SAIL,
while private developers are responsible for construction and long-term property management.

Financial advisors and bond counsel play an essential role in structuring the financing and ensuring compliance
with regulatory requirements.

This collaborative framework ensures that each partner contributes expertise, resulting in a development that
is financially sound and responsive to community needs.

Innovative Financing Approach

The Anchor at Gulf Harbors development utilizes a layered financing structure that combines multiple funding
sources to achieve affordability while maintaining financial feasibility.
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This includes tax-exempt bond financing through the HFA, Low-Income Housing Tax Credits, State Apartment
Incentive Loan funding, and local SHIP or HOME funds used as gap financing. This approach allows the project
to serve households at or below 60% AMI while addressing the challenges of rising construction costs and
interest rates.

The HFA's ability to leverage Local Government Area of Opportunity (LGAO) support further enhances
competitiveness in state funding cycles. By aligning local contributions with state funding priorities, the project
maximizes available resources and ensures long-term sustainability.

Community Impact

The Anchor at Gulf Harbors project directly addresses the growing demand for affordable senior housing in
Pasco County.

By providing 388 affordable units, the development offers housing stability for seniors living on fixed incomes
and reduces the risk of housing displacement.

Beyond housing, the development enhances quality of life by supporting independent living, fostering social
connections, and improving access to essential services.

The project also contributes to the local economy through job creation, increased economic activity, and long-
term community investment.

As Pasco County continues to grow, developments like Anchor at Gulf Harbors will play a critical role in
ensuring housing opportunities remain accessible for vulnerable populations.

Conclusion

The Pasco County Housing Finance Authority shows what's possible when local leadership, smart financing,
and real collaboration come together with a clear purpose. Affordable housing challenges aren't getting easier,
but projects like Anchor at Gulf Harbors prove that communities don’t have to wait for solutions. They can
build them.

At its core, Anchor at Gulf Harbors is about people. It's about making sure seniors, many of whom helped
shape Pasco County into what it is today, aren’t priced out of the very community they call home. Delivering
388 affordable units for residents at or below 60 percent of Area Median Income isn't just a number, it is
stability, dignity, and peace of mind for hundreds of households.

What makes this project stand out is how it came together. It didn’t rely on one funding source or one
organization; it took alignment and careful coordination. Local government, state programs, private partners,
and financing tools all working in sync. That's where the Pasco County HFA makes its impact, not just funding
projects but connecting the dots to make them happen.

And this is just the beginning. As Pasco County continues to grow, especially its senior population, the demand
for housing like this will only increase. The approach used here was strategic, collaborative, and focused and
it set a clear path forward.

At the end of the day, this is what success looks like: real units, real people served, and real impact in the
community. The Pasco County Housing Finance Authority isn't just responding to the housing challenge, it's
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HFA NAME: HOUSING FINANCE AUTHORITY OF PINELLAS COUNTY

Summary:

The commitment that Pinellas County has made to affordable housing through the Penny for Pinellas surtax
funds includes funding the Affordable Housing Land Assembly Fund which is utilized for acquisition of land
for affordable work force housing. The HFA is helping to administer programs from these funds by serving
as Trustee of the land trusts created for the development of affordable housing. The land trusts ensure
affordability for 99+ years. In November 2017, Pinellas County voted to approve the continuation of the Penny
for Pinellas for another 10 years. At this time, it is estimated that approximately $165 million will be set aside
for economic development and affordable housing over the 10-year period starting January 2020.

Single Familx

During the most recent year, the HFA's Home Key First-Time Homebuyer Program served 111 households. Of
those, 57 were in Pinellas County, 24 were in Pasco County, and 30 were in Polk County. All households utilized
the HFAs down payment assistance provided through the program. The HFAs down payment and closing
costs assistance program is a deferred, non-amortizing 0% interest, second mortgage that is repayable when
borrowers sell or refinance the property, satisfy the first mortgage, The down payment assistance provided
by the HFA was $10,000 - $12,000 for Pinellas County homebuyers and $7,500 - $8,000 for Pasco County and
Polk County homebuyers. For the down payment assistance that was provided, the HFA utilized $820,000 of its
General Funds and $246,000 of Housing Trust Funds.

The down payment assistance was leveraged with over $27,910,118 in other funding for the first-time
homebuyers. The HFA continues to originate its Home Key first mortgage loans and Home Key down payment/
closing costs assistance second mortgage loans through its participating lenders via a continuous lending
program. The continuous lending program will remain ongoing with plans that those loan pools will ultimately
be delivered into another bond issue or sold in the To Be Announced (TBA) market.

In January 2025, the HFA issued $15,000,000 Single Family Housing Revenue Bonds, Series A (Non-AMT) and
$10,000,000 Single Family Housing Revenue Bonds, Series B (Taxable). The bond proceeds were used to fully
fund newly originated mortgage loans that were being warehoused and reserved by the HFA through its Home
Key program; generate an ongoing revenue stream to the HFA over the life of the newly originated mortgage-
backed securities (MBS), raise additional bond proceeds by issuing a portion of the 2025AB bonds at a premium
to fund accrued interest on the MBS, pay any premium due on the MBS as purchased and reimburse the HFA
for a portion of its upfront contribution towards capitalized interest and the costs of issuance. This transaction
participated MBS with the HFA's 2024A bond issue, thus transferring “excess spread” for IRS tax purposes to
the HFA's 2025AB bond issue to participate with a future transaction. The 2025AB bond issue implemented a
traditional bond structure that provided an origination period beyond the closing date of the bonds, providing
the HFA with greater flexibility as to when it purchases the MBS pools. The bond structure also included semi-
annual serial bonds, term bonds and a structured bond known as a premium PAC bond.

In August 2025, the HFA issued $15,500,000 Single Family Housing Revenue Bonds, Series C (Non-AMT) and
$6,500,000 Single Family Housing Revenue Bonds, Series D (Taxable). The bond proceeds were used to fully
fund newly originated mortgage loans that were being warehoused and reserved by the HFA through its Home
Key program; generate an ongoing revenue stream to the HFA over the life of the newly originated mortgage-
backed securities (MBS), raise additional bond proceeds by issuing a portion of the 2025CD bonds at a premium
to fund accrued interest on the MBS, pay any premium due on the MBS as purchased and reimburse the HFA
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for a portion of its upfront contribution towards capitalized interest and the costs of issuance. This transaction
participated MBS with the HFA's 2025A bond issue, thus transferring “excess spread” for IRS tax purposes to
the HFA's 2025CD bond issue to participate with a future transaction. The 2025CD bond issue implemented a
traditional bond structure that provided an origination period beyond the closing date of the bonds, providing
the HFA with greater flexibility as to when it purchases the MBS pools. The bond structure also included semi-
annual serial bonds, term bonds and a structured bond known as a premium PAC bond.

Multi-Family Housing

In 2025 the HFA closed on three multifamily housing bond issues producing 510 new and acquisition/rehab
units of affordable housing.

Development ;:Ilzl% :\:Ilol% l<\4l\'llol% :\:Ilol% ;:I‘I,I% ;:I‘I,I% Bond Issue Size | TOTAL
Flats on 4th 5 0 8 0 69 0 $18,500,000 80
Indigo 0 52 0 0 78 78 $24,000,000 208
Oakhurst Trace |0 23 22 68 22 85 $39,050,000 220
TOTAL 5 75 30 68 169 163 $81,550,000 510

In April 2025, the HFA closed on the Flats on 4" Apartments bond issue. Burlington Post Il Apartments is
located 3295 Burlington Avenue North, St. Petersburg, FL. This is a new construction development for seniors
that will result in 75 units. The financing was a public-private partnership between the HFA, Archway Partners,
JP Morgan Chase Bank, N.A,, Florida Housing Finance Corporation, City of St. Petersburg, Raymond James
Affordable Housing Investmentss, City of St. Petersburg and Pinellas County.

In August 2025, the HFA closed on the Indigo Apartments bond issue. Indigo Apartments is located at 801
Chestnut Street, Clearwater, FL. This is an acquisition/rehabilitation of 208 existing family multifamily units.
The financing was a public-private partnership between the HFA, Sunrise Affordable Housing, Berkadia
Commercial Mortgage LLC, Woodforest National Bank, R4 Capital LLC, Pinellas County, City of Clearwater
Economic Development and Housing Department and City of Clearwater Community Redevelopment Agency.

In October 2025, the HFA closed on the Oakhurst Trace Apartments bond issue. Oakhurst Trace Apartments is
located on the west side of US Highway 19 N., approximately 500 feet west of the intersection of Mainlands
Blvd. W. and US Highway 19 N., Pinellas Park, FL. This is a new construction development for families that will
result in 220 multifamily units. The financing was a public-private partnership between the HFA, Southport,
US Bancorp Impact Finance, Berkadia Commercial Mortgage, Florida Housing Finance Corporation, Berkadia
Affordable Tax Credit Solutions and Pinellas County.

Multi-Family Land Trusts

The following multi-family rental developments included land acquisition funded by the Penny for Pinellas
Fund through partnership with Pinellas County in 2025. The HFA serves as Trustee of the land trusts. The land
trusts have a 99-year affordability period with the right to extend another 99 years. There are 15 additional
Penny for Pinellas funded multi-family land trusts from prior years where the HFA serves as Trustee of the land
trusts.

«  QOakhurst Trace, Pinellas Park

+ Oleaon 126, Pinellas Park
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« Flats on 4%, St. Petersburg

» Qasis at Bayside, Largo

+ Indigo Apartments, Clearwater

+ Fairfield Avenue Apartments, St. Petersburg

The HFA also serves as Trustee of land trusts for developments that include land acquisition funded by the
Penny for Pinellas Fund through partnership with the City of St. Petersburg. There is currently one Penny for
Pinellas — City of St. Petersburg funded land trust from prior years where the HFA serves as Trustee of the land

trust.
D1 e .
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HFA NAME: HOUSING FINANCE AUTHORITY OF ST. LUCIE COUNTY

Summary:
Supports Housing Stability through Targeted Funding

The St. Lucie County Housing Finance Authority (HFA) continues its commitment to addressing housing
affordability and homelessness through strategic funding initiatives. In 2024, the HFA issued a Notice of
Funding Availability and Request for Applications (NOFA/RFA No. 24-054) to support critical housing needs
within the community. This funding opportunity sought proposals aligned with three key priorities: Accessibility
Modifications for Disabled Households, Transitional Housing, and Emergency Shelter for Homeless Individuals
and Families.

Following a competitive selection process, the HFA awarded a $150,000 grant to Treasure Coast Homeless
Services Council, Inc. (TCHSC) for renovations to the Housing Hub located at 609 N. 7th Street, Fort Pierce, FL.
This project will enhance emergency shelter services by creating separate living areas for men and women,
each accommodating up to 12 individuals, and upgrading the facility’s bathrooms to meet ADA accessibility
standards.

By investing in this essential project, the St. Lucie County Housing Finance Authority reinforces its mission
of fostering sustainable communities and improving housing stability for the region’s most vulnerable
populations. This targeted funding approach reflects the HFA's dedication to leveraging local resources to
make a tangible impact on homelessness and housing accessibility in St. Lucie County. Commitments are
typically $20,000. This contribution provides the developer with five points towards their application score,
making their application more competitive.
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HFA: HOUSING FINANCE AUTHORITY OF ST. JOHN'S COUNTY

Summary:

The St. Johns County Housing Finance Authority (HFA) continues to operate within an increasingly complex
housing environment defined by rising costs, aging housing stock, and sustained demand for attainable
housing across all income levels. The Authority remains focused on strategic deployment of its financing tools,
preservation of existing affordable/attainable units, and expansion of partnerships that support measurable
housing outcomes.

A central priority during this period has been the preservation and recapitalization of existing multifamily
assets financed with Private Activity Bonds. As developments approach the end of their Land Use Restriction
Agreements (LURAs), the HFA is intentionally prioritizing rehabilitation and affordability extensions to prevent
the loss of units from the attainable housing inventory. The HFA has been proactive in contacting developers
to determine their intentions regarding the future of their properties, particularly as they approach the end of
their LURAs.

Private Activity Board Financing

The HFA continues to work with its financing team and the developer to close the financing for the Summerset
Village and Summer Breeze rehabilitation, which remain key preservation transactions for the Authority. In
addition, the HFA is actively working to advance the financing of the Residences at Oyster Creek.

Project Highlight: Residences at Oyster Creek

The Residences at Oyster Creek is an acquisition and substantial rehabilitation of an existing 76-unit family
development supported by a project-based Section 8 contract, with 75 of the 76 units receiving voucher
assistance. The development will preserve deeply affordable/attainable housing serving families at or below
60% AMI.

The proposed financing structure reflects a layered capital stack utilizing tax-exempt bonds, HOME funds, and
Low-Income Housing Tax Credit equity, with a deferred developer fee incorporated to address funding gaps.

SOURCES OF FINANCING

Construction Phase Permanent Phase

Source Amount Source Amount
Tax-Exempt Bonds $19,691,941 Tax-Exempt Bonds $13,986,227
HOME Funds $4,500,000 HOME Funds $4,500,000
Tax Credit Equity (LIHTC) $3,549,865 Tax Credit Equity (LIHTC) $11,832,884
NOI During Construction $679,578 NOI During Construction $679,578
Deferred Developer Fee $4,464,569 Deferred Developer Fee $1,887,264
Total Sources $32,885,953 Total Sources $32,885,953
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This financing structure is consistent with current market conditions, where increased development costs require
multiple funding sources and gap financing mechanisms. The transaction is supported by strong operating
fundamentals, including a projected debt service coverage ratio of 1.15x, and is expected to preserve critically
affordable/attainable housing inventory in the County.

PATH Program - Small Developer Initiative

During this period, the HFA selected two small developers to participate in the PATH Program through a
competitive solicitation process. The selection criteria focused on development capacity, financial feasibility,
readiness to proceed, and alignment with the Authority’s attainable housing goals.

The PATH Program is designed to expand housing supply by supporting small-scale builders who may not
otherwise have access to traditional financing tools. By providing structured access to capital, the HFA is
fostering incremental development while building local capacity within the small developer community. This
initiative represents a strategic approach to diversifying the development pipeline and increasing attainable
homeownership opportunities.

Partnerships and Engagement

The HFA hosted its Annual Housing Networking Reception, bringing together local housing partners,
developers, and stakeholders. In addition to local participants, the event included LISC Jacksonville and
several small developers currently engaged in their programs.

The event continues to serve as a valuable platform for collaboration, allowing stakeholders to exchange
information, discuss current projects, and explore partnership opportunities. The inclusion of regional partners
further strengthens the HFA's ability to leverage external resources and expand its impact.

Asset Management and Strategic Focus

The HFA has issued a solicitation for a Realtor to assist with the marketing and sale of select lots granted
to the Authority by the County. This effort is intended to reposition assets and reinvest proceeds into future
housing initiatives.

Conclusion

The HFA's work during this period reflects a disciplined focus on preservation, strategic investment, and
program implementation. By advancing key bond-financed transactions, launching the PATH Program with
selected developers, and strengthening partnerships, the Authority continues to play a critical role in addressing
housing needs in St. Johns County.
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HFA NAME: HOUSING FINANCE AUTHORITY OF VOLUSIA COUNTY

Summary:

The Housing Finance Authority of Volusia County ("HFAVC") works to alleviate the shortage of affordable
residential housing in Volusia County and nearby counties through area of operation authority primarily
through its multi-family housing mortgage revenue bond program. The HFAVC also aids in the development
of affordable housing through grant funding provided to not-for-profit corporations that provide affordable
housing to the citizens of Volusia County.

Multifamily Mortgage Revenue Bond Program Developments

Since 2019, the HFAVC has issued over $269,000,000 in bond financing, which has created 1925 current units
and 507 upcoming units in Volusia, Flagler, Seminole, and Sumter Counties of which a minimum average of
35.7% are affordable.

The HFAVC's most recent bond project closed in December 2025 when the HFAVC issued $50,000,000 in bonds
for a 310-unit multifamily rental housing property in Daytona Beach, Volusia County, Florida developed by
Smith & Henzy Affordable Group, Inc.

The project involves rehabilitation and modernization of three properties owned by the Daytona Beach
Housing Authority to improve energy efficiency and provide updated amenities, including community spaces
and in-unit features. Serving households earning up to 60% of Area Median Income, the project will preserve
long-term affordability and expand access to quality housing in high-demand areas of the Daytona Beach
community.

Grant Program

For the 2026 fiscal year, the HFAVC demonstrated its ongoing commitment to community impact by supporting
programs that foster long-term housing stability by allocating and awarding $280,595 of its surplus funds to
support local not-for-profit housing-related initiatives. The Authority awarded grant funding to the following
three grant applicants.

Neighborhood Center of West Volusia

The HFAVC awarded $200,000 to the Neighborhood Center of West Volusia (NHC) to support the development
of its Housing Opportunity Program (HOP), a tiny home community. HOP will include nine shipping containers
developed into small homes, including two full sized units for housing families and seven units that will be
made into duplexes for fourteen individuals. HOP increases NHC's affordable housing capacity by sixteen
households. The HFAVC grant funding will be used to cover the costs of approximately two of the nine
fabricated container units. HOP is anticipated for completion in late summer 2026

West Volusia Habitat for Humanity

The HFAVC awarded $66,000 to West Volusia Habitat for Humanity to support HVAC-related costs for six homes
planned for construction in the coming year. This funding will enable the organization to move forward with
building the single-family homes, ultimately contributing to long-term housing stability for at least twenty-two
individuals, including veterans and families with children.
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Finally, the HFAVC awarded Halifax Urban Ministries $14,595 to replace a critical water heater serving Hope
Place, a residential facility that provides shelter and transitional housing for children and unsheltered youth.
The facility includes 26 family units (112 beds), nine apartment-style units (40 beds), and seven youth units (21
beds). This investment ensures the continued operation of essential services for vulnerable populations.

Halifax Urban Ministries

Through these grant awards, the Authority continues to demonstrate its strategic commitment to supporting
programs that foster long-term housing stability and community well-being.
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ACRONYMS

ADA American Disabilities Act LGAO Local Government Area of Opportunity

AMI Area Median Income LGHTF  Local Government Housing Trust Fund

CDBG Community Development Block Grant LIHTC Low Income Housing Tax Credit

CHODO Community Housing Development LURA Land Use Restriction Agreement
Corporation MCC Mortgage Credit Certificate

CLT Community Land Trust MF Multi- Family

DBPR Florida Department of Business and MMRB  Multifamily Revenue Bonds

Professional Regulation L
MOA Mortgage Origination Agreement

DPA Down Payment Assistance )
. NIMBY  Not in my Back Yard
DTC Depository Trust Company . -
) NOFA Notice of Fund Availability
DRI Development of Regional Impact . L
) ) NSP Neighborhood Stabilization Program
EHCL Elderly Housing Community Loan (Grants |, 11, 1ll)
EL| Extremely Low income NTF National Housing Trust Fund
EUA Extended Use Agreement PHA Public Housing Authority
FHA Federal Housing Administration PLP Predevelopment Loan Program
FHC Florida Housing Coalition QAP Qualified Allocation Plan QCT
FHFC Florida Housing Finance Corporation Qualified Census Tract
FHLB Federal Home Loan Bank RECAP  Racially and Ethnically Concentrated
FHLMC  Federal Home Loan Mortgage Areas of poverty
Corporation (AKA Freddie Mac} REO Real Estate Owned
FNMA Federal National Mortgage Association RRLP Rental Recovery Loan Program
GAO Geographic Area of Opportunity SAIL State Apartment Initiative Loan Program
GNMA Government National Mortgage SEE Sadowski Education Effort
Association (aka Ginnie Mae) SF Single Family
GSE Government Sponsored Enterprise SHIP State Housing Initiative Partnership
HFA Housing Finance Authority Program
HHF Hardest Hit Fund SHTF State Housing Trust Fund
HHRP Hurricane Housing Recovery Program TEFRA  Tax Equity Fiscal Responsibility Act
HOME  Home Investment Partnership TOD Transit Oriented Development
HTF Housing Trust Fund (Grant) USDA United States Department of Agriculture

HUD Housing and Urban Development
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FLORIDA ALHFA MEMBERS
HFA MEMBERS

Alachua County Miami-Dade County
Brevard County Orange County
Broward County Osceola County
Clay County Palm Beach County
Escambia County Pasco County
Hillsborough County Pinellas County
Jacksonville Polk County
Lee County St. Johns County
Leon County St. Lucie County
Manatee County Volusia County

Marion County

ASSOCIATE MEMBERS

AmeriNat Lincoln Ave Communities
April Housing Nabors, Giblin & Nickerson
Bank of New York Mellon Trust Nelson Mullin Riley & Scarborough, LLP
Birdsong Housing Partners The Nichols Group
Blue Sky Communities Public Resources Advisory Group
Bryant Miller Olive Raymond James
CSG Advisors RBC Capital Markets
Deep Blue Investment Advisors Richman Group of Florida
Denihan Consulting Sage Partners
Dominium Development Seltzer Management
eHousing Plus Skyway Housing Foundation
EImington Capital Group Southport Financial Services
First Housing Stearns Weaver Miller
Florida Community Loan Fund Stifel
Florida Housing Finance Corporation Tampa Housing Authority
Freddie Mac UMB Bank
Greenberg Traurig US Bank Home Mortgage
The Hendrickson Company US Bank Trust
Hilltop Securities Vestcor
Johnson Pope Wendover Housing Partners

J. P. Morgan Chase
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KATHRYN DRIVER
President
PINELLAS COUNTY HFA

LISA BERNAU
Board Member
ESCAMBIA COUNTY HFA

CHEREE GULLEY
Board Member
MIAMI-DADE COUNTY HEA

ANGELA A.ABBOTT
Vice President
BREVARD COUNTY HFA

FRANTZ DUTES
Board Member
ORANGE COUNTY HFA

HARRY HEDGES
Board Member
HILLSBOROUGH COUNTY HFA

ORIDA ALHFA BOARD

JIM RYAN
Secretary/Treasurer
CLAY COUNTY HFA

WALT FERGUSON
Board Member
LEE COUNTY HFA

RICHARD PIERRO
Board Member
MANATEE COUNTY HFA
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