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 1                    P R O C E E D I N G S
 2   August 23, 2023                         9:00 a.m.
 3             CHAIRWOMAN HOROVITZ:  All right.
 4        Good morning, everybody.  Welcome.  We've got
 5        lots of guests here, and we'll take a minute to
 6        introduce everybody, if that's all right.
 7             So I'm calling the meeting to order.
 8        It's Wednesday, August 23rd, and this is the
 9        Acquisition Committee Meeting.
10             Before public comments, can we please
11        recognize anybody who is not on the agenda,
12        just so we're aware of who's in the room?
13             CEO:  So, yes.  We have John Finotti with
14        Tucker and Hall who is here.  We also have
15        Austin Pajcic, who's an intern from Denver,
16        Daryl Jones from Integral.  We have Kareem
17        Brantley from Integral, and we also have
18        John Vilma from Tre Bel.  And we have --
19        I can't remember your name.  I'm sorry --
20             MR. MARAKOVITZ:  Danny, Danny Marakovitz.
21             CEO:  -- Danny and Stan Waterhouse,
22        David --
23             MR. GARFUNKEL:  Garfunkel.
24             CEO:  -- yes.  I didn't have coffee this
25        morning.  So excuse me.  And we have Tim from
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 1        Piper Sandler.  We have Will -- I forget your last
 2        name --
 3             MR. MILFORD:  Milford.
 4             CEO:  -- Milford here from BMO,
 5        and Reece Wilson, our OGC attorney.
 6             CHAIRWOMAN HOROVITZ:  Thank you so much.
 7        All right.
 8             CEO:  I apologize if I missed anyone else.
 9             CHAIRWOMAN HOROVITZ:  Thank you.
10             Do we have any public comment?
11             CEO:  And I would acknowledge we do have
12        Ravi Katta, the owner of Franklin Arms, online.
13             CHAIRWOMAN HOROVITZ:  Thank you.
14             Welcome.
15             And then, Mr. Alexander, do we have anyone
16        from CSG on the line?
17             CEO:  Say that, again.
18             CHAIRWOMAN HOROVITZ:  Anyone from CSG on the
19        line?
20             COMMISSIONER WALKER:  Tanya.
21             CEO:  Yes.  Tanya Dempsey is here.
22             MS. DEMPSEY:  Yes.  This is Tanya.
23        I'm here.
24             CHAIRWOMAN HOROVITZ:  Hey, Tanya.
25        Good morning.
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 1             MS. DEMPSEY:  Here I am.  Good morning.
 2             CHAIRWOMAN HOROVITZ:  All right.  Thank you.
 3             Do we have any public comment?
 4             (no response)
 5             CHAIRWOMAN HOROVITZ:  All right.
 6        Hearing none, we'll move on to the approval of
 7        last meeting's minutes.
 8             Do I have a motion to approve the minutes?
 9             COMMISSIONER WALKER:  I move the minutes.
10             CHAIRWOMAN HOROVITZ:  Do I have a second?
11             COMMISSIONER GREEN:  Second.
12             CHAIRWOMAN HOROVITZ:  All in favor of
13        approving last meeting's minutes say, "Aye."
14             COMMISSIONER WALKER:  Aye.
15             COMMISSIONER GREEN:  Aye.
16             CHAIRWOMAN HOROVITZ:  Hearing no opposed,
17        the meeting's minutes passed.
18             I'm going to change to the agenda.
19        We're going to move the bond workshop to the end
20        of the meeting, and we'd like to move up the
21        discussion on the resolutions to Agenda Item IV.
22             We'll start with a discussion around the
23        Westwood Apartments.
24             And, Mr. Alexander, would you like the
25        representatives on these projects to come up and
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 1        speak about them first, or how would you like to
 2        --
 3             CEO:  Well, we actually have our Finance Team
 4        who is going to speak on them, and then we will
 5        have them come speak on it right after that.
 6             CHAIRWOMAN HOROVITZ:  Perfect.
 7             CEO:  So let me go through it this way.
 8        That Westwood deal is Resolution --
 9             CHAIRWOMAN HOROVITZ:  JHA-30?
10             CEO:  -- -30, yes.  That's the first one.
11        This deal here is 256 units.  Me and our engineer
12        and Finance Team went out and visited this
13        property.
14             The property is being represented by
15        Integral, who is one of our vendors, our developer
16        vendors.
17             This property has 256 units.  Just about
18        83 percent of the property is below the AMI,
19        which we think is very good.  Occupancy is about
20        92 percent.  The property is very well maintained.
21             Back I guess it was -- I would like to say
22        between 2019 to 2022, they put about 2.5 million
23        dollars into the property.  We visited vacant
24        units, actually occupied units.
25             The places are beautiful, and we actually
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 1        had this -- Integral actually did a scorecard.
 2        And that's how it got to us.
 3             And we actually did a scorecard,
 4        and we put our recommendations on it.
 5        And we actually passed it on to our financial
 6        advisers, and we had the Finance Team go through
 7        some of the logistics of that deal.
 8             CHAIRWOMAN HOROVITZ:  Perfect.
 9             And, just for the committee's awareness,
10        one thing I really wanted to talk about is
11        this deal really is about preserving affordable
12        housing, which is something that's really
13        important.
14             So, as units, they kind of subset their
15        affordability, and we want to make sure that we're
16        not only adding new units of affordable housing,
17        but also preserving existing.
18             Commissioner.
19             COMMISSIONER WALKER:  Madam Chair, if I may
20        before we start.
21             CHAIRWOMAN HOROVITZ:  Yes.
22             COMMISSIONER WALKER:  Is there anybody --
23        a representative -- from the mayor's office here
24        or City Council?
25             COURT REPORTER:  Mr. Wilson was here.
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 1             COMMISSIONER WALKER:  He's OGC.
 2             COMMISSIONER GREEN:  OGC.
 3             COMMISSIONER WALKER:  Just so you're aware,
 4        we did have meetings with representatives of
 5        City Council, and I want to bring this to the
 6        Acquisition Committee.  Because it's prudent to be
 7        aware who were highly in favor of and what we're
 8        doing here.
 9             So I just wanted to thank Dwayne and the team
10        and let you know we did have conversations with
11        them.  So they are aware what we're doing at this
12        committee and at the JHA, because I know that was
13        something I wanted to make sure new administration
14        was aware of.
15             CHAIRWOMAN HOROVITZ:  Excellent.  Thank you.
16        I know we talked about that a lot as a board,
17        and thank you for the comment.
18             COMMISSIONER GREEN:  When did you meet with
19        them?
20             COMMISSIONER WALKER:  About ten days ago.
21             CEO:  Yes.
22             COMMISSIONER WALKER:  About ten days ago.
23             COMMISSIONER GREEN:  It was after I spoke
24        with you?
25             CEO:  Yes.
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 1             And then I also had a recommendation, too.
 2        The mayor did come out -- from the committee did
 3        come out, and they did have -- and I think it is
 4        underneath Item IV, that it was critical to have
 5        a working relationship with the housing authority
 6        in the first and second year.  Because we were
 7        critical in developing and acquiring attainable
 8        housing.
 9             CHAIRWOMAN HOROVITZ:  Excellent.  That's
10        great to hear.
11             And I'm sure we'll talk about this more,
12        in our board meeting on Monday, but I think
13        that's really a great step in the direction
14        we've been trying to push, to have more local
15        support.  And, hopefully, that can result in more
16        funding.
17             Thank you.
18             MR. EDGAR:  Good morning, Commissioners.
19             My name is Michael Edgar, and I'm the
20        Deputy Chief Financial Officer here with
21        Jacksonville Housing.  Dennis Lohr is here,
22        as well, as the CFO, and Gregory Williams is in
23        the back as our comptroller.
24             (Commissioner Brock entered the
25        room.)
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 1             MR. EDGAR:  I'm really excited to bring to
 2        you today three projects, three wonderful
 3        opportunities.
 4             And, also, good morning to the development
 5        partners.
 6             There we go.  Perfect.  Okay.
 7        So Westwood Apartments was brought to us by our
 8        development partners, Integral, which is
 9        our preapproved development partner -- one of
10        three.  It's being marketed right now by the sales
11        team at Berkadia.
12             As Dwayne mentioned, it's 256 units.
13        It's beautifully located on 32205 for the
14        ZIP Code, and the occupancy right now is right
15        around 92 percent.  So there's great opportunity
16        for us to increase the occupancy from a rental
17        revenue growth standpoint.
18             And, as Dwayne mentioned as well,
19        it's currently situated at around 83-percent
20        affordability at the 80-percent AMI band or
21        below.  And long-term what we'd like to do is
22        condense that or shrink that 80 percent down to
23        60 percent.
24             So long story short increasing affordability
25        from that 60 to 80 percent band by bringing more
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 1        affordable units online.  As leases roll off,
 2        new leases come online, and those will be
 3        increasingly affordable over time, which really
 4        kind of speaks to the mission of the agency.
 5             And we appreciate our Integral partners for
 6        bringing this great opportunity to us.
 7             Antonio, can you go to the next slide?
 8             (Mr. Perez complied.)
 9             MR. EDGAR:  Thank you.
10             So here's where it's located out west of
11        downtown.  It's 32205.  This worked very well for
12        our scorecard in terms of opportunities near
13        existing transportation lines.
14             It is well-situated, in terms of public
15        health, academic opportunities for elementary,
16        middle and high school.  All scored at the
17        B level or above by state standard.
18        So, geographically speaking, this is where it's
19        located.
20             Any questions?
21             COMMISSIONER WALKER:  Commissioner,
22        would you like to do questions during the
23        presentation or wait until the end?
24             CHAIRWOMAN HOROVITZ:  I like doing it during,
25        because I think it's easier.  So, if you have a
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 1        question, please --
 2             COMMISSIONER WALKER:  So two quick things.
 3             Is this in one of the identified ZIP Codes
 4        that we wanted to look to add additional
 5        affordable units, or is there only a concentration
 6        in this ZIP Code?
 7             MR. EDGAR:  This is one of the original --
 8        32205 is one that we originally recommended.
 9             CFO:  Yes.
10             COMMISSIONER WALKER:  And you mentioned
11        affordability.  So the business model here --
12        there is already affordability in place.
13             MR. EDGAR:  Yes, sir.
14             COMMISSIONER WALKER:  The business model here
15        would be to reduce the number of affordable units,
16        but increase the affordable --
17             MR. EDGAR:  Increase the number of affordable
18        units.
19             COMMISSIONER WALKER:  Increase.
20             MR. EDGAR:  And decrease the household income
21        level.  So long story short it's at 80-percent AMI
22        right now -- the average.  82 percent of the
23        property is sitting at 80-percent AMI.
24             We're going to increase that percentage so
25        that more units are at the 60 percent --
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 1             COMMISSIONER WALKER:  So we're increasing --
 2        and I just want to make sure I was clear on
 3        percentages.  So 82 percent of the occupied
 4        property --
 5             MR. EDGAR:  Is currently affordable.
 6             COMMISSIONER WALKER:  -- is affordable.
 7             MR. EDGAR:  Yes, at 80 percent.
 8             COMMISSIONER WALKER:  And we're going to
 9        increase the 82, but not increase the AMI
10        threshold?
11             MR. EDGAR:  That's exactly right.
12        It will lower -- the AMI threshold will decrease
13        to 60 percent.
14             COMMISSIONER WALKER:  Okay.
15             MR. EDGAR:  It's like a triple stamp and
16        double stamp.  I apologize for that.
17             COMMISSIONER GREEN:  Through the Chair?
18             CHAIRWOMAN HOROVITZ:  Commissioner.
19             COMMISSIONER GREEN:  So, is there a need for
20        one-bedroom apartments?
21             CEO:  Yes.  So, currently, on our waiting
22        list, if you are -- have a family, typically,
23        it will take you about anywhere between 14 to
24        20 months, but, if you are a one-bedroom,
25        it might take anywhere between five to seven
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 1        years.
 2             COMMISSIONER WALKER:  And one more question
 3        on the ramp-up.
 4             So we're 92-percent occupied now, correct?
 5             MR. EDGAR:  That's right.
 6             COMMISSIONER WALKER:  And then, does the
 7        business model assume a, you know, reduction in
 8        occupancy while we turn units, or do we plan
 9        to just turn units and stabilize occupancy?
10             MR. EDGAR:  Right now we plan to continue
11        to develop and renovate.  There is a very minimal
12        amount of overall targets that actually need
13        renovation.  They put multiple units into the
14        apartment complex already.
15             COMMISSIONER WALKER:  Okay.
16             MR. EDGAR:  So we have limited needs to
17        move people off-site, if any.
18             CHAIRWOMAN HOROVITZ:  Commissioner Brock.
19             COMMISSIONER BROCK:  I was trying to see
20        where the location was.
21             What location?
22             Can you give me the address?
23             MR. EDGAR:  I apologize.  Yes.
24             CFO:  The property is on Lane Avenue,
25        and it's just south of Normandy Boulevard.
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 1             MR. WILLIAMS:  It's on the other side of
 2        Home Depot.
 3             COMMISSIONER BROCK:  Okay, okay.
 4             CHAIRWOMAN HOROVITZ:  Question on
 5        affordability.
 6             Currently, it's naturally affordable;
 7        is that right?
 8             MR. EDGAR:  That's correct.
 9             CHAIRWOMAN HOROVITZ:  And the plan would be
10        to put some kind of long-term restrictions so it
11        fits within our structure better?
12             MR. EDGAR:  Yes.  That's right.  And the way
13        it's modeled right now it's conservatively where
14        the entire portfolio of this property --
15        we wouldn't increase more than 2 to 3-percent
16        per annum.  So there's only going to be
17        restrictions on how much the property can increase
18        in rent and growth over time.
19             So, for example, when this property was
20        first purchased and renovated, over the last year
21        alone, we've seen rental rates increase by
22        11 percent across this property.
23             So it's a great way again to stabilize and
24        create additional affordability within that
25        ZIP Code.  And I know that's, again, kind of the
0016
 1        core to our mission.  So, to stabilize that way
 2        I think ... and the advisers were, you know,
 3        very much amenable to that, as well.
 4             CHAIRWOMAN HOROVITZ:  Do we currently have
 5        residents living here?
 6             MR. EDGAR:  I don't know.
 7             Mr. Alexander?
 8             CEO:  I don't know offhand, but we can easily
 9        find that information out.
10             COMMISSIONER WALKER:  Mr. Alexander,
11        could somebody -- I'm sorry, Chair.
12             Could somebody look at that while we're
13        here?
14             I feel like that's a prudent -- something we
15        would want to know.
16             Could somebody check that?
17             CEO:  Yes.
18             Ms. Dunn, could you?
19             MS. DUNN:  What's the specific address?
20             MR. JONES:  1171 Lane Avenue.
21             (Ms. Dunn left the room.)
22             MR. PEREZ:  Excuse me, Ms. Chair.
23             CHAIRWOMAN HOROVITZ:  Yes.
24             MR. PEREZ:  People online are having a
25        problem hearing Mr. Alexander and Commissioner
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 1        Walker.
 2             COMMISSIONER WALKER:  That's a first.
 3             COMMISSIONER BROCK:  She is gone now --
 4        Ms. Dunn -- Ms. Chair.
 5             I wanted to ask if we do have current
 6        residents there, are they on a voucher, or,
 7        you know, are they just doing subsidized renting
 8        at that site?
 9             CEO:  It would be a voucher.
10             CFO:  It would be a voucher.
11             CEO:  That would be the only way they would
12        be at that site would be a voucher.
13             COMMISSIONER BROCK:  Okay, okay.
14             CHAIRWOMAN HOROVITZ:  Thank you.
15             Continue.
16             MR. EDGAR:  Okay.  So, as aforementioned,
17        Integral was our development partner here,
18        and they really did a great job kind of listening
19        to our needs and identifying, you know, property
20        with already a high level of opportunity for
21        affordability, for affordability increase.
22             And I think one the most attractive features
23        of the property, in terms of all the properties
24        we've been reviewing, is the potential acquisition
25        or purchase price, which is right around
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 1        $140,000 per unit, which is materially less than a
 2        lot of other deals that are in market right now.
 3             And, when we had Mr. Peterson, our engineer,
 4        and other members of the team walk the site
 5        effectively, one of the things we realized was we
 6        would need to put new roofs on 17 of the
 7        buildings -- 16 or 17 of the buildings --
 8        gutters, sidings, external fascia and potentially
 9        some landscaping, basic tree trimming, mulching
10        and such, but it was very minimal in terms of
11        overall needs for the PNA report that was done
12        currently in market.
13             So we estimate about 20,000 per unit in
14        rental costs.  So that will come to about
15        $5,000,000 in totality.
16             CHAIRWOMAN HOROVITZ:  Thank you.
17             Commissioner Brock.
18             COMMISSIONER BROCK:  I was going to wait
19        until he finished.
20             COURT REPORTER:  I'm sorry.  I didn't hear
21        you.
22             COMMISSIONER BROCK:  I'm sorry.  No.
23        I said I'll wait until he finished.
24             COURT REPORTER:  Okay.
25             MR. EDGAR:  We have got some nice pictures of
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 1        the exterior and the interior.
 2             So, in terms of financing -- and we talked
 3        a lot about, you know, how -- how is this agency
 4        going to grow?
 5             How are we going to finance these
 6        acquisitions?
 7             How are we going to finance the construction?
 8             We're fortunate to have Tim Nabholz here,
 9        from Piper Sandler, who works with Cody Wilson
10        or in conjunction with Cody Wilson.
11             The next slide or two -- he'll explain what
12        an essential function bond is, but we'll be debt
13        financing this deal.
14             And so long story short the agency won't be
15        injecting cash.  We won't be contributing cash
16        equity into these deals.  The deals will be
17        financed 100 percent via tax-exempt securities
18        by tax-exempt bonds.
19             Okay.  And Mr. Nabholz will explain what that
20        essential function bond is and how it works.
21             CHAIRWOMAN HOROVITZ:  Can we pause for a
22        second?
23             Is this a part of the bond workshop?
24             Should we move this?
25             CEO:  No.
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 1             CHAIRWOMAN HOROVITZ:  This is specific for
 2        this project?
 3             CEO:  Yes.
 4             CHAIRWOMAN HOROVITZ:  Okay.  Thank you.
 5             MR. NABHOLZ:  Okay.  My name is Tim Nabholz.
 6        I'm with Piper Sandler.  Thank y'all for having me
 7        today.
 8             We presented to the board previously.
 9        So, just as a quick summary overview, I thought it
10        prudent and beneficial to just kind of walk
11        through the summary, some of the benefits and,
12        you know, key considerations of the essential
13        function bond structure.
14             So, you know, I've got a little table here,
15        but affordable rents -- you would be able to
16        self-impose whatever -- whatever rents you thought
17        reasonable to charge the property, and,
18        as the bonds are paid off, you have the option
19        to, you know, continue as you are, deepen the
20        affordability or sell the property.
21             So, you know, there is additional community
22        benefits, you know, lower rents, residents have
23        more cash to spend, you know, more disposable
24        income.
25             It is a long-term asset.  The housing
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 1        authority would be the sole owner of the real
 2        estate for as long as it chooses to hold the real
 3        estate.
 4             So you would realize the benefits,
 5        the risks and rewards of that ownership,
 6        and then you would, as Michael indicated earlier,
 7        receive annual cash flow.  I believe y'all would
 8        also be the property manager, and you'd build
 9        equity in the project while you hold it.
10             Some key benefits -- there is no volume cap
11        required to issue these bonds.  As a governmental
12        body, you are able to issue tax-exempt
13        governmental bonds.
14             There is no TEFRA hearing.  They're not
15        subject to any IRS required income or rent
16        restrictions.
17             You would self-impose whatever income
18        restrictions you see fit.  There is no required
19        displacements of current tenants.
20             So, in the event that the property did have
21        tenants with incomes that exceed what you would
22        self-impose, there is no need to displace them,
23        but rather just the compliance ongoing would apply
24        to the new residents at the property.
25             You know, we're able to achieve max leverage
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 1        through this structure.  Part of that is by virtue
 2        of the Jacksonville Housing Authority's A-plus
 3        underlying rating.
 4             This also gives you advantageous financing
 5        terms in the ability to structure creatively
 6        around the interest rate environment we
 7        find ourselves in at the time of pricing,
 8        which is becoming increasingly important in the
 9        current market.
10             We would expect to see a borrowing rate at
11        the ten-year term of approximately 420 --
12        425 rate.
13             (Ms. Dunn reentered the room.)
14             MR. NABHOLZ:  So, yes.  What I've got here
15        is just like an indicative scale based on,
16        you know, comparable transactions, secondary
17        trades, just a culmination of all the trades
18        that I've seen recently.
19             And so, if you look, you know, we've got
20        NOD as the index we price off of.  The spread is
21        in basis points.
22             And then your overall yield is right there
23        in Column 2 with a coupon -- not to get to into
24        the weeds, but you would be expecting to see a
25        yield of 420 in Year 10.  And that obviously kind
0023
 1        of goes up to 5 in Year 15, and then I think it's
 2        561 in Year 30.
 3             So by, having the A-plus underlying rating,
 4        the end interest rate and your ability to
 5        structure around what the yield curve is on the
 6        day of pricing is greatly enhanced.
 7             So I'll stop there.  If there is any
 8        questions --
 9             CHAIRWOMAN HOROVITZ:  Are there any
10        questions?
11             Commissioner Brock, do you have comments?
12             Commissioner Brock, did you have a question?
13             COMMISSIONER BROCK:  Well, the question that
14        I had where he was talking about leaving the
15        residents who are there who are not on like a
16        voucher -- leaving them in the units.  There were
17        no need to displace them he said.
18             So I'm trying to figure out how many vacant
19        units that would come available for the residents
20        of the Jacksonville Housing, not -- yeah.
21        So that's what I was trying to figure out,
22        because he was saying not being displaced.
23             CEO:  So, currently, if I may,
24        it's 8-percent unoccupied, and, if we acquire the
25        property, automatically, we put those units
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 1        online.  We will market them to our clients.
 2             COMMISSIONER BROCK:  Okay.  Solely to voucher
 3        holders?
 4             CEO:  Not solely to, but to anyone that falls
 5        underneath the 80-percent AMI.
 6             MR. EDGAR:  Household.
 7             CEO:  Yes.
 8             COMMISSIONER BROCK:  So that means --
 9        so, in other words, it won't be exclusive just for
10        voucher holders.
11             CEO:  Right.
12             COMMISSIONER BROCK:  It would be anybody that
13        falls under --
14             CEO:  Yes.  Exactly.  Because what happens is
15        our voucher holders -- currently, we are at
16        99 percent.  So 99 percent of the people that have
17        a voucher find a place to live.
18             What happens is the people we have on our
19        waiting list don't have anywhere to live,
20        and we're trying to preserve affordability for
21        folks who don't have anywhere to live and to be
22        able to have a unit that they can afford.
23             COMMISSIONER BROCK:  Right.  But you said
24        that it's not exclusive just for the voucher
25        holders.  It's for anyone that falls up under the
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 1        80 percent.
 2             CEO:  Yes.
 3             COMMISSIONER BROCK:  So --
 4             CEO:  The voucher -- I'm sorry.
 5             The voucher holders are not the only ones
 6        that fall underneath that category.  We have a lot
 7        of folks that would qualify for public housing
 8        that are not on public housing, because we only
 9        have a limited amount of public housing units.
10             So we theoretically may have 30,000 people
11        on our public housing waiting list, and,
12        if they don't qualify or they don't come up on
13        the waiting list for the 2300 units we have
14        available, then where do they go?
15             So opportunities like this present an
16        opportunity for them to move somewhere else.
17             CHAIRWOMAN HOROVITZ:  If I could back up
18        a little, and maybe we should have spent more time
19        on this at the front.
20             So, when we talk about preserving affordable
21        housing, without us or this kind of deal
22        happening, this property would be sold at market
23        rate, and these units would go to market rate
24        rents.
25             And so we know, in the housing crisis that
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 1        we're in, rents are rising.  They're unaffordable.
 2        People don't have anywhere to live.  So an agency
 3        like this housing authority needs to intervene and
 4        have a role in preserving.
 5             So, when we look at our total mix of
 6        housing, we've got residents on vouchers,
 7        and we've got Section 8.  And we will also have
 8        people who are living in our properties who are
 9        living in these naturally affordable rents,
10        because we've, you know, intervened and then had a
11        part in this kind of deal.
12             Does that make sense?
13             COMMISSIONER BROCK:  Yeah, it makes sense.
14        Yeah, it makes sense.
15             But I thought that our goal was to try to
16        provide housing for those residents that are
17        voucher holders -- that are holding vouchers so
18        that those people that are on the waiting list for
19        a voucher -- I thought that's what our goal was,
20        not just to do the people who are not on a
21        voucher.
22             Because that's why I was trying to get
23        clarification on that.
24             Are we just doing people who are under
25        80 percent?
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 1             And, if it do cover some of the voucher
 2        holders, okay.  All well and good, but then it may
 3        cover someone who don't have a voucher.
 4             CHAIRWOMAN HOROVITZ:  Commissioner Walker,
 5        this kind of goes back to our conversation as a
 6        board a year ago, and I'm sure we'll revisit this
 7        in our board meeting on Monday.
 8             But, when we look at our mission as the
 9        housing authority, our goal is to house
10        Jacksonville residents who are, you know,
11        low-to-medium income.  And, remember, we discussed
12        that at length.
13             COMMISSIONER BROCK:  Uh-huh.
14             CHAIRWOMAN HOROVITZ:  And so it's preserving.
15        It's increasing the inventory.  It's, you know,
16        all of those things to house the 120 AMI and
17        under.
18             And, as you've mentioned in many board
19        meetings, we are the only agency that's been
20        looking out for the low and very low-income
21        residents.  So we want to certainly make sure that
22        we're considering that.
23             Commissioner Walker.
24             COMMISSIONER WALKER:  I was just going to
25        say, through the Chair, Commissioner Brock,
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 1        I think -- so two things, and I'll defer to
 2        OGC.
 3             So, Reece, get ready.
 4             I think we need to be careful about saying
 5        that we're only going to have housing for
 6        Section 8 holders.  I think we get into a fair
 7        housing situation.
 8             COMMISSIONER BROCK:  Okay.
 9             COMMISSIONER WALKER:  So I think our
10        preference would be to make sure that our voucher
11        holders are aware of the opportunity to go to this
12        property.
13             But, in other experiences, I think, you know,
14        to the commissioner's point, you know, the goal
15        here is to make sure that we preserve and deepen
16        the skew of affordable housing, you know,
17        to try to get some of our 80-percent AMI tenants
18        that are on the waiting list over to this
19        property, or, you know, at a lower 60-percent AMI
20        restriction.
21             Maybe some of those people on the waiting
22        list would be able to afford that in and of
23        themselves, as opposed to having to go and try and
24        find a voucher.
25             COMMISSIONER BROCK:  Uh-huh.
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 1             COMMISSIONER WALKER:  So I just wanted to
 2        clarify that point.
 3             CHAIRWOMAN HOROVITZ:  Thank you.
 4             Do we have any other -- sorry.
 5             CEO:  Yes, yes.
 6             I would just add to this that finance having
 7        a developer -- and they're going out to seek these
 8        types of jobs -- they actually did a very good job
 9        in maneuvering to get this property.
10             Because this property was actually --
11        it went to another developer, who was looking
12        to substantially renovate the property and
13        increase the rents up to 11 percent, which would
14        have taken it out of our realm.
15             CHAIRWOMAN HOROVITZ:  Thank you.
16             Did you have any other questions on the bond
17        structure?
18             (no response)
19             CHAIRWOMAN HOROVITZ:  Thank you.
20             Should we have our developer partner walk
21        through the pictures?
22             Did you have anything else on the financing?
23             MR. EDGAR:  No.  I think that might be great.
24             And, Daryl and Kareem, if you wanted to jump
25        in, and just tell us any thoughts that you have
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 1        while we're presenting -- things that are
 2        beneficial, things we're forgetting -- I'd love to
 3        hear it.
 4             CHAIRWOMAN HOROVITZ:  Yes.  I'd like to
 5        invite them up.  I'd like --
 6             MR. EDGAR:  Okay.  Absolutely.
 7             CHAIRWOMAN HOROVITZ:  -- them to introduce
 8        themselves.
 9             MR. EDGAR:  Okay.
10             CHAIRWOMAN HOROVITZ:  They have a great
11        history in affordable housing, and I think that
12        them sharing that story a little bit would be
13        helpful.
14             MR. BRANTLEY:  Okay.  Thank you.
15             All right.  Good morning, Madam Chair and all
16        Commissioners.
17             Kareem Brantley with The Integral Group.
18        I am the principal of Integral Florida.
19        I run that division, which concentrates all of our
20        development activity in Florida.
21             Most of that activity happens along the
22        continuum of community development, as well as
23        market rate housing.  We do everything in
24        between.
25             Daryl is going to get -- our chief operating
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 1        officer, Daryl Jones, will get into a little bit
 2        more of the history of Integral.
 3             I've been with the firm a little over two
 4        years.  We specifically came to Florida because of
 5        the crisis that is in Florida and our history.
 6             So, for 30 years, we've been solving these
 7        problems.  We introduced a lot of the solutions.
 8        Daryl will get into more of the specifics of how
 9        we did that with our first project 30 years ago
10        nearly, in Atlanta, which is called, "Centennial."
11             With that, it's a pleasure to be here.
12        I think, because of our history and what we do as
13        an organization -- we're not a nonprofit,
14        but we are mission-driven developers.  And I think
15        that makes a difference on how we approach
16        solutions with regards to housing.
17             So let me turn it over to Daryl just to give
18        you a little bit more insight, and I appreciate
19        you allowing us to speak to you.
20             MR. JONES:  All right.  Thank you, Kareem.
21             And, good morning, everyone.  Thanks for
22        having us.  We'll try to keep this brief.
23        I'm going to speak about no more than 7 minutes,
24        but I just want to -- this is our first time in
25        front of you, the board, as your partner,
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 1        and would like you to know a little bit about our
 2        history.
 3             Thank you, Commissioner Horovitz, for that
 4        introduction and what we've done in this space.
 5             So Integral is 30 years old actually this
 6        year.  1993.  January 1, 1993 we were established,
 7        and it was really established on changing how
 8        public housing got transformed in the country.
 9             So, instead of still concentrations of all
10        the societal hills in one place, this concept of
11        a mixed-income community and providing
12        affordability across all incomes was really the
13        idea that we started to preach, if you will.
14             For three years working with HUD, a change in
15        the legal financial and regulatory model of how
16        public housing got redeveloped -- that created
17        what we all know is HOPE VI.
18             So, out of that came -- we developed the
19        first HOPE VI development in the country in 1996,
20        but it wasn't just HUD in changing all the rules
21        and regulations back during that time.
22             And, again, you've got to take yourself back.
23        Mixed-income.
24             You know, it was like, "How much more
25        affordable housing can we get?"
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 1             So it was putting before that as much
 2        affordable housing in one development at a time.
 3        So this paradigm shift that we created --
 4        we also now had to go to the state housing finance
 5        agencies and change the way that they scored their
 6        respective QAPs so it makes income.
 7             And so it was all -- it was a combination of
 8        all those things coming together, but, really,
 9        the goal is, how do you impact communities in a
10        way that you are transforming people's lives?
11             You know, how do you -- easy thing to say.
12        Very difficult to do.
13             We've got a Human Transformation Division
14        called, "The Ascent Project," that we pour into
15        individuals and families and try to help
16        individuals reach whatever their highest God-given
17        ability can be.
18             You know, we have done now probably coming up
19        on close to 70 of these across the country.
20        You see our geographic reach, but we think about
21        affordable housing.
22             We like to describe it like, "the airplane
23        model."  So, when you get on a plane, you buy a
24        ticket.  Whether you bought your ticket a month
25        ago or you bought it yesterday -- I don't know if
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 1        you got the Internet special -- or you're paying a
 2        ridiculous rate because you waited until that
 3        last minute -- when you get on that plane,
 4        everybody gets the same level of service.
 5             Nobody knows what you paid.
 6             Well, housing, in communities, should be the
 7        same thing.  When you live in a community,
 8        you ought to get all the amenities of whatever
 9        is available inside of the market.
10             You ought to have the same access to the best
11        schools, best places to play, shop and so forth,
12        and that is the model that we try to create.
13             You can see some of the statistics here --
14        number of units developed.  The pipeline now
15        is 1.6 billion -- that's over the next two years
16        -- over 200 employees and so forth.
17             So I'm going to try to go through this
18        quickly, but at least give you a flavor of our
19        history and who we are.
20             Here is our team.  You see Kareem Brantley on
21        the screen there.  We sort of divided into
22        an Operations Team as well as a Support Team.
23             One of the things that I do want to talk
24        about, because we take this very seriously,
25        not just our -- and we really want to applaud
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 1        you on your efforts for preserving affordable
 2        housing.
 3             A lot of people talk about it.
 4        Very difficult to do.  So you, too, are breaking
 5        paradigms, and I really want to applaud you in
 6        that effort in doing that.
 7             But, not just in communities, but we also
 8        are trying to raise the profile of other
 9        underrepresented developers around the country.
10            Within the last year, we started something
11        called the, "Integral Collaborative,"
12        and that is a formal mentoring program digging
13        deep in those underrepresented developers.
14             It was tough for them to get a seat at the
15        table.  When they do get a seat at the table,
16        all the economics are taken by a larger developer.
17             What we're trying to -- now we've taken
18        that on and trying to create a paradigm shift
19        there.
20             So I'll just say, "Stay tuned.  Wish us luck,
21        as well, as we take on that venture, also."
22             But you'll also see -- this is our
23        Leadership Team.  It's very diverse racially,
24        gender and all different ways.  We believe
25        different ideas from different individuals,
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 1        normally from different backgrounds, produce the
 2        best results.
 3             This we call, "The Integral Quality of Life."
 4        I spoke to this a little earlier, but,
 5        when building communities, all the things you want
 6        to think about, housing is at the core of what
 7        individuals need.
 8             But it's not just that.  "It's what we all
 9        look for," as my communities say.
10             "Where am I going to shop?  Where are my kids
11        going to go to school?"
12             All these things you have to think about,
13        and so everybody deserves to have this type of
14        community.
15             I just want to mention quickly, because our
16        beginnings, our humble beginnings, was really
17        around redeveloping public housing.
18             And we've done HOPE VI, and now we're
19        I think on our third or fourth CNI (phonetic)
20        development with HOPE VI 2.0.  But we really
21        develop across the spectrum.  We believe in
22        providing affordability across all incomes.
23             So, even our market rate communities --
24        and it's an assembly project.  This is 160 acres.
25        It's got TV studios, Office Fortune 100
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 1        Headquarters, entertainment district and so forth.
 2             There are communities like that, as well as
 3        "The Centennial," which was a half million
 4        dollars.  That was the first one I referred to
 5        that we started redeveloping in 1996.
 6             Microsoft -- and I'll just give you a couple
 7        quick anecdotal examples.  Microsoft decided to --
 8        they don't call it, "HQ2," but, to make a heavy
 9        investment in Atlanta, they've chosen us as their
10        development partner.  And we're proud that they
11        have chosen us, and we will work with them.
12             The Blank Foundation -- Arthur Blank is the
13        owner of the Atlanta Falcons.
14             MR. VILMA:  I beat them a couple times.
15        I crushed their quarterback many times.
16             (People laughed.)
17             MR. BRANTLEY:  Well, The Blank Foundation,
18        in preparation for the 2026 World Cup, is doing
19        a major development right outside of
20        Mercedes-Benz Stadium.  Again, they've chosen us
21        to be their partner.
22             We don't know -- it's very early in the
23        development conceptual stages, but I just want to
24        give you a sense of some of the types of projects
25        that we're involved in.
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 1             And this is information you already heard
 2        from Michael, Dennis and the team, but very happy
 3        to be your partner, very happy to be here.
 4             I certainly welcome any questions about us or
 5        about the project.
 6             CHAIRWOMAN HOROVITZ:  Thank you.
 7             COMMISSIONER WALKER:  Commissioner.
 8             CHAIRWOMAN HOROVITZ:  Yes.
 9             COMMISSIONER WALKER:  First of all, thank you
10        very -- my mike, again.  I can't believe people
11        can't hear me.
12             Thank you very much for coming down.
13        The story is fantastic.  I did do research on your
14        group beforehand.  I am in this world.  I think
15        what you guys are trying to do and have done --
16        you guys deserve serious, serious thanks from
17        everybody in this room, quite frankly, and anybody
18        that's an advocate.  So thank you for that.
19             MR. JONES:  Thank you for saying that.
20             COMMISSIONER WALKER:  I do have just some
21        high level diligence questions.
22             MR. JONES:  Sure.
23             COMMISSIONER WALKER:  I couldn't find
24        anything, but I just have to know.
25             Do you guys do any work with HUD direct,
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 1        any HUD projects, HAP projects or anything like
 2        that?
 3             MR. JONES:  Oh, absolutely.  We have done a
 4        ton of that.
 5             COMMISSIONER WALKER:  Any REAC scores or
 6        issues that, you know, we should be aware of from
 7        your developments?
 8             MR. JONES:  No.  I don't -- I don't think
 9        so.  So ongoing operations, particularly during
10        COVID -- we got the worse REAC scores that we ever
11        received, and, quite honestly, I'm going to be
12        100-percent transparent.
13             A lot of that came, because we couldn't find
14        enough -- we couldn't find maintenance workers or
15        all of that.  A couple situations -- we corrected
16        all of them, but what we found was that,
17        in remote locations, we didn't have a strong
18        enough presence.
19             And we could not backfill and bring the
20        type of, honestly, service to our residents.
21        We actually fired ourselves, and we got someone
22        else, who was a major player in that market,
23        to manage it for us.  So --
24             COMMISSIONER WALKER:  And I should ask,
25        because I realize we're self-managing,
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 1        Mr. Alexander, but I just kind of want to get a
 2        flavor for how they looked at the deal.
 3             So I should clarify.
 4             MR. JONES:  Sure.
 5             COMMISSIONER WALKER:  My other question --
 6        any of your projects defaulted or ever go into
 7        foreclosure?
 8             MR. JONES:  No.
 9             COMMISSIONER WALKER:  Those are my two main
10        questions, Commissioner.
11             CHAIRWOMAN HOROVITZ:  Thank you.  Any other
12        questions?  Comments?
13             Commissioner Green.
14             COMMISSIONER GREEN:  So, how did you find
15        this deal, and, how did you bring it to the
16        housing authority?
17             MR. JONES:  That's a great, great question.
18             So we met with Dwayne last year and his team,
19        and we really talked about kind of your mission.
20        But it wasn't really a road map to say,
21        "Hey, the project needs to look like this.
22        It needs to fit in these spots."
23             We had some general ideas, but it was pretty
24        loose.  So, over the last -- I'm going to say --
25        ten months, we've been looking.
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 1             And it's a strange market.  It sort of
 2        resembles -- if you think about a single-family --
 3        and I'm going to get to your question.
 4        So the context of -- sellers have an expectation
 5        up here, but, as interest rates have gone up,
 6        what makes sense goes lower and lower.
 7             So the gap between buy and sell has gotten
 8        very brief.  So we've literally been looking at
 9        projects for the last ten months.
10             A few we brought that we thought rose to
11        -- and that conversation back and forth
12        working with Mr. Alexander and his team --
13        "That's not quite it.  You've got to do this."
14             And so we finally got to this one that
15        we got.
16             "Ah, this one fits."
17             But we still had an issue, because the market
18        rate developers are honestly willing to spend a
19        little bit more, because they want to push the
20        rates up quite -- quite a bit.
21             So out of that came a discussion about,
22        even though -- and -- and our price that we landed
23        on was not the highest offer price.  So that then
24        became a discussion with the seller on likelihood
25        of execution.
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 1             So, taking advantage of the unstable markets
 2        that our colleague, Piper Sandler, talked about,
 3        that equity is all over the place now.
 4        Numbers are moving interest rates.
 5             And this essential function bond --
 6        we had to sell it, and so us, along with the
 7        Piper Sandler Team, spoke.  We had --
 8        I've been doing this 30 years.
 9             We had calls -- four calls with a broker and
10        a seller on this and why they should select us,
11        as opposed to a number that was higher than --
12        than our number.
13             And so Berkadia, who we also have a
14        long-standing relationship and have done a lot of
15        deals with them, brought it to us.  We kind of
16        believed in the essential function bond story,
17        even with us not doing a deal together before and
18        them not really knowing a lot about this
19        essential function bond structure.
20             That's what we had to sell, and that's why
21        we're at the table now.
22             COMMISSIONER GREEN:  Are you looking at
23        market rate deals in Jacksonville or
24        Northeast Florida, as well?
25             MR. JONES:  Yes.  We're looking at ground up
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 1        development deals as well as deals -- other deals
 2        like this that fit the essential function bond
 3        model.
 4             COMMISSIONER WALKER:  Commissioner, one other
 5        question.
 6             Is this deal under -- do you have it under
 7        contract, or are we still --
 8             MR. JONES:  So we're under letter of intent.
 9             COMMISSIONER WALKER:  -- okay.
10             MR. JONES:  We are negotiating,
11        Mr. Alexander, with your law firm.
12        We're negotiating comments back and forth.
13        We need to move a little quicker in that
14        negotiation, but we -- we -- we are actively
15        working on that.
16             We're all balancing a lot of things now,
17        but it's not under contract.  But it's close to
18        it.
19             COMMISSIONER WALKER:  And, Mr. Alexander,
20        is this OGC or outside counsel?
21             CEO:  Outside counsel, BMO.
22             COMMISSIONER WALKER:  BMO, okay.
23             CHAIRWOMAN HOROVITZ:  I just have a question
24        kind of following up on Commissioner Green's
25        comments.
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 1             I think we had three approved developers,
 2        and Integral brought us a couple of deals.
 3             Would it make sense for this committee to
 4        look at every deal that's brought, if they're only
 5        a handful of deals brought per year?
 6             We have these trusted developer partners.
 7        It might make sense that we could either do a
 8        fast, "Yes," or, you know, "No," or, "Let's look
 9        at it a little bit more closely."
10             What does the group think?
11             COMMISSIONER WALKER:  Commissioner,
12        I don't disagree with that at all.  I like --
13        going back to where we were, we had prolonged
14        conversations around the scorecard and setting
15        the high level policy.
16             CHAIRWOMAN HOROVITZ:  Right.
17             COMMISSIONER WALKER:  I appreciate the
18        details and the chance to ask the questions.
19        I think that's important, but I go back to this.
20        If the scorecard is truly the policy that we've
21        set and the scorecard comes out showing that this
22        is a positive project and our Executive Team is
23        saying, "We should proceed along with our
24        advisers --" if we have trusted partners that we
25        want to keep doing repeat things with, I agree.
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 1             I think we should look at potentially
 2        streamlining the, "Yes," "No," appreciating
 3        we've got three deals to review.  We're 40 minutes
 4        into it.
 5             I'm really good with that.  I think your
 6        point is well-taken, which is, if there's multiple
 7        deals from the same group, we could certainly look
 8        at looking at them all together.
 9             CHAIRWOMAN HOROVITZ:  Yes.  I think so, too.
10             MR. JONES:  And we would -- if you don't
11        mind, we would love to have the opportunity as we
12        go through the first process to figure out sort of
13        what the best practices are and how we can respond
14        quickly to the market and stay with -- inside your
15        box.
16             CHAIRWOMAN HOROVITZ:  Thank you.
17             And I think we should discuss the scorecard
18        more as a board on Monday.  I think that we're
19        going to get to a point where it becomes not
20        irrelevant, but, as our portfolio kind of
21        shifts, we might need to shift our priorities.
22             But we can spend more time on that.
23        I don't have anymore questions.
24             Thank you so much for being such a good
25        partner --
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 1             MR. JONES:  Thank you.  Thank you for having
 2        us.
 3             CHAIRWOMAN HOROVITZ:  -- and for all the work
 4        you do in affordable housing.
 5             Are there any other comments for the
 6        Integral Team?
 7             COMMISSIONER BROCK:  No.
 8             COMMISSIONER GREEN:  No.
 9             MR. JONES:  Thank you.
10             CHAIRWOMAN HOROVITZ:  And so we're not voting
11        on this resolution.
12             But, do we have any other discussion on this?
13             COMMISSIONER WALKER:  So I think the only --
14        are we going to move to recommend to the full
15        board?
16             I guess that's my question, which is,
17        I'd like to hear -- like this is the detailed
18        conversation here.  I'd like to get any of those
19        questions from us and hash those out so we don't
20        have a 6-hour board meeting next Monday.
21             CHAIRWOMAN HOROVITZ:  Yes.  I agree.
22             I just have one more question.
23             And, Tanya, are you still on the line?
24             (no response)
25             CHAIRWOMAN HOROVITZ:  Tanya, can you hear me
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 1        or anyone from CSG?
 2             MS. GRAHAM:  Nicole Graham --
 3             CHAIRWOMAN HOROVITZ:  Hi, Nicole.
 4             MS. GRAHAM:  -- and Tanya is on, as well.
 5             MS. DEMPSEY:  I'm waiting patiently.
 6        Sorry.
 7             CHAIRWOMAN HOROVITZ:  No worries.
 8             MS. DEMPSEY:  I totally was here, but I'm
 9        going to let Nicole talk.  Because she --
10        she did most of the analysis on this, but we do
11        -- we do have some comments.
12             CHAIRWOMAN HOROVITZ:  Okay.  Perfect.
13        Thank you.
14             Go ahead, Nicole.
15             MS. GRAHAM:  Okay.  Yes.  Thank you.
16             So we did take a look at the proposal and did
17        provide a written response on that.  So, as a --
18        you know, as a -- as a project, right, the --
19        certainly achieving the affordability goals and
20        protecting the affordability of the units that
21        will be set aside at 60 percent of AMI --
22        that part looks really good.
23             We do want to -- you know, our impression of
24        the deal, as proposed -- we were -- we actually,
25        you know, recommend against the deal as proposed.
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 1             And so, you know, we -- we did look at an
 2        alternative in which there was more of what we
 3        consider reasonable compensation to the developer,
 4        and that's the -- you know, that's the version
 5        that we would be -- you know, that we would be
 6        prepared to recommend.
 7             But -- but I will say that, too, is really
 8        subject to the board's sort of willingness to
 9        absorb quite a bit of risk in this transaction.
10             Right?
11             So, just to highlight those risks right now,
12        this is structured where the housing authority --
13        you know, it's your full faith and credit that are
14        supporting these bonds.
15             The -- the projections look good, right,
16        provided the, you know, incomes and the rents kind
17        of keep going up.
18             So, you know, you have a risk of --
19        you know, there could be a risk of --
20        well, there is a risk of market downturn.
21        Whether that happens is really sort of --
22        you know, that's up to the markets and things that
23        none of us can control.
24             So we want to make sure that you're aware of
25        that, right, that there's -- there is market risk
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 1        associated with this, and there -- you know,
 2        as the -- what's being requested is 100-percent
 3        financing.  And so that -- that leaves it all on
 4        the housing authority's shoulders.
 5             Dwayne, do you want us to go into the
 6        details of the financial proposal that we
 7        recommended?
 8             CEO:  That's up --
 9             COMMISSIONER GREEN:  We're here.
10             We might as well, right?
11             CEO:  Yes.
12             COMMISSIONER WALKER:  I'm sorry?
13             COMMISSIONER GREEN:  We're here.  We might as
14        well.
15             CEO:  Yes.
16             MS. GRAHAM:  Sure.  So the -- the terms of
17        what we reviewed included compensation to
18        Integral based on a 5 percent cash acquisition fee
19        or 5 percent of the acquisition fee paid to
20        Integral, as well as ongoing asset management fees
21        and a $4,000,000 Note that would need to be repaid
22        prior to basically a sale or refinance.
23             So the debt that JHA would be issuing under
24        the current structure, right, is a ten-year
25        interest only bond.  So, at the end of ten years,
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 1        those bondholders need to be repaid.
 2             And so the -- the idea would be for JHA
 3        to be paying interest-only payments during that
 4        entire ten years, rather than say amortizing,
 5        which is a much more typical structure --
 6        amortizing over, you know, 35 or 40 years,
 7        right, where you're always sort of paying this
 8        down.
 9             As it's proposed, you're not paying anything
10        down.  So, at the end of ten years, you need to
11        have sufficient revenue to -- to borrow against
12        that at your -- you know, at the end of Year 10
13        and make sure that that's enough to repay the
14        bonds that you issued.
15             And, also, you know, the way that the deal is
16        structured right now, it also needs to be
17        sufficient to pay this Note to Integral.
18             In our opinion, the compensation to the
19        developer is well outside of what we would think
20        is reasonable based on the role that we understand
21        Integral is playing as proposed.
22             Right?
23             So the -- you know, Integral did a great job
24        of like finding the transaction, bringing it to
25        the housing authority.  The housing authority
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 1        would be property managing it and is taking all
 2        of the financial risk.
 3             Right?
 4             So it's JHA that's issuing the bonds.
 5        It's JHA that's required -- that will be on the
 6        hook to repay the bonds in the event there is a
 7        market downturn and in the event, you know,
 8        expenses go through the roof.
 9             You know, we've seen -- you know, we have
10        other clients where the, you know, insurance costs
11        have -- have gone up tremendously.
12             Right?
13             So, if that happens, right, then you'll have
14        less cash flow to be able to support that debt to
15        take out of your very large and significant
16        investment.
17             So, from our perspective, the JHA would want
18        to first make sure that the terms are reasonable.
19        As proposed now, we don't believe they are.
20             And then, two, make sure that -- you know,
21        that you-all are on the same page in terms of the
22        -- you know, the risk that you have and that you
23        still want to do the deal knowing that, you know,
24        "Hey.  There could be a market downturn.
25        There could be -- you know, insurance costs could
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 1        triple," or, you know, there could be some other,
 2        you know, major thing that is really just --
 3        that eats into that cash flow and means that at
 4        Year 10 you're not able to raise as much money as
 5        is needed to pay down this debt, which means you
 6        will need to, you know, come up with sort of
 7        capital subsidy for the units.
 8             And so, from a policy perspective,
 9        that may be completely, you know, within --
10        it is our mission.
11             Right?
12             So, you know, that may be perfectly
13        acceptable, but, you know, we think that's a
14        conversation that should be highlighted.
15             CHAIRWOMAN HOROVITZ:  Thank you.
16             MS. GRAHAM:  Just one of two other additions.
17        One is we're recommending that 100 percent
18        of the cash flow be escrowed to assist in the
19        repayment of the ten-year borrowing.  It provides
20        additional protection for the housing agency.
21             And, to address one of the other
22        Commissioner's concern about affordability,
23        we are recommending that 147 units be restricted
24        to 60 percent of AMI through one of the other
25        legal documents.
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 1             CHAIRWOMAN HOROVITZ:  Thank you.
 2             I have a number of comments.  I think the
 3        whole room has comments.
 4             Do we want to let the Integral Team --
 5             COMMISSIONER WALKER:  I would -- if I may,
 6        unless there is a substantive financial comment
 7        you guys would like to make, I'd like to not --
 8             MR. BRANTLEY:  There is.
 9             COMMISSIONER WALKER:  -- there is?
10             MR. BRANTLEY:  Yes.
11             MR. JONES:  Yes.
12             CHAIRWOMAN HOROVITZ:  I believe that we
13        discussed these and have already made those
14        adjustments; is that not right?
15             That was my understanding.
16             CEO:  Yes.
17             CHAIRWOMAN HOROVITZ:  So what was presented
18        by Nicole -- that was an original model,
19        and so that has since been --
20             COMMISSIONER WALKER:  I'm glad to hear that.
21             CHAIRWOMAN HOROVITZ:  -- right.  Okay.
22        So I have more comments on that, but, please
23        go ahead, Daryl.
24             MR. JONES:  Yes.  So I want to --
25        I wanted to address several things.  So, first of
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 1        all, they are correct.
 2             For the bonds -- the structure -- there is no
 3        mandatory redemption.  The way the essential
 4        function bonds are structured, half the cash flow
 5        goes to reduce the principal on the bond.
 6             So, although it's interest-only mandatory,
 7        there is reduction of principal balance as you go.
 8             MR. EDGAR:  7 1/2 million over 15 years.
 9             MR. JONES:  7 1/2 million --
10             MR. EDGAR:  Over 15 years.
11             MR. JONES:  -- right, over 15.  So that's not
12        an insignificant number.  It certainly speaks to
13        risk.
14             I also want to speak to risk.  It's
15        something we've thought a lot about.  So, one,
16        insurance.  I think the hypothetical about,
17        "What if insurance triples --" well, we've already
18        more than doubled in our pro forma what the
19        current insurance is and increased it
20        significantly over time.  So some of those things
21        we did try to -- try to think about.
22             As Piper Sandler mentioned, the current
23        interest rate is 4-and-a-quarter.  We have it at
24        4.65.  It's also cushioned inside the deal.
25             But one really, really large one I do want to
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 1        talk about, because it speaks to your risk.
 2        And you are the owner.  You do absorb the risk.
 3             This community -- close to 2 1/2 million
 4        dollars has been put into it just from what the
 5        eyeball can see, and this is before doing any
 6        Property Condition Report.
 7             We think there's somewhere between a
 8        million-and-a-half to 2 1/2 million that we can
 9        identify, and that was most important.
10        Any reasonable buyer would see.
11             So, from talking to the broker and our offer
12        they accepted, we told them we underwrote
13        2 1/2 million dollars, $10,000 a unit,
14        even though we have 5,000,000 $20,000 units
15        inside.
16             So that is cushioned to do -- you can use
17        for capital reserve.  You can use for operating
18        deficit reserve, but it's to keep the housing
19        authority out of trouble moving forward.
20             If we do, during our due diligence,
21        find that there's more than a 2 1/2 million
22        dollars per unit (sic), that gives us ground to go
23        back to the seller, and, in a price reduction --
24        if the sewer lines -- whatever it might be --
25        we don't take the dollars that we put in the
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 1        pro forma.  That then comes from the sellers and
 2        purchase price.
 3             At the end of the day, this only works
 4        we think if there is a cushion, because none of us
 5        knows what the future may be.  And that's our
 6        approach as to how we underwrite these
 7        transactions.
 8             CHAIRWOMAN HOROVITZ:  Commissioner Walker.
 9             COMMISSIONER WALKER:  I appreciate all of
10        that.
11             What about the fees?
12             To me, it sounds like there is a discussion
13        that I'm not privy to.
14             CHAIRWOMAN HOROVITZ:  Yes.  And I'm sorry.
15        I have a lot of questions, also.
16             COMMISSIONER WALKER:  That's okay.
17             I'm good with that, but that's a big point
18        for me.
19             CHAIRWOMAN HOROVITZ:  Yes.
20             COMMISSIONER WALKER:  So it was --
21             MR. JONES:  Can I speak?
22             Yeah.  There is an adjustment.  I'll speak
23        generally to that.
24             COMMISSIONER WALKER:  -- thank you.
25             MR. JONES:  So, from Piper Sandler and
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 1        others, there is a market for essential function
 2        bonds is our role inside these deals.
 3             In between 4 and 5 percent -- we had a
 4        discussion about that.  We have agreed to reduce
 5        our fees to that 4-percent level.
 6             What's really important -- and I don't want
 7        to get lost in this -- at the end of the day,
 8        there are bond buyers who finance this
 9        transaction.
10             Part of the premise -- the way essential
11        function bond deals are done -- is that you have
12        a professional development partner inside the deal
13        along with the housing authority, whose incentive
14        is to make sure the deal does well.
15             We don't get -- if the deal doesn't do well,
16        besides our acquisition fee up front, we don't get
17        anything at all.  So it is structured so that
18        there are incentives for the developer along the
19        way.
20             What we've tried to do -- not just talk with
21        Piper Sandler, but other investment bankers --
22        whatever the market is, whatever is going to be
23        attractive to those bond buyers, that's the way
24        it's structured.  No more.  No less.  No different
25        than, on a tax credit deal, that where 15 percent
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 1        is the norm.  We're not going to ask for 20,
 2        but, you know, 10 percent doesn't make any sense
 3        either.
 4             So same -- same concept.
 5             CHAIRWOMAN HOROVITZ:  Was the Note also
 6        removed?
 7             I know we talked about a lot of the --
 8             MR. EDGAR:  Yes.  That's been removed.
 9             MR. JONES:  No.  The Note -- no.  We did not
10        talk about the Note.
11             COMMISSIONER WALKER:  So, Commissioner,
12        if I may.
13             CHAIRWOMAN HOROVITZ:  Yes, please.
14             COMMISSIONER WALKER:  So I'm in this world a
15        lot.
16             MR. JONES:  Yes.
17             COMMISSIONER WALKER:  And this is absolutely
18        a pet peeve to me.
19             MR. JONES:  Okay.
20             COMMISSIONER WALKER:  It's a big pet peeve.
21             Due respect to the developer, with no
22        financial risk whatsoever, you're asking the
23        housing authority to take on a $4,000,000
24        obligation solely based on future performance.
25             Unless there is true financial risk alongside
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 1        of the housing authority -- and I think Tanya and
 2        Nicole are hinting at this -- operating deficit
 3        guarantees, debt service guarantees --
 4        I am adamantly opposed to any Note.
 5             And I respectfully will vote to not recommend
 6        this transaction unless there is some skin in the
 7        game -- true skin in the game -- from my
 8        development partners.
 9             MR. JONES:  Happy to talk about that.
10             COMMISSIONER WALKER:  Well, respectfully,
11        we're here I think to -- I think this is a
12        conversation we need to have.
13             If we need to take a recess to let you guys
14        talk about it, I am open to that.
15             CHAIRWOMAN HOROVITZ:  Right.
16             COMMISSIONER WALKER:  But I am --
17        absent that, absent true skin in the game from our
18        partners, I am adamantly opposed to, you know,
19        what are essentially future profits on a deal
20        where we have 100 percent of the risk.
21             MR. JONES:  Okay.  Fair enough.
22             Kareem and I cannot make that decision
23        ourselves.  So --
24             COMMISSIONER WALKER:  Understood.
25             MR. JONES:  -- we may need to do that.
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 1             CHAIRWOMAN HOROVITZ:  I think that's a
 2        great idea.
 3             Who needs to be in that conversation who's in
 4        this room that might be able to step out as we
 5        move on to the next resolution?
 6             Can we make a little progress?
 7             MR. JONES:  Sure.
 8             CHAIRWOMAN HOROVITZ:  Do we need to have the
 9        Finance Team maybe included, or is that an
10        internal discussion for your team?
11             MR. JONES:  No.  It's -- I think it's an
12        internal discussion for our team, initially.
13        Then we may need to --
14             CHAIRWOMAN HOROVITZ:  Sure.  Just to see if
15        you're open to what we're discussing here,
16        I think that would be a good use of --
17        we'll be here for the next 2 hours.
18             MR. MILFORD:  I just wanted to weigh in from
19        bond counsel.  This -- this is the first I'm
20        hearing of this transaction, in particular,
21        and the name, "essential function bonds."
22             But I've heard these types of structures
23        proposed on other deals, and this is something
24        that is a very tax intensive analysis on our part.
25             We will have to review all of the details of
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 1        what's being proposed to make sure that the
 2        relationship with the developer is not something
 3        that rises to the level of what we call,
 4        "private business use of the bonds."
 5             So this is something that we'll need to take
 6        a very close look at to make sure that the bonds
 7        can be issued tax-exempt.
 8             CHAIRWOMAN HOROVITZ:  Yes.  And, before
 9        Commissioner Walker, just to clarify, this is the
10        first that you're hearing of this deal?
11             And I think we talked about this before as a
12        board.  When we have our -- my recommendation
13        would be, when we have experts, lawyers,
14        all of these different consultants, we need to be
15        engaging every one appropriately and in a timely
16        manner so we're not coming to a meeting as a team
17        when we haven't had our partner, you know,
18        caught up and able to give a recommendation when
19        we're in this room together.
20             Commissioner Walker.
21             COMMISSIONER WALKER:  No.  I agree.
22             CHAIRWOMAN HOROVITZ:  Thank you.
23             So I think that we are done with the
24        discussion on this resolution.  We're going to let
25        our developer partner step out and have a
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 1        discussion.
 2             And then maybe we'll have an update at the
 3        end of the meeting; is that all right?
 4             MR. JONES:  Yes.  Thank you.
 5             COMMISSIONER WALKER:  Commissioner,
 6        can I request a 5-minute recess?
 7             CHAIRWOMAN HOROVITZ:  Yes.  Absolutely.
 8             We'll take a 5-minute recess.  Thank you.
 9             (A recess was taken.)
10             (The recess concluded.)
11             CHAIRWOMAN HOROVITZ:  I'll call the meeting
12        back to order.
13             All right.  I am going to introduce the next
14        resolution.  For the record, we're moving
15        Resolution JHA-30 to the end of the meeting,
16        and perhaps we'll have an update from our
17        partners.
18             We're going to be moving to Resolution
19        JHA-31 (sic).
20             Mr. Alexander, sorry.  I thought you were
21        sitting.
22             CEO:  Yes.
23             CHAIRWOMAN HOROVITZ:  Mr. Alexander --
24        and I'll speak very slowly -- if you could,
25        please introduce the resolution.
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 1             COMMISSIONER WALKER:  I love it.
 2             CEO:  This is JHA-31?
 3             CHAIRWOMAN HOROVITZ:  Yes, please.
 4             CEO:  Commissioners, thank you.
 5             JHA-31 --
 6             CHAIRWOMAN HOROVITZ:  I'm so sorry.
 7        We wanted to move JHA-32.
 8             CFO:  -32.
 9             CHAIRWOMAN HOROVITZ:  Yes, please.
10             CEO:  We're on -32?
11             CHAIRWOMAN HOROVITZ:  Yes, please.
12             CEO:  Okay.  Thank you.
13             So, Commissioners, JHA-32 -- this deal is
14        with Tre Bel, which is the Ramona Lofts property.
15        This property here is -- this property here is for
16        431 units.  New construction.
17             We're looking about half or 50 percent of the
18        units being 50 percent or less AMI, the various
19        variations of 50 and 60 percent.
20             I have the Finance Team here to go through
21        the whole entire process to tell you how we got to
22        this point.
23             CHAIRWOMAN HOROVITZ:  Thank you.
24             And I'd just like to make a comment on this
25        deal before the team goes through.
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 1             I really like this deal.  It really touches
 2        on a lot.  We've talked about having
 3        mixed-income.  I think that we all feel very
 4        strongly about having income in the same
 5        development.
 6             And I know this developer and this group,
 7        and they have a great reputation.  I'm sure
 8        they'll speak to that.  So I'm excited to hear
 9        more about the financials.
10             CEO:  Thank you.
11             MR. EDGAR:  Okay.  All right.
12             Commissioners, again, thanks for having us
13        here to discuss Ramona Lofts.  This will be a new
14        construction project.  We're extremely excited
15        to have wonderful financing partners with
16        Cohen Esrey, and we have Mr. Stan Waterhouse
17        here representing Cohen Esrey and potentially some
18        deal mates online?
19             Possibly?
20             MR. WATERHOUSE:  Probably not.
21             MR. EDGAR:  Probably not.  Just Stan
22        representing them.
23             MR. WATERHOUSE:  I'm all alone.
24             CHAIRWOMAN HOROVITZ:  Just a comment on
25        Cohen Esrey.  They're a developer or a partner out
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 1        of Kansas City -- really, really strong
 2        reputation.  I have consultants out of Kansas City
 3        -- just have done a ton of affordable housing
 4        projects and just really well-respected.
 5             So just a little background.
 6             MR. EDGAR:  Absolutely.  And we'd love to
 7        have, in a moment or two, Stan to come up and give
 8        a little story about the firm and what they do.
 9             And we also have Jonathan Vilma and the team
10        members here representing Tre Bel Housing.
11        We also want to have Jonathan, in a moment or two,
12        come up and tell a little bit about his team and
13        their story, as well.  But two great developers
14        and financing partners that we're excited to work
15        with.
16             CHAIRWOMAN HOROVITZ:  And by, "team,"
17        he doesn't mean football.
18             MR. EDGAR:  Right.
19             (People laughed.)
20             MR. EDGAR:  So we've got a lot of initial
21        renderings on the property.  I believe it should
22        be at least six, four-story multifamily.
23        In total, we said 431 units.
24             It's located also in similar proximity
25        to the aforementioned property, Westwood,
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 1        on the westside here in one of our designated
 2        ZIP Codes where we're seeking additional
 3        affordability.
 4             The project scored very well in terms of
 5        access to all the health care, you know,
 6        not being in a food desert.  So access to
 7        supermarkets and as well as educational
 8        opportunities.
 9             So it scored well there.  The property wasn't
10        -- I don't believe -- in a DDA or a difficult
11        development area or a Qualified Census Tract,
12        QCT, but, again, we're very fortunate to
13        have Cohen Esrey here as a financing partner which
14        will be able to kind of bridge some of that
15        economic gap.
16             A quick look at the parcel in and of itself.
17        It's on Ramona Boulevard located at the
18        intersection of I-10 and I-95.  Again, really easy
19        to commute right onto the main highway there.
20             And the land has been secured I believe
21        through optionality by Tre Bel and Cohen Esrey,
22        and it's ready to be developed.
23             CHAIRWOMAN HOROVITZ:  I'm sorry.
24             Question on census tract, because I just deal
25        in that world a lot.
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 1             Is it not a Qualified Census Tract
 2        according to HUD?
 3             It's certainly Distressed Census Tract.
 4             MR. EDGAR:  If you just go by HUD's
 5        website, that specific ZIP Code didn't fall within
 6        the QCT or DDA.
 7             So, in terms of a basis boost to a tax credit
 8        property, it doesn't qualify for the 130 or the
 9        125s.
10             CHAIRWOMAN HOROVITZ:  Thank you for
11        clarifying.
12             MR. EDGAR:  Sure.  But economically it passes
13        very well.
14             CHAIRWOMAN HOROVITZ:  Okay.
15             MR. EDGAR:  Lots of details.  So bond
16        financing will also be utilized for this project.
17        This time, instead of an essential function bond,
18        which is financing 100 percent of the total deal
19        cost, talking to Cohen Esrey and team,
20        we'll look more to a 70 to 80-percent
21        loan-to-total value or loan-to-total cost,
22        meaning that equity will come into the deal.
23             Now the Jacksonville Housing Authority will
24        not be putting in equity or not be putting in cash
25        value, cash capital into the deal.  That will be
0068
 1        brought by Stan and Cohen Esrey and his team.
 2             So they'll bring tax credit or equity into
 3        the deal, during the construction process,
 4        and then we'll line up pick up financing,
 5        approved financing close to the construction
 6        period.  And Stan and team at Cohen Esrey are
 7        responsible effectively for that process.
 8             CHAIRWOMAN HOROVITZ:  I have a question.
 9             MR. EDGAR:  Sure.
10             CHAIRWOMAN HOROVITZ:  I think we were talking
11        about this in our last acquisition meeting.
12        We were talking about policy for the housing
13        authority and like policy on LTV.
14             I think we said 85, 90.  I don't recall.
15        Maybe if someone from the CSG Team -- I think they
16        are working on our policy on financing.
17             What was our policy on LTV?
18             And then we said we'd go outside policy.
19             But, do you recall what that was?
20             I know this fits within that, an 80 LTV.
21             Does anyone recall?
22             And we can pull it up.
23             MR. EDGAR:  Tanya and Nicole are on the line.
24             CHAIRWOMAN HOROVITZ:  Okay.  Thank you.
25             MR. EDGAR:  Sure.
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 1             The good thing is, again, with that essential
 2        function bond, that qualifies for the full cost of
 3        the construction, plus additional soft costs and
 4        legal fees, architectural engineering, et cetera.
 5             That will be last year's.  It's more
 6        conservative.  So this deal is more conservatively
 7        modeled, and, again, the financials will speak to
 8        this.
 9             So Cohen Esrey will provide the construction
10        guarantee, which is definitely of comfort.
11        It's a credit positive or affirmative, and they'll
12        also provide additional guarantees.
13             The way that project looks right now,
14        it's scoped to the industry standard of a
15        1.15 debt service to coverage ratio at
16        stabilization.
17             Post-stabilization would be the minimal
18        amount of amortization that we're -- or minimal
19        amout of debt service that we're covering.
20             CHAIRWOMAN HOROVITZ:  Stabilizing after,
21        how many years?
22             MR. EDGAR:  I think -- is it 36 months,
23        gentlemen, for construction?
24             MR. VILMA:  36 months.
25             MR. EDGAR:  So it's geared towards
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 1        36 months, and, again, that's essentially where
 2        Jacksonville Housing Authority comes into play.
 3             They're using our balance sheet effectively
 4        as an A-plus rated agency, A-plus to secure the
 5        tax-exempt debt, and that's why this partnership
 6        makes sense for all three enterprises I believe.
 7             CHAIRWOMAN HOROVITZ:  Commissioner Brock,
 8        do you have a question?
 9             MR. EDGAR:  Question.  Sorry.
10             COMMISSIONER BROCK:  Yes.  Well, I was just
11        going to ask, have our professionals looked at
12        this resolution here?
13             MR. EDGAR:  Yes, Commissioner Brock.
14             CHAIRWOMAN HOROVITZ:  Sorry.
15             OGC, or --
16             COMMISSIONER BROCK:  Uh-huh.
17             CHAIRWOMAN HOROVITZ:  -- okay.
18             MR. EDGAR:  Yes.  And then we'd like to have
19        Tanya and Nicole speak.
20             COMMISSIONER BROCK:  Well --
21             MR. EDGAR:  Oh, I'm so sorry.  Please.
22             COMMISSIONER BROCK:  -- yes.
23             CHAIRWOMAN HOROVITZ:  She meant OGC.
24             COMMISSIONER BROCK:  Right.
25             CEO:  Yes.  All the documents went to OGC
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 1        a couple weeks ago.
 2             COMMISSIONER BROCK:  Okay, okay.
 3             CHAIRWOMAN HOROVITZ:  Commissioner Green.
 4             COMMISSIONER GREEN:  No.  Thank you.
 5             MR. EDGAR:  Okay.  And, Commissioner Brock,
 6        just to follow up, we definitely have, you know,
 7        some thoughts and comments from Tanya and Nicole
 8        at CSG.
 9             COMMISSIONER BROCK:  Okay.
10             MR. EDGAR:  One of the great things about
11        the deal and something we're very attracted to is
12        the fact that we will get cash flow back to the
13        agency both during the time period of construction
14        as those multifamily complexes are completed
15        through stabilization and post-stabilization.
16             So Cohen Esrey is looking at --
17        Tre Bel is looking at providing 10 percent of
18        that cash flow back to the housing authority,
19        which is great.
20             And we have discussed, you know, value,
21        and we're looking to target and build upon
22        affordability, but also providing for economic
23        opportunity for the agency for further investments
24        back to the community and to secure our agency
25        at large.
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 1             So there is economic opportunity here
 2        for us, again, as well as a social responsibility
 3        or social capital that we're putting to work.
 4             Any questions on this?
 5             We talked about a 10-percent fee I think
 6        at financial close.  Effectively there will be a
 7        fee back to the agency of 10 percent.
 8             So, if we look at let's say 5 percent on
 9        a $100,000,000 deal.  We'll call a round deal
10        around $100,000,000 for this deal.  5 percent of
11        that would be a $5,000,000 fee.  10 percent of
12        that fee would come back to the Jacksonville
13        Housing Authority.
14             So 4 1/2 for our development partners.
15        $500,000 back to us, and, again, that's a round
16        number.
17             The deal -- I think we penciled between
18        107- and 111,000,000 hypothetically, Jon.
19        And, again, that's just because the construction
20        market is moving.  We know that there is 36 months
21        of development.
22             So the acquisition fee is there for us.
23        Cash flow from operations is there for us through
24        construction, stabilization and after that.
25             CFO:  Once we reach stabilization,
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 1        the project would be refinanced.
 2        The Development Team would take over the full risk
 3        of the development at that point.
 4             The housing authority would put up the
 5        initial construction funding through our bonds,
 6        and, at the end of that, we would get that
 7        construction money back.
 8             So that would come back to the agency where
 9        we would have basically that -- the amount that
10        we put out would come back where we could use it
11        to put towards other deals.
12             COMMISSIONER WALKER:  Commissioner, if I
13        can.
14             CHAIRWOMAN HOROVITZ:  Sure.
15             COMMISSIONER WALKER:  So, is this a
16        construction to firm where we're just providing
17        the construction financing, and they refinance
18        it out with permanent debt?
19             CFO:  Yes.
20             COMMISSIONER WALKER:  And we get our bond
21        allocations back.
22             CFO:  Yes.
23             MR. EDGAR:  Yes.
24             CHAIRWOMAN HOROVITZ:  I'm sorry.
25             They refinance, or we refinance?
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 1             COMMISSIONER WALKER:  I think they
 2        refinance.
 3             CFO:  Yes.
 4             MR. WATERHOUSE:  We do.
 5             CHAIRWOMAN HOROVITZ:  Okay.  Great.
 6        Thank you.
 7             COMMISSIONER GREEN:  They don't refinance
 8        until it's stabilized or until construction is
 9        complete?
10             MR. EDGAR:  Perm financing comes in at the --
11        so construction financing secure is drawn down
12        over 36 months, and then permanent financing
13        -- your first new mortgage will donate at that
14        point.
15             And then, hypothetically, 10 to 15 years
16        thereafter -- and maybe Tim can speak to this if
17        I'm misspeaking, but I don't think I am --
18        we could refinance at that point if economic
19        conditions dictate.
20             And that's what it's talking about, too.
21        So, if we have some type of appreciation on the
22        property, it would take out that debt.
23        That level of appreciation, that economic capital
24        comes back to us.
25             We can reinvest it in the property,
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 1        as CapEx, or we can further put that out to
 2        other investments out there.
 3             So construction financing, perm financing.
 4        Perm financing holds 10 to 15 years.
 5        Given the market conditions, we, hypothetically,
 6        refinance at some point in the future.
 7             CHAIRWOMAN HOROVITZ:  I love this deal.
 8        I love everything about it.  I love the
 9        financing and just our partners.
10             My only request would be that the legal
11        documents that go along with it are just like
12        buttoned up.
13             Not that I don't trust our partners,
14        but I just want to make sure that we're looking
15        at just a three-year deal and making sure that our
16        residents -- you know, maintaining affordability,
17        all that stuff that experts can dig into.
18        That would be my priority.
19             Commissioner Walker.
20             COMMISSIONER WALKER:  So, Commissioner,
21        I don't mean to cut off the presensation,
22        but I agree.
23             When I first looked at this deal,
24        I saw $100,000,000, and I started to sweat.
25        And then the more I dove into the deal,
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 1        this deal makes a lot of sense for a lot of
 2        reasons.
 3             So commend the team.  Commend the developer
 4        for the structure of the deal.
 5             I think one of the things I'd like to see
 6        with $100,000,000 being deployed -- has there been
 7        a discussion or consensus around how many local
 8        contractors or subcontractors we can use here in
 9        town to deploy that money here?
10             And this may be a developer question.
11        I apologize.
12             MR. VILMA:  So, whenever we go with a --
13             COMMISSIONER WALKER:  Okay.
14             CHAIRWOMAN HOROVITZ:  I love that question,
15        and I actually -- to further that, I think it
16        would be really great if we could, as we're doing
17        all of this development and bringing all of these
18        units online, have some kind of Impact Report that
19        shows that our work led to this many temporary
20        jobs, this many full-time jobs.
21             I think there is a really great story to tell
22        about what we're doing in the community.
23             COMMISSIONER BROCK:  Yes.
24             CHAIRWOMAN HOROVITZ:  Commissioner Green.
25             COMMISSIONER GREEN:  Through the Chair,
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 1        so 100,000,000 -- what does that limit us from
 2        future deals?
 3             Because I want to say it was $150,000,000
 4        we're limited to.
 5             MR. EDGAR:  So that's right.  So, when we
 6        were rated through S&P, that was based upon
 7        say 150- to 175,000,000 in terms of debt issuance
 8        for the year.  That can be per annum.
 9             And so, as part of the process in
10        underwriting, Tim and Cody and the Piper Sandler
11        Team will work directly with S&P, look at the
12        structure of the deal, look at our balance sheet,
13        which remains robust and well capitalized for both
14        a liquidity standpoint and a long-term positioning
15        standpoint.
16             But we have about 150- I would say to
17        175,000,000 per annum in debt capacity,
18        which would not -- issuing up to that ceiling --
19        we'll call it a -- "threshold," does not adversely
20        impact an A-plus credit rating.
21             That's the expectation of S&P.  So, if we're
22        not spending 175-, they're going to say,
23        "Why aren't you doing that?"
24             We talked about the growth and the
25        opportunities in the marketplace in Jacksonville.
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 1        So that's expected of us at that A-plus rating
 2        effectively.
 3             COMMISSIONER GREEN:  And it's per year.
 4             MR. EDGAR:  Yes.
 5             COMMISSIONER GREEN:  So, in 2024,
 6        we could theoretically spend another 100-?
 7             MR. EDGAR:  That's right.
 8             And, again, with the projects we're looking
 9        at now, I think the attractive feature is --
10        you know, again, there's cash flow back to the
11        agency.
12             So we're growing the asset side
13        effectively, the long-lived or long-term assets on
14        the balance sheet, but we're also cash flowing
15        these properties, which is great.
16             CHAIRWOMAN HOROVITZ:  Thank you.
17             I think, before I bring up our partners,
18        it might make sense to have our CSG partners give
19        a comment.
20             Tanya and Nicole?
21             MS. GRAHAM:  Yes.  Sure.  This is Nicole
22         Graham, again.  Hi, everyone.
23             We did take a look at this transaction and
24        agree since it's a very exciting transaction
25        with the 431 potential units.
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 1             We'd like to see that the JHA bonds were,
 2        you know, well under 100-percent financing.
 3        We like the presence of an investor that also has
 4        some skin in the game.
 5             There was a question about the recommended
 6        loan-to-value ratio.  You know, the model that we
 7        saw had this at I believe 80 percent --
 8        maybe 85 percent loan-to-value.
 9             Like we think that's a -- that's sort of a
10        reasonable -- reasonable level.  It's obviously
11        -- you know, your risk is reduced if that's
12        closer to say 80.
13             But, you know, other -- you know, there are
14        certain low programs for achieving, you know,
15        certain affordability thresholds and things like
16        that.
17             It might go up to 90 percent.  So that
18        90 percent that was referenced earlier is not
19        unreasonable.  It sort of depends on the --
20        on what's being achieved in the deal.
21             I think, for this transaction, given the --
22        you know, the number of units that would be
23        affordable -- we'd probably be recommending that
24        that stay in the 80-percent level.
25             The -- you know, there were -- there are many
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 1        things to be determined yet is our understanding
 2        right now with the ultimate investors.
 3             So we -- you know, what our recommendation is
 4        is that the, you know, board sort of authorize
 5        -- authorize negotiation of a letter of intent,
 6        which we understand sort of the developer needs to
 7        be able to go forward.
 8             So I think that makes sense as a next step,
 9        but there are some things that still need to be
10        determined based on whether -- which investors are
11        actually secured and what their return
12        requirements are before we can really advise on
13        whether that cash flow split is going to be
14        reasonable for JHA based on what its -- you know,
15        its risk profile for this transaction.
16             You know, similar to the Westwood transaction
17        that we talked about, of course, there is --
18        there is always, you know, market risk and things
19        like that that certainly will hold.
20             But, in this transaction again, we like the
21        lower loan-to-value.  We like the presence of
22        there being other investors.  We also --
23        you know, after our initial review,
24        the compensation does seem reasonable based on
25        what was being performed.
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 1             So that, you know, what we would be looking
 2        for, in terms for an LOI with JHA, is we would
 3        want to see affordability restriction,
 4        permanent affordability restrictions based on
 5        board policy, a maximum return to the developer
 6        based on, you know, the services and --
 7        services provided and risk incurred, a minimum
 8        cash flow split to JHA that's in keeping with
 9        that risk profile, reasonable expense trending,
10        maximum loan-to-value ratio, again, you know,
11        up to 80 percent or perhaps up to 85 percent.
12             If there were more return to the housing
13        authority or higher affordability targeted,
14        right of first refusal held by JHA and sufficiency
15        of cash flow to take out any JHA debt.
16             CHAIRWOMAN HOROVITZ:  Thank you.  Thank you
17        for all the information.
18             Mr. Alexander did share a memo with me from
19        CSG.  I think that the memos that kind of break
20        down everything that Nicole just went over --
21        having that in writing for every board member
22        would be helpful.  So maybe we could circulate
23        those as those come in.
24             CEO:  Yes.
25             CHAIRWOMAN HOROVITZ:  And I just had two
0082
 1        questions on the resolution actually that we'll be
 2        either recommending to the board or not.
 3             My understanding, Mr. Alexander, is that
 4        affordability, as defined by HUD, is 80 percent.
 5             So, is there a reason why we're restricting
 6        ourselves to 60 percent in this resolution?
 7             CEO:  So 80 percent or less is considered
 8        low-income.
 9             CHAIRWOMAN HOROVITZ:  Right.
10             So, is it necessary to have 60 percent
11        in the resolution?
12             CEO:  60 or -- you say 60 or 50 percent?
13             CHAIRWOMAN HOROVITZ:  It says, "Units at or
14        below 60 percent."
15             CEO:  60 percent -- yes.  Well, typically,
16        anything below 80 percent is low-income or
17        attainable housing, and we -- oh, thank you.
18        I'm sorry.
19             COMMISSIONER WALKER:  No, no, no.
20        Go ahead, please.
21             CEO:  Typically, anything 80 percent or less
22        is affordable housing.
23             CHAIRWOMAN HOROVITZ:  Sure.
24             So my question is just that.
25             Why would we put, "60"?
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 1             CEO:  Well, because there are different
 2        ranges.  You go 30 -- typically, when you do tax
 3        credit deals, it's usually 50 and 60 percent or
 4        40 to 60 percent.  So it's just a deeper
 5        affordability on the property.
 6             COMMISSIONER WALKER:  So I think this may be
 7        more of a specific question of the resolution.
 8             I think the question is, why are we resolving
 9        to specifically restrict 100 units at 60 percent
10        versus leaving it to the discretion --
11        you know, maybe capping it at 120 percent,
12        which is within our statutory authority,
13        but then working it to make sure?
14             CHAIRWOMAN HOROVITZ:  Right.
15             COMMISSIONER WALKER:  It's a little bit
16        different here, because this is a joint venture.
17        So I see the need to specifically restrict,
18        but I think it's a question for ...
19             Is that what you were trying to --
20             CHAIRWOMAN HOROVITZ:  And it might be
21        that we're -- it's something for us to discuss --
22        this policy -- in Monday's board meeting.
23             But I think that one of the comments from
24        CSG was that we need to have some kind of
25        guardrails on maintaining affordability long-term,
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 1        and that's a part of how the model works.
 2             And, is it depending then on 60-percent AMI
 3        and under?
 4             CEO:  Well, actually, there are actually
 5        206 units that are being restricted underneath
 6        the 80-percent AMI, which we thought was
 7        actually 206, and that was at the rate of
 8        43 at 50 percent and 108 at 60 percent and
 9        65 at 80 percent.
10             CHAIRWOMAN HOROVITZ:  Okay.
11             CEO:  So anything 80 percent or less covers
12        basically anything --
13             CHAIRWOMAN HOROVITZ:  Low-income.
14             CEO:  -- for concerns of low-income
15        families.
16             CHAIRWOMAN HOROVITZ:  Okay.  To me,
17        the resolution -- it doesn't make sense that we're
18        calling out those 100 units if we're talking about
19        controlling more.
20             COMMISSIONER GREEN:  (nodded head
21        affirmatively)
22             CEO:  Yes.
23             CHAIRWOMAN HOROVITZ:  Sorry.
24             Commissioner Green?
25             COMMISSIONER GREEN:  Yes.
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 1             CHAIRWOMAN HOROVITZ:  And it doesn't mean
 2        that we wouldn't move this forward, but that,
 3        to me, doesn't make sense.
 4             And then CSG recommends a letter of intent
 5        for allowing that.
 6             Is that legally, OGC, a Partnership
 7        Agreement?
 8             Would that be the same?
 9             Should this resolution stay an LOI,
10        or is it a Partnership Agreement?
11             MR. WILSON:  I think it should stay, "LOI."
12             CHAIRWOMAN HOROVITZ:  Thank you.
13             MS. GRAHAM:  And, if I could add, at a point,
14        on the LOI, the reason that we were suggesting
15        that was the developer had, you know, reasonably
16        pointed out that they were looking for some,
17        you know, clear indication that the housing
18        authority was willing to go forward.
19             And we pointed out that there was a bit of
20        a, you know, which comes first?
21             Because we're not really able to provide that
22        without knowing what some of these deal terms are,
23        and they are not able to get the investors without
24        the letter of intent.
25             So there is sort of this, you know, timing
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 1        challenge.  So we were recommending an LOI or
 2        something similar, just as a -- to give the
 3        developer enough comfort that they could spend the
 4        time to attract those investors, but, without --
 5        you know, so we have time -- that the housing
 6        authority has time to make sure that their
 7        required terms are going to be in there.
 8             CHAIRWOMAN HOROVITZ:  I agree with that.
 9             Thank you.
10             And, to Commissioner Walker, the lawyer on
11        the board, do you agree with that?
12             COMMISSIONER WALKER:  I agree.
13             My only comment would be in seeing some of
14        these in the past, I would move the motion on this
15        deal to recommend with an LOI.
16             I have no problem agreeing to certain binding
17        terms, meaning binding, you know, JHA and the
18        developer to agree to certain binding terms
19        knowing how the equity in these deals comes
20        together.
21             There has to be some finality to those
22        terms, and I'm fine with our Executive Team making
23        those decisions.
24             I would love to hear from the developer,
25        if that's sufficient for them, but, to me,
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 1        this is a chicken or egg question.
 2             Which comes first to get the investors
 3        comfortable to bring the dollars to the door?
 4             CHAIRWOMAN HOROVITZ:  Sure.  Thank you.
 5             Should we invite our partners?
 6             COMMISSIONER WALKER:  Yes.
 7             CHAIRWOMAN HOROVITZ:  We're looking for a
 8        Super Bowl ring.
 9             (People laughed.)
10             MR. VILMA:  So, while we're waiting on that,
11        I just want to first thank everyone for allowing
12        us to speak today.
13             My name is Jonathan Vilma.  My company is
14        Tre Bel Gardens, and my partner is Stan Waterhouse
15        of Cohen Esrey.
16             Just very, very brief, as we get back to the
17        questions, when I retired in 2014, I already had
18        about just under 500 units that I owned myself
19        All Class B, Class C properties.
20             Since then, I have just under 1,000 units,
21        and, what I noticed was that, when I --
22        I played for the Saints.  I retired and came back
23        to Miami.  What I noticed was that there was a big
24        discrepancy in development.
25             You had places, such as Brickell,
0088
 1        parts of Coconut Grove, and you understand what
 2        I'm saying.
 3             There was a lot of development going on,
 4        but, in the places that I was familiar with and
 5        where I grew up, there wasn't a lot of development
 6        going on.
 7             And I couldn't understand what the issue
 8        was.  So I started to dive deeper into affordable
 9        housing.  One understanding -- the mechanics
10        of affordable housing, understanding the academic
11        side of it, and then being able to reach out to
12        individuals, such as Stan, Phil Melton --
13        he's not here, but he's also part of Cohen Esrey
14        -- to be able to really figure out, "How do we
15        attack this problem?"
16             The way we looked at it -- a lot of
17        developers basically put themselves in a silo
18        where they have their formula.  It's worked
19        for them for five or ten years, and they don't
20        want to break from that.
21             And, fortunately, I was able to take it from
22        the stance of -- so my background is finance.
23        So we were taking it from a stance of,
24        "How do we create a business model for housing
25        authorities?"
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 1             And the business model was created through
 2        the -- he's not here now, but the business model
 3        was created through the bond financing and being
 4        able to now use this bond financing the same way a
 5        bank would use their financing.
 6             Right?
 7             When they issue debt, they don't issue debt
 8        just to have the debt come out and not be able to
 9        have a return on that debt.
10             What they do is they assess, "What is the
11        appreciation?  What's going to be the future value
12        of this product, item, asset that we are
13        investing our dollars into?"
14             And so we saw this as a great opportunity
15        where we looked, and we said the Jacksonville
16        Housing Authority -- you have now an instrument
17        that allows you to really gainfully increase your
18        value, your cash within the housing authority and
19        not be reliant on receiving funds from HUD
20        subsidies.
21             You know, 20,000 different developers
22        coming to you for the same 4 percent,
23        9-percent LIHTC deals.
24             Right?
25             And so that's where the genesis of our
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 1        project came about, where we said the mixed-income
 2        is the best of both worlds.
 3             The first part is satisfying your first
 4        directive, which is to create affordable housing
 5        -- more affordable housing.  That's first and
 6        foremost.
 7             Then the next part is, "How do we make this
 8        sustainable for the next ten years?"
 9             The only way to make it sustainable for the
10        next ten years is to be able to have a product
11        that can be valued with an appreciation on the
12        NOI.
13             From there, you're able to now get a cap rate
14        that's able to give you a future value that far
15        exceeds what you put into it ten years prior,
16        and that's where the mixed-income part of
17        it comes.
18             Where we said these rents -- we're satisfying
19        the 80-percent AMI.  Now these other rents --
20        this is going to satisfy the housing authority
21        ten years from now.
22             And that's where we said -- Bill, Stan and
23        myself, Danny, my partner in the back -- we said,
24        "Okay.  We want to present something that we can
25        make make sense now or satisfy the immediate needs
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 1        and then make sense for the housing authority
 2        ten years from now."
 3             And we said that was our goal of figuring out
 4        every way that we can to make sure that, in ten
 5        years, this property goes to the housing
 6        authority.
 7             It goes back to the housing authority,
 8        whichever way you want to spin it, but the point
 9        was not to sell it off to another private
10        developer and then let them now, you know,
11        remove everyone from the affordable rents and then
12        jack it up and do exactly what everyone else does.
13             So we feel like this is a product or project
14        that frankly is repeatable, and we want to be able
15        to do this one project.
16             We also believe that we can do many more
17        projects like this, and, as you see, the goal for
18        us is to get you guys your money back,
19        have the ability to do whatever you want with your
20        money.
21             We would, obviously selfishly, want it to
22        come back to us, but we want to make sure that
23        we're providing good deals.
24             And then ten years from now, we can see --
25        or we can all sit here, and say, "We were at $10
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 1        in value housing authority.  Now ten years from
 2        now we're at $100 in value," right, and now be
 3        able to sustain and continue to build and build
 4        and build.
 5             So, with that, I'll take it to Stan with
 6        Cohen Esrey, and they'll talk about all of the
 7        great things they've done and why I partner with
 8        them.
 9             CHAIRWOMAN HOROVITZ:  Thank you.
10             MR. WATERHOUSE:  Well, now you know why we
11        partnered with Jonathan.
12             Stan Waterhouse.  I'm with Cohen Esrey.
13        We're based out of Kansas City, and thank you,
14        Chairwoman.
15             We've been in business for about 60 years.
16        We've been at this for quiet a while.
17        We've been -- I guess we probably -- currently,
18        we have about 10,000 units within our portfolio.
19             We own a real estate investment trust where
20        we put market rate product into it where we raise
21        our own capital.
22             We also have a tax credit syndication arm.
23        So I mean we're kind of soup to nuts as it relates
24        to affordable housing and have been doing that for
25        many years.
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 1             We operate out of basically Colorado.
 2        Our office is in Kansas City.  We also have an
 3        office in Michigan.  We have an office in
 4        Charleston.
 5             And I work out of the Texas Group,
 6        and my responsibility is primarily for public
 7        private partnerships.  While I deal with a bunch
 8        of things, that is sort of my baliwick.
 9             And Dwayne and I talked about this when we
10        first met a few weeks ago.  I actually have a
11        public housing background where I ran a public
12        housing authority -- one of the largest in the
13        country -- back a few years ago and took them
14        through a RAD transaction of about a billion
15        dollars in renovation and rehabilitation its
16        product.
17             So deep understanding of the world you live
18        in, and my group has over 40,000 people.
19        And we had, to your point, a significant wait
20        list, as well.  I think it was about 60- to
21        70,000 people at that time.
22             Then we had vouchers, as well.  We had about
23        7,000 vouchers.  So I -- I lived in your world.
24        I understand it deeply.
25             The reason we are interested in this project
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 1        and the reason we want to do it is two things.
 2        There is multiple things, but the primary one is
 3        we want to create a calico (phonetic) income
 4        stream for you.
 5             You know, we want to make money at it,
 6        but we want to create a system by which the
 7        housing authority -- because it's challenged by
 8        HUD as to -- as it relates to their cash flow and
 9        predictability of that cash flow stream --
10        we want to give you another tool in your toolbox
11        to make sure you can cash flow and you can service
12        your needs.
13             To do that, we create a system by which we
14        partner with you to do a transaction like this
15        where you get an ongoing cash flow stream,
16        but, to Jonathan's point, at the end of the day,
17        there is a significant payday there, as well.
18             We bring equity.  We're going to --
19        this deal is probably in the $30,000,000 dollar
20        range -- 25-, $30,000,000 range.  We do it --
21        we are institutional partners, and we're in the
22        capital markets every day.
23             So we understand that world.  We deal with it
24        all the time, and so our intent is this not to be
25        a highly levered deal.  Yeah.  It's got to be a
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 1        deal that make sense from a transactional
 2        standpoint.
 3             Loan-to-value has to stay in the right place,
 4        but we intend to bring capital to the table of
 5        significance.
 6             The other part of that I think is that we do
 7        this every day.  So, when we're looking at the way
 8        that the capital markets are structured,
 9        we understand them today.  We understood them
10        yesterday, and we'll understand them tomorrow.
11             So we're constantly in that place,
12        and so, as we walk through with you guys over the
13        next years, we're always looking at that terminal
14        value, and, "How do we best achieve that,
15        and, when do we need to pull that trigger?"
16             You know, it may be in five years.
17        It may be in seven years.  It may be in ten years.
18        Wherever we can maximize value for you guys,
19        along with us, is where we are going to come back
20        to you, and say, "Now is the time, guys."
21             You saw it in here.  We take all the risk
22        on the construction side, all the development
23        risks, all the stabilization risks.
24             We're used to doing that.  That's what we
25        do.  We understand that world.  That's why we get
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 1        paid a developer fee, but that's a risk-related
 2        activity that we understand and fully appreciate.
 3             So we really are in the partnership
 4        business, and it's not a loose term for us.
 5        It's a real term.
 6             We bring capital.  We bring expertise.
 7        We bring local and regional expertise.
 8        We bring international perspective.
 9             So, you know, Piper Sandler's people
10        we've dealt with in the past.  We know them,
11        but we've dealt with a bunch of others, as well.
12        So we're very familiar with how these things work.
13             I'm probably missing a few points, but ask
14        any -- oh, the other point I wanted to make,
15        to your point Chairwoman, we put forward an MOU,
16        after our conversations a week or so back,
17        with your consultant to answer some of those
18        questions.
19             That MOU is just a draft.  It's one I want
20        you to throw rocks at.  I want to have a
21        conversation about it, but it has a description.
22        It describes within it sort of a general framework
23        for how these things work.
24             But we're certainly -- there are always
25        conversations around them, and what we really need
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 1        -- and she annunciated it well for me --
 2        what we need is kind of a handshake.
 3             Because we're going to invest probably
 4        a million dollars or more in the pursuit side of
 5        this deal before we ever get our capital sources
 6        finalized and all of our construction costs
 7        finalized.
 8             We will have spent out of our own pocket a
 9        fairly significant amount of money.  We have to
10        have -- and you understand this, Commissioner --
11        we've got to have a handshake before we go out and
12        put a million dollars at risk that says we're
13        going to get the deal or we're going to do a deal,
14        if it all works out.
15             So, what questions can we answer for you?
16             CHAIRWOMAN HOROVITZ:  Commissioner Walker?
17             COMMISSIONER WALKER:  Same questions I asked
18        the last group.
19             Involvement with HUD previously?
20             No red flags?
21             Nothing is going to pop up?
22             MR. WATERHOUSE:  None, none.
23             COMMISSIONER WALKER:  And any financial
24        defaults in a prior history?
25             MR. WATERHOUSE:  Not in 60 years.
0098
 1             COMMISSIONER WALKER:  That's what I like to
 2        hear.
 3             CHAIRWOMAN HOROVITZ:  Commissioner Brock.
 4             MR. MELTON:  This is what I'd like to
 5        also say, that one of the things on our
 6        institutional capital, if you follow up on that,
 7        is we've always returned capital to our investors
 8        at least what they invested, if not that,
 9        plus total return.
10             So it's not just on the debt side.
11        We've also returned all investor capital.
12             MR. WATERHOUSE:  And that's Phil.
13        Phil Melton is one of our partners.
14        He's a managing director for our capital side.
15        So Phil lives in that world day-to-day.
16             He used to be with Bellwether and ran all
17        their institutional -- or their business,
18        as well.  He's been in the business for 30 years
19        and kind of the guru, if you will.
20             CHAIRWOMAN HOROVITZ:  Thank you.
21             Can we just flip through the rest of the
22        slides?
23             I noticed Novogradac was on one of the
24        slides.  I'm just curious what the rest of the
25        cite said.
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 1             MR. EDGAR:  It was a market rent study that
 2        Jon and his team had commissioned.  I don't know
 3        if you want to talk about that.
 4             CHAIRWOMAN HOROVITZ:  The next one
 5        (referred to slide).
 6             MR. WATERHOUSE:  Well, Novogradac --
 7        we contracted with them to do a market survey,
 8        and so that market survey basically came back and
 9        said, "He has plenty of market there.
10        There's plenty of opportunity there, and what
11        we're proposing would be well-accepted."
12             CHAIRWOMAN HOROVITZ:  Okay.
13             MR. WATERHOUSE:  And we shared that
14        I believe with the team.  The other thing --
15        and you made a comment that I thought was pretty
16        salient a little while ago.
17             One of things that we do, Chairwoman,
18        is that we -- we put together an economic impact
19        study from some professors at the University
20        of Texas.  I don't know where they're at,
21        but they're in Texas; hence, the university.
22             And what they do is they create --
23        they have a model that we use in all of our
24        projects and properties that we commission them to
25        take a look at it.
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 1             It does describe in great detail the economic
 2        impact of these investments within the community
 3        both socially and economically.  Things like that
 4        are really important, as well.
 5             So we'll furnish you that, as well.
 6             CHAIRWOMAN HOROVITZ:  Yes.  Thank you.
 7        I'd love to see market study.  Novogradac,
 8        just for the board, is just an expert in this
 9        space, and we work with them, as well.
10             Are there any other questions?
11             Commissioner Green.
12             COMMISSIONER GREEN:  Yes.  So the units
13        you're going to build -- are they typically what
14        you've built in your other markets?
15             Are they prototypes or standard?
16             MR. WATERHOUSE:  Basically, we look at each
17        market individually and then create answers to the
18        questions that are asked by that market.
19             But I think these are pretty -- I would say
20        they're pretty standard typical units.  I think
21        the average size is about 1,000 square feet when
22        you average them out.
23             COMMISSIONER GREEN:  Meaning you use the same
24        architect that you use for your other multifamily
25        --
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 1             MR. WATERHOUSE:  It's an architect that's
 2        based here in Florida that we've used for this
 3        particular project.
 4             COMMISSIONER GREEN:  -- so 4,000,000 pursuit
 5        costs you're saying?
 6             MR. WATERHOUSE:  1,000,000.
 7             COMMISSIONER GREEN:  Oh, 1,000,000.
 8             MR. WATERHOUSE:  Yes.  Traditionally,
 9        when we go into deals and begin the process of
10        tracking them down and to then bring them to
11        fruition, there is a lot of costs that we have
12        to go through and commit to before we ever have
13        our financing in place.
14             And, traditionally, a million dollars is not
15        a unique number.  So we -- we write those checks
16        to ourselves.
17             COMMISSIONER GREEN:  Right.
18             MR. WATERHOUSE:  And, if the deal were not to
19        make, we would still be responsible for the
20        million.  If it makes, then it comes out of the
21        proceeds of the loans.  We get reimbursed
22        for that.
23             COMMISSIONER GREEN:  Understood.
24             CHAIRWOMAN HOROVITZ:  Commissioner Brock.
25             COMMISSIONER BROCK:  Are you through?
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 1             COMMISSIONER GREEN:  Yes.
 2             COMMISSIONER BROCK:  To the Chair,
 3        I wanted to ask the same question that you
 4        and Chair Walker had asked.
 5             Were we going to be able to bring some jobs
 6        to local contractors and people here in
 7        Jacksonville?
 8             MR. WATERHOUSE:  Absolutely.
 9             COMMISSIONER BROCK:  Oh, okay.
10             MR. WATERHOUSE:  One of the things that
11        we hold -- is really important to us is that we
12        use as much local talent, skills involved in the
13        process of constructing new properties and
14        designing them and the whole bit.
15             So it's important to us that we support the
16        local community, and, particularly, as it relates
17        to our minority business, women-owned businesses,
18        things like that.  That's important to us,
19        as well.
20             CHAIRWOMAN HOROVITZ:  Thank you.
21             Are there any other comments?
22             Commissioner Walker.
23             COMMISSIONER WALKER:  So this is more for the
24        board, but, hearing -- it sounds like the staff,
25        you know, obviously approve.
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 1             I think, for me, the resolution --
 2        one of two things.  I think I -- you know,
 3        it's up to you, Chairwoman, but I'd like to see
 4        the resolution move with a recommendation for
 5        approval to negotiating a binding MOU, you know,
 6        basically at terms consistent with the
 7        underwriting that's attached so that these
 8        guys can get -- I understand the practical problem
 9        we have here.
10             So I don't know.  I just give it for your
11        consideration.
12             CHAIRWOMAN HOROVITZ:  Yes.  Thank you.
13        And I agree, and that would be my recommendation,
14        as well.
15             Are we able to -- and I can't see OGC --
16        but, can we move this motion with amendments,
17        or what's your recommendation?
18             MR. WILSON:  Reece Wilson, OGC.  I believe
19        you can -- I mean I know you can move with the
20        recommendation to add language regarding an MOU.
21             You can make a motion to accept the
22        resolution with an amendment to include the MOU.
23             CHAIRWOMAN HOROVITZ:  Thank you.
24             Is there any further discussion?
25             COMMISSIONER WALKER:  My only other point
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 1        would be -- and this is more of a question --
 2        but the board meeting is Monday.
 3             Is there the possibility -- so that I can
 4        plan for the board meeting -- that we'll have
 5        an MOU substantially done for approval by Monday,
 6        or are we looking for another --
 7             MR. WATERHOUSE:  For us?
 8             COMMISSIONER WALKER:  -- of course.
 9             (People laughed.)
10             MR. WATERHOUSE:  I'll tell you what, for us,
11        we'll work until we get it done.
12             MR. VILMA:  We'll stay all night.
13             COMMISSIONER WALKER:  Because what I don't
14        want to do is -- I'm thinking for our two new
15        board members that are coming on board, right,
16        and I don't know if they'll be there Monday or
17        not.
18             CEO:  I'm not sure.  They may, but they may
19        not be.
20             CHAIRWOMAN HOROVITZ:  They may have been
21        approved last night.
22             COMMISSIONER WALKER:  I think that's what
23        I'm wondering.
24             CHAIRWOMAN HOROVITZ:  Yes.
25             COMMISSIONER WALKER:  If we don't have an MOU
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 1        in front of them, are they going to say,
 2        "Well, what are we moving to approve?"
 3             Right?
 4             COMMISSIONER BROCK:  Uh-huh.
 5             CHAIRWOMAN HOROVITZ:  Well, the challenge
 6        with that -- and I'm sorry, and this is where we
 7        drag things on and just even having a conversation
 8        right now.
 9             We need to get an MOU or some kind of firm
10        agreement to our partners, and we can't wait
11        another month to catch new board members up.
12             No disrespect to our new board members.
13             Is there a way that we can get them --
14        share documents with them ahead of time so they
15        understand that we will be voting on this on
16        Monday?
17             CEO:  Yes.
18             CHAIRWOMAN HOROVITZ:  I really don't think
19        that we can leave Monday's meeting without a vote.
20             COMMISSIONER WALKER:  Commissioner, I concur.
21        I would rather restructure -- I would rather,
22        in my opinion subject to the board's input,
23        move to recommend the deal authorizing Dwayne and
24        the staff to enter into a binding MOU consistent
25        with the terms of the underwriting.
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 1             CHAIRWOMAN HOROVITZ:  Agreed.
 2             COMMISSIONER WALKER:  I wish we had an MOU
 3        by Monday, but I do think that's altruistic and
 4        aggressive.
 5             CHAIRWOMAN HOROVITZ:  Sure.
 6             I heard that we were given an MOU that we're
 7        working through.
 8             How far --
 9             CEO:  That's one of the other deals,
10        Commissioner.
11             CHAIRWOMAN HOROVITZ:  -- I'm sorry.  Okay.
12             CEO:  That's for another deal.
13             CHAIRWOMAN HOROVITZ:  So we do not have a
14        draft from your side?
15             I've heard that we did.
16             MR. WATERHOUSE:  You do.
17             CHAIRWOMAN HOROVITZ:  Okay.
18             MR. WATERHOUSE:  I forwarded a draft MOU
19        to Michael this week actually.
20             MR. EDGAR:  That's correct.
21             CHAIRWOMAN HOROVITZ:  Okay.
22             MR. WATERHOUSE:  And we're more than happy to
23        spend all the time we need to see what we need to
24        do to amend that to address your issues.
25             Your team needs to tell me how much time
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 1        you've got to spend on it prior to Monday.
 2             CHAIRWOMAN HOROVITZ:  Sure.
 3             CEO:  We'll work on it and try to get it out
 4        to the board by Friday.
 5             CHAIRWOMAN HOROVITZ:  Okay.  And then we'll
 6        need OGC and any other legal counsel to review and
 7        bond counsel.
 8             Thank you.
 9             Does that feel reasonable for all of the
10        lawyers in the room?
11             That is you, too, Commissioner Walker.
12             (People laughed.)
13             COMMISSIONER WALKER:  The answer is,
14        "No, it's not reasonable, and yet we have that
15        expectation."
16             MR. WATERHOUSE:  These guys charge by the
17        hour.  They're fine.
18             CHAIRWOMAN HOROVITZ:  And I suppose we could
19        call a special meeting, if we needed to, in order
20        to move it along.
21             CEO:  But I think we can meet by Monday.
22        We can get it done by Friday.
23             CHAIRWOMAN HOROVITZ:  Procedurally,
24        do we need to have a motion to make a
25        recommendation?
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 1             COMMISSIONER WALKER:  I would for the
 2        record, Commissioner, so that I can rely on it.
 3             CHAIRWOMAN HOROVITZ:  Sure.
 4             COMMISSIONER WALKER:  If you're open to it,
 5        I'd move to recommend the deal to the full board
 6        for approval subject to the binding terms of the
 7        MOU.
 8             CHAIRWOMAN HOROVITZ:  We have a motion.
 9             Do we have a second?
10             COMMISSIONER BROCK:  Second.
11             CHAIRWOMAN HOROVITZ:  All in favor say,
12        "Aye."
13             COMMISSIONER GREEN:  Aye.
14             COMMISSIONER BROCK:  Aye.
15             COMMISSIONER WALKER:  Aye.
16             CHAIRWOMAN HOROVITZ:  Any opposition?
17             (no response)
18             CHAIRWOMAN HOROVITZ:  Hearing none,
19        the motion to make a recommendation for approval
20        to the full board pending an agreeable MOU passes.
21             And thank you to our partners, and we look
22        forward to hearing more about the deal.
23             MR. VILMA:  Thank you, guys.
24             MR. WATERHOUSE:  Thank you.
25             CHAIRWOMAN HOROVITZ:  All right.
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 1        Moving along, we're going to go back to JHA-30
 2        (sic), and we have a number of people here.
 3        I think we still have -- and I apologize --
 4        Mr. Ravi Katta, who is the owner of the property
 5        on the eastside on the line.
 6             We also have our community partner,
 7        David Garfunkel, from Lift Jax in the room,
 8        and I'd love to give him an opportunity to speak
 9        briefly.
10             And, just to give a little background,
11        this is really just a great example of a public
12        private partnership, us working with our community
13        partners, nonprofits, the city and the housing
14        authority being a part of a project that could
15        really transform this part of Jacksonville.
16             So excited to talk more about this.
17        This is exactly what we have been talking about.
18             So, Mr. Alexander, would you like to give
19        any more color to the deal?
20             CEO:  Yes.  So this deal here is a very
21        unique deal.  We actually looked at this property
22        several times over the last year -- maybe the last
23        year-and-a-half.
24             We had many discussions with Lift Jax.
25        David and I had lunch several times to talk about
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 1        this specific deal.
 2             This property is a unique property.
 3        It's 102 units.  We looked at this property.
 4        We thought this property needs some improvements.
 5             We talked to the owner, who is on the line,
 6        Mr. Katta, and thought this would be a good
 7        acquisition for the housing authority.
 8             What makes it a little bit more attractive
 9        is the fact that we can have a private public
10        partnership with Lift Jax, who's invested in that
11        neighborhood as we are in that neighborhood.
12             And I'll have the Finance Team go over a
13        little bit of the actual finance deal of this
14        deal, but, after they go, I'll have Mr. David
15        come up and talk more about what they're doing
16        over at Lift Jax and why this is such a great deal
17        for us.
18             CHAIRWOMAN HOROVITZ:  Thank you.
19             And, just a clarifying point, I referred to
20        this as JHA-30.  It's -31.
21             COURT REPORTER:  Okay.
22             CEO:  That other picture was how
23        Franklin Arms would look after we get finished.
24             That was a joke.
25             CHAIRWOMAN HOROVITZ:  Oh, I missed it.
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 1             (People laughed.)
 2             CHAIRWOMAN HOROVITZ:  I missed the picture.
 3        I missed the joke.
 4             CEO:  That is how Franklin Arms will look
 5        after we're finished.
 6             MR. EDGAR:  So Franklin Arms was rebranded
 7        by Mr. Katta and his team.  They acquired the
 8        property I believe in 2019 for about
 9        1 1/2 million with substantive rehab into it.
10             It's located in the 32206 ZIP Code that many
11        of you are familiar with, and right now, again,
12        as Dwayne and Dennis keep saying, there is great
13        opportunity there, in terms of increasing
14        occupancy and maintaining 100-percent
15        affordability on this -- on this property.
16             So I'll kind of go through that a little bit
17        here.  There is a picture of the property in terms
18        of the landscape and where it is.  I think you've
19        seen it.
20             Exterior facade -- all new painting.
21        I know David developed a tremendous amount of --
22        it's actually solar on the roof, as well.
23        Mr. Katta and his team put solar, which is nice,
24        a nice environmental sustainable upgrade to the
25        building.
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 1             So, with this particular project,
 2        we're looking at around $76,000 per unit for
 3        acquisition fee.
 4             And, if you remember before, we said,
 5        "Westwood was very attractive, for example,
 6        at 140,000."
 7             So this going to be half of that.
 8        Again, both are extremely attractive,
 9        but, just economically, the ability for us to
10        maintain 100-percent affordability is really
11        through the opportunity to purchase at around
12        76-, $80,000.
13             Mr. Katta was kind enough to offer back to
14        the agency, back to the Jacksonville Housing
15        Authority, a $250,000 contribution for us to
16        utilize as we see fit.
17             So, instead of listing at 8,000,000,
18        he's giving that back to us.  So it will be
19        7.75 million for the property.
20             We estimate right now, on the high end,
21        the highest of ends, about 20,000 per unit of
22        rehab, and, if you remember, that was, again,
23        kind of in line with what we saw with Westwood,
24        20,000 a unit in rehab.
25             And so that would bring our total development
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 1        costs -- we're thinking $8,000,000 to purchase --
 2        just shy of that -- about $11,000,000 roughly in
 3        totality.
 4             We factor in, you know, other soft costs,
 5        financing costs, et cetera.  So $11,000,000
 6        in totality.
 7             This deal -- I know Tim is absent right now,
 8        but one of the things that Cody and Piper Sandler
 9        had recommended was utilizing that essential
10        function bond effectively to package both of these
11        deals together as one.
12             So utilize that debt financing to encompass
13        both the Westwood property, as well as the
14        Downtown East/Franklin Arms Apartmets.
15        So that deal would be to finance -- both of these
16        deals would and/or could effectively be financed
17        through that essential function bond.
18             CHAIRWOMAN HOROVITZ:  Just two quick
19        questions on that.
20             MR. EDGAR:  Sure.
21             CHAIRWOMAN HOROVITZ:  And, if CSG is still
22        on, would you advise that we do the two deals
23        together?
24             To me, we would take them separately.
25             Are there any efficiencies in doing it
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 1        together?
 2             Why would we do it as one deal?
 3             Maybe that's a question for --
 4             MR. EDGAR:  Is that to me or CSG?
 5             CHAIRWOMAN HOROVITZ:  It's anyone in the room
 6        or on the line who can answer that question.
 7             CFO:  The basic idea is that we would save
 8        fees that way.  Instead of issuing two bonds and
 9        paying fees on two bonds, we would issue one bond
10        to cover both properties and just pay one set of
11        fees for it.
12             CHAIRWOMAN HOROVITZ:  Commissioner.
13             COMMISSIONER WALKER:  Commissioner, if I
14        may.
15             Just to be clear, these -- and this may be
16        a bond BMO question.  These are essential function
17        bonds, which are essentially backed by the bread
18        of the housing authority anyhow.
19             So, whether we do two separate deals or one
20        deal, the housing authority is backing the
21        financing.  So, as long as they underwrite,
22        I would much rather be in favor paying people once
23        than paying people twice.
24             CHAIRWOMAN HOROVITZ:  Okay, okay.
25             COMMISSIONER WALKER:  And I -- one more
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 1        question, Chairwoman.
 2             I assume these are within all the
 3        cross-collateralized -- you know, the whole
 4        9 yards, correct?
 5             It's one deal?
 6             CFO:  Yes.
 7             COMMISSIONER WALKER:  Okay.
 8             CHAIRWOMAN HOROVITZ:  And then another
 9        question, if we can go back to the slide,
10        have we done -- I know we have an engineer on
11        staff.
12             Have we looked at the structure to make sure
13        that we don't need to do anything structural?
14             Is the 20- -- I can't see.
15             Is it 25,000 per unit?
16             Is that a realistic number, or are we maybe
17        20,000 per unit?
18             We're sure that there is no like tear down,
19        rebuild?
20             CEO:  Yes.  From what our observations were,
21        we did take our engineer over there.  We did go
22        through the property, and we thought the building
23        has some small minor things that could be
24        corrected.
25             And we sort of factored that in with
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 1        the overall $20,000 per door for unit upgrades.
 2             CHAIRWOMAN HOROVITZ:  Okay.
 3             MR. EDGAR:  It is a concrete superstructure.
 4        It is nice, and that is one of the things that
 5        Mr. Katta and his team said.  It's a great
 6        opportunity for us, in case you wanted to expand
 7        singles with doubles.
 8             There is also space within an aerial picture
 9        of the property to build four additional units on
10        the property.
11             CHAIRWOMAN HOROVITZ:  Sure.
12             I think the building was from 1975,
13        did I see?
14             MR. EDGAR:  Was it '71?
15             CEO:  Yes.
16             MR. EDGAR:  '71.
17             CHAIRWOMAN HOROVITZ:  So, do we need to
18        consider any kind of central air system?
19             Is that an additional cost, or are we not
20        upgrading?
21             CEO:  We would do a gut rehab of the
22        building.  Yes.
23             CHAIRWOMAN HOROVITZ:  Okay.  And so this
24        20,000 per door is considering all of those costs?
25             CEO:  Yes.  They had done some additional --
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 1        Mr. Katta may have spent about close to a half a
 2        million dollars in the property over the last
 3        -- less than a year for some improvements.
 4             We sort of talked about it, and he sort of
 5        took that off the table, in terms of pricing the
 6        deal.
 7             From my assessment, the property is estimated
 8        anywhere between 10- to $13,000,000 in a sense,
 9        but that will work for us.
10             When we were considering that, I explained to
11        them it would be perfect for us at that price if
12        we were going to build condos there.
13             But we're not looking to build condos there.
14        We're looking to put low-income families
15        there.
16             CHAIRWOMAN:  Sure.
17             And I know we've got questions from the
18        Commissioners.  Just one more question,
19        because I heard that there is solar on the roof.
20        And I'm just very into solar right now.
21             What is the remaining life of the roof?
22             MR. EDGAR:  I don't know offhand.
23        I don't know if Mr. Katta is on the line to answer
24        that, or we could possibly table that.
25             But I know they were fully functional at that
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 1        point.  I don't know if they structured it
 2        with a sale lease-back transaction, but there is
 3        definitely energy efficiency coming back in the
 4        form of reduced energy bills to the property.
 5             CHAIRWOMAN HOROVITZ:  Sure.  I'm just
 6        thinking that the solar has got maybe 20 years of
 7        solar, but probably less of 20 years of life on
 8        the roof.  I'm just thinking about the cost of the
 9        building, but we can take that to another
10        discussion.
11             Commissioner Green.
12             COMMISSIONER GREEN:  So a few questions.
13        There is 100 units, and they're all one-bedroom?
14             MR. EDGAR:  102 units.  Right.
15             COMMISSIONER GREEN:  And, who's currently
16        renting them right now?
17             Are they vouchers?
18             CEO:  No, they're not vouchers.  They are
19        low-income.
20             COMMISSIONER GREEN:  Low-income?
21             CEO:  Yes.  We don't know how many there have
22        a voucher, but they are -- again, they are
23        one-bedrooms.
24             COMMISSIONER GREEN:  Are we managing them?
25             CEO:  No, we're not managing that site.
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 1        No, but we would manage the site.
 2             COMMISSIONER GREEN:  So we'd have 102 units
 3        available --
 4             CEO:  Yes --
 5             COMMISSIONER GREEN:  -- of one bedrooms.
 6             CEO:  -- yes.
 7             COMMISSIONER GREEN:  Okay.  And that's a
 8        five-year waiting list?
 9             CEO:  Yes.
10             MR. EDGAR:  And we have budgeted for that
11        renovation to effectively ...
12             Commissioner Brock, to your point before,
13        we put that in the budget to move people off-site
14        while we do those renovations.  So that's been
15        baked into the budget.
16             CHAIRWOMAN HOROVITZ:  Commissioner Brock.
17             COMMISSIONER BROCK:  I think I was going to
18        go down the same road that Commissioner Green was
19        going down, because he asked Mr. Alexander about
20        the management.
21             And he said we will be managing this, right?
22             CEO:  That's correct.
23             COMMISSIONER BROCK:  Okay.  So that means you
24        would be putting a manager over there.
25             CEO:  Yes.
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 1             COMMISSIONER BROCK:  Oh, okay.  All right.
 2             CHAIRWOMAN HOROVITZ:  Thank you.
 3             MR. EDGAR:  Any other questions on that?
 4             (no response)
 5             MR. EDGAR:  In addition, I think one of the
 6        great things -- I know Mr. Garfunkel will
 7        speak to this -- is the great opportunity or
 8        potential partnership with Lift Jax.
 9             I'll let Mr. Garfunkel talk about that
10        potential contribution, but one of the great
11        things is that, you know, total costs or soft
12        costs will be reduced via additional grant monies
13        into the property.
14             And, again, a really great way to
15        revitalize that neighborhood and kind of reduce
16        costs, and, again, we'll provide complete
17        affordability on the property.
18             This property does cash flow incredibly
19        well.  We did model it very conservatively between
20        a 45 and 50-percent operating margin, which just
21        effectively means that, for every dollar of rent,
22        45 cents goes out the door in terms of costs.
23        And we're left with the 55 additional cents there
24        to put towards CapEx or put towards back flow back
25        to the agency to service the debt, et cetera.
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 1             And, on average, I just -- I kind of looked
 2        out on average how much does this property
 3        generate for us.  It's about $500,000 per annum
 4        on average over a ten-year life, which is very
 5        good.
 6             Gregory West is the best property in our
 7        portfolio.  I know our comptroller is back there,
 8        but it's the strongest property we have in our
 9        portfolio.
10             It does anywhere between 65- and 80,000 a
11        month I think of positive cash flow.  So this
12        would be very competitive in the future.
13             And, again, we talked about the value of
14        bringing cash flow back to the agency while
15        simultaneously maintaining full affordability.
16        So it's a very good deal for us in that capacity.
17             CHAIRWOMAN HOROVITZ:  Excellent.
18             Mr. Alexander had a comment.
19             CEO:  Yes.  I just want to add, folks,
20        for folks that are not familiar with the property,
21        this property has been on the city's nuisance list
22        for a while with several issues over there.
23             And it has been mentioned to me, from the
24        folks over on the eastside, that this property
25        represents 50 percent of the crime in that
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 1        specific area.
 2             COMMISSIONER WALKER:  Well, then I have a
 3        question.
 4             CHAIRWOMAN HOROVITZ:  Yes.
 5             COMMISSIONER WALKER:  So there is a crime
 6        problem here.
 7             COMMISSIONER BROCK:  Yes.
 8             COMMISSIONER WALKER:  Have we addressed or
 9        talked with JSO about making sure we have a
10        partnership?
11             If we're going to buy this and renovate it,
12        has there been conversations with JSO to ensure
13        that, you know, a public authority is now going
14        to be involved?
15             We need public resources to make sure
16        they're out here, you know, being seen and being
17        present -- as opposed to being reactive, trying to
18        be proactive.
19             Has that conversation taken place?
20             Let me rephrase.
21             Will it take place?
22             CEO:  Yes, it will take place.
23             COMMISSIONER WALKER:  Okay.
24             CEO:  And what we know, from our experience
25        as being a professional property manager,
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 1        it all starts back at the site, and, if the
 2        property is not managed very well --
 3        that's what we think we're very good at --
 4        if the property is managed very well,
 5        then you eliminate most of the problems at the
 6        site anyhow.
 7             COMMISSIONER WALKER:  Okay.
 8             CHAIRWOMAN HOROVITZ:  Thank you.
 9             COMMISSIONER BROCK:  Ms. Chair,
10        like Commissioner Walker said, that -- yes,
11        that property, as far as I know for years,
12        Mr. Chair to say that, yes.  It was high crime
13        in that particular area.
14             That's why, when Mr. Alexander said that
15        we're going to put a manager over there,
16        I was going to ask that question, was we also
17        going to put security over there like we have in,
18        you know, some of our other sites.
19             Because -- and then, again, like you say,
20        a lot of times, when you put in the right property
21        manager, it does build the people's morale,
22        and the people's mindset will change.  But you got
23        to have the proper people, like you say, in place
24        there.  Yes.
25             CHAIRWOMAN HOROVITZ:  And let's go ahead and
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 1        invite Mr. Garfunkel up, and, while he's coming
 2        up, I think that it -- and Mr. Alexander made this
 3        point -- that this property is, you know,
 4        the center for about 50 percent of the crime in
 5        the area.
 6             And so, when the housing authority steps in
 7        and we have these strong partnerships, Lift Jax,
 8        the Historic Eastside CDC, you transform the
 9        neighborhood.  And, with that, the crime does
10        down, and it's kind of like the Starbucks effect.
11             When you build a Starbucks, all the economic
12        development comes around it.  So this is really
13        a good opportunity for the housing authority to
14        step in and just really transform the
15        neighborhood.
16             MR. GARFUNKEL:  Thank you very much for the
17        opportunity.  My name is David Garfunkel,
18        president of Lift Jax.
19             Commissioners, it's a pleasure.
20             And I think this is a great lead-in,
21        and I have got a bunch of stuff.  But I'll go
22        through it quickly for time, but that's the
23        message, "You're not in this alone.  With us at
24        the table and our community partners, you are part
25        of a holistic effort of private individuals,
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 1        private companies, foundations, community partners
 2        who are contributing to revitalize this
 3        neighborhood."
 4             And, with that said, this is a key
 5        component of that revitalization.  So we're very
 6        grateful for the potential opportunity to partner
 7        with the housing authority, because we have a lot
 8        of other really exciting things happening.
 9        And this is, like I say, a really key component to
10        that.
11             So really briefly we are an initiative of
12        business leaders and community leaders partnering
13        to eradicate generational poverty in Jacksonville.
14             Our business partners are represented there
15        on the left-hand side, folks like Florida Blue and
16        VyStar Credit Union and the Jaguars, and then,
17        on the right-hand side, the duPont Fund,
18        United Way, Community Foundation, DCPS, the city
19        and others.
20             The two big orange circles there around our
21        most -- what I view as our most community partner
22        is Historic Eastside Community Development
23        Corporation, Eastside Legacy Business Council.
24             Our number one guiding principle
25        as an organization is never to do to the community
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 1        -- that I was partnering with community residents
 2        to enact a change that they want to see in their
 3        own neighborhood.
 4             CHAIRWOMAN HOROVITZ:  I'm sorry.  Not to cut
 5        you off, but just to point out for the board and
 6        for the whole room, obviously, I work for
 7        VyStar Credit Union -- so certainly not any
 8        self-interest here.
 9             It's just we're really like everyone on that
10        screen, a same part of that same ecosystem
11        that's really looking to a solve for affordable
12        housing.
13             So I just wanted to make sure everyone is
14        aware of that.  Like we are always in the same
15        rooms together.
16             MR. GARFUNKEL:  Thank you.
17             So the model that we're implementing is
18        called, "Purpose Built Communities."
19        I'll briefly touch on the components of this.
20             First and foremost, we're focused in one
21        neighborhood, at least initially, and that is
22        the historic eastside.  We're out east --
23        I'll show you a picture of that in a moment --
24        and we have four main pillars that we implement.
25             And the idea here is that this is holistic.
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 1        So our mixed-income housing pillar -- I don't have
 2        to explain that to you; although, I would say that
 3        we do have multifamily work, as well as
 4        single-family work.  That's what that neighborhood
 5        consists of.
 6             Cradle to career education, A-plus
 7        educational outcomes from early childhood all of
 8        the way up to college and career, community
 9        wellness, all of those other aspects that make
10        a healthy and vibrant community, access to healthy
11        foods, public safety -- we can touch more on that
12        -- parsing green spaces, access to health care and
13        finally financial vitality.
14             And this is really about the economic
15        development of small businesses and also
16        supporting families with their career workforce
17        prospects.
18             And, ultimately, what we do, as Lift Jax,
19        is we serve as the community quarterback.
20        Our job -- I sum it up like this -- work with
21        community leaders to understand what's important
22        to them, and then bring the partners and resources
23        to bear to make that happen.
24             And this is a prime example of this,
25        because we have been hearing, since we got started
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 1        three or four years ago, that this particular
 2        property needs to be improved, and so this is an
 3        opportunity for us to help do that, with a
 4        partner, of course.
 5             So this is the historic eastside.
 6        It is the neighborhood just directly north of the
 7        sports complex to the east of Springfield.
 8        I would say Springfield is not included,
 9        not because we don't like Springfield,
10        but because Springfield is its own neighborhood.
11        And the historic eastside is its own neighborhood.
12             I'm not going to read this whole slide,
13        but I'll say we're working there first.
14        Because it is where we believe we have the best
15        chance of success the most quickly with this model
16        for a couple of important reasons.
17             First and foremost, really strong community
18        leadership, residents who have been doing this
19        work for years with whom we can partner.
20             And, second of all, because of the momentum
21        around the neighborhood, the sports complex,
22        Springfield, Cathedral District -- there is a
23        chance to channel that investment in a way that
24        brings out that neighborhood.
25             A critical point here.  The conversation
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 1        about displacement -- we are not doing that.
 2        That is not the goal.  We believe there is an
 3        opportunity to bring investment into the
 4        neighborhood, like the one we're talking about
 5        right now, but do so in a way that strengthens
 6        families, strengthens that community and brings
 7        it back to what it has historically been for,
 8        you know, 50 or 60 years, which is a thriving
 9        African American community in Jacksonville.
10             I'm going to skip this.  "There is a need."
11        We'll put it that way.
12             You know, there are assets, but there are
13        also indicators that we want to see improved.
14        And I will, in the interest of time, skip this,
15        too.  This is just a map of the lower part of the
16        neighborhood, and what I want to share here
17        or visualize is that Downtown East, which is on
18        the map there right central to the neighborhood,
19        is, one, central in the neighborhood and,
20        therefore, critically important to the
21        neighborhood's success.
22             But, two, this is not the only thing that's
23        happening.  That's just to the point of,
24        you know, not being alone in this.
25             We have a new neiborhood market -- or I
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 1        should say, "a renovated neighborhood market,"
 2        Debs Store.  Groceries are coming back into the
 3        neighborhood.
 4             We're doing infill housing.  We are
 5        repairing owner-occupied homes.  We've done about
 6        50 -- or 35 on the way to 50 this year.
 7        Investing with the City of Jacksonville and
 8        City Parks, one of which is two blocks away from
 9        Downtown East, supporting local businesses and
10        also hopefully, within the next week, closing with
11        another partner on two of the other distressed
12        partners in the neighborhood -- sorry --
13        two distressed apartments in the neighborhood,
14        Eastside Terrace and Eastside Garden.
15             So, just to say, again, that it's the
16        partners and the other projects into which
17        sort of this effort might go.
18             Very briefly.  Debs Store -- this is a
19        neighborhood grocery market that we are restoring,
20        bringing back online.  This should be open in
21        Q1 or maybe Q2 of 2024, and this will be
22        groceries.
23             VyStar Credit Union will have a presence at
24        that as well as career and workforce through
25        Goodwill.
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 1             The Melanin Market Cultural Event happens
 2        quarterly.  There are now 250 vendors from across
 3        the region that participate in this local market,
 4        which is an economic development opportunity,
 5        but also a way to celebrate the neighborhood's
 6        history and culture.
 7             Construction Ready -- this is a job training
 8        program that we are partnering with from Atlanta.
 9        We have a cohort starting tomorrow.  It's a
10        20-day program to get folks job ready,
11        construction ready in 20 days.
12             And my understanding is that there are
13        45 people signed up to participate tomorrow.
14        So there is a lot of momentum around that.
15             John Love Early Learning Center partnership
16        with the school district, DCPS.  This is in the
17        eastside.  This is a premiere early learning
18        center.  It is the only learning center that is
19        run exclusively for early learning run by the
20        district in the City of Jacksonville.  120 seats
21        for three and four-year-olds.  This is a
22        best in class center.  Children and families from
23        downtown used to be able to attend that.
24             Home repairs I mentioned.  Some before and
25        afters, but, again, focused not only on new
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 1        investments but on the existing residents,
 2        as well, and improving their quality of life.
 3             So, in terms of housing -- and I'll end here
 4        -- just to reemphasize, you know, we --
 5        a critical component of our housing strategy is
 6        to improve conditions at apartments with partners.
 7             Downtown East, of course, is what's before
 8        you today and to the board on Monday, but I did
 9        want to call out that we have a track record that
10        we're beginning to build in this work, as well.
11             Eastside Terrace and Eastside Gardens are
12        also right in the neighborhood there.  We have a
13        closing date of next Wednesday with a partner in
14        New Jersey to acquire and rehabilitate those.
15             Different projects -- those are -- you know,
16        those are project-based subsidy, but, again,
17        the similar values that we're trying to bring to
18        that to support those assets to improve and the
19        families in the neighborhood.
20             So that was the nickle tour.  I know you're
21        trying to get out of here at 11:30, but I will
22        stop there.
23             CHAIRWOMAN HOROVITZ:  Thank you.  Thank you
24        so much.
25             Does anyone have any questions about the
0133
 1        resolution?
 2             About the partnership?
 3             We talked about this a little bit before
 4        -- talked about the city incentive.  I think that
 5        we all like this deal.
 6             COMMISSIONER WALKER:  Just one quick
 7        question, because, for me, this all rides on the
 8        million-and-a-half grant.
 9             Is that confirmed, good to go, signed off on
10        from your perspective?
11             MR. GARFUNKEL:  That is tentative,
12        but we've had the conversations with the parties.
13        It's been almost like the previous conversation.
14        We wanted to get to this point where we actually
15        had a deal to invest into.
16             And so I think, you know, conditional that we
17        can get it under contract and get something
18        written up, we're eager to move forward.
19             CHAIRWOMAN HOROVITZ:  So we need to,
20        on Monday, have an MOU, an LOI, something that we
21        can sign in order to get our partners to get all
22        of the cap holds back in order; is that right?
23             Are we going to be prepared for Monday for
24        that?
25             Is that all on track?
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 1             CEO:  Yes --
 2             CHAIRWOMAN HOROVITZ:  Excellent.
 3             CEO:  -- we will be.
 4             CHAIRWOMAN HOROVITZ:  Okay.  You got the
 5        whole weekend.
 6             Commissioner Green.
 7             COMMISSIONER GREEN:  So Lift Jax commits
 8        1.5 million, and what is in it for Lift Jax?
 9             CHAIRWOMAN HOROVITZ:  To be clear,
10        the city gave you the dollars to specifically
11        earmark for multifamily and affordable housing
12        in the eastside, and they're putting these dollars
13        into the deal; is that right?
14             MR. GARFUNKEL:  Correct.
15             COMMISSIONER GREEN:  What's in it for us is
16        to be able to --
17             CHAIRWOMAN HOROVITZ:  They're good guys.
18             COMMISSIONER GREEN:  -- I mean for good of
19        the community.
20             But, what do you get in return besides --
21             MR. GARFUNKEL:  So, you know, we have
22        some work to do to, you know, negotiate the
23        specific components of that.
24             Conceptually, we are eager to be at the table
25        to participate to be jointly accountable for the
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 1        success of this project and to fulfill our
 2        mission, which is, you know, focused on approving
 3        apartments in the neighborhood.
 4             CHAIRWOMAN HOROVITZ:  Commissioner.
 5             COMMISSIONER BROCK:  So we are not coming
 6        out-of-pocket with no money, Mr. Alexander?
 7             CEO:  Yes.
 8             COMMISSIONER BROCK:  We are?
 9             CEO:  Yes, we are.
10             COMMISSIONER BROCK:  Oh, okay.
11             COMMISSIONER WALKER:  We're coming
12        out-of-pocket?
13             MR. GARFUNKEL:  No.
14             CEO:  Not out-of-pocket -- through the bonds.
15             CHAIRWOMAN HOROVITZ:  This is a bond deal.
16        Okay.
17             COMMISSIONER WALKER:  So, Commissioner,
18        I've looked at -- again, unless there are any
19        other comments, I've looked at the model.
20        I think -- I forget who brought up this property.
21        It has been on our radar for all the wrong
22        reasons.
23             CHAIRWOMAN HOROVITZ:  Yes.
24             COMMISSIONER WALKER:  I'd like to put it on
25        our radar for all the right reasons.
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 1             CHAIRWOMAN HOROVITZ:  Yes.  I love it.
 2             COMMISSIONER WALKER:  So I would move to
 3        recommend to the board's full approval subject to
 4        the terms of the final MOU for approval.
 5             CHAIRWOMAN HOROVITZ:  Yes.
 6             We have a motion.
 7             Do we have a second?
 8             COMMISSIONER BROCK:  Second.
 9             CHAIRWOMAN HOROVITZ:  All in favor?
10             COMMISSIONER BROCK:  Aye.
11             COMMISSIONER GREEN:  Aye.
12             COMMISSIONER WALKER:  Aye.
13             CHAIRWOMAN HOROVITZ:  Hearing no opposed,
14        the motion moves to the board.
15             Thank you, David, and everyone involved with
16        this deal.
17             So that concludes JHA-31.
18             Do we have any further discussion on JHA-30?
19             I know people were in and out of the room.
20             Do we need to table that for Monday?
21             And the question is for our bond partners.
22             Do we have an update on the Westwood project,
23        or are we going to hold that for now?
24             MR. NABHOLZ:  I think they're just working to
25        -- they're making a phone call, and they know
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 1        that we're looking to adjourn here in about
 2        12 minutes.
 3             CHAIRWOMAN HOROVITZ:  Okay.
 4             MR. NABHOLZ:  So they should step back in
 5        any minute.
 6             CHAIRWOMAN HOROVITZ:  And I realize we had
 7        an agenda that included a bond workshop.
 8        I feel like we've talked a lot about bonds.
 9        I think that we can either postpone that or just
10        -- and not to -- I know that was on the agenda,
11        and everyone really wanted to stay for that.
12             But let's move to Chair comments, if everyone
13        is in favor; is that all right?
14             (no response)
15             CHAIRWOMAN HOROVITZ:  So, just procedurally,
16        we're holding on JHA-30, because we don't have
17        anything to discuss.
18             All right.  So we'll move on to Chair
19        comments.
20             Does everyone agree?
21             COMMISSIONER WALKER:  Yes.
22             CEO:  Yes.
23             CHAIRWOMAN HOROVITZ:  Okay.
24             Mr. Alexander.
25             CEO:  Okay.  Good.  Thank you.  So an update
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 1        on the Normandy deal -- we actually just got the
 2        MOU yesterday -- late yesterday evening.
 3        That's why the board does not have it.
 4             Our attorneys, BMO, have worked with Chase's
 5        attorneys.  I have an MOU that both attorneys
 6        agreed on, and they signed off on it.
 7        I just wanted to let the board know that I will
 8        bring it to the board meeting on Monday to get the
 9        board's approval to sign off on it.  Chase has
10        already signed off.
11             CHAIRWOMAN HOROVITZ:  Good.
12             COMMISSIONER WALKER:  Commissioner, if I
13        may.
14             Mr. Alexander, can you make sure that's
15        circulated like today?
16             CEO:  Yes.
17             CHAIRWOMAN HOROVITZ:  And, when you say,
18        "both attorneys --" on our side, which attorneys
19        did you mean?
20             CEO:  BMO.
21             CHAIRWOMAN HOROVITZ:  Okay.  Has OGC also
22        reviewed it, or do they need to?
23             CEO:  Yes, they have.  Yes.  They have given
24        a commitment to it.  They have been on every
25        single email, and they are aware what this whole
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 1        MOU -- typically, BMO normally goes back with our
 2        attorney to make sure they are in agreement.
 3             CHAIRWOMAN HOROVITZ:  Perfect.
 4             And thank you OGC and all of our legal
 5        counsel.
 6             And I was going to, at the end,
 7        say thank you to all senior staff, especially the
 8        Finance Team, for working on all of this.
 9        I know it's been a lot of work.
10             CEO:  Yes.
11             CHAIRWOMAN HOROVITZ:  But thank you everyone
12        in the room.
13             CEO:  Yes.  And I would want to acknowledge
14        Mr. Reynold, who's been an integral part of making
15        sure that we navigate through this whole entire
16        process based on his background in engineering.
17             And we were able to really negotiate a deal
18        and get to this point --
19             CHAIRWOMAN HOROVITZ:  Thank you.
20             CEO:  -- and the rest of the Finance Team,
21        as well.
22             CHAIRWOMAN HOROVITZ:  Thank you.
23             Any other comments on the Chase deal?
24             CEO:  No.  We're just looking forward to
25        getting the board's approval on Monday to sign off
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 1        on this and put a shovel in the dirt.
 2             CHAIRWOMAN HOROVITZ:  Thank you.
 3             I do have a question just ahead of Monday's
 4        meeting on the JWB project.
 5             I think we committed to 50 homes,
 6        or was it 30?
 7             CEO:  Yes.  So we committed to 50,
 8        and we have --
 9             CHAIRWOMAN HOROVITZ:  I knew it was an odd
10        number in the tens.
11             CEO:  -- and we have obtained 33 to date.
12        We just acquired our last -- not our last --
13        the recent five as of two weeks ago,
14        about two-and-a-half weeks ago, two weeks
15        ago.
16             CHAIRWOMAN HOROVITZ:  Do we have the
17        opportunity or the ability to slow down on
18        acquiring properties?
19             Because I feel like we're looking at a lot of
20        things.  Not to rank projects, but just really
21        ranking impact in our communities.
22             I feel like our priorities have shifted,
23        and, if we were presented with that deal today,
24        it certainly would be at the bottom of my list.
25             For the record, Commissioner Walker is
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 1        agreeing with me.
 2             COMMISSIONER WALKER:  Which deal?
 3             CHAIRWOMAN HOROVITZ:  The JWB project.
 4             COMMISSIONER WALKER:  Yes.
 5             CHAIRWOMAN HOROVITZ:  So my question is,
 6        can we slow down on acquiring properties and
 7        reevaluate that deal?
 8             CEO:  Yes.
 9             CHAIRWOMAN HOROVITZ:  Open discussion.
10             COMMISSIONER WALKER:  If I can, Commissioner.
11             CHAIRWOMAN HOROVITZ:  Yes, please.
12             COMMISSIONER WALKER:  I appreciate the need
13        for single-family homes, but, looking through
14        these deals that have been presented,
15        even the Normandy deal, which has been a struggle,
16        I think we may be better served to your point to
17        maybe look at how many units we're bringing online
18        for the dollars we're spending.
19             CHAIRWOMAN HOROVITZ:  Okay.
20             COMMISSIONER WALKER:  What is the average
21        sales price of those homes, Mr. Alexander?
22             CEO:  270-.
23             COMMISSIONER WALKER:  So 270- for a
24        single-family home, which is still needed,
25        but we're talking about acquiring units sub,
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 1        you know, 175,000.
 2             CHAIRWOMAN HOROVITZ:  Right.
 3             COMMISSIONER WALKER:  It stretches the
 4        dollar.
 5             CHAIRWOMAN HOROVITZ:  Yes, and we're looking
 6        to move the needle.
 7             COMMISSIONER WALKER:  Correct.
 8             CHAIRWOMAN HOROVITZ:  Every family matters,
 9        but not one family at a time.  Like 100 families
10        at a time.
11             Commissioner Green.
12             COMMISSIONER GREEN:  I kind of disagree with
13        both of you there, because they're already built.
14        And they're pretty much turnkey and already
15        there, where these are three years down the
16        road, besides that hundred unit property that we
17        just discussed.
18             But it's a committee.
19             So you got to vote on it, right?
20             COMMISSIONER WALKER:  I think, Commissioner
21        Green -- I think where I'm coming from is I still
22        think we heed the need.
23             COMMISSIONER GREEN:  Right.
24             COMMISSIONER WALKER:  I'm just saying that
25        hindsight 20/20, would we have agreed to
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 1        50 homes right off the bat, knowing we could pick
 2        up how many units are at Westwood and Franklin
 3        Arms for a price?
 4             I think it's a balancing act.
 5             COMMISSIONER GREEN:  Right.
 6             CHAIRWOMAN HOROVITZ:  I agree.
 7             COMMISSIONER GREEN:  I mean, if someone wants
 8        to present a single-family housing deal,
 9        I mean let them present it.
10             CHAIRWOMAN HOROVITZ:  Agreed.
11             COMMISSIONER WALKER:  Agreed.
12             COMMISSIONER GREEN:  If they want to present
13        a multifamily deal, let them present it.
14        I mean, if the numbers work, the numbers work.
15             COMMISSIONER WALKER:  Agreed.
16             COMMISSIONER GREEN:  At least that's what
17        I --
18             CHAIRWOMAN HOROVITZ:  My comment is
19        only, just as we are committing our resources,
20        just continuing to evaluate these things that we
21        have on the table and not to say that we don't do
22        the rest of the commitment.
23             I was just wanting to explore what our
24        opportunity is, if we're still down on closing
25        on those homes.
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 1             And, if the team doesn't agree to that,
 2        then it's just, you know, Heather's thoughts.
 3             Commissioner.
 4             COMMISSIONER BROCK:  Ms. Chair to
 5        Mr. Alexander, Mr. Alexander the JWB properties --
 6        and I know this -- today we've spent a lot of time
 7        talking about affordable housing, but I just have
 8        a question.
 9             How many of those houses that we have gotten
10        from JWB that we currently own -- the families
11        that reside in there are on a Section 8 voucher?
12             CEO:  I don't know offhand, but I know
13        several of them are on Section 8 vouchers.
14        Several of them.  A good deal of them have been on
15        Section 8 vouchers.
16             COMMISSIONER BROCK:  Because, yeah.
17        Because I know, like you were saying today,
18        you know, we're trying to meet the needs of
19        affordable housing.
20             CEO:  Yes.
21             COMMISSIONER BROCK:  And I was just curious
22        on how many families were we able to put in there
23        from our waiting list.
24             CEO:  Several of them, and it definitely has
25        had some impact by housing these families.
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 1        But I would add to the fact that we still do have
 2        -- and to bring to the board's attention --
 3        we still do have those 30-plus vacant lots that we
 4        never put anything on.
 5             So, if we look further down the road at
 6        even putting anymore townhouses, we may go back
 7        and review that process of putting some on the
 8        lots, which will reduce our overall cost, as well.
 9             COMMISSIONER BROCK:  Okay.
10             CHAIRWOMAN HOROVITZ:  All right.  Thank you.
11             MS. GRAHAM:  Madam Chair, I'm sorry to
12        interrupt.
13             CHAIRWOMAN HOROVITZ:  No, please.
14             MS. GRAHAM:  I have two kind of just overall
15        questions.  I understand that these resolutions
16        -- I understand that these resolutions will go to
17        the board on Monday, and, basically, they're just
18        authorizing the ability for the housing authority
19        to negotiate MOUs or kind of negotiate further
20        with the group.  And, once due diligence is done
21        on those deals, they'll come back for full
22        approval.
23             Is that the correct procedure?
24             Do I have that right?
25             CHAIRWOMAN HOROVITZ:  I see Commissioner
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 1        Walker squinting.  That is what I understand,
 2        that we're authorizing, pending the legal
 3        agreements are within underwriting and everything
 4        else we discussed, giving the housing authority
 5        the authority to then negotiate.
 6             COMMISSIONER WALKER:  Correct.
 7             I just want to make sure -- and, Tanya (sic),
 8        thank you for bringing it up.  I just want to make
 9        sure we're clear, which is, again, knowing these
10        deals.
11             I want to make sure that, to the extent we
12        can, the MOUs are before us on Monday --
13             CHAIRWOMAN HOROVITZ:  Yes --
14             COMMISSIONER WALKER:  -- or at least the
15        principal terms are outlined --
16             CHAIRWOMAN HOROVITZ:  -- yes.
17             COMMISSIONER WALKER:  -- so that we can
18        approve the housing -- you know, approve Dwayne
19        to begin executing, you know, the legal,
20        the financial to get all the deals in order,
21        and then there would be one final, when we're
22        ready to close, you know, "Here's the deal.
23        It's all documented consistent with the resolution
24        that you authorized us to.
25             "You know, can you please authorize the
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 1        closing," if we need that.
 2             I guess that's a question for OGC.
 3             CHAIRWOMAN HOROVITZ:  Yes.  I agree.
 4        And, just -- I know that that --
 5             MS. GRAHAM:  (inaudible crosstalk)
 6             CHAIRWOMAN HOROVITZ:  -- sorry.
 7             Tanya, just 1 minute.
 8             Tanya, on prioritizing, I think that we have
 9        the ticking on the city incentives.  I think that
10        we put that top of the priority.
11             All of these I'm sure have expiration dates,
12        but let's prioritize that so we don't miss out on
13        an opportunity.
14             I'm sorry.
15             Tanya, go ahead.
16             COURT REPORTER:  It was Nicole.
17             MS. DEMPSEY:  I think it was Nicole,
18        actually.
19             Go ahead.
20             CHAIRWOMAN HOROVITZ:  Oh, I'm sorry.
21             MS. GRAHAM:  It was Nicole.  So, on that --
22        that one would be -- it's entering into a --
23        it's getting the terms ready.
24             We're not recommending approval of that
25        acquisition; is that correct?
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 1             COMMISSIONER WALKER:  No.  I think --
 2        I think what we're saying is, based on
 3        presentations today, we're recommending to the
 4        full board to proceed with an MOU on substantially
 5        the same terms presented today, right,
 6        which will be binding to a certain degree.
 7        And then, assuming that those terms work out
 8        for the transaction, we would authorize closing.
 9             Is that consistent, Commissioner Horovitz?
10             CHAIRWOMAN HOROVITZ:  That's what --
11        I think everyone understands that to be the case.
12             I think the resolutions need a little bit
13        more detail.  I don't know how much.  I think,
14        on Monday, we'll be moving motions with a ton of
15        amendment language.
16             COMMISSIONER WALKER:  Commissioner,
17        for the sake of Monday's meeting so it doesn't run
18        6 hours, I would strongly encourage and prefer
19        that all parties for deals being approved today
20        get their lawyers and our lawyers on the line and
21        get an MOU hashed out before Monday's meeting.
22             CHAIRWOMAN HOROVITZ:  I agree.
23             COMMISSIONER WALKER:  Because, otherwise,
24        this will be a very long and potentially
25        unproductive meeting.
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 1             CHAIRWOMAN HOROVITZ:  Yes.
 2             Everyone, thank you.
 3             And, was there a second point?
 4             (no response)
 5             (Mr. Jones and Mr. Brantley reentered the
 6        room.)
 7             CHAIRWOMAN HOROVITZ:  I also want to
 8        acknowledge that the Integral Team did step back
 9        in.
10             Was there an update on the conversation?
11             MR. JONES:  Yes.
12             CHAIRWOMAN HOROVITZ:  Okay.  Were there any
13        --
14             MS. GRAHAM:  This is Nicole with CSG just to
15        point out on the Downtown East, we didn't
16        actually speak to that on this call, but we did
17        have recommendations in a memo previously that are
18        sort of different than the way this deal is
19        unfolding.
20             So I just wanted to point that out,
21        since we're, you know -- we're looking at the
22        three transactions.
23             Right?
24             So, just sort of for the record, right,
25        like, on all three transactions, you know,
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 1        CSG would recommend certain terms that are --
 2        you know, that would need to be there contingent,
 3        you know, before the deals go forward.
 4             That would be our recommendation.
 5        So I just wanted to make sure that that is clear
 6        for everyone, that, as we have reviewed it,
 7        we actually did not think that the Downtown East
 8        was, you know -- was sort of the best investment.
 9             And, also, I just want to, again, kind of
10        call attention -- I know that the bond discussion
11        was postponed.  But, you know, if JHA is talking
12        about taking on all of these deals, right,
13        this really is a lot of risk that the housing
14        authority is facing.
15             CHAIRWOMAN HOROVITZ:  Commissioner Green,
16        go first.
17             COMMISSIONER GREEN:  Regarding the one for
18        the construction deal, when they -- with these
19        deals, do they have any type of incentives
20        given to the developer if they complete
21        construction within set times -- say prior to
22        36 months, or stabilization before 36 months or
23        any type of penalty on the debt fee if it takes
24        longer than 36 months, et cetera?
25             Are those typically in the discussion or the
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 1        deal or the terms, if you understand my question?
 2             COMMISSIONER WALKER:  I don't know,
 3        but I would expect that to be part of the
 4        MOU financing conversation.
 5             You know, if that's something -- if they're
 6        asking for, you know, a 10-percent developer fee,
 7        well, then, you know, to get to that hurdle,
 8        you know -- and I'm making up a number.
 9        I'm not saying that's what it is -- but there have
10        got to be incentives.
11             I think that's kind of where I land on it.
12        To me, that's a detailed conversation.
13             (inaudible crosstalk)
14             COMMISSIONER GREEN:  Are we that far along in
15        discussion, or is this like --
16             COMMISSIONER WALKER:  I don't know.
17             I will say, Commissioner Horovitz, that going
18        forward, I would like to see proposed MOUs with
19        this packet.
20             CHAIRWOMAN HOROVITZ:  Yes.  I think that,
21        when we were discussing that MOUs were shared,
22        at least a draft so we could have a more robust
23        conversation.
24             COMMISSIONER WALKER:  Something.
25             CHAIRWOMAN HOROVITZ:  That would be helpful,
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 1        as well as the memo from our CSG partners,
 2        to give all of this extra context so we're not
 3        hearing it all for the first time.
 4             I had seen the memos, and I apologize.
 5        I thought they were circulated.  That would just
 6        help I think be more efficient.
 7             COMMISSIONER WALKER:  And one more thing,
 8        Commissioner, and this may be something for the
 9        full board to consider.
10             What I'm hearing -- that's why we have
11        meetings -- is a consistent tension between
12        CSG's underwriting and where they're coming from
13        on their recommendations, how the deals are being
14        structured and our staff's recommendations.
15             I'm not saying anybody is right or wrong.
16        I do think that, you know, we, as a board,
17        need to decide.
18             And I think we have set the policy,
19        but I'm open to talking about this, again,
20        that the legal risk is one thing.  The financing
21        risk is another.
22             And I think it's the job of this committee,
23        during these meetings, to understand the financing
24        risk and make recommendations appreciating
25        everybody's input.
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 1             CHAIRWOMAN HOROVITZ:  Yes.
 2             COMMISSIONER WALKER:  But I hear the tension
 3        in some of the discussions, and I know how I come
 4        down.  But I think the rest of the board should
 5        be aware of those conversations.
 6             CHAIRWOMAN HOROVITZ:  Sure.
 7             And I don't know if this is a conversation
 8        for the Acquisition Committee --
 9             COMMISSIONER WALKER:  I don't think so.
10             CHAIRWOMAN HOROVITZ:  -- or for the Finance
11        Committee.
12             But, when we're looking at -- so, in this
13        room, I think that we're talking about what are
14        the deals the housing authority wants to do and
15        making a recommendation to the board.
16             Then the Finance Committee I see is,
17        "Okay.  Now we've got, you know, three strong
18        deals," if that's what we're looking at.
19             "Finance, can we afford to do all of these?"
20             Or, "How do we adjust these deals or
21        prioritize them or the timing of them so it
22        doesn't bankrupt the housing authority?"
23             So it's kind of two different conversations,
24        which is like a blurred line between acquisition
25        and finance.
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 1             It's probably too in the weeds for the
 2        full board, and maybe it's something that we dig
 3        into a little bit more tomorrow.
 4             But, certainly, to our CSG partners,
 5        you know, we can't go up tomorrow and commit
 6        200-plus million dollars to all of these deals
 7        starting Q1 next year.
 8             So we do really need to look at how
 9        we're going to prioritize and how we time --
10             MS. GRAHAM:  Yes.
11             CHAIRWOMAN HOROVITZ:  -- yes.  So that's
12        certainly for --
13             (inaudible crosstalk)
14             CHAIRWOMAN HOROVITZ:  -- yes -- but I think
15        that we'll take that to tomorrow's meeting.
16             MS. GRAHAM:  You mentioned kind of the
17        conflict, you know, between maybe what we're
18        thinking and what staff is thinking.  And you also
19        mentioned how the deals are being structured.
20             Can I just ask -- and I know I'm sort of new
21        to this group -- is Piper Sandler in all three of
22        these transactions?
23             COMMISSIONER WALKER:  I have no idea.
24             MR. EDGAR:  Yes.
25             CHAIRWOMAN HOROVITZ:  Is that right?
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 1             Are all of the deals --
 2             MR. EDGAR:  Yes.
 3             CHAIRWOMAN HOROVITZ:  -- the answer is,
 4        "Yes."
 5             MS. GRAHAM:  Okay.  And, again, just for
 6        clarification, are they operating under an
 7        RFP exemption?
 8             Do you have a contract with them?
 9             COMMISSIONER WALKER:  No.  I don't think we
10        --
11             Tanya, this was probably a year to 18 months
12        ago.  I think we --
13             MS. DEMPSEY:  Yes.
14             COMMISSIONER WALKER:  -- presented --
15        multiple groups presented.
16             To me, you know, come one come all.
17             Right?
18             If a developer has an existing relationship
19        and there is an investment banker, I'm agnostic,
20        you know, if they want to help structure the
21        deal.
22             I think we had -- I mean we've had KeyBank
23        here on deals.  We've had Piper Sandler here on
24        deals.  We've had D. A. Davidson here on deals.
25             I mean I don't think the housing authority
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 1        has said, "This is our investment banker."
 2             CHAIRWOMAN HOROVITZ:  Is there a reason for
 3        your question?
 4             MS. GRAHAM:  The reasoning for my question is
 5        just that.  Right.  So there is a big line in the
 6        sand, right, between underwriting and advising,
 7        and it just sounded like sometimes you --
 8        it sounded like the underwriter was advising
 9        JHA.
10             And there is really an inherent conflict of
11        interest in that, and that's why it's regulated
12        really heavily.
13             So, you know, I -- just an underwriter needs
14        to be either operating under an RFP exemption
15        or an IRMA exemption, and I don't think we've
16        gotten an IRMA letter.
17             I just want to, you know, make sure our
18        i's are dotted and our t's are crossed and that
19        the housing authority --
20             CHAIRWOMAN HOROVITZ:  Nicole, not to cut you
21        off.  Sorry.  It just feels like an operational
22        question that maybe we can take offline.
23             COMMISSIONER WALKER:  I agree.
24             CHAIRWOMAN HOROVITZ:  You don't have to
25        address it now.  It's fine.
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 1             Mr. Alexander, will you please just address
 2        this with your team, and make sure this isn't a
 3        conflict?
 4             CEO:  Yes.
 5             COMMISSIONER WALKER:  Agreed.  This is
 6        an OGC legal question.
 7             CHAIRWOMAN HOROVITZ:  Okay.  Thank you.
 8             Were there any other -- okay.
 9             Commissioner Walker.
10             COMMISSIONER WALKER:  No.  I'm sensitive to
11        Commissioner Green's constraints.
12             COMMISSIONER GREEN:  5 minutes.
13             COMMISSIONER WALKER:  5 minutes.
14             CHAIRWOMAN HOROVITZ:  5 minutes.
15             We have a 5-minute update.
16             MR. BRANTLEY:  I will try to do it fast.
17        I'm going to do it off the fly from the phone.
18             So, being very sensitive to what
19        Commissioner Walker said and wanting to make sure
20        that Integral is, in fact, doing everything that
21        we said in being a good partner, we heard you loud
22        and clear.
23             We want to make sure, though, that,
24        as we go down this road of making the changes,
25        that we heard the comments from bond counsel.
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 1             We know that we have to have a material
 2        participation in this deal.  So, having all of
 3        that as a backdrop, to not upset the apple cart
 4        of all the different players and folks that need
 5        to have their interest or responsibilities met in
 6        the deal, I want to make some changes to what we
 7        proposed.
 8             And let me just tell this personally.
 9        I talked to them.  See my screen (referred to
10        smart phone).
11             All right.  So, as part of the transaction
12        that we presented earlier, it had an acquisition
13        fee.  So what we want to do is just nail that
14        down.
15             Instead of what we proposed, we'll come
16        back with the proposition that CSG proposed,
17        and I think it was around 4 percent roughly.
18        So we'll do that.
19             That will not be in the total TDC.
20        We'll take out -- we don't want to get paid
21        doubly on money that we're charging.
22        So that will be taken out of any kind of
23        monies that we're getting from the deal.
24             That would be adjusted, and that percentage
25        would apply only to the balance of the
0159
 1        transaction.  I think that's fair, and that's
 2        being a good partner.
 3             On the back end, on the Note, which is
 4        typically required in these deals to show
 5        that the developer has an interest long-term
 6        to facilitate the transaction and making sure
 7        that we're getting from A to B with the least
 8        amount of hurdles -- and you have an experienced
 9        development partner at the table.
10             We proposed $4,000,000.  We're going to cut
11        that in half is what we propose.  That will also
12        cut our cash flow repayment throughout the terms
13        of the deal in half roughly.
14             Okay?
15             Sorry.  My screen keeps locking.
16             And then, finally, wanting us to continue to
17        be a good partner -- and heard the comments about,
18        "having some skin in the game --" so half of
19        our acquisition fee, in terms of exposure --
20        we'll present our exposure up to half of that
21        amount.
22             COMMISSIONER WALKER:  Via some sort of
23        deficit guarantee I assume?
24             MR. JONES:  Yes, deficit guarantee.  Yes.
25        That's correct.  So, if the fee is roughly
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 1        1.7 million, that's roughly 850,000.
 2             MR. BRANTLEY:  All right.  And that way we're
 3        riding with you fully, and I think that that shows
 4        our commitment to the deal.  And I hope that that
 5        would be acceptable.
 6             We would ask that the committee would approve
 7        that, subject to any kind scrivener's error or
 8        anything that we need to just, you know, go back
 9        and look at, but I think that that would --
10             (Mr. Jones addressed Mr. Brantley off of the
11        record.)
12             MR. BRANTLEY:  -- go speak.
13             MR. JONES:  So the other part of this is that
14        we're also going to be on the hook, but we're not
15        at all involved in the operations.
16             All right.  So right now we'll pencil out the
17        deal, but I think now, with the changes,
18        it's going to underwrite in the 125-, 130-.
19        It's a very solid deal.
20             What we would propose is that, if it ever --
21        so part of the essential function bounds --
22        in its quarterly report, you have to tend to the
23        bondholders.
24             If it ever drops below 1.05, that we would
25        have the ability to replace the current management
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 1        with our management.
 2             CHAIRWOMAN HOROVITZ:  Commissioner Walker.
 3             COMMISSIONER WALKER:  First of all,
 4        thank you.  This tells me a lot about you and your
 5        group, that you came back with this.
 6             I'm a lot happier.  I have two thoughts.
 7             One, with this -- and I'm just thinking
 8        through all of this -- with this, I would be fine,
 9        again, for moving to recommendation subject to
10        final MOU at the board meeting.
11             I will say this, Mr. Alexander.  I'm actually
12        fine with the management change, because,
13        if we're not managing these assets to a 1.05 debt
14        service coverage, Mr. Alexander, you have bigger
15        problems.
16             CHAIRWOMAN HOROVITZ:  Yes.  I agree.
17        And we talked about how great our property
18        management is.  Yes.  100 percent.
19             COMMISSIONER WALKER:  So we need to be
20        willing to -- you know, if they're going to put
21        up some skin in the game -- and then I would ask
22        that CSG rerun the analysis on this.  I think this
23        is a much -- I appreciate that.
24             CHAIRWOMAN HOROVITZ:  Yes.  Me, too.
25             COMMISSIONER WALKER:  That is a much better
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 1        partnership.
 2             MR. JONES:  And we appreciate your
 3        partnership, as well.
 4             CHAIRWOMAN HOROVITZ:  Thank you.  I will just
 5        echo that.  Thank you, again, for coming up with
 6        that so quickly.
 7             I did not notice anyone on the Finance Team
 8        writing all of that down, but I think everything
 9        got cut in half.
10             COMMISSIONER WALKER:  Oh, I did.
11             (People laughed.)
12             CHAIRWOMAN HOROVITZ:  Thank you.  Everyone
13        can connect so we can have something to really
14        vote on on Monday.
15             So, for the sake of time, do we have
16        a motion then?
17             COMMISSIONER WALKER:  I'll move for
18        recommendation subject to a final MOU to be
19        prepared.
20             CHAIRWOMAN HOROVITZ:  Thank you.
21             Do we have a second?
22             COMMISSIONER BROCK:  Second.
23             CHAIRWOMAN HOROVITZ:  Commissioner Green,
24        do you have questions?
25             COMMISSIONER GREEN:  We'll get it in writing?
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 1             COMMISSIONER WALKER:  Oh, yes.
 2             COMMISSIONER GREEN:  Meaning I'd like to
 3        review it.
 4             CHAIRWOMAN HOROVITZ:  We're going to get it
 5        in writing, and, if we could, please, get CSG's
 6        memo ahead of Monday's meeting so everyone
 7        understands what we're talking about.
 8             MR. JONES:  One caveat.  So the one thing --
 9        we have been really trying to hold a seller off
10        at bay.  They need to see a round of comments back
11        today, not a final, but just a response to them
12        today.
13             Because we've now blown through two
14        deadlines, and we said we would get comments
15        back.  And so I just want to encourage us to do
16        that.
17             COMMISSIONER WALKER:  Well, I mean this is,
18        again, OGC and BMO.  We need to get comments back.
19             So, Mr. Alexander, we need to push that.
20        If it has got to go today, it has got to go today.
21             CHAIRWOMAN HOROVITZ:  Yes.  Thank you.
22             MR. JONES:  Thank you so much.
23             CHAIRWOMAN HOROVITZ:  All right.  So we have
24        a motion.  We have a second.
25             All in favor of the motion --
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 1             COMMISSIONER WALKER:  Aye.
 2             COMMISSIONER BROCK:  Aye.
 3             COMMISSIONER GREEN:  Aye.
 4             CHAIRWOMAN HOROVITZ:  Hearing no opposed,
 5        the motion passes.
 6             Congratulations.  Thank you to all of our
 7        partners in the room, the hard work of staff,
 8        the Finance Team, Mr. Alexander.  I know that
 9        you've been here late nights, because I have been
10        talking to you late.  Thank you to this board.
11             I hope to see some of you at the
12        Finance Committee Meeting tomorrow, and it's
13        really great to be back in session.  I missed
14        you-all.
15             Thank you-all.  Have a wonderful day.
16        The meeting is adjourned.
17             (Whereupon, the proceedings in the
18        above-titled cause concluded at 11:39 p.m.)
19                            _ _ _
20   
21   
22   
23   
24   
25   
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· · · · · · · · ··                 P R O C E E D I N G S·1·


·August 23, 2023· · · · · · · · · · · · ·9:00 a.m.·2·


· · · · · ·          CHAIRWOMAN HOROVITZ:··All right.·3·


· · ··     Good morning, everybody.··Welcome.··We've got·4·


· · ··     lots of guests here, and we'll take a minute to·5·


· · ··     introduce everybody, if that's all right.·6·


· · · · · ·          So I'm calling the meeting to order.·7·


· · ··     It's Wednesday, August 23rd, and this is the·8·


· · ··     Acquisition Committee Meeting.·9·


· · · · · ·          Before public comments, can we please10·


· · ··     recognize anybody who is not on the agenda,11·


· · ··     just so we're aware of who's in the room?12·


· · · · · ·          CEO:··So, yes.··We have John Finotti with13·


· · ··     Tucker and Hall who is here.··We also have14·


· · ··     Austin Pajcic, who's an intern from Denver,15·


· · ··     Daryl Jones from Integral.··We have Kareem16·


· · ··     Brantley from Integral, and we also have17·


· · ··     John Vilma from Tre Bel.··And we have --18·


· · ··     I can't remember your name.··I'm sorry --19·


· · · · · ·          MR. MARAKOVITZ:··Danny, Danny Marakovitz.20·


· · · · · ·          CEO:··-- Danny and Stan Waterhouse,21·


· · ··     David --22·


· · · · · ·          MR. GARFUNKEL:··Garfunkel.23·


· · · · · ·          CEO:··-- yes.··I didn't have coffee this24·


· · ··     morning.··So excuse me.··And we have Tim from25·
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· · ··     Piper Sandler.··We have Will -- I forget your last·1·


· · ··     name --·2·


· · · · · ·          MR. MILFORD:··Milford.·3·


· · · · · ·          CEO:··-- Milford here from BMO,·4·


· · ··     and Reece Wilson, our OGC attorney.·5·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you so much.·6·


· · ··     All right.·7·


· · · · · ·          CEO:··I apologize if I missed anyone else.·8·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.·9·


· · · · · ·          Do we have any public comment?10·


· · · · · ·          CEO:··And I would acknowledge we do have11·


· · ··     Ravi Katta, the owner of Franklin Arms, online.12·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.13·


· · · · · ·          Welcome.14·


· · · · · ·          And then, Mr. Alexander, do we have anyone15·


· · ··     from CSG on the line?16·


· · · · · ·          CEO:··Say that, again.17·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Anyone from CSG on the18·


· · ··     line?19·


· · · · · ·          COMMISSIONER WALKER:··Tanya.20·


· · · · · ·          CEO:··Yes.··Tanya Dempsey is here.21·


· · · · · ·          MS. DEMPSEY:··Yes.··This is Tanya.22·


· · ··     I'm here.23·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Hey, Tanya.24·


· · ··     Good morning.25·
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· · · · · ·          MS. DEMPSEY:··Here I am.··Good morning.·1·


· · · · · ·          CHAIRWOMAN HOROVITZ:··All right.··Thank you.·2·


· · · · · ·          Do we have any public comment?·3·


· · · · · ·          (no response)·4·


· · · · · ·          CHAIRWOMAN HOROVITZ:··All right.·5·


· · ··     Hearing none, we'll move on to the approval of·6·


· · ··     last meeting's minutes.·7·


· · · · · ·          Do I have a motion to approve the minutes?·8·


· · · · · ·          COMMISSIONER WALKER:··I move the minutes.·9·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Do I have a second?10·


· · · · · ·          COMMISSIONER GREEN:··Second.11·


· · · · · ·          CHAIRWOMAN HOROVITZ:··All in favor of12·


· · ··     approving last meeting's minutes say, "Aye."13·


· · · · · ·          COMMISSIONER WALKER:··Aye.14·


· · · · · ·          COMMISSIONER GREEN:··Aye.15·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Hearing no opposed,16·


· · ··     the meeting's minutes passed.17·


· · · · · ·          I'm going to change to the agenda.18·


· · ··     We're going to move the bond workshop to the end19·


· · ··     of the meeting, and we'd like to move up the20·


· · ··     discussion on the resolutions to Agenda Item IV.21·


· · · · · ·          We'll start with a discussion around the22·


· · ··     Westwood Apartments.23·


· · · · · ·          And, Mr. Alexander, would you like the24·


· · ··     representatives on these projects to come up and25·
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· · ··     speak about them first, or how would you like to·1·


· · ··     --·2·


· · · · · ·          CEO:··Well, we actually have our Finance Team·3·


· · ··     who is going to speak on them, and then we will·4·


· · ··     have them come speak on it right after that.·5·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Perfect.·6·


· · · · · ·          CEO:··So let me go through it this way.·7·


· · ··     That Westwood deal is Resolution --·8·


· · · · · ·          CHAIRWOMAN HOROVITZ:··JHA-30?·9·


· · · · · ·          CEO:··-- -30, yes.··That's the first one.10·


· · ··     This deal here is 256 units.··Me and our engineer11·


· · ··     and Finance Team went out and visited this12·


· · ··     property.13·


· · · · · ·          The property is being represented by14·


· · ··     Integral, who is one of our vendors, our developer15·


· · ··     vendors.16·


· · · · · ·          This property has 256 units.··Just about17·


· · ··     83 percent of the property is below the AMI,18·


· · ··     which we think is very good.··Occupancy is about19·


· · ··     92 percent.··The property is very well maintained.20·


· · · · · ·          Back I guess it was -- I would like to say21·


· · ··     between 2019 to 2022, they put about 2.5 million22·


· · ··     dollars into the property.··We visited vacant23·


· · ··     units, actually occupied units.24·


· · · · · ·          The places are beautiful, and we actually25·
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· · ··     had this -- Integral actually did a scorecard.·1·


· · ··     And that's how it got to us.·2·


· · · · · ·          And we actually did a scorecard,·3·


· · ··     and we put our recommendations on it.·4·


· · ··     And we actually passed it on to our financial·5·


· · ··     advisers, and we had the Finance Team go through·6·


· · ··     some of the logistics of that deal.·7·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Perfect.·8·


· · · · · ·          And, just for the committee's awareness,·9·


· · ··     one thing I really wanted to talk about is10·


· · ··     this deal really is about preserving affordable11·


· · ··     housing, which is something that's really12·


· · ··     important.13·


· · · · · ·          So, as units, they kind of subset their14·


· · ··     affordability, and we want to make sure that we're15·


· · ··     not only adding new units of affordable housing,16·


· · ··     but also preserving existing.17·


· · · · · ·          Commissioner.18·


· · · · · ·          COMMISSIONER WALKER:··Madam Chair, if I may19·


· · ··     before we start.20·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.21·


· · · · · ·          COMMISSIONER WALKER:··Is there anybody --22·


· · ··     a representative -- from the mayor's office here23·


· · ··     or City Council?24·


· · · · · ·          COURT REPORTER:··Mr. Wilson was here.25·
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· · · · · ·          COMMISSIONER WALKER:··He's OGC.·1·


· · · · · ·          COMMISSIONER GREEN:··OGC.·2·


· · · · · ·          COMMISSIONER WALKER:··Just so you're aware,·3·


· · ··     we did have meetings with representatives of·4·


· · ··     City Council, and I want to bring this to the·5·


· · ··     Acquisition Committee.··Because it's prudent to be·6·


· · ··     aware who were highly in favor of and what we're·7·


· · ··     doing here.·8·


· · · · · ·          So I just wanted to thank Dwayne and the team·9·


· · ··     and let you know we did have conversations with10·


· · ··     them.··So they are aware what we're doing at this11·


· · ··     committee and at the JHA, because I know that was12·


· · ··     something I wanted to make sure new administration13·


· · ··     was aware of.14·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Excellent.··Thank you.15·


· · ··     I know we talked about that a lot as a board,16·


· · ··     and thank you for the comment.17·


· · · · · ·          COMMISSIONER GREEN:··When did you meet with18·


· · ··     them?19·


· · · · · ·          COMMISSIONER WALKER:··About ten days ago.20·


· · · · · ·          CEO:··Yes.21·


· · · · · ·          COMMISSIONER WALKER:··About ten days ago.22·


· · · · · ·          COMMISSIONER GREEN:··It was after I spoke23·


· · ··     with you?24·


· · · · · ·          CEO:··Yes.25·
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· · · · · ·          And then I also had a recommendation, too.·1·


· · ··     The mayor did come out -- from the committee did·2·


· · ··     come out, and they did have -- and I think it is·3·


· · ··     underneath Item IV, that it was critical to have·4·


· · ··     a working relationship with the housing authority·5·


· · ··     in the first and second year.··Because we were·6·


· · ··     critical in developing and acquiring attainable·7·


· · ··     housing.·8·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Excellent.··That's·9·


· · ··     great to hear.10·


· · · · · ·          And I'm sure we'll talk about this more,11·


· · ··     in our board meeting on Monday, but I think12·


· · ··     that's really a great step in the direction13·


· · ··     we've been trying to push, to have more local14·


· · ··     support.··And, hopefully, that can result in more15·


· · ··     funding.16·


· · · · · ·          Thank you.17·


· · · · · ·          MR. EDGAR:··Good morning, Commissioners.18·


· · · · · ·          My name is Michael Edgar, and I'm the19·


· · ··     Deputy Chief Financial Officer here with20·


· · ··     Jacksonville Housing.··Dennis Lohr is here,21·


· · ··     as well, as the CFO, and Gregory Williams is in22·


· · ··     the back as our comptroller.23·


· · · · · ·          (Commissioner Brock entered the24·


· · ··     room.)25·
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· · · · · ·          MR. EDGAR:··I'm really excited to bring to·1·


· · ··     you today three projects, three wonderful·2·


· · ··     opportunities.·3·


· · · · · ·          And, also, good morning to the development·4·


· · ··     partners.·5·


· · · · · ·          There we go.··Perfect.··Okay.·6·


· · ··     So Westwood Apartments was brought to us by our·7·


· · ··     development partners, Integral, which is·8·


· · ··     our preapproved development partner -- one of·9·


· · ··     three.··It's being marketed right now by the sales10·


· · ··     team at Berkadia.11·


· · · · · ·          As Dwayne mentioned, it's 256 units.12·


· · ··     It's beautifully located on 32205 for the13·


· · ··     ZIP Code, and the occupancy right now is right14·


· · ··     around 92 percent.··So there's great opportunity15·


· · ··     for us to increase the occupancy from a rental16·


· · ··     revenue growth standpoint.17·


· · · · · ·          And, as Dwayne mentioned as well,18·


· · ··     it's currently situated at around 83-percent19·


· · ··     affordability at the 80-percent AMI band or20·


· · ··     below.··And long-term what we'd like to do is21·


· · ··     condense that or shrink that 80 percent down to22·


· · ··     60 percent.23·


· · · · · ·          So long story short increasing affordability24·


· · ··     from that 60 to 80 percent band by bringing more25·
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· · ··     affordable units online.··As leases roll off,·1·


· · ··     new leases come online, and those will be·2·


· · ··     increasingly affordable over time, which really·3·


· · ··     kind of speaks to the mission of the agency.·4·


· · · · · ·          And we appreciate our Integral partners for·5·


· · ··     bringing this great opportunity to us.·6·


· · · · · ·          Antonio, can you go to the next slide?·7·


· · · · · ·          (Mr. Perez complied.)·8·


· · · · · ·          MR. EDGAR:··Thank you.·9·


· · · · · ·          So here's where it's located out west of10·


· · ··     downtown.··It's 32205.··This worked very well for11·


· · ··     our scorecard in terms of opportunities near12·


· · ··     existing transportation lines.13·


· · · · · ·          It is well-situated, in terms of public14·


· · ··     health, academic opportunities for elementary,15·


· · ··     middle and high school.··All scored at the16·


· · ··     B level or above by state standard.17·


· · ··     So, geographically speaking, this is where it's18·


· · ··     located.19·


· · · · · ·          Any questions?20·


· · · · · ·          COMMISSIONER WALKER:··Commissioner,21·


· · ··     would you like to do questions during the22·


· · ··     presentation or wait until the end?23·


· · · · · ·          CHAIRWOMAN HOROVITZ:··I like doing it during,24·


· · ··     because I think it's easier.··So, if you have a25·
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· · ··     question, please --·1·


· · · · · ·          COMMISSIONER WALKER:··So two quick things.·2·


· · · · · ·          Is this in one of the identified ZIP Codes·3·


· · ··     that we wanted to look to add additional·4·


· · ··     affordable units, or is there only a concentration·5·


· · ··     in this ZIP Code?·6·


· · · · · ·          MR. EDGAR:··This is one of the original --·7·


· · ··     32205 is one that we originally recommended.·8·


· · · · · ·          CFO:··Yes.·9·


· · · · · ·          COMMISSIONER WALKER:··And you mentioned10·


· · ··     affordability.··So the business model here --11·


· · ··     there is already affordability in place.12·


· · · · · ·          MR. EDGAR:··Yes, sir.13·


· · · · · ·          COMMISSIONER WALKER:··The business model here14·


· · ··     would be to reduce the number of affordable units,15·


· · ··     but increase the affordable --16·


· · · · · ·          MR. EDGAR:··Increase the number of affordable17·


· · ··     units.18·


· · · · · ·          COMMISSIONER WALKER:··Increase.19·


· · · · · ·          MR. EDGAR:··And decrease the household income20·


· · ··     level.··So long story short it's at 80-percent AMI21·


· · ··     right now -- the average.··82 percent of the22·


· · ··     property is sitting at 80-percent AMI.23·


· · · · · ·          We're going to increase that percentage so24·


· · ··     that more units are at the 60 percent --25·
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· · · · · ·          COMMISSIONER WALKER:··So we're increasing --·1·


· · ··     and I just want to make sure I was clear on·2·


· · ··     percentages.··So 82 percent of the occupied·3·


· · ··     property --·4·


· · · · · ·          MR. EDGAR:··Is currently affordable.·5·


· · · · · ·          COMMISSIONER WALKER:··-- is affordable.·6·


· · · · · ·          MR. EDGAR:··Yes, at 80 percent.·7·


· · · · · ·          COMMISSIONER WALKER:··And we're going to·8·


· · ··     increase the 82, but not increase the AMI·9·


· · ··     threshold?10·


· · · · · ·          MR. EDGAR:··That's exactly right.11·


· · ··     It will lower -- the AMI threshold will decrease12·


· · ··     to 60 percent.13·


· · · · · ·          COMMISSIONER WALKER:··Okay.14·


· · · · · ·          MR. EDGAR:··It's like a triple stamp and15·


· · ··     double stamp.··I apologize for that.16·


· · · · · ·          COMMISSIONER GREEN:··Through the Chair?17·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner.18·


· · · · · ·          COMMISSIONER GREEN:··So, is there a need for19·


· · ··     one-bedroom apartments?20·


· · · · · ·          CEO:··Yes.··So, currently, on our waiting21·


· · ··     list, if you are -- have a family, typically,22·


· · ··     it will take you about anywhere between 14 to23·


· · ··     20 months, but, if you are a one-bedroom,24·


· · ··     it might take anywhere between five to seven25·
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· · ··     years.·1·


· · · · · ·          COMMISSIONER WALKER:··And one more question·2·


· · ··     on the ramp-up.·3·


· · · · · ·          So we're 92-percent occupied now, correct?·4·


· · · · · ·          MR. EDGAR:··That's right.·5·


· · · · · ·          COMMISSIONER WALKER:··And then, does the·6·


· · ··     business model assume a, you know, reduction in·7·


· · ··     occupancy while we turn units, or do we plan·8·


· · ··     to just turn units and stabilize occupancy?·9·


· · · · · ·          MR. EDGAR:··Right now we plan to continue10·


· · ··     to develop and renovate.··There is a very minimal11·


· · ··     amount of overall targets that actually need12·


· · ··     renovation.··They put multiple units into the13·


· · ··     apartment complex already.14·


· · · · · ·          COMMISSIONER WALKER:··Okay.15·


· · · · · ·          MR. EDGAR:··So we have limited needs to16·


· · ··     move people off-site, if any.17·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Brock.18·


· · · · · ·          COMMISSIONER BROCK:··I was trying to see19·


· · ··     where the location was.20·


· · · · · ·          What location?21·


· · · · · ·          Can you give me the address?22·


· · · · · ·          MR. EDGAR:··I apologize.··Yes.23·


· · · · · ·          CFO:··The property is on Lane Avenue,24·


· · ··     and it's just south of Normandy Boulevard.25·







Page 15


· · · · · ·          MR. WILLIAMS:··It's on the other side of·1·


· · ··     Home Depot.·2·


· · · · · ·          COMMISSIONER BROCK:··Okay, okay.·3·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Question on·4·


· · ··     affordability.·5·


· · · · · ·          Currently, it's naturally affordable;·6·


· · ··     is that right?·7·


· · · · · ·          MR. EDGAR:··That's correct.·8·


· · · · · ·          CHAIRWOMAN HOROVITZ:··And the plan would be·9·


· · ··     to put some kind of long-term restrictions so it10·


· · ··     fits within our structure better?11·


· · · · · ·          MR. EDGAR:··Yes.··That's right.··And the way12·


· · ··     it's modeled right now it's conservatively where13·


· · ··     the entire portfolio of this property --14·


· · ··     we wouldn't increase more than 2 to 3-percent15·


· · ··     per annum.··So there's only going to be16·


· · ··     restrictions on how much the property can increase17·


· · ··     in rent and growth over time.18·


· · · · · ·          So, for example, when this property was19·


· · ··     first purchased and renovated, over the last year20·


· · ··     alone, we've seen rental rates increase by21·


· · ··     11 percent across this property.22·


· · · · · ·          So it's a great way again to stabilize and23·


· · ··     create additional affordability within that24·


· · ··     ZIP Code.··And I know that's, again, kind of the25·
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· · ··     core to our mission.··So, to stabilize that way·1·


· · ··     I think ... and the advisers were, you know,·2·


· · ··     very much amenable to that, as well.·3·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Do we currently have·4·


· · ··     residents living here?·5·


· · · · · ·          MR. EDGAR:··I don't know.·6·


· · · · · ·          Mr. Alexander?·7·


· · · · · ·          CEO:··I don't know offhand, but we can easily·8·


· · ··     find that information out.·9·


· · · · · ·          COMMISSIONER WALKER:··Mr. Alexander,10·


· · ··     could somebody -- I'm sorry, Chair.11·


· · · · · ·          Could somebody look at that while we're12·


· · ··     here?13·


· · · · · ·          I feel like that's a prudent -- something we14·


· · ··     would want to know.15·


· · · · · ·          Could somebody check that?16·


· · · · · ·          CEO:··Yes.17·


· · · · · ·          Ms. Dunn, could you?18·


· · · · · ·          MS. DUNN:··What's the specific address?19·


· · · · · ·          MR. JONES:··1171 Lane Avenue.20·


· · · · · ·          (Ms. Dunn left the room.)21·


· · · · · ·          MR. PEREZ:··Excuse me, Ms. Chair.22·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.23·


· · · · · ·          MR. PEREZ:··People online are having a24·


· · ··     problem hearing Mr. Alexander and Commissioner25·
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· · ··     Walker.·1·


· · · · · ·          COMMISSIONER WALKER:··That's a first.·2·


· · · · · ·          COMMISSIONER BROCK:··She is gone now --·3·


· · ··     Ms. Dunn -- Ms. Chair.·4·


· · · · · ·          I wanted to ask if we do have current·5·


· · ··     residents there, are they on a voucher, or,·6·


· · ··     you know, are they just doing subsidized renting·7·


· · ··     at that site?·8·


· · · · · ·          CEO:··It would be a voucher.·9·


· · · · · ·          CFO:··It would be a voucher.10·


· · · · · ·          CEO:··That would be the only way they would11·


· · ··     be at that site would be a voucher.12·


· · · · · ·          COMMISSIONER BROCK:··Okay, okay.13·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.14·


· · · · · ·          Continue.15·


· · · · · ·          MR. EDGAR:··Okay.··So, as aforementioned,16·


· · ··     Integral was our development partner here,17·


· · ··     and they really did a great job kind of listening18·


· · ··     to our needs and identifying, you know, property19·


· · ··     with already a high level of opportunity for20·


· · ··     affordability, for affordability increase.21·


· · · · · ·          And I think one the most attractive features22·


· · ··     of the property, in terms of all the properties23·


· · ··     we've been reviewing, is the potential acquisition24·


· · ··     or purchase price, which is right around25·
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· · ··     $140,000 per unit, which is materially less than a·1·


· · ··     lot of other deals that are in market right now.·2·


· · · · · ·          And, when we had Mr. Peterson, our engineer,·3·


· · ··     and other members of the team walk the site·4·


· · ··     effectively, one of the things we realized was we·5·


· · ··     would need to put new roofs on 17 of the·6·


· · ··     buildings -- 16 or 17 of the buildings --·7·


· · ··     gutters, sidings, external fascia and potentially·8·


· · ··     some landscaping, basic tree trimming, mulching·9·


· · ··     and such, but it was very minimal in terms of10·


· · ··     overall needs for the PNA report that was done11·


· · ··     currently in market.12·


· · · · · ·          So we estimate about 20,000 per unit in13·


· · ··     rental costs.··So that will come to about14·


· · ··     $5,000,000 in totality.15·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.16·


· · · · · ·          Commissioner Brock.17·


· · · · · ·          COMMISSIONER BROCK:··I was going to wait18·


· · ··     until he finished.19·


· · · · · ·          COURT REPORTER:··I'm sorry.··I didn't hear20·


· · ··     you.21·


· · · · · ·          COMMISSIONER BROCK:··I'm sorry.··No.22·


· · ··     I said I'll wait until he finished.23·


· · · · · ·          COURT REPORTER:··Okay.24·


· · · · · ·          MR. EDGAR:··We have got some nice pictures of25·
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· · ··     the exterior and the interior.·1·


· · · · · ·          So, in terms of financing -- and we talked·2·


· · ··     a lot about, you know, how -- how is this agency·3·


· · ··     going to grow?·4·


· · · · · ·          How are we going to finance these·5·


· · ··     acquisitions?·6·


· · · · · ·          How are we going to finance the construction?·7·


· · · · · ·          We're fortunate to have Tim Nabholz here,·8·


· · ··     from Piper Sandler, who works with Cody Wilson·9·


· · ··     or in conjunction with Cody Wilson.10·


· · · · · ·          The next slide or two -- he'll explain what11·


· · ··     an essential function bond is, but we'll be debt12·


· · ··     financing this deal.13·


· · · · · ·          And so long story short the agency won't be14·


· · ··     injecting cash.··We won't be contributing cash15·


· · ··     equity into these deals.··The deals will be16·


· · ··     financed 100 percent via tax-exempt securities17·


· · ··     by tax-exempt bonds.18·


· · · · · ·          Okay.··And Mr. Nabholz will explain what that19·


· · ··     essential function bond is and how it works.20·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Can we pause for a21·


· · ··     second?22·


· · · · · ·          Is this a part of the bond workshop?23·


· · · · · ·          Should we move this?24·


· · · · · ·          CEO:··No.25·
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· · · · · ·          CHAIRWOMAN HOROVITZ:··This is specific for·1·


· · ··     this project?·2·


· · · · · ·          CEO:··Yes.·3·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··Thank you.·4·


· · · · · ·          MR. NABHOLZ:··Okay.··My name is Tim Nabholz.·5·


· · ··     I'm with Piper Sandler.··Thank y'all for having me·6·


· · ··     today.·7·


· · · · · ·          We presented to the board previously.·8·


· · ··     So, just as a quick summary overview, I thought it·9·


· · ··     prudent and beneficial to just kind of walk10·


· · ··     through the summary, some of the benefits and,11·


· · ··     you know, key considerations of the essential12·


· · ··     function bond structure.13·


· · · · · ·          So, you know, I've got a little table here,14·


· · ··     but affordable rents -- you would be able to15·


· · ··     self-impose whatever -- whatever rents you thought16·


· · ··     reasonable to charge the property, and,17·


· · ··     as the bonds are paid off, you have the option18·


· · ··     to, you know, continue as you are, deepen the19·


· · ··     affordability or sell the property.20·


· · · · · ·          So, you know, there is additional community21·


· · ··     benefits, you know, lower rents, residents have22·


· · ··     more cash to spend, you know, more disposable23·


· · ··     income.24·


· · · · · ·          It is a long-term asset.··The housing25·
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· · ··     authority would be the sole owner of the real·1·


· · ··     estate for as long as it chooses to hold the real·2·


· · ··     estate.·3·


· · · · · ·          So you would realize the benefits,·4·


· · ··     the risks and rewards of that ownership,·5·


· · ··     and then you would, as Michael indicated earlier,·6·


· · ··     receive annual cash flow.··I believe y'all would·7·


· · ··     also be the property manager, and you'd build·8·


· · ··     equity in the project while you hold it.·9·


· · · · · ·          Some key benefits -- there is no volume cap10·


· · ··     required to issue these bonds.··As a governmental11·


· · ··     body, you are able to issue tax-exempt12·


· · ··     governmental bonds.13·


· · · · · ·          There is no TEFRA hearing.··They're not14·


· · ··     subject to any IRS required income or rent15·


· · ··     restrictions.16·


· · · · · ·          You would self-impose whatever income17·


· · ··     restrictions you see fit.··There is no required18·


· · ··     displacements of current tenants.19·


· · · · · ·          So, in the event that the property did have20·


· · ··     tenants with incomes that exceed what you would21·


· · ··     self-impose, there is no need to displace them,22·


· · ··     but rather just the compliance ongoing would apply23·


· · ··     to the new residents at the property.24·


· · · · · ·          You know, we're able to achieve max leverage25·
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· · ··     through this structure.··Part of that is by virtue·1·


· · ··     of the Jacksonville Housing Authority's A-plus·2·


· · ··     underlying rating.·3·


· · · · · ·          This also gives you advantageous financing·4·


· · ··     terms in the ability to structure creatively·5·


· · ··     around the interest rate environment we·6·


· · ··     find ourselves in at the time of pricing,·7·


· · ··     which is becoming increasingly important in the·8·


· · ··     current market.·9·


· · · · · ·          We would expect to see a borrowing rate at10·


· · ··     the ten-year term of approximately 420 --11·


· · ··     425 rate.12·


· · · · · ·          (Ms. Dunn reentered the room.)13·


· · · · · ·          MR. NABHOLZ:··So, yes.··What I've got here14·


· · ··     is just like an indicative scale based on,15·


· · ··     you know, comparable transactions, secondary16·


· · ··     trades, just a culmination of all the trades17·


· · ··     that I've seen recently.18·


· · · · · ·          And so, if you look, you know, we've got19·


· · ··     NOD as the index we price off of.··The spread is20·


· · ··     in basis points.21·


· · · · · ·          And then your overall yield is right there22·


· · ··     in Column 2 with a coupon -- not to get to into23·


· · ··     the weeds, but you would be expecting to see a24·


· · ··     yield of 420 in Year 10.··And that obviously kind25·
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· · ··     of goes up to 5 in Year 15, and then I think it's·1·


· · ··     561 in Year 30.·2·


· · · · · ·          So by, having the A-plus underlying rating,·3·


· · ··     the end interest rate and your ability to·4·


· · ··     structure around what the yield curve is on the·5·


· · ··     day of pricing is greatly enhanced.·6·


· · · · · ·          So I'll stop there.··If there is any·7·


· · ··     questions --·8·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Are there any·9·


· · ··     questions?10·


· · · · · ·          Commissioner Brock, do you have comments?11·


· · · · · ·          Commissioner Brock, did you have a question?12·


· · · · · ·          COMMISSIONER BROCK:··Well, the question that13·


· · ··     I had where he was talking about leaving the14·


· · ··     residents who are there who are not on like a15·


· · ··     voucher -- leaving them in the units.··There were16·


· · ··     no need to displace them he said.17·


· · · · · ·          So I'm trying to figure out how many vacant18·


· · ··     units that would come available for the residents19·


· · ··     of the Jacksonville Housing, not -- yeah.20·


· · ··     So that's what I was trying to figure out,21·


· · ··     because he was saying not being displaced.22·


· · · · · ·          CEO:··So, currently, if I may,23·


· · ··     it's 8-percent unoccupied, and, if we acquire the24·


· · ··     property, automatically, we put those units25·
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· · ··     online.··We will market them to our clients.·1·


· · · · · ·          COMMISSIONER BROCK:··Okay.··Solely to voucher·2·


· · ··     holders?·3·


· · · · · ·          CEO:··Not solely to, but to anyone that falls·4·


· · ··     underneath the 80-percent AMI.·5·


· · · · · ·          MR. EDGAR:··Household.·6·


· · · · · ·          CEO:··Yes.·7·


· · · · · ·          COMMISSIONER BROCK:··So that means --·8·


· · ··     so, in other words, it won't be exclusive just for·9·


· · ··     voucher holders.10·


· · · · · ·          CEO:··Right.11·


· · · · · ·          COMMISSIONER BROCK:··It would be anybody that12·


· · ··     falls under --13·


· · · · · ·          CEO:··Yes.··Exactly.··Because what happens is14·


· · ··     our voucher holders -- currently, we are at15·


· · ··     99 percent.··So 99 percent of the people that have16·


· · ··     a voucher find a place to live.17·


· · · · · ·          What happens is the people we have on our18·


· · ··     waiting list don't have anywhere to live,19·


· · ··     and we're trying to preserve affordability for20·


· · ··     folks who don't have anywhere to live and to be21·


· · ··     able to have a unit that they can afford.22·


· · · · · ·          COMMISSIONER BROCK:··Right.··But you said23·


· · ··     that it's not exclusive just for the voucher24·


· · ··     holders.··It's for anyone that falls up under the25·
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· · ··     80 percent.·1·


· · · · · ·          CEO:··Yes.·2·


· · · · · ·          COMMISSIONER BROCK:··So --·3·


· · · · · ·          CEO:··The voucher -- I'm sorry.·4·


· · · · · ·          The voucher holders are not the only ones·5·


· · ··     that fall underneath that category.··We have a lot·6·


· · ··     of folks that would qualify for public housing·7·


· · ··     that are not on public housing, because we only·8·


· · ··     have a limited amount of public housing units.·9·


· · · · · ·          So we theoretically may have 30,000 people10·


· · ··     on our public housing waiting list, and,11·


· · ··     if they don't qualify or they don't come up on12·


· · ··     the waiting list for the 2300 units we have13·


· · ··     available, then where do they go?14·


· · · · · ·          So opportunities like this present an15·


· · ··     opportunity for them to move somewhere else.16·


· · · · · ·          CHAIRWOMAN HOROVITZ:··If I could back up17·


· · ··     a little, and maybe we should have spent more time18·


· · ··     on this at the front.19·


· · · · · ·          So, when we talk about preserving affordable20·


· · ··     housing, without us or this kind of deal21·


· · ··     happening, this property would be sold at market22·


· · ··     rate, and these units would go to market rate23·


· · ··     rents.24·


· · · · · ·          And so we know, in the housing crisis that25·
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· · ··     we're in, rents are rising.··They're unaffordable.·1·


· · ··     People don't have anywhere to live.··So an agency·2·


· · ··     like this housing authority needs to intervene and·3·


· · ··     have a role in preserving.·4·


· · · · · ·          So, when we look at our total mix of·5·


· · ··     housing, we've got residents on vouchers,·6·


· · ··     and we've got Section 8.··And we will also have·7·


· · ··     people who are living in our properties who are·8·


· · ··     living in these naturally affordable rents,·9·


· · ··     because we've, you know, intervened and then had a10·


· · ··     part in this kind of deal.11·


· · · · · ·          Does that make sense?12·


· · · · · ·          COMMISSIONER BROCK:··Yeah, it makes sense.13·


· · ··     Yeah, it makes sense.14·


· · · · · ·          But I thought that our goal was to try to15·


· · ··     provide housing for those residents that are16·


· · ··     voucher holders -- that are holding vouchers so17·


· · ··     that those people that are on the waiting list for18·


· · ··     a voucher -- I thought that's what our goal was,19·


· · ··     not just to do the people who are not on a20·


· · ··     voucher.21·


· · · · · ·          Because that's why I was trying to get22·


· · ··     clarification on that.23·


· · · · · ·          Are we just doing people who are under24·


· · ··     80 percent?25·
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· · · · · ·          And, if it do cover some of the voucher·1·


· · ··     holders, okay.··All well and good, but then it may·2·


· · ··     cover someone who don't have a voucher.·3·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Walker,·4·


· · ··     this kind of goes back to our conversation as a·5·


· · ··     board a year ago, and I'm sure we'll revisit this·6·


· · ··     in our board meeting on Monday.·7·


· · · · · ·          But, when we look at our mission as the·8·


· · ··     housing authority, our goal is to house·9·


· · ··     Jacksonville residents who are, you know,10·


· · ··     low-to-medium income.··And, remember, we discussed11·


· · ··     that at length.12·


· · · · · ·          COMMISSIONER BROCK:··Uh-huh.13·


· · · · · ·          CHAIRWOMAN HOROVITZ:··And so it's preserving.14·


· · ··     It's increasing the inventory.··It's, you know,15·


· · ··     all of those things to house the 120 AMI and16·


· · ··     under.17·


· · · · · ·          And, as you've mentioned in many board18·


· · ··     meetings, we are the only agency that's been19·


· · ··     looking out for the low and very low-income20·


· · ··     residents.··So we want to certainly make sure that21·


· · ··     we're considering that.22·


· · · · · ·          Commissioner Walker.23·


· · · · · ·          COMMISSIONER WALKER:··I was just going to24·


· · ··     say, through the Chair, Commissioner Brock,25·
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· · ··     I think -- so two things, and I'll defer to·1·


· · ··     OGC.·2·


· · · · · ·          So, Reece, get ready.·3·


· · · · · ·          I think we need to be careful about saying·4·


· · ··     that we're only going to have housing for·5·


· · ··     Section 8 holders.··I think we get into a fair·6·


· · ··     housing situation.·7·


· · · · · ·          COMMISSIONER BROCK:··Okay.·8·


· · · · · ·          COMMISSIONER WALKER:··So I think our·9·


· · ··     preference would be to make sure that our voucher10·


· · ··     holders are aware of the opportunity to go to this11·


· · ··     property.12·


· · · · · ·          But, in other experiences, I think, you know,13·


· · ··     to the commissioner's point, you know, the goal14·


· · ··     here is to make sure that we preserve and deepen15·


· · ··     the skew of affordable housing, you know,16·


· · ··     to try to get some of our 80-percent AMI tenants17·


· · ··     that are on the waiting list over to this18·


· · ··     property, or, you know, at a lower 60-percent AMI19·


· · ··     restriction.20·


· · · · · ·          Maybe some of those people on the waiting21·


· · ··     list would be able to afford that in and of22·


· · ··     themselves, as opposed to having to go and try and23·


· · ··     find a voucher.24·


· · · · · ·          COMMISSIONER BROCK:··Uh-huh.25·
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· · · · · ·          COMMISSIONER WALKER:··So I just wanted to·1·


· · ··     clarify that point.·2·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.·3·


· · · · · ·          Do we have any other -- sorry.·4·


· · · · · ·          CEO:··Yes, yes.·5·


· · · · · ·          I would just add to this that finance having·6·


· · ··     a developer -- and they're going out to seek these·7·


· · ··     types of jobs -- they actually did a very good job·8·


· · ··     in maneuvering to get this property.·9·


· · · · · ·          Because this property was actually --10·


· · ··     it went to another developer, who was looking11·


· · ··     to substantially renovate the property and12·


· · ··     increase the rents up to 11 percent, which would13·


· · ··     have taken it out of our realm.14·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.15·


· · · · · ·          Did you have any other questions on the bond16·


· · ··     structure?17·


· · · · · ·          (no response)18·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.19·


· · · · · ·          Should we have our developer partner walk20·


· · ··     through the pictures?21·


· · · · · ·          Did you have anything else on the financing?22·


· · · · · ·          MR. EDGAR:··No.··I think that might be great.23·


· · · · · ·          And, Daryl and Kareem, if you wanted to jump24·


· · ··     in, and just tell us any thoughts that you have25·
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· · ··     while we're presenting -- things that are·1·


· · ··     beneficial, things we're forgetting -- I'd love to·2·


· · ··     hear it.·3·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··I'd like to·4·


· · ··     invite them up.··I'd like --·5·


· · · · · ·          MR. EDGAR:··Okay.··Absolutely.·6·


· · · · · ·          CHAIRWOMAN HOROVITZ:··-- them to introduce·7·


· · ··     themselves.·8·


· · · · · ·          MR. EDGAR:··Okay.·9·


· · · · · ·          CHAIRWOMAN HOROVITZ:··They have a great10·


· · ··     history in affordable housing, and I think that11·


· · ··     them sharing that story a little bit would be12·


· · ··     helpful.13·


· · · · · ·          MR. BRANTLEY:··Okay.··Thank you.14·


· · · · · ·          All right.··Good morning, Madam Chair and all15·


· · ··     Commissioners.16·


· · · · · ·          Kareem Brantley with The Integral Group.17·


· · ··     I am the principal of Integral Florida.18·


· · ··     I run that division, which concentrates all of our19·


· · ··     development activity in Florida.20·


· · · · · ·          Most of that activity happens along the21·


· · ··     continuum of community development, as well as22·


· · ··     market rate housing.··We do everything in23·


· · ··     between.24·


· · · · · ·          Daryl is going to get -- our chief operating25·
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· · ··     officer, Daryl Jones, will get into a little bit·1·


· · ··     more of the history of Integral.·2·


· · · · · ·          I've been with the firm a little over two·3·


· · ··     years.··We specifically came to Florida because of·4·


· · ··     the crisis that is in Florida and our history.·5·


· · · · · ·          So, for 30 years, we've been solving these·6·


· · ··     problems.··We introduced a lot of the solutions.·7·


· · ··     Daryl will get into more of the specifics of how·8·


· · ··     we did that with our first project 30 years ago·9·


· · ··     nearly, in Atlanta, which is called, "Centennial."10·


· · · · · ·          With that, it's a pleasure to be here.11·


· · ··     I think, because of our history and what we do as12·


· · ··     an organization -- we're not a nonprofit,13·


· · ··     but we are mission-driven developers.··And I think14·


· · ··     that makes a difference on how we approach15·


· · ··     solutions with regards to housing.16·


· · · · · ·          So let me turn it over to Daryl just to give17·


· · ··     you a little bit more insight, and I appreciate18·


· · ··     you allowing us to speak to you.19·


· · · · · ·          MR. JONES:··All right.··Thank you, Kareem.20·


· · · · · ·          And, good morning, everyone.··Thanks for21·


· · ··     having us.··We'll try to keep this brief.22·


· · ··     I'm going to speak about no more than 7 minutes,23·


· · ··     but I just want to -- this is our first time in24·


· · ··     front of you, the board, as your partner,25·
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· · ··     and would like you to know a little bit about our·1·


· · ··     history.·2·


· · · · · ·          Thank you, Commissioner Horovitz, for that·3·


· · ··     introduction and what we've done in this space.·4·


· · · · · ·          So Integral is 30 years old actually this·5·


· · ··     year.··1993.··January 1, 1993 we were established,·6·


· · ··     and it was really established on changing how·7·


· · ··     public housing got transformed in the country.·8·


· · · · · ·          So, instead of still concentrations of all·9·


· · ··     the societal hills in one place, this concept of10·


· · ··     a mixed-income community and providing11·


· · ··     affordability across all incomes was really the12·


· · ··     idea that we started to preach, if you will.13·


· · · · · ·          For three years working with HUD, a change in14·


· · ··     the legal financial and regulatory model of how15·


· · ··     public housing got redeveloped -- that created16·


· · ··     what we all know is HOPE VI.17·


· · · · · ·          So, out of that came -- we developed the18·


· · ··     first HOPE VI development in the country in 1996,19·


· · ··     but it wasn't just HUD in changing all the rules20·


· · ··     and regulations back during that time.21·


· · · · · ·          And, again, you've got to take yourself back.22·


· · ··     Mixed-income.23·


· · · · · ·          You know, it was like, "How much more24·


· · ··     affordable housing can we get?"25·
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· · · · · ·          So it was putting before that as much·1·


· · ··     affordable housing in one development at a time.·2·


· · ··     So this paradigm shift that we created --·3·


· · ··     we also now had to go to the state housing finance·4·


· · ··     agencies and change the way that they scored their·5·


· · ··     respective QAPs so it makes income.·6·


· · · · · ·          And so it was all -- it was a combination of·7·


· · ··     all those things coming together, but, really,·8·


· · ··     the goal is, how do you impact communities in a·9·


· · ··     way that you are transforming people's lives?10·


· · · · · ·          You know, how do you -- easy thing to say.11·


· · ··     Very difficult to do.12·


· · · · · ·          We've got a Human Transformation Division13·


· · ··     called, "The Ascent Project," that we pour into14·


· · ··     individuals and families and try to help15·


· · ··     individuals reach whatever their highest God-given16·


· · ··     ability can be.17·


· · · · · ·          You know, we have done now probably coming up18·


· · ··     on close to 70 of these across the country.19·


· · ··     You see our geographic reach, but we think about20·


· · ··     affordable housing.21·


· · · · · ·          We like to describe it like, "the airplane22·


· · ··     model."··So, when you get on a plane, you buy a23·


· · ··     ticket.··Whether you bought your ticket a month24·


· · ··     ago or you bought it yesterday -- I don't know if25·
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· · ··     you got the Internet special -- or you're paying a·1·


· · ··     ridiculous rate because you waited until that·2·


· · ··     last minute -- when you get on that plane,·3·


· · ··     everybody gets the same level of service.·4·


· · · · · ·          Nobody knows what you paid.·5·


· · · · · ·          Well, housing, in communities, should be the·6·


· · ··     same thing.··When you live in a community,·7·


· · ··     you ought to get all the amenities of whatever·8·


· · ··     is available inside of the market.·9·


· · · · · ·          You ought to have the same access to the best10·


· · ··     schools, best places to play, shop and so forth,11·


· · ··     and that is the model that we try to create.12·


· · · · · ·          You can see some of the statistics here --13·


· · ··     number of units developed.··The pipeline now14·


· · ··     is 1.6 billion -- that's over the next two years15·


· · ··     -- over 200 employees and so forth.16·


· · · · · ·          So I'm going to try to go through this17·


· · ··     quickly, but at least give you a flavor of our18·


· · ··     history and who we are.19·


· · · · · ·          Here is our team.··You see Kareem Brantley on20·


· · ··     the screen there.··We sort of divided into21·


· · ··     an Operations Team as well as a Support Team.22·


· · · · · ·          One of the things that I do want to talk23·


· · ··     about, because we take this very seriously,24·


· · ··     not just our -- and we really want to applaud25·







Page 35


· · ··     you on your efforts for preserving affordable·1·


· · ··     housing.·2·


· · · · · ·          A lot of people talk about it.·3·


· · ··     Very difficult to do.··So you, too, are breaking·4·


· · ··     paradigms, and I really want to applaud you in·5·


· · ··     that effort in doing that.·6·


· · · · · ·          But, not just in communities, but we also·7·


· · ··     are trying to raise the profile of other·8·


· · ··     underrepresented developers around the country.·9·


· · · · ··         Within the last year, we started something10·


· · ··     called the, "Integral Collaborative,"11·


· · ··     and that is a formal mentoring program digging12·


· · ··     deep in those underrepresented developers.13·


· · · · · ·          It was tough for them to get a seat at the14·


· · ··     table.··When they do get a seat at the table,15·


· · ··     all the economics are taken by a larger developer.16·


· · · · · ·          What we're trying to -- now we've taken17·


· · ··     that on and trying to create a paradigm shift18·


· · ··     there.19·


· · · · · ·          So I'll just say, "Stay tuned.··Wish us luck,20·


· · ··     as well, as we take on that venture, also."21·


· · · · · ·          But you'll also see -- this is our22·


· · ··     Leadership Team.··It's very diverse racially,23·


· · ··     gender and all different ways.··We believe24·


· · ··     different ideas from different individuals,25·
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· · ··     normally from different backgrounds, produce the·1·


· · ··     best results.·2·


· · · · · ·          This we call, "The Integral Quality of Life."·3·


· · ··     I spoke to this a little earlier, but,·4·


· · ··     when building communities, all the things you want·5·


· · ··     to think about, housing is at the core of what·6·


· · ··     individuals need.·7·


· · · · · ·          But it's not just that.··"It's what we all·8·


· · ··     look for," as my communities say.·9·


· · · · · ·          "Where am I going to shop?··Where are my kids10·


· · ··     going to go to school?"11·


· · · · · ·          All these things you have to think about,12·


· · ··     and so everybody deserves to have this type of13·


· · ··     community.14·


· · · · · ·          I just want to mention quickly, because our15·


· · ··     beginnings, our humble beginnings, was really16·


· · ··     around redeveloping public housing.17·


· · · · · ·          And we've done HOPE VI, and now we're18·


· · ··     I think on our third or fourth CNI (phonetic)19·


· · ··     development with HOPE VI 2.0.··But we really20·


· · ··     develop across the spectrum.··We believe in21·


· · ··     providing affordability across all incomes.22·


· · · · · ·          So, even our market rate communities --23·


· · ··     and it's an assembly project.··This is 160 acres.24·


· · ··     It's got TV studios, Office Fortune 10025·
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· · ··     Headquarters, entertainment district and so forth.·1·


· · · · · ·          There are communities like that, as well as·2·


· · ··     "The Centennial," which was a half million·3·


· · ··     dollars.··That was the first one I referred to·4·


· · ··     that we started redeveloping in 1996.·5·


· · · · · ·          Microsoft -- and I'll just give you a couple·6·


· · ··     quick anecdotal examples.··Microsoft decided to --·7·


· · ··     they don't call it, "HQ2," but, to make a heavy·8·


· · ··     investment in Atlanta, they've chosen us as their·9·


· · ··     development partner.··And we're proud that they10·


· · ··     have chosen us, and we will work with them.11·


· · · · · ·          The Blank Foundation -- Arthur Blank is the12·


· · ··     owner of the Atlanta Falcons.13·


· · · · · ·          MR. VILMA:··I beat them a couple times.14·


· · ··     I crushed their quarterback many times.15·


· · · · · ·          (People laughed.)16·


· · · · · ·          MR. BRANTLEY:··Well, The Blank Foundation,17·


· · ··     in preparation for the 2026 World Cup, is doing18·


· · ··     a major development right outside of19·


· · ··     Mercedes-Benz Stadium.··Again, they've chosen us20·


· · ··     to be their partner.21·


· · · · · ·          We don't know -- it's very early in the22·


· · ··     development conceptual stages, but I just want to23·


· · ··     give you a sense of some of the types of projects24·


· · ··     that we're involved in.25·
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· · · · · ·          And this is information you already heard·1·


· · ··     from Michael, Dennis and the team, but very happy·2·


· · ··     to be your partner, very happy to be here.·3·


· · · · · ·          I certainly welcome any questions about us or·4·


· · ··     about the project.·5·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.·6·


· · · · · ·          COMMISSIONER WALKER:··Commissioner.·7·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.·8·


· · · · · ·          COMMISSIONER WALKER:··First of all, thank you·9·


· · ··     very -- my mike, again.··I can't believe people10·


· · ··     can't hear me.11·


· · · · · ·          Thank you very much for coming down.12·


· · ··     The story is fantastic.··I did do research on your13·


· · ··     group beforehand.··I am in this world.··I think14·


· · ··     what you guys are trying to do and have done --15·


· · ··     you guys deserve serious, serious thanks from16·


· · ··     everybody in this room, quite frankly, and anybody17·


· · ··     that's an advocate.··So thank you for that.18·


· · · · · ·          MR. JONES:··Thank you for saying that.19·


· · · · · ·          COMMISSIONER WALKER:··I do have just some20·


· · ··     high level diligence questions.21·


· · · · · ·          MR. JONES:··Sure.22·


· · · · · ·          COMMISSIONER WALKER:··I couldn't find23·


· · ··     anything, but I just have to know.24·


· · · · · ·          Do you guys do any work with HUD direct,25·
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· · ··     any HUD projects, HAP projects or anything like·1·


· · ··     that?·2·


· · · · · ·          MR. JONES:··Oh, absolutely.··We have done a·3·


· · ··     ton of that.·4·


· · · · · ·          COMMISSIONER WALKER:··Any REAC scores or·5·


· · ··     issues that, you know, we should be aware of from·6·


· · ··     your developments?·7·


· · · · · ·          MR. JONES:··No.··I don't -- I don't think·8·


· · ··     so.··So ongoing operations, particularly during·9·


· · ··     COVID -- we got the worse REAC scores that we ever10·


· · ··     received, and, quite honestly, I'm going to be11·


· · ··     100-percent transparent.12·


· · · · · ·          A lot of that came, because we couldn't find13·


· · ··     enough -- we couldn't find maintenance workers or14·


· · ··     all of that.··A couple situations -- we corrected15·


· · ··     all of them, but what we found was that,16·


· · ··     in remote locations, we didn't have a strong17·


· · ··     enough presence.18·


· · · · · ·          And we could not backfill and bring the19·


· · ··     type of, honestly, service to our residents.20·


· · ··     We actually fired ourselves, and we got someone21·


· · ··     else, who was a major player in that market,22·


· · ··     to manage it for us.··So --23·


· · · · · ·          COMMISSIONER WALKER:··And I should ask,24·


· · ··     because I realize we're self-managing,25·
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· · ··     Mr. Alexander, but I just kind of want to get a·1·


· · ··     flavor for how they looked at the deal.·2·


· · · · · ·          So I should clarify.·3·


· · · · · ·          MR. JONES:··Sure.·4·


· · · · · ·          COMMISSIONER WALKER:··My other question --·5·


· · ··     any of your projects defaulted or ever go into·6·


· · ··     foreclosure?·7·


· · · · · ·          MR. JONES:··No.·8·


· · · · · ·          COMMISSIONER WALKER:··Those are my two main·9·


· · ··     questions, Commissioner.10·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.··Any other11·


· · ··     questions?··Comments?12·


· · · · · ·          Commissioner Green.13·


· · · · · ·          COMMISSIONER GREEN:··So, how did you find14·


· · ··     this deal, and, how did you bring it to the15·


· · ··     housing authority?16·


· · · · · ·          MR. JONES:··That's a great, great question.17·


· · · · · ·          So we met with Dwayne last year and his team,18·


· · ··     and we really talked about kind of your mission.19·


· · ··     But it wasn't really a road map to say,20·


· · ··     "Hey, the project needs to look like this.21·


· · ··     It needs to fit in these spots."22·


· · · · · ·          We had some general ideas, but it was pretty23·


· · ··     loose.··So, over the last -- I'm going to say --24·


· · ··     ten months, we've been looking.25·
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· · · · · ·          And it's a strange market.··It sort of·1·


· · ··     resembles -- if you think about a single-family --·2·


· · ··     and I'm going to get to your question.·3·


· · ··     So the context of -- sellers have an expectation·4·


· · ··     up here, but, as interest rates have gone up,·5·


· · ··     what makes sense goes lower and lower.·6·


· · · · · ·          So the gap between buy and sell has gotten·7·


· · ··     very brief.··So we've literally been looking at·8·


· · ··     projects for the last ten months.·9·


· · · · · ·          A few we brought that we thought rose to10·


· · ··     -- and that conversation back and forth11·


· · ··     working with Mr. Alexander and his team --12·


· · ··     "That's not quite it.··You've got to do this."13·


· · · · · ·          And so we finally got to this one that14·


· · ··     we got.15·


· · · · · ·          "Ah, this one fits."16·


· · · · · ·          But we still had an issue, because the market17·


· · ··     rate developers are honestly willing to spend a18·


· · ··     little bit more, because they want to push the19·


· · ··     rates up quite -- quite a bit.20·


· · · · · ·          So out of that came a discussion about,21·


· · ··     even though -- and -- and our price that we landed22·


· · ··     on was not the highest offer price.··So that then23·


· · ··     became a discussion with the seller on likelihood24·


· · ··     of execution.25·
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· · · · · ·          So, taking advantage of the unstable markets·1·


· · ··     that our colleague, Piper Sandler, talked about,·2·


· · ··     that equity is all over the place now.·3·


· · ··     Numbers are moving interest rates.·4·


· · · · · ·          And this essential function bond --·5·


· · ··     we had to sell it, and so us, along with the·6·


· · ··     Piper Sandler Team, spoke.··We had --·7·


· · ··     I've been doing this 30 years.·8·


· · · · · ·          We had calls -- four calls with a broker and·9·


· · ··     a seller on this and why they should select us,10·


· · ··     as opposed to a number that was higher than --11·


· · ··     than our number.12·


· · · · · ·          And so Berkadia, who we also have a13·


· · ··     long-standing relationship and have done a lot of14·


· · ··     deals with them, brought it to us.··We kind of15·


· · ··     believed in the essential function bond story,16·


· · ··     even with us not doing a deal together before and17·


· · ··     them not really knowing a lot about this18·


· · ··     essential function bond structure.19·


· · · · · ·          That's what we had to sell, and that's why20·


· · ··     we're at the table now.21·


· · · · · ·          COMMISSIONER GREEN:··Are you looking at22·


· · ··     market rate deals in Jacksonville or23·


· · ··     Northeast Florida, as well?24·


· · · · · ·          MR. JONES:··Yes.··We're looking at ground up25·
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· · ··     development deals as well as deals -- other deals·1·


· · ··     like this that fit the essential function bond·2·


· · ··     model.·3·


· · · · · ·          COMMISSIONER WALKER:··Commissioner, one other·4·


· · ··     question.·5·


· · · · · ·          Is this deal under -- do you have it under·6·


· · ··     contract, or are we still --·7·


· · · · · ·          MR. JONES:··So we're under letter of intent.·8·


· · · · · ·          COMMISSIONER WALKER:··-- okay.·9·


· · · · · ·          MR. JONES:··We are negotiating,10·


· · ··     Mr. Alexander, with your law firm.11·


· · ··     We're negotiating comments back and forth.12·


· · ··     We need to move a little quicker in that13·


· · ··     negotiation, but we -- we -- we are actively14·


· · ··     working on that.15·


· · · · · ·          We're all balancing a lot of things now,16·


· · ··     but it's not under contract.··But it's close to17·


· · ··     it.18·


· · · · · ·          COMMISSIONER WALKER:··And, Mr. Alexander,19·


· · ··     is this OGC or outside counsel?20·


· · · · · ·          CEO:··Outside counsel, BMO.21·


· · · · · ·          COMMISSIONER WALKER:··BMO, okay.22·


· · · · · ·          CHAIRWOMAN HOROVITZ:··I just have a question23·


· · ··     kind of following up on Commissioner Green's24·


· · ··     comments.25·
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· · · · · ·          I think we had three approved developers,·1·


· · ··     and Integral brought us a couple of deals.·2·


· · · · · ·          Would it make sense for this committee to·3·


· · ··     look at every deal that's brought, if they're only·4·


· · ··     a handful of deals brought per year?·5·


· · · · · ·          We have these trusted developer partners.·6·


· · ··     It might make sense that we could either do a·7·


· · ··     fast, "Yes," or, you know, "No," or, "Let's look·8·


· · ··     at it a little bit more closely."·9·


· · · · · ·          What does the group think?10·


· · · · · ·          COMMISSIONER WALKER:··Commissioner,11·


· · ··     I don't disagree with that at all.··I like --12·


· · ··     going back to where we were, we had prolonged13·


· · ··     conversations around the scorecard and setting14·


· · ··     the high level policy.15·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Right.16·


· · · · · ·          COMMISSIONER WALKER:··I appreciate the17·


· · ··     details and the chance to ask the questions.18·


· · ··     I think that's important, but I go back to this.19·


· · ··     If the scorecard is truly the policy that we've20·


· · ··     set and the scorecard comes out showing that this21·


· · ··     is a positive project and our Executive Team is22·


· · ··     saying, "We should proceed along with our23·


· · ··     advisers --" if we have trusted partners that we24·


· · ··     want to keep doing repeat things with, I agree.25·
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· · · · · ·          I think we should look at potentially·1·


· · ··     streamlining the, "Yes," "No," appreciating·2·


· · ··     we've got three deals to review.··We're 40 minutes·3·


· · ··     into it.·4·


· · · · · ·          I'm really good with that.··I think your·5·


· · ··     point is well-taken, which is, if there's multiple·6·


· · ··     deals from the same group, we could certainly look·7·


· · ··     at looking at them all together.·8·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··I think so, too.·9·


· · · · · ·          MR. JONES:··And we would -- if you don't10·


· · ··     mind, we would love to have the opportunity as we11·


· · ··     go through the first process to figure out sort of12·


· · ··     what the best practices are and how we can respond13·


· · ··     quickly to the market and stay with -- inside your14·


· · ··     box.15·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.16·


· · · · · ·          And I think we should discuss the scorecard17·


· · ··     more as a board on Monday.··I think that we're18·


· · ··     going to get to a point where it becomes not19·


· · ··     irrelevant, but, as our portfolio kind of20·


· · ··     shifts, we might need to shift our priorities.21·


· · · · · ·          But we can spend more time on that.22·


· · ··     I don't have anymore questions.23·


· · · · · ·          Thank you so much for being such a good24·


· · ··     partner --25·
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· · · · · ·          MR. JONES:··Thank you.··Thank you for having·1·


· · ··     us.·2·


· · · · · ·          CHAIRWOMAN HOROVITZ:··-- and for all the work·3·


· · ··     you do in affordable housing.·4·


· · · · · ·          Are there any other comments for the·5·


· · ··     Integral Team?·6·


· · · · · ·          COMMISSIONER BROCK:··No.·7·


· · · · · ·          COMMISSIONER GREEN:··No.·8·


· · · · · ·          MR. JONES:··Thank you.·9·


· · · · · ·          CHAIRWOMAN HOROVITZ:··And so we're not voting10·


· · ··     on this resolution.11·


· · · · · ·          But, do we have any other discussion on this?12·


· · · · · ·          COMMISSIONER WALKER:··So I think the only --13·


· · ··     are we going to move to recommend to the full14·


· · ··     board?15·


· · · · · ·          I guess that's my question, which is,16·


· · ··     I'd like to hear -- like this is the detailed17·


· · ··     conversation here.··I'd like to get any of those18·


· · ··     questions from us and hash those out so we don't19·


· · ··     have a 6-hour board meeting next Monday.20·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··I agree.21·


· · · · · ·          I just have one more question.22·


· · · · · ·          And, Tanya, are you still on the line?23·


· · · · · ·          (no response)24·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Tanya, can you hear me25·
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· · ··     or anyone from CSG?·1·


· · · · · ·          MS. GRAHAM:··Nicole Graham --·2·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Hi, Nicole.·3·


· · · · · ·          MS. GRAHAM:··-- and Tanya is on, as well.·4·


· · · · · ·          MS. DEMPSEY:··I'm waiting patiently.·5·


· · ··     Sorry.·6·


· · · · · ·          CHAIRWOMAN HOROVITZ:··No worries.·7·


· · · · · ·          MS. DEMPSEY:··I totally was here, but I'm·8·


· · ··     going to let Nicole talk.··Because she --·9·


· · ··     she did most of the analysis on this, but we do10·


· · ··     -- we do have some comments.11·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··Perfect.12·


· · ··     Thank you.13·


· · · · · ·          Go ahead, Nicole.14·


· · · · · ·          MS. GRAHAM:··Okay.··Yes.··Thank you.15·


· · · · · ·          So we did take a look at the proposal and did16·


· · ··     provide a written response on that.··So, as a --17·


· · ··     you know, as a -- as a project, right, the --18·


· · ··     certainly achieving the affordability goals and19·


· · ··     protecting the affordability of the units that20·


· · ··     will be set aside at 60 percent of AMI --21·


· · ··     that part looks really good.22·


· · · · · ·          We do want to -- you know, our impression of23·


· · ··     the deal, as proposed -- we were -- we actually,24·


· · ··     you know, recommend against the deal as proposed.25·
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· · · · · ·          And so, you know, we -- we did look at an·1·


· · ··     alternative in which there was more of what we·2·


· · ··     consider reasonable compensation to the developer,·3·


· · ··     and that's the -- you know, that's the version·4·


· · ··     that we would be -- you know, that we would be·5·


· · ··     prepared to recommend.·6·


· · · · · ·          But -- but I will say that, too, is really·7·


· · ··     subject to the board's sort of willingness to·8·


· · ··     absorb quite a bit of risk in this transaction.·9·


· · · · · ·          Right?10·


· · · · · ·          So, just to highlight those risks right now,11·


· · ··     this is structured where the housing authority --12·


· · ··     you know, it's your full faith and credit that are13·


· · ··     supporting these bonds.14·


· · · · · ·          The -- the projections look good, right,15·


· · ··     provided the, you know, incomes and the rents kind16·


· · ··     of keep going up.17·


· · · · · ·          So, you know, you have a risk of --18·


· · ··     you know, there could be a risk of --19·


· · ··     well, there is a risk of market downturn.20·


· · ··     Whether that happens is really sort of --21·


· · ··     you know, that's up to the markets and things that22·


· · ··     none of us can control.23·


· · · · · ·          So we want to make sure that you're aware of24·


· · ··     that, right, that there's -- there is market risk25·
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· · ··     associated with this, and there -- you know,·1·


· · ··     as the -- what's being requested is 100-percent·2·


· · ··     financing.··And so that -- that leaves it all on·3·


· · ··     the housing authority's shoulders.·4·


· · · · · ·          Dwayne, do you want us to go into the·5·


· · ··     details of the financial proposal that we·6·


· · ··     recommended?·7·


· · · · · ·          CEO:··That's up --·8·


· · · · · ·          COMMISSIONER GREEN:··We're here.·9·


· · · · · ·          We might as well, right?10·


· · · · · ·          CEO:··Yes.11·


· · · · · ·          COMMISSIONER WALKER:··I'm sorry?12·


· · · · · ·          COMMISSIONER GREEN:··We're here.··We might as13·


· · ··     well.14·


· · · · · ·          CEO:··Yes.15·


· · · · · ·          MS. GRAHAM:··Sure.··So the -- the terms of16·


· · ··     what we reviewed included compensation to17·


· · ··     Integral based on a 5 percent cash acquisition fee18·


· · ··     or 5 percent of the acquisition fee paid to19·


· · ··     Integral, as well as ongoing asset management fees20·


· · ··     and a $4,000,000 Note that would need to be repaid21·


· · ··     prior to basically a sale or refinance.22·


· · · · · ·          So the debt that JHA would be issuing under23·


· · ··     the current structure, right, is a ten-year24·


· · ··     interest only bond.··So, at the end of ten years,25·
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· · ··     those bondholders need to be repaid.·1·


· · · · · ·          And so the -- the idea would be for JHA·2·


· · ··     to be paying interest-only payments during that·3·


· · ··     entire ten years, rather than say amortizing,·4·


· · ··     which is a much more typical structure --·5·


· · ··     amortizing over, you know, 35 or 40 years,·6·


· · ··     right, where you're always sort of paying this·7·


· · ··     down.·8·


· · · · · ·          As it's proposed, you're not paying anything·9·


· · ··     down.··So, at the end of ten years, you need to10·


· · ··     have sufficient revenue to -- to borrow against11·


· · ··     that at your -- you know, at the end of Year 1012·


· · ··     and make sure that that's enough to repay the13·


· · ··     bonds that you issued.14·


· · · · · ·          And, also, you know, the way that the deal is15·


· · ··     structured right now, it also needs to be16·


· · ··     sufficient to pay this Note to Integral.17·


· · · · · ·          In our opinion, the compensation to the18·


· · ··     developer is well outside of what we would think19·


· · ··     is reasonable based on the role that we understand20·


· · ··     Integral is playing as proposed.21·


· · · · · ·          Right?22·


· · · · · ·          So the -- you know, Integral did a great job23·


· · ··     of like finding the transaction, bringing it to24·


· · ··     the housing authority.··The housing authority25·
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· · ··     would be property managing it and is taking all·1·


· · ··     of the financial risk.·2·


· · · · · ·          Right?·3·


· · · · · ·          So it's JHA that's issuing the bonds.·4·


· · ··     It's JHA that's required -- that will be on the·5·


· · ··     hook to repay the bonds in the event there is a·6·


· · ··     market downturn and in the event, you know,·7·


· · ··     expenses go through the roof.·8·


· · · · · ·          You know, we've seen -- you know, we have·9·


· · ··     other clients where the, you know, insurance costs10·


· · ··     have -- have gone up tremendously.11·


· · · · · ·          Right?12·


· · · · · ·          So, if that happens, right, then you'll have13·


· · ··     less cash flow to be able to support that debt to14·


· · ··     take out of your very large and significant15·


· · ··     investment.16·


· · · · · ·          So, from our perspective, the JHA would want17·


· · ··     to first make sure that the terms are reasonable.18·


· · ··     As proposed now, we don't believe they are.19·


· · · · · ·          And then, two, make sure that -- you know,20·


· · ··     that you-all are on the same page in terms of the21·


· · ··     -- you know, the risk that you have and that you22·


· · ··     still want to do the deal knowing that, you know,23·


· · ··     "Hey.··There could be a market downturn.24·


· · ··     There could be -- you know, insurance costs could25·
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· · ··     triple," or, you know, there could be some other,·1·


· · ··     you know, major thing that is really just --·2·


· · ··     that eats into that cash flow and means that at·3·


· · ··     Year 10 you're not able to raise as much money as·4·


· · ··     is needed to pay down this debt, which means you·5·


· · ··     will need to, you know, come up with sort of·6·


· · ··     capital subsidy for the units.·7·


· · · · · ·          And so, from a policy perspective,·8·


· · ··     that may be completely, you know, within --·9·


· · ··     it is our mission.10·


· · · · · ·          Right?11·


· · · · · ·          So, you know, that may be perfectly12·


· · ··     acceptable, but, you know, we think that's a13·


· · ··     conversation that should be highlighted.14·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.15·


· · · · · ·          MS. GRAHAM:··Just one of two other additions.16·


· · ··     One is we're recommending that 100 percent17·


· · ··     of the cash flow be escrowed to assist in the18·


· · ··     repayment of the ten-year borrowing.··It provides19·


· · ··     additional protection for the housing agency.20·


· · · · · ·          And, to address one of the other21·


· · ··     Commissioner's concern about affordability,22·


· · ··     we are recommending that 147 units be restricted23·


· · ··     to 60 percent of AMI through one of the other24·


· · ··     legal documents.25·
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· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.·1·


· · · · · ·          I have a number of comments.··I think the·2·


· · ··     whole room has comments.·3·


· · · · · ·          Do we want to let the Integral Team --·4·


· · · · · ·          COMMISSIONER WALKER:··I would -- if I may,·5·


· · ··     unless there is a substantive financial comment·6·


· · ··     you guys would like to make, I'd like to not --·7·


· · · · · ·          MR. BRANTLEY:··There is.·8·


· · · · · ·          COMMISSIONER WALKER:··-- there is?·9·


· · · · · ·          MR. BRANTLEY:··Yes.10·


· · · · · ·          MR. JONES:··Yes.11·


· · · · · ·          CHAIRWOMAN HOROVITZ:··I believe that we12·


· · ··     discussed these and have already made those13·


· · ··     adjustments; is that not right?14·


· · · · · ·          That was my understanding.15·


· · · · · ·          CEO:··Yes.16·


· · · · · ·          CHAIRWOMAN HOROVITZ:··So what was presented17·


· · ··     by Nicole -- that was an original model,18·


· · ··     and so that has since been --19·


· · · · · ·          COMMISSIONER WALKER:··I'm glad to hear that.20·


· · · · · ·          CHAIRWOMAN HOROVITZ:··-- right.··Okay.21·


· · ··     So I have more comments on that, but, please22·


· · ··     go ahead, Daryl.23·


· · · · · ·          MR. JONES:··Yes.··So I want to --24·


· · ··     I wanted to address several things.··So, first of25·
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· · ··     all, they are correct.·1·


· · · · · ·          For the bonds -- the structure -- there is no·2·


· · ··     mandatory redemption.··The way the essential·3·


· · ··     function bonds are structured, half the cash flow·4·


· · ··     goes to reduce the principal on the bond.·5·


· · · · · ·          So, although it's interest-only mandatory,·6·


· · ··     there is reduction of principal balance as you go.·7·


· · · · · ·          MR. EDGAR:··7 1/2 million over 15 years.·8·


· · · · · ·          MR. JONES:··7 1/2 million --·9·


· · · · · ·          MR. EDGAR:··Over 15 years.10·


· · · · · ·          MR. JONES:··-- right, over 15.··So that's not11·


· · ··     an insignificant number.··It certainly speaks to12·


· · ··     risk.13·


· · · · · ·          I also want to speak to risk.··It's14·


· · ··     something we've thought a lot about.··So, one,15·


· · ··     insurance.··I think the hypothetical about,16·


· · ··     "What if insurance triples --" well, we've already17·


· · ··     more than doubled in our pro forma what the18·


· · ··     current insurance is and increased it19·


· · ··     significantly over time.··So some of those things20·


· · ··     we did try to -- try to think about.21·


· · · · · ·          As Piper Sandler mentioned, the current22·


· · ··     interest rate is 4-and-a-quarter.··We have it at23·


· · ··     4.65.··It's also cushioned inside the deal.24·


· · · · · ·          But one really, really large one I do want to25·
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· · ··     talk about, because it speaks to your risk.·1·


· · ··     And you are the owner.··You do absorb the risk.·2·


· · · · · ·          This community -- close to 2 1/2 million·3·


· · ··     dollars has been put into it just from what the·4·


· · ··     eyeball can see, and this is before doing any·5·


· · ··     Property Condition Report.·6·


· · · · · ·          We think there's somewhere between a·7·


· · ··     million-and-a-half to 2 1/2 million that we can·8·


· · ··     identify, and that was most important.·9·


· · ··     Any reasonable buyer would see.10·


· · · · · ·          So, from talking to the broker and our offer11·


· · ··     they accepted, we told them we underwrote12·


· · ··     2 1/2 million dollars, $10,000 a unit,13·


· · ··     even though we have 5,000,000 $20,000 units14·


· · ··     inside.15·


· · · · · ·          So that is cushioned to do -- you can use16·


· · ··     for capital reserve.··You can use for operating17·


· · ··     deficit reserve, but it's to keep the housing18·


· · ··     authority out of trouble moving forward.19·


· · · · · ·          If we do, during our due diligence,20·


· · ··     find that there's more than a 2 1/2 million21·


· · ··     dollars per unit (sic), that gives us ground to go22·


· · ··     back to the seller, and, in a price reduction --23·


· · ··     if the sewer lines -- whatever it might be --24·


· · ··     we don't take the dollars that we put in the25·
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· · ··     pro forma.··That then comes from the sellers and·1·


· · ··     purchase price.·2·


· · · · · ·          At the end of the day, this only works·3·


· · ··     we think if there is a cushion, because none of us·4·


· · ··     knows what the future may be.··And that's our·5·


· · ··     approach as to how we underwrite these·6·


· · ··     transactions.·7·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Walker.·8·


· · · · · ·          COMMISSIONER WALKER:··I appreciate all of·9·


· · ··     that.10·


· · · · · ·          What about the fees?11·


· · · · · ·          To me, it sounds like there is a discussion12·


· · ··     that I'm not privy to.13·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··And I'm sorry.14·


· · ··     I have a lot of questions, also.15·


· · · · · ·          COMMISSIONER WALKER:··That's okay.16·


· · · · · ·          I'm good with that, but that's a big point17·


· · ··     for me.18·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.19·


· · · · · ·          COMMISSIONER WALKER:··So it was --20·


· · · · · ·          MR. JONES:··Can I speak?21·


· · · · · ·          Yeah.··There is an adjustment.··I'll speak22·


· · ··     generally to that.23·


· · · · · ·          COMMISSIONER WALKER:··-- thank you.24·


· · · · · ·          MR. JONES:··So, from Piper Sandler and25·
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· · ··     others, there is a market for essential function·1·


· · ··     bonds is our role inside these deals.·2·


· · · · · ·          In between 4 and 5 percent -- we had a·3·


· · ··     discussion about that.··We have agreed to reduce·4·


· · ··     our fees to that 4-percent level.·5·


· · · · · ·          What's really important -- and I don't want·6·


· · ··     to get lost in this -- at the end of the day,·7·


· · ··     there are bond buyers who finance this·8·


· · ··     transaction.·9·


· · · · · ·          Part of the premise -- the way essential10·


· · ··     function bond deals are done -- is that you have11·


· · ··     a professional development partner inside the deal12·


· · ··     along with the housing authority, whose incentive13·


· · ··     is to make sure the deal does well.14·


· · · · · ·          We don't get -- if the deal doesn't do well,15·


· · ··     besides our acquisition fee up front, we don't get16·


· · ··     anything at all.··So it is structured so that17·


· · ··     there are incentives for the developer along the18·


· · ··     way.19·


· · · · · ·          What we've tried to do -- not just talk with20·


· · ··     Piper Sandler, but other investment bankers --21·


· · ··     whatever the market is, whatever is going to be22·


· · ··     attractive to those bond buyers, that's the way23·


· · ··     it's structured.··No more.··No less.··No different24·


· · ··     than, on a tax credit deal, that where 15 percent25·
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· · ··     is the norm.··We're not going to ask for 20,·1·


· · ··     but, you know, 10 percent doesn't make any sense·2·


· · ··     either.·3·


· · · · · ·          So same -- same concept.·4·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Was the Note also·5·


· · ··     removed?·6·


· · · · · ·          I know we talked about a lot of the --·7·


· · · · · ·          MR. EDGAR:··Yes.··That's been removed.·8·


· · · · · ·          MR. JONES:··No.··The Note -- no.··We did not·9·


· · ··     talk about the Note.10·


· · · · · ·          COMMISSIONER WALKER:··So, Commissioner,11·


· · ··     if I may.12·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes, please.13·


· · · · · ·          COMMISSIONER WALKER:··So I'm in this world a14·


· · ··     lot.15·


· · · · · ·          MR. JONES:··Yes.16·


· · · · · ·          COMMISSIONER WALKER:··And this is absolutely17·


· · ··     a pet peeve to me.18·


· · · · · ·          MR. JONES:··Okay.19·


· · · · · ·          COMMISSIONER WALKER:··It's a big pet peeve.20·


· · · · · ·          Due respect to the developer, with no21·


· · ··     financial risk whatsoever, you're asking the22·


· · ··     housing authority to take on a $4,000,00023·


· · ··     obligation solely based on future performance.24·


· · · · · ·          Unless there is true financial risk alongside25·







Page 59


· · ··     of the housing authority -- and I think Tanya and·1·


· · ··     Nicole are hinting at this -- operating deficit·2·


· · ··     guarantees, debt service guarantees --·3·


· · ··     I am adamantly opposed to any Note.·4·


· · · · · ·          And I respectfully will vote to not recommend·5·


· · ··     this transaction unless there is some skin in the·6·


· · ··     game -- true skin in the game -- from my·7·


· · ··     development partners.·8·


· · · · · ·          MR. JONES:··Happy to talk about that.·9·


· · · · · ·          COMMISSIONER WALKER:··Well, respectfully,10·


· · ··     we're here I think to -- I think this is a11·


· · ··     conversation we need to have.12·


· · · · · ·          If we need to take a recess to let you guys13·


· · ··     talk about it, I am open to that.14·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Right.15·


· · · · · ·          COMMISSIONER WALKER:··But I am --16·


· · ··     absent that, absent true skin in the game from our17·


· · ··     partners, I am adamantly opposed to, you know,18·


· · ··     what are essentially future profits on a deal19·


· · ··     where we have 100 percent of the risk.20·


· · · · · ·          MR. JONES:··Okay.··Fair enough.21·


· · · · · ·          Kareem and I cannot make that decision22·


· · ··     ourselves.··So --23·


· · · · · ·          COMMISSIONER WALKER:··Understood.24·


· · · · · ·          MR. JONES:··-- we may need to do that.25·
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· · · · · ·          CHAIRWOMAN HOROVITZ:··I think that's a·1·


· · ··     great idea.·2·


· · · · · ·          Who needs to be in that conversation who's in·3·


· · ··     this room that might be able to step out as we·4·


· · ··     move on to the next resolution?·5·


· · · · · ·          Can we make a little progress?·6·


· · · · · ·          MR. JONES:··Sure.·7·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Do we need to have the·8·


· · ··     Finance Team maybe included, or is that an·9·


· · ··     internal discussion for your team?10·


· · · · · ·          MR. JONES:··No.··It's -- I think it's an11·


· · ··     internal discussion for our team, initially.12·


· · ··     Then we may need to --13·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Sure.··Just to see if14·


· · ··     you're open to what we're discussing here,15·


· · ··     I think that would be a good use of --16·


· · ··     we'll be here for the next 2 hours.17·


· · · · · ·          MR. MILFORD:··I just wanted to weigh in from18·


· · ··     bond counsel.··This -- this is the first I'm19·


· · ··     hearing of this transaction, in particular,20·


· · ··     and the name, "essential function bonds."21·


· · · · · ·          But I've heard these types of structures22·


· · ··     proposed on other deals, and this is something23·


· · ··     that is a very tax intensive analysis on our part.24·


· · · · · ·          We will have to review all of the details of25·
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· · ··     what's being proposed to make sure that the·1·


· · ··     relationship with the developer is not something·2·


· · ··     that rises to the level of what we call,·3·


· · ··     "private business use of the bonds."·4·


· · · · · ·          So this is something that we'll need to take·5·


· · ··     a very close look at to make sure that the bonds·6·


· · ··     can be issued tax-exempt.·7·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··And, before·8·


· · ··     Commissioner Walker, just to clarify, this is the·9·


· · ··     first that you're hearing of this deal?10·


· · · · · ·          And I think we talked about this before as a11·


· · ··     board.··When we have our -- my recommendation12·


· · ··     would be, when we have experts, lawyers,13·


· · ··     all of these different consultants, we need to be14·


· · ··     engaging every one appropriately and in a timely15·


· · ··     manner so we're not coming to a meeting as a team16·


· · ··     when we haven't had our partner, you know,17·


· · ··     caught up and able to give a recommendation when18·


· · ··     we're in this room together.19·


· · · · · ·          Commissioner Walker.20·


· · · · · ·          COMMISSIONER WALKER:··No.··I agree.21·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.22·


· · · · · ·          So I think that we are done with the23·


· · ··     discussion on this resolution.··We're going to let24·


· · ··     our developer partner step out and have a25·
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· · ··     discussion.·1·


· · · · · ·          And then maybe we'll have an update at the·2·


· · ··     end of the meeting; is that all right?·3·


· · · · · ·          MR. JONES:··Yes.··Thank you.·4·


· · · · · ·          COMMISSIONER WALKER:··Commissioner,·5·


· · ··     can I request a 5-minute recess?·6·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··Absolutely.·7·


· · · · · ·          We'll take a 5-minute recess.··Thank you.·8·


· · · · · ·          (A recess was taken.)·9·


· · · · · ·          (The recess concluded.)10·


· · · · · ·          CHAIRWOMAN HOROVITZ:··I'll call the meeting11·


· · ··     back to order.12·


· · · · · ·          All right.··I am going to introduce the next13·


· · ··     resolution.··For the record, we're moving14·


· · ··     Resolution JHA-30 to the end of the meeting,15·


· · ··     and perhaps we'll have an update from our16·


· · ··     partners.17·


· · · · · ·          We're going to be moving to Resolution18·


· · ··     JHA-31 (sic).19·


· · · · · ·          Mr. Alexander, sorry.··I thought you were20·


· · ··     sitting.21·


· · · · · ·          CEO:··Yes.22·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Mr. Alexander --23·


· · ··     and I'll speak very slowly -- if you could,24·


· · ··     please introduce the resolution.25·
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· · · · · ·          COMMISSIONER WALKER:··I love it.·1·


· · · · · ·          CEO:··This is JHA-31?·2·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes, please.·3·


· · · · · ·          CEO:··Commissioners, thank you.·4·


· · · · · ·          JHA-31 --·5·


· · · · · ·          CHAIRWOMAN HOROVITZ:··I'm so sorry.·6·


· · ··     We wanted to move JHA-32.·7·


· · · · · ·          CFO:··-32.·8·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes, please.·9·


· · · · · ·          CEO:··We're on -32?10·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes, please.11·


· · · · · ·          CEO:··Okay.··Thank you.12·


· · · · · ·          So, Commissioners, JHA-32 -- this deal is13·


· · ··     with Tre Bel, which is the Ramona Lofts property.14·


· · ··     This property here is -- this property here is for15·


· · ··     431 units.··New construction.16·


· · · · · ·          We're looking about half or 50 percent of the17·


· · ··     units being 50 percent or less AMI, the various18·


· · ··     variations of 50 and 60 percent.19·


· · · · · ·          I have the Finance Team here to go through20·


· · ··     the whole entire process to tell you how we got to21·


· · ··     this point.22·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.23·


· · · · · ·          And I'd just like to make a comment on this24·


· · ··     deal before the team goes through.25·
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· · · · · ·          I really like this deal.··It really touches·1·


· · ··     on a lot.··We've talked about having·2·


· · ··     mixed-income.··I think that we all feel very·3·


· · ··     strongly about having income in the same·4·


· · ··     development.·5·


· · · · · ·          And I know this developer and this group,·6·


· · ··     and they have a great reputation.··I'm sure·7·


· · ··     they'll speak to that.··So I'm excited to hear·8·


· · ··     more about the financials.·9·


· · · · · ·          CEO:··Thank you.10·


· · · · · ·          MR. EDGAR:··Okay.··All right.11·


· · · · · ·          Commissioners, again, thanks for having us12·


· · ··     here to discuss Ramona Lofts.··This will be a new13·


· · ··     construction project.··We're extremely excited14·


· · ··     to have wonderful financing partners with15·


· · ··     Cohen Esrey, and we have Mr. Stan Waterhouse16·


· · ··     here representing Cohen Esrey and potentially some17·


· · ··     deal mates online?18·


· · · · · ·          Possibly?19·


· · · · · ·          MR. WATERHOUSE:··Probably not.20·


· · · · · ·          MR. EDGAR:··Probably not.··Just Stan21·


· · ··     representing them.22·


· · · · · ·          MR. WATERHOUSE:··I'm all alone.23·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Just a comment on24·


· · ··     Cohen Esrey.··They're a developer or a partner out25·
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· · ··     of Kansas City -- really, really strong·1·


· · ··     reputation.··I have consultants out of Kansas City·2·


· · ··     -- just have done a ton of affordable housing·3·


· · ··     projects and just really well-respected.·4·


· · · · · ·          So just a little background.·5·


· · · · · ·          MR. EDGAR:··Absolutely.··And we'd love to·6·


· · ··     have, in a moment or two, Stan to come up and give·7·


· · ··     a little story about the firm and what they do.·8·


· · · · · ·          And we also have Jonathan Vilma and the team·9·


· · ··     members here representing Tre Bel Housing.10·


· · ··     We also want to have Jonathan, in a moment or two,11·


· · ··     come up and tell a little bit about his team and12·


· · ··     their story, as well.··But two great developers13·


· · ··     and financing partners that we're excited to work14·


· · ··     with.15·


· · · · · ·          CHAIRWOMAN HOROVITZ:··And by, "team,"16·


· · ··     he doesn't mean football.17·


· · · · · ·          MR. EDGAR:··Right.18·


· · · · · ·          (People laughed.)19·


· · · · · ·          MR. EDGAR:··So we've got a lot of initial20·


· · ··     renderings on the property.··I believe it should21·


· · ··     be at least six, four-story multifamily.22·


· · ··     In total, we said 431 units.23·


· · · · · ·          It's located also in similar proximity24·


· · ··     to the aforementioned property, Westwood,25·
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· · ··     on the westside here in one of our designated·1·


· · ··     ZIP Codes where we're seeking additional·2·


· · ··     affordability.·3·


· · · · · ·          The project scored very well in terms of·4·


· · ··     access to all the health care, you know,·5·


· · ··     not being in a food desert.··So access to·6·


· · ··     supermarkets and as well as educational·7·


· · ··     opportunities.·8·


· · · · · ·          So it scored well there.··The property wasn't·9·


· · ··     -- I don't believe -- in a DDA or a difficult10·


· · ··     development area or a Qualified Census Tract,11·


· · ··     QCT, but, again, we're very fortunate to12·


· · ··     have Cohen Esrey here as a financing partner which13·


· · ··     will be able to kind of bridge some of that14·


· · ··     economic gap.15·


· · · · · ·          A quick look at the parcel in and of itself.16·


· · ··     It's on Ramona Boulevard located at the17·


· · ··     intersection of I-10 and I-95.··Again, really easy18·


· · ··     to commute right onto the main highway there.19·


· · · · · ·          And the land has been secured I believe20·


· · ··     through optionality by Tre Bel and Cohen Esrey,21·


· · ··     and it's ready to be developed.22·


· · · · · ·          CHAIRWOMAN HOROVITZ:··I'm sorry.23·


· · · · · ·          Question on census tract, because I just deal24·


· · ··     in that world a lot.25·
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· · · · · ·          Is it not a Qualified Census Tract·1·


· · ··     according to HUD?·2·


· · · · · ·          It's certainly Distressed Census Tract.·3·


· · · · · ·          MR. EDGAR:··If you just go by HUD's·4·


· · ··     website, that specific ZIP Code didn't fall within·5·


· · ··     the QCT or DDA.·6·


· · · · · ·          So, in terms of a basis boost to a tax credit·7·


· · ··     property, it doesn't qualify for the 130 or the·8·


· · ··     125s.·9·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you for10·


· · ··     clarifying.11·


· · · · · ·          MR. EDGAR:··Sure.··But economically it passes12·


· · ··     very well.13·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.14·


· · · · · ·          MR. EDGAR:··Lots of details.··So bond15·


· · ··     financing will also be utilized for this project.16·


· · ··     This time, instead of an essential function bond,17·


· · ··     which is financing 100 percent of the total deal18·


· · ··     cost, talking to Cohen Esrey and team,19·


· · ··     we'll look more to a 70 to 80-percent20·


· · ··     loan-to-total value or loan-to-total cost,21·


· · ··     meaning that equity will come into the deal.22·


· · · · · ·          Now the Jacksonville Housing Authority will23·


· · ··     not be putting in equity or not be putting in cash24·


· · ··     value, cash capital into the deal.··That will be25·
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· · ··     brought by Stan and Cohen Esrey and his team.·1·


· · · · · ·          So they'll bring tax credit or equity into·2·


· · ··     the deal, during the construction process,·3·


· · ··     and then we'll line up pick up financing,·4·


· · ··     approved financing close to the construction·5·


· · ··     period.··And Stan and team at Cohen Esrey are·6·


· · ··     responsible effectively for that process.·7·


· · · · · ·          CHAIRWOMAN HOROVITZ:··I have a question.·8·


· · · · · ·          MR. EDGAR:··Sure.·9·


· · · · · ·          CHAIRWOMAN HOROVITZ:··I think we were talking10·


· · ··     about this in our last acquisition meeting.11·


· · ··     We were talking about policy for the housing12·


· · ··     authority and like policy on LTV.13·


· · · · · ·          I think we said 85, 90.··I don't recall.14·


· · ··     Maybe if someone from the CSG Team -- I think they15·


· · ··     are working on our policy on financing.16·


· · · · · ·          What was our policy on LTV?17·


· · · · · ·          And then we said we'd go outside policy.18·


· · · · · ·          But, do you recall what that was?19·


· · · · · ·          I know this fits within that, an 80 LTV.20·


· · · · · ·          Does anyone recall?21·


· · · · · ·          And we can pull it up.22·


· · · · · ·          MR. EDGAR:··Tanya and Nicole are on the line.23·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··Thank you.24·


· · · · · ·          MR. EDGAR:··Sure.25·
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· · · · · ·          The good thing is, again, with that essential·1·


· · ··     function bond, that qualifies for the full cost of·2·


· · ··     the construction, plus additional soft costs and·3·


· · ··     legal fees, architectural engineering, et cetera.·4·


· · · · · ·          That will be last year's.··It's more·5·


· · ··     conservative.··So this deal is more conservatively·6·


· · ··     modeled, and, again, the financials will speak to·7·


· · ··     this.·8·


· · · · · ·          So Cohen Esrey will provide the construction·9·


· · ··     guarantee, which is definitely of comfort.10·


· · ··     It's a credit positive or affirmative, and they'll11·


· · ··     also provide additional guarantees.12·


· · · · · ·          The way that project looks right now,13·


· · ··     it's scoped to the industry standard of a14·


· · ··     1.15 debt service to coverage ratio at15·


· · ··     stabilization.16·


· · · · · ·          Post-stabilization would be the minimal17·


· · ··     amount of amortization that we're -- or minimal18·


· · ··     amout of debt service that we're covering.19·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Stabilizing after,20·


· · ··     how many years?21·


· · · · · ·          MR. EDGAR:··I think -- is it 36 months,22·


· · ··     gentlemen, for construction?23·


· · · · · ·          MR. VILMA:··36 months.24·


· · · · · ·          MR. EDGAR:··So it's geared towards25·
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· · ··     36 months, and, again, that's essentially where·1·


· · ··     Jacksonville Housing Authority comes into play.·2·


· · · · · ·          They're using our balance sheet effectively·3·


· · ··     as an A-plus rated agency, A-plus to secure the·4·


· · ··     tax-exempt debt, and that's why this partnership·5·


· · ··     makes sense for all three enterprises I believe.·6·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Brock,·7·


· · ··     do you have a question?·8·


· · · · · ·          MR. EDGAR:··Question.··Sorry.·9·


· · · · · ·          COMMISSIONER BROCK:··Yes.··Well, I was just10·


· · ··     going to ask, have our professionals looked at11·


· · ··     this resolution here?12·


· · · · · ·          MR. EDGAR:··Yes, Commissioner Brock.13·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Sorry.14·


· · · · · ·          OGC, or --15·


· · · · · ·          COMMISSIONER BROCK:··Uh-huh.16·


· · · · · ·          CHAIRWOMAN HOROVITZ:··-- okay.17·


· · · · · ·          MR. EDGAR:··Yes.··And then we'd like to have18·


· · ··     Tanya and Nicole speak.19·


· · · · · ·          COMMISSIONER BROCK:··Well --20·


· · · · · ·          MR. EDGAR:··Oh, I'm so sorry.··Please.21·


· · · · · ·          COMMISSIONER BROCK:··-- yes.22·


· · · · · ·          CHAIRWOMAN HOROVITZ:··She meant OGC.23·


· · · · · ·          COMMISSIONER BROCK:··Right.24·


· · · · · ·          CEO:··Yes.··All the documents went to OGC25·
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· · ··     a couple weeks ago.·1·


· · · · · ·          COMMISSIONER BROCK:··Okay, okay.·2·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Green.·3·


· · · · · ·          COMMISSIONER GREEN:··No.··Thank you.·4·


· · · · · ·          MR. EDGAR:··Okay.··And, Commissioner Brock,·5·


· · ··     just to follow up, we definitely have, you know,·6·


· · ··     some thoughts and comments from Tanya and Nicole·7·


· · ··     at CSG.·8·


· · · · · ·          COMMISSIONER BROCK:··Okay.·9·


· · · · · ·          MR. EDGAR:··One of the great things about10·


· · ··     the deal and something we're very attracted to is11·


· · ··     the fact that we will get cash flow back to the12·


· · ··     agency both during the time period of construction13·


· · ··     as those multifamily complexes are completed14·


· · ··     through stabilization and post-stabilization.15·


· · · · · ·          So Cohen Esrey is looking at --16·


· · ··     Tre Bel is looking at providing 10 percent of17·


· · ··     that cash flow back to the housing authority,18·


· · ··     which is great.19·


· · · · · ·          And we have discussed, you know, value,20·


· · ··     and we're looking to target and build upon21·


· · ··     affordability, but also providing for economic22·


· · ··     opportunity for the agency for further investments23·


· · ··     back to the community and to secure our agency24·


· · ··     at large.25·
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· · · · · ·          So there is economic opportunity here·1·


· · ··     for us, again, as well as a social responsibility·2·


· · ··     or social capital that we're putting to work.·3·


· · · · · ·          Any questions on this?·4·


· · · · · ·          We talked about a 10-percent fee I think·5·


· · ··     at financial close.··Effectively there will be a·6·


· · ··     fee back to the agency of 10 percent.·7·


· · · · · ·          So, if we look at let's say 5 percent on·8·


· · ··     a $100,000,000 deal.··We'll call a round deal·9·


· · ··     around $100,000,000 for this deal.··5 percent of10·


· · ··     that would be a $5,000,000 fee.··10 percent of11·


· · ··     that fee would come back to the Jacksonville12·


· · ··     Housing Authority.13·


· · · · · ·          So 4 1/2 for our development partners.14·


· · ··     $500,000 back to us, and, again, that's a round15·


· · ··     number.16·


· · · · · ·          The deal -- I think we penciled between17·


· · ··     107- and 111,000,000 hypothetically, Jon.18·


· · ··     And, again, that's just because the construction19·


· · ··     market is moving.··We know that there is 36 months20·


· · ··     of development.21·


· · · · · ·          So the acquisition fee is there for us.22·


· · ··     Cash flow from operations is there for us through23·


· · ··     construction, stabilization and after that.24·


· · · · · ·          CFO:··Once we reach stabilization,25·
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· · ··     the project would be refinanced.·1·


· · ··     The Development Team would take over the full risk·2·


· · ··     of the development at that point.·3·


· · · · · ·          The housing authority would put up the·4·


· · ··     initial construction funding through our bonds,·5·


· · ··     and, at the end of that, we would get that·6·


· · ··     construction money back.·7·


· · · · · ·          So that would come back to the agency where·8·


· · ··     we would have basically that -- the amount that·9·


· · ··     we put out would come back where we could use it10·


· · ··     to put towards other deals.11·


· · · · · ·          COMMISSIONER WALKER:··Commissioner, if I12·


· · ··     can.13·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Sure.14·


· · · · · ·          COMMISSIONER WALKER:··So, is this a15·


· · ··     construction to firm where we're just providing16·


· · ··     the construction financing, and they refinance17·


· · ··     it out with permanent debt?18·


· · · · · ·          CFO:··Yes.19·


· · · · · ·          COMMISSIONER WALKER:··And we get our bond20·


· · ··     allocations back.21·


· · · · · ·          CFO:··Yes.22·


· · · · · ·          MR. EDGAR:··Yes.23·


· · · · · ·          CHAIRWOMAN HOROVITZ:··I'm sorry.24·


· · · · · ·          They refinance, or we refinance?25·
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· · · · · ·          COMMISSIONER WALKER:··I think they·1·


· · ··     refinance.·2·


· · · · · ·          CFO:··Yes.·3·


· · · · · ·          MR. WATERHOUSE:··We do.·4·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··Great.·5·


· · ··     Thank you.·6·


· · · · · ·          COMMISSIONER GREEN:··They don't refinance·7·


· · ··     until it's stabilized or until construction is·8·


· · ··     complete?·9·


· · · · · ·          MR. EDGAR:··Perm financing comes in at the --10·


· · ··     so construction financing secure is drawn down11·


· · ··     over 36 months, and then permanent financing12·


· · ··     -- your first new mortgage will donate at that13·


· · ··     point.14·


· · · · · ·          And then, hypothetically, 10 to 15 years15·


· · ··     thereafter -- and maybe Tim can speak to this if16·


· · ··     I'm misspeaking, but I don't think I am --17·


· · ··     we could refinance at that point if economic18·


· · ··     conditions dictate.19·


· · · · · ·          And that's what it's talking about, too.20·


· · ··     So, if we have some type of appreciation on the21·


· · ··     property, it would take out that debt.22·


· · ··     That level of appreciation, that economic capital23·


· · ··     comes back to us.24·


· · · · · ·          We can reinvest it in the property,25·
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· · ··     as CapEx, or we can further put that out to·1·


· · ··     other investments out there.·2·


· · · · · ·          So construction financing, perm financing.·3·


· · ··     Perm financing holds 10 to 15 years.·4·


· · ··     Given the market conditions, we, hypothetically,·5·


· · ··     refinance at some point in the future.·6·


· · · · · ·          CHAIRWOMAN HOROVITZ:··I love this deal.·7·


· · ··     I love everything about it.··I love the·8·


· · ··     financing and just our partners.·9·


· · · · · ·          My only request would be that the legal10·


· · ··     documents that go along with it are just like11·


· · ··     buttoned up.12·


· · · · · ·          Not that I don't trust our partners,13·


· · ··     but I just want to make sure that we're looking14·


· · ··     at just a three-year deal and making sure that our15·


· · ··     residents -- you know, maintaining affordability,16·


· · ··     all that stuff that experts can dig into.17·


· · ··     That would be my priority.18·


· · · · · ·          Commissioner Walker.19·


· · · · · ·          COMMISSIONER WALKER:··So, Commissioner,20·


· · ··     I don't mean to cut off the presensation,21·


· · ··     but I agree.22·


· · · · · ·          When I first looked at this deal,23·


· · ··     I saw $100,000,000, and I started to sweat.24·


· · ··     And then the more I dove into the deal,25·







Page 76


· · ··     this deal makes a lot of sense for a lot of·1·


· · ··     reasons.·2·


· · · · · ·          So commend the team.··Commend the developer·3·


· · ··     for the structure of the deal.·4·


· · · · · ·          I think one of the things I'd like to see·5·


· · ··     with $100,000,000 being deployed -- has there been·6·


· · ··     a discussion or consensus around how many local·7·


· · ··     contractors or subcontractors we can use here in·8·


· · ··     town to deploy that money here?·9·


· · · · · ·          And this may be a developer question.10·


· · ··     I apologize.11·


· · · · · ·          MR. VILMA:··So, whenever we go with a --12·


· · · · · ·          COMMISSIONER WALKER:··Okay.13·


· · · · · ·          CHAIRWOMAN HOROVITZ:··I love that question,14·


· · ··     and I actually -- to further that, I think it15·


· · ··     would be really great if we could, as we're doing16·


· · ··     all of this development and bringing all of these17·


· · ··     units online, have some kind of Impact Report that18·


· · ··     shows that our work led to this many temporary19·


· · ··     jobs, this many full-time jobs.20·


· · · · · ·          I think there is a really great story to tell21·


· · ··     about what we're doing in the community.22·


· · · · · ·          COMMISSIONER BROCK:··Yes.23·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Green.24·


· · · · · ·          COMMISSIONER GREEN:··Through the Chair,25·
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· · ··     so 100,000,000 -- what does that limit us from·1·


· · ··     future deals?·2·


· · · · · ·          Because I want to say it was $150,000,000·3·


· · ··     we're limited to.·4·


· · · · · ·          MR. EDGAR:··So that's right.··So, when we·5·


· · ··     were rated through S&P, that was based upon·6·


· · ··     say 150- to 175,000,000 in terms of debt issuance·7·


· · ··     for the year.··That can be per annum.·8·


· · · · · ·          And so, as part of the process in·9·


· · ··     underwriting, Tim and Cody and the Piper Sandler10·


· · ··     Team will work directly with S&P, look at the11·


· · ··     structure of the deal, look at our balance sheet,12·


· · ··     which remains robust and well capitalized for both13·


· · ··     a liquidity standpoint and a long-term positioning14·


· · ··     standpoint.15·


· · · · · ·          But we have about 150- I would say to16·


· · ··     175,000,000 per annum in debt capacity,17·


· · ··     which would not -- issuing up to that ceiling --18·


· · ··     we'll call it a -- "threshold," does not adversely19·


· · ··     impact an A-plus credit rating.20·


· · · · · ·          That's the expectation of S&P.··So, if we're21·


· · ··     not spending 175-, they're going to say,22·


· · ··     "Why aren't you doing that?"23·


· · · · · ·          We talked about the growth and the24·


· · ··     opportunities in the marketplace in Jacksonville.25·
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· · ··     So that's expected of us at that A-plus rating·1·


· · ··     effectively.·2·


· · · · · ·          COMMISSIONER GREEN:··And it's per year.·3·


· · · · · ·          MR. EDGAR:··Yes.·4·


· · · · · ·          COMMISSIONER GREEN:··So, in 2024,·5·


· · ··     we could theoretically spend another 100-?·6·


· · · · · ·          MR. EDGAR:··That's right.·7·


· · · · · ·          And, again, with the projects we're looking·8·


· · ··     at now, I think the attractive feature is --·9·


· · ··     you know, again, there's cash flow back to the10·


· · ··     agency.11·


· · · · · ·          So we're growing the asset side12·


· · ··     effectively, the long-lived or long-term assets on13·


· · ··     the balance sheet, but we're also cash flowing14·


· · ··     these properties, which is great.15·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.16·


· · · · · ·          I think, before I bring up our partners,17·


· · ··     it might make sense to have our CSG partners give18·


· · ··     a comment.19·


· · · · · ·          Tanya and Nicole?20·


· · · · · ·          MS. GRAHAM:··Yes.··Sure.··This is Nicole21·


· · · ·      Graham, again.··Hi, everyone.22·


· · · · · ·          We did take a look at this transaction and23·


· · ··     agree since it's a very exciting transaction24·


· · ··     with the 431 potential units.25·
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· · · · · ·          We'd like to see that the JHA bonds were,·1·


· · ··     you know, well under 100-percent financing.·2·


· · ··     We like the presence of an investor that also has·3·


· · ··     some skin in the game.·4·


· · · · · ·          There was a question about the recommended·5·


· · ··     loan-to-value ratio.··You know, the model that we·6·


· · ··     saw had this at I believe 80 percent --·7·


· · ··     maybe 85 percent loan-to-value.·8·


· · · · · ·          Like we think that's a -- that's sort of a·9·


· · ··     reasonable -- reasonable level.··It's obviously10·


· · ··     -- you know, your risk is reduced if that's11·


· · ··     closer to say 80.12·


· · · · · ·          But, you know, other -- you know, there are13·


· · ··     certain low programs for achieving, you know,14·


· · ··     certain affordability thresholds and things like15·


· · ··     that.16·


· · · · · ·          It might go up to 90 percent.··So that17·


· · ··     90 percent that was referenced earlier is not18·


· · ··     unreasonable.··It sort of depends on the --19·


· · ··     on what's being achieved in the deal.20·


· · · · · ·          I think, for this transaction, given the --21·


· · ··     you know, the number of units that would be22·


· · ··     affordable -- we'd probably be recommending that23·


· · ··     that stay in the 80-percent level.24·


· · · · · ·          The -- you know, there were -- there are many25·
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· · ··     things to be determined yet is our understanding·1·


· · ··     right now with the ultimate investors.·2·


· · · · · ·          So we -- you know, what our recommendation is·3·


· · ··     is that the, you know, board sort of authorize·4·


· · ··     -- authorize negotiation of a letter of intent,·5·


· · ··     which we understand sort of the developer needs to·6·


· · ··     be able to go forward.·7·


· · · · · ·          So I think that makes sense as a next step,·8·


· · ··     but there are some things that still need to be·9·


· · ··     determined based on whether -- which investors are10·


· · ··     actually secured and what their return11·


· · ··     requirements are before we can really advise on12·


· · ··     whether that cash flow split is going to be13·


· · ··     reasonable for JHA based on what its -- you know,14·


· · ··     its risk profile for this transaction.15·


· · · · · ·          You know, similar to the Westwood transaction16·


· · ··     that we talked about, of course, there is --17·


· · ··     there is always, you know, market risk and things18·


· · ··     like that that certainly will hold.19·


· · · · · ·          But, in this transaction again, we like the20·


· · ··     lower loan-to-value.··We like the presence of21·


· · ··     there being other investors.··We also --22·


· · ··     you know, after our initial review,23·


· · ··     the compensation does seem reasonable based on24·


· · ··     what was being performed.25·
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· · · · · ·          So that, you know, what we would be looking·1·


· · ··     for, in terms for an LOI with JHA, is we would·2·


· · ··     want to see affordability restriction,·3·


· · ··     permanent affordability restrictions based on·4·


· · ··     board policy, a maximum return to the developer·5·


· · ··     based on, you know, the services and --·6·


· · ··     services provided and risk incurred, a minimum·7·


· · ··     cash flow split to JHA that's in keeping with·8·


· · ··     that risk profile, reasonable expense trending,·9·


· · ··     maximum loan-to-value ratio, again, you know,10·


· · ··     up to 80 percent or perhaps up to 85 percent.11·


· · · · · ·          If there were more return to the housing12·


· · ··     authority or higher affordability targeted,13·


· · ··     right of first refusal held by JHA and sufficiency14·


· · ··     of cash flow to take out any JHA debt.15·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.··Thank you16·


· · ··     for all the information.17·


· · · · · ·          Mr. Alexander did share a memo with me from18·


· · ··     CSG.··I think that the memos that kind of break19·


· · ··     down everything that Nicole just went over --20·


· · ··     having that in writing for every board member21·


· · ··     would be helpful.··So maybe we could circulate22·


· · ··     those as those come in.23·


· · · · · ·          CEO:··Yes.24·


· · · · · ·          CHAIRWOMAN HOROVITZ:··And I just had two25·
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· · ··     questions on the resolution actually that we'll be·1·


· · ··     either recommending to the board or not.·2·


· · · · · ·          My understanding, Mr. Alexander, is that·3·


· · ··     affordability, as defined by HUD, is 80 percent.·4·


· · · · · ·          So, is there a reason why we're restricting·5·


· · ··     ourselves to 60 percent in this resolution?·6·


· · · · · ·          CEO:··So 80 percent or less is considered·7·


· · ··     low-income.·8·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Right.·9·


· · · · · ·          So, is it necessary to have 60 percent10·


· · ··     in the resolution?11·


· · · · · ·          CEO:··60 or -- you say 60 or 50 percent?12·


· · · · · ·          CHAIRWOMAN HOROVITZ:··It says, "Units at or13·


· · ··     below 60 percent."14·


· · · · · ·          CEO:··60 percent -- yes.··Well, typically,15·


· · ··     anything below 80 percent is low-income or16·


· · ··     attainable housing, and we -- oh, thank you.17·


· · ··     I'm sorry.18·


· · · · · ·          COMMISSIONER WALKER:··No, no, no.19·


· · ··     Go ahead, please.20·


· · · · · ·          CEO:··Typically, anything 80 percent or less21·


· · ··     is affordable housing.22·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Sure.23·


· · · · · ·          So my question is just that.24·


· · · · · ·          Why would we put, "60"?25·
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· · · · · ·          CEO:··Well, because there are different·1·


· · ··     ranges.··You go 30 -- typically, when you do tax·2·


· · ··     credit deals, it's usually 50 and 60 percent or·3·


· · ··     40 to 60 percent.··So it's just a deeper·4·


· · ··     affordability on the property.·5·


· · · · · ·          COMMISSIONER WALKER:··So I think this may be·6·


· · ··     more of a specific question of the resolution.·7·


· · · · · ·          I think the question is, why are we resolving·8·


· · ··     to specifically restrict 100 units at 60 percent·9·


· · ··     versus leaving it to the discretion --10·


· · ··     you know, maybe capping it at 120 percent,11·


· · ··     which is within our statutory authority,12·


· · ··     but then working it to make sure?13·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Right.14·


· · · · · ·          COMMISSIONER WALKER:··It's a little bit15·


· · ··     different here, because this is a joint venture.16·


· · ··     So I see the need to specifically restrict,17·


· · ··     but I think it's a question for ...18·


· · · · · ·          Is that what you were trying to --19·


· · · · · ·          CHAIRWOMAN HOROVITZ:··And it might be20·


· · ··     that we're -- it's something for us to discuss --21·


· · ··     this policy -- in Monday's board meeting.22·


· · · · · ·          But I think that one of the comments from23·


· · ··     CSG was that we need to have some kind of24·


· · ··     guardrails on maintaining affordability long-term,25·
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· · ··     and that's a part of how the model works.·1·


· · · · · ·          And, is it depending then on 60-percent AMI·2·


· · ··     and under?·3·


· · · · · ·          CEO:··Well, actually, there are actually·4·


· · ··     206 units that are being restricted underneath·5·


· · ··     the 80-percent AMI, which we thought was·6·


· · ··     actually 206, and that was at the rate of·7·


· · ··     43 at 50 percent and 108 at 60 percent and·8·


· · ··     65 at 80 percent.·9·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.10·


· · · · · ·          CEO:··So anything 80 percent or less covers11·


· · ··     basically anything --12·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Low-income.13·


· · · · · ·          CEO:··-- for concerns of low-income14·


· · ··     families.15·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··To me,16·


· · ··     the resolution -- it doesn't make sense that we're17·


· · ··     calling out those 100 units if we're talking about18·


· · ··     controlling more.19·


· · · · · ·          COMMISSIONER GREEN:··(nodded head20·


· · ··     affirmatively)21·


· · · · · ·          CEO:··Yes.22·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Sorry.23·


· · · · · ·          Commissioner Green?24·


· · · · · ·          COMMISSIONER GREEN:··Yes.25·
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· · · · · ·          CHAIRWOMAN HOROVITZ:··And it doesn't mean·1·


· · ··     that we wouldn't move this forward, but that,·2·


· · ··     to me, doesn't make sense.·3·


· · · · · ·          And then CSG recommends a letter of intent·4·


· · ··     for allowing that.·5·


· · · · · ·          Is that legally, OGC, a Partnership·6·


· · ··     Agreement?·7·


· · · · · ·          Would that be the same?·8·


· · · · · ·          Should this resolution stay an LOI,·9·


· · ··     or is it a Partnership Agreement?10·


· · · · · ·          MR. WILSON:··I think it should stay, "LOI."11·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.12·


· · · · · ·          MS. GRAHAM:··And, if I could add, at a point,13·


· · ··     on the LOI, the reason that we were suggesting14·


· · ··     that was the developer had, you know, reasonably15·


· · ··     pointed out that they were looking for some,16·


· · ··     you know, clear indication that the housing17·


· · ··     authority was willing to go forward.18·


· · · · · ·          And we pointed out that there was a bit of19·


· · ··     a, you know, which comes first?20·


· · · · · ·          Because we're not really able to provide that21·


· · ··     without knowing what some of these deal terms are,22·


· · ··     and they are not able to get the investors without23·


· · ··     the letter of intent.24·


· · · · · ·          So there is sort of this, you know, timing25·







Page 86


· · ··     challenge.··So we were recommending an LOI or·1·


· · ··     something similar, just as a -- to give the·2·


· · ··     developer enough comfort that they could spend the·3·


· · ··     time to attract those investors, but, without --·4·


· · ··     you know, so we have time -- that the housing·5·


· · ··     authority has time to make sure that their·6·


· · ··     required terms are going to be in there.·7·


· · · · · ·          CHAIRWOMAN HOROVITZ:··I agree with that.·8·


· · · · · ·          Thank you.·9·


· · · · · ·          And, to Commissioner Walker, the lawyer on10·


· · ··     the board, do you agree with that?11·


· · · · · ·          COMMISSIONER WALKER:··I agree.12·


· · · · · ·          My only comment would be in seeing some of13·


· · ··     these in the past, I would move the motion on this14·


· · ··     deal to recommend with an LOI.15·


· · · · · ·          I have no problem agreeing to certain binding16·


· · ··     terms, meaning binding, you know, JHA and the17·


· · ··     developer to agree to certain binding terms18·


· · ··     knowing how the equity in these deals comes19·


· · ··     together.20·


· · · · · ·          There has to be some finality to those21·


· · ··     terms, and I'm fine with our Executive Team making22·


· · ··     those decisions.23·


· · · · · ·          I would love to hear from the developer,24·


· · ··     if that's sufficient for them, but, to me,25·







Page 87


· · ··     this is a chicken or egg question.·1·


· · · · · ·          Which comes first to get the investors·2·


· · ··     comfortable to bring the dollars to the door?·3·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Sure.··Thank you.·4·


· · · · · ·          Should we invite our partners?·5·


· · · · · ·          COMMISSIONER WALKER:··Yes.·6·


· · · · · ·          CHAIRWOMAN HOROVITZ:··We're looking for a·7·


· · ··     Super Bowl ring.·8·


· · · · · ·          (People laughed.)·9·


· · · · · ·          MR. VILMA:··So, while we're waiting on that,10·


· · ··     I just want to first thank everyone for allowing11·


· · ··     us to speak today.12·


· · · · · ·          My name is Jonathan Vilma.··My company is13·


· · ··     Tre Bel Gardens, and my partner is Stan Waterhouse14·


· · ··     of Cohen Esrey.15·


· · · · · ·          Just very, very brief, as we get back to the16·


· · ··     questions, when I retired in 2014, I already had17·


· · ··     about just under 500 units that I owned myself18·


· · ··     All Class B, Class C properties.19·


· · · · · ·          Since then, I have just under 1,000 units,20·


· · ··     and, what I noticed was that, when I --21·


· · ··     I played for the Saints.··I retired and came back22·


· · ··     to Miami.··What I noticed was that there was a big23·


· · ··     discrepancy in development.24·


· · · · · ·          You had places, such as Brickell,25·
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· · ··     parts of Coconut Grove, and you understand what·1·


· · ··     I'm saying.·2·


· · · · · ·          There was a lot of development going on,·3·


· · ··     but, in the places that I was familiar with and·4·


· · ··     where I grew up, there wasn't a lot of development·5·


· · ··     going on.·6·


· · · · · ·          And I couldn't understand what the issue·7·


· · ··     was.··So I started to dive deeper into affordable·8·


· · ··     housing.··One understanding -- the mechanics·9·


· · ··     of affordable housing, understanding the academic10·


· · ··     side of it, and then being able to reach out to11·


· · ··     individuals, such as Stan, Phil Melton --12·


· · ··     he's not here, but he's also part of Cohen Esrey13·


· · ··     -- to be able to really figure out, "How do we14·


· · ··     attack this problem?"15·


· · · · · ·          The way we looked at it -- a lot of16·


· · ··     developers basically put themselves in a silo17·


· · ··     where they have their formula.··It's worked18·


· · ··     for them for five or ten years, and they don't19·


· · ··     want to break from that.20·


· · · · · ·          And, fortunately, I was able to take it from21·


· · ··     the stance of -- so my background is finance.22·


· · ··     So we were taking it from a stance of,23·


· · ··     "How do we create a business model for housing24·


· · ··     authorities?"25·
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· · · · · ·          And the business model was created through·1·


· · ··     the -- he's not here now, but the business model·2·


· · ··     was created through the bond financing and being·3·


· · ··     able to now use this bond financing the same way a·4·


· · ··     bank would use their financing.·5·


· · · · · ·          Right?·6·


· · · · · ·          When they issue debt, they don't issue debt·7·


· · ··     just to have the debt come out and not be able to·8·


· · ··     have a return on that debt.·9·


· · · · · ·          What they do is they assess, "What is the10·


· · ··     appreciation?··What's going to be the future value11·


· · ··     of this product, item, asset that we are12·


· · ··     investing our dollars into?"13·


· · · · · ·          And so we saw this as a great opportunity14·


· · ··     where we looked, and we said the Jacksonville15·


· · ··     Housing Authority -- you have now an instrument16·


· · ··     that allows you to really gainfully increase your17·


· · ··     value, your cash within the housing authority and18·


· · ··     not be reliant on receiving funds from HUD19·


· · ··     subsidies.20·


· · · · · ·          You know, 20,000 different developers21·


· · ··     coming to you for the same 4 percent,22·


· · ··     9-percent LIHTC deals.23·


· · · · · ·          Right?24·


· · · · · ·          And so that's where the genesis of our25·
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· · ··     project came about, where we said the mixed-income·1·


· · ··     is the best of both worlds.·2·


· · · · · ·          The first part is satisfying your first·3·


· · ··     directive, which is to create affordable housing·4·


· · ··     -- more affordable housing.··That's first and·5·


· · ··     foremost.·6·


· · · · · ·          Then the next part is, "How do we make this·7·


· · ··     sustainable for the next ten years?"·8·


· · · · · ·          The only way to make it sustainable for the·9·


· · ··     next ten years is to be able to have a product10·


· · ··     that can be valued with an appreciation on the11·


· · ··     NOI.12·


· · · · · ·          From there, you're able to now get a cap rate13·


· · ··     that's able to give you a future value that far14·


· · ··     exceeds what you put into it ten years prior,15·


· · ··     and that's where the mixed-income part of16·


· · ··     it comes.17·


· · · · · ·          Where we said these rents -- we're satisfying18·


· · ··     the 80-percent AMI.··Now these other rents --19·


· · ··     this is going to satisfy the housing authority20·


· · ··     ten years from now.21·


· · · · · ·          And that's where we said -- Bill, Stan and22·


· · ··     myself, Danny, my partner in the back -- we said,23·


· · ··     "Okay.··We want to present something that we can24·


· · ··     make make sense now or satisfy the immediate needs25·
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· · ··     and then make sense for the housing authority·1·


· · ··     ten years from now."·2·


· · · · · ·          And we said that was our goal of figuring out·3·


· · ··     every way that we can to make sure that, in ten·4·


· · ··     years, this property goes to the housing·5·


· · ··     authority.·6·


· · · · · ·          It goes back to the housing authority,·7·


· · ··     whichever way you want to spin it, but the point·8·


· · ··     was not to sell it off to another private·9·


· · ··     developer and then let them now, you know,10·


· · ··     remove everyone from the affordable rents and then11·


· · ··     jack it up and do exactly what everyone else does.12·


· · · · · ·          So we feel like this is a product or project13·


· · ··     that frankly is repeatable, and we want to be able14·


· · ··     to do this one project.15·


· · · · · ·          We also believe that we can do many more16·


· · ··     projects like this, and, as you see, the goal for17·


· · ··     us is to get you guys your money back,18·


· · ··     have the ability to do whatever you want with your19·


· · ··     money.20·


· · · · · ·          We would, obviously selfishly, want it to21·


· · ··     come back to us, but we want to make sure that22·


· · ··     we're providing good deals.23·


· · · · · ·          And then ten years from now, we can see --24·


· · ··     or we can all sit here, and say, "We were at $1025·
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· · ··     in value housing authority.··Now ten years from·1·


· · ··     now we're at $100 in value," right, and now be·2·


· · ··     able to sustain and continue to build and build·3·


· · ··     and build.·4·


· · · · · ·          So, with that, I'll take it to Stan with·5·


· · ··     Cohen Esrey, and they'll talk about all of the·6·


· · ··     great things they've done and why I partner with·7·


· · ··     them.·8·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.·9·


· · · · · ·          MR. WATERHOUSE:··Well, now you know why we10·


· · ··     partnered with Jonathan.11·


· · · · · ·          Stan Waterhouse.··I'm with Cohen Esrey.12·


· · ··     We're based out of Kansas City, and thank you,13·


· · ··     Chairwoman.14·


· · · · · ·          We've been in business for about 60 years.15·


· · ··     We've been at this for quiet a while.16·


· · ··     We've been -- I guess we probably -- currently,17·


· · ··     we have about 10,000 units within our portfolio.18·


· · · · · ·          We own a real estate investment trust where19·


· · ··     we put market rate product into it where we raise20·


· · ··     our own capital.21·


· · · · · ·          We also have a tax credit syndication arm.22·


· · ··     So I mean we're kind of soup to nuts as it relates23·


· · ··     to affordable housing and have been doing that for24·


· · ··     many years.25·







Page 93


· · · · · ·          We operate out of basically Colorado.·1·


· · ··     Our office is in Kansas City.··We also have an·2·


· · ··     office in Michigan.··We have an office in·3·


· · ··     Charleston.·4·


· · · · · ·          And I work out of the Texas Group,·5·


· · ··     and my responsibility is primarily for public·6·


· · ··     private partnerships.··While I deal with a bunch·7·


· · ··     of things, that is sort of my baliwick.·8·


· · · · · ·          And Dwayne and I talked about this when we·9·


· · ··     first met a few weeks ago.··I actually have a10·


· · ··     public housing background where I ran a public11·


· · ··     housing authority -- one of the largest in the12·


· · ··     country -- back a few years ago and took them13·


· · ··     through a RAD transaction of about a billion14·


· · ··     dollars in renovation and rehabilitation its15·


· · ··     product.16·


· · · · · ·          So deep understanding of the world you live17·


· · ··     in, and my group has over 40,000 people.18·


· · ··     And we had, to your point, a significant wait19·


· · ··     list, as well.··I think it was about 60- to20·


· · ··     70,000 people at that time.21·


· · · · · ·          Then we had vouchers, as well.··We had about22·


· · ··     7,000 vouchers.··So I -- I lived in your world.23·


· · ··     I understand it deeply.24·


· · · · · ·          The reason we are interested in this project25·
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· · ··     and the reason we want to do it is two things.·1·


· · ··     There is multiple things, but the primary one is·2·


· · ··     we want to create a calico (phonetic) income·3·


· · ··     stream for you.·4·


· · · · · ·          You know, we want to make money at it,·5·


· · ··     but we want to create a system by which the·6·


· · ··     housing authority -- because it's challenged by·7·


· · ··     HUD as to -- as it relates to their cash flow and·8·


· · ··     predictability of that cash flow stream --·9·


· · ··     we want to give you another tool in your toolbox10·


· · ··     to make sure you can cash flow and you can service11·


· · ··     your needs.12·


· · · · · ·          To do that, we create a system by which we13·


· · ··     partner with you to do a transaction like this14·


· · ··     where you get an ongoing cash flow stream,15·


· · ··     but, to Jonathan's point, at the end of the day,16·


· · ··     there is a significant payday there, as well.17·


· · · · · ·          We bring equity.··We're going to --18·


· · ··     this deal is probably in the $30,000,000 dollar19·


· · ··     range -- 25-, $30,000,000 range.··We do it --20·


· · ··     we are institutional partners, and we're in the21·


· · ··     capital markets every day.22·


· · · · · ·          So we understand that world.··We deal with it23·


· · ··     all the time, and so our intent is this not to be24·


· · ··     a highly levered deal.··Yeah.··It's got to be a25·
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· · ··     deal that make sense from a transactional·1·


· · ··     standpoint.·2·


· · · · · ·          Loan-to-value has to stay in the right place,·3·


· · ··     but we intend to bring capital to the table of·4·


· · ··     significance.·5·


· · · · · ·          The other part of that I think is that we do·6·


· · ··     this every day.··So, when we're looking at the way·7·


· · ··     that the capital markets are structured,·8·


· · ··     we understand them today.··We understood them·9·


· · ··     yesterday, and we'll understand them tomorrow.10·


· · · · · ·          So we're constantly in that place,11·


· · ··     and so, as we walk through with you guys over the12·


· · ··     next years, we're always looking at that terminal13·


· · ··     value, and, "How do we best achieve that,14·


· · ··     and, when do we need to pull that trigger?"15·


· · · · · ·          You know, it may be in five years.16·


· · ··     It may be in seven years.··It may be in ten years.17·


· · ··     Wherever we can maximize value for you guys,18·


· · ··     along with us, is where we are going to come back19·


· · ··     to you, and say, "Now is the time, guys."20·


· · · · · ·          You saw it in here.··We take all the risk21·


· · ··     on the construction side, all the development22·


· · ··     risks, all the stabilization risks.23·


· · · · · ·          We're used to doing that.··That's what we24·


· · ··     do.··We understand that world.··That's why we get25·
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· · ··     paid a developer fee, but that's a risk-related·1·


· · ··     activity that we understand and fully appreciate.·2·


· · · · · ·          So we really are in the partnership·3·


· · ··     business, and it's not a loose term for us.·4·


· · ··     It's a real term.·5·


· · · · · ·          We bring capital.··We bring expertise.·6·


· · ··     We bring local and regional expertise.·7·


· · ··     We bring international perspective.·8·


· · · · · ·          So, you know, Piper Sandler's people·9·


· · ··     we've dealt with in the past.··We know them,10·


· · ··     but we've dealt with a bunch of others, as well.11·


· · ··     So we're very familiar with how these things work.12·


· · · · · ·          I'm probably missing a few points, but ask13·


· · ··     any -- oh, the other point I wanted to make,14·


· · ··     to your point Chairwoman, we put forward an MOU,15·


· · ··     after our conversations a week or so back,16·


· · ··     with your consultant to answer some of those17·


· · ··     questions.18·


· · · · · ·          That MOU is just a draft.··It's one I want19·


· · ··     you to throw rocks at.··I want to have a20·


· · ··     conversation about it, but it has a description.21·


· · ··     It describes within it sort of a general framework22·


· · ··     for how these things work.23·


· · · · · ·          But we're certainly -- there are always24·


· · ··     conversations around them, and what we really need25·
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· · ··     -- and she annunciated it well for me --·1·


· · ··     what we need is kind of a handshake.·2·


· · · · · ·          Because we're going to invest probably·3·


· · ··     a million dollars or more in the pursuit side of·4·


· · ··     this deal before we ever get our capital sources·5·


· · ··     finalized and all of our construction costs·6·


· · ··     finalized.·7·


· · · · · ·          We will have spent out of our own pocket a·8·


· · ··     fairly significant amount of money.··We have to·9·


· · ··     have -- and you understand this, Commissioner --10·


· · ··     we've got to have a handshake before we go out and11·


· · ··     put a million dollars at risk that says we're12·


· · ··     going to get the deal or we're going to do a deal,13·


· · ··     if it all works out.14·


· · · · · ·          So, what questions can we answer for you?15·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Walker?16·


· · · · · ·          COMMISSIONER WALKER:··Same questions I asked17·


· · ··     the last group.18·


· · · · · ·          Involvement with HUD previously?19·


· · · · · ·          No red flags?20·


· · · · · ·          Nothing is going to pop up?21·


· · · · · ·          MR. WATERHOUSE:··None, none.22·


· · · · · ·          COMMISSIONER WALKER:··And any financial23·


· · ··     defaults in a prior history?24·


· · · · · ·          MR. WATERHOUSE:··Not in 60 years.25·
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· · · · · ·          COMMISSIONER WALKER:··That's what I like to·1·


· · ··     hear.·2·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Brock.·3·


· · · · · ·          MR. MELTON:··This is what I'd like to·4·


· · ··     also say, that one of the things on our·5·


· · ··     institutional capital, if you follow up on that,·6·


· · ··     is we've always returned capital to our investors·7·


· · ··     at least what they invested, if not that,·8·


· · ··     plus total return.·9·


· · · · · ·          So it's not just on the debt side.10·


· · ··     We've also returned all investor capital.11·


· · · · · ·          MR. WATERHOUSE:··And that's Phil.12·


· · ··     Phil Melton is one of our partners.13·


· · ··     He's a managing director for our capital side.14·


· · ··     So Phil lives in that world day-to-day.15·


· · · · · ·          He used to be with Bellwether and ran all16·


· · ··     their institutional -- or their business,17·


· · ··     as well.··He's been in the business for 30 years18·


· · ··     and kind of the guru, if you will.19·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.20·


· · · · · ·          Can we just flip through the rest of the21·


· · ··     slides?22·


· · · · · ·          I noticed Novogradac was on one of the23·


· · ··     slides.··I'm just curious what the rest of the24·


· · ··     cite said.25·
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· · · · · ·          MR. EDGAR:··It was a market rent study that·1·


· · ··     Jon and his team had commissioned.··I don't know·2·


· · ··     if you want to talk about that.·3·


· · · · · ·          CHAIRWOMAN HOROVITZ:··The next one·4·


· · ··     (referred to slide).·5·


· · · · · ·          MR. WATERHOUSE:··Well, Novogradac --·6·


· · ··     we contracted with them to do a market survey,·7·


· · ··     and so that market survey basically came back and·8·


· · ··     said, "He has plenty of market there.·9·


· · ··     There's plenty of opportunity there, and what10·


· · ··     we're proposing would be well-accepted."11·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.12·


· · · · · ·          MR. WATERHOUSE:··And we shared that13·


· · ··     I believe with the team.··The other thing --14·


· · ··     and you made a comment that I thought was pretty15·


· · ··     salient a little while ago.16·


· · · · · ·          One of things that we do, Chairwoman,17·


· · ··     is that we -- we put together an economic impact18·


· · ··     study from some professors at the University19·


· · ··     of Texas.··I don't know where they're at,20·


· · ··     but they're in Texas; hence, the university.21·


· · · · · ·          And what they do is they create --22·


· · ··     they have a model that we use in all of our23·


· · ··     projects and properties that we commission them to24·


· · ··     take a look at it.25·
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· · · · · ·          It does describe in great detail the economic·1·


· · ··     impact of these investments within the community·2·


· · ··     both socially and economically.··Things like that·3·


· · ··     are really important, as well.·4·


· · · · · ·          So we'll furnish you that, as well.·5·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··Thank you.·6·


· · ··     I'd love to see market study.··Novogradac,·7·


· · ··     just for the board, is just an expert in this·8·


· · ··     space, and we work with them, as well.·9·


· · · · · ·          Are there any other questions?10·


· · · · · ·          Commissioner Green.11·


· · · · · ·          COMMISSIONER GREEN:··Yes.··So the units12·


· · ··     you're going to build -- are they typically what13·


· · ··     you've built in your other markets?14·


· · · · · ·          Are they prototypes or standard?15·


· · · · · ·          MR. WATERHOUSE:··Basically, we look at each16·


· · ··     market individually and then create answers to the17·


· · ··     questions that are asked by that market.18·


· · · · · ·          But I think these are pretty -- I would say19·


· · ··     they're pretty standard typical units.··I think20·


· · ··     the average size is about 1,000 square feet when21·


· · ··     you average them out.22·


· · · · · ·          COMMISSIONER GREEN:··Meaning you use the same23·


· · ··     architect that you use for your other multifamily24·


· · ··     --25·
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· · · · · ·          MR. WATERHOUSE:··It's an architect that's·1·


· · ··     based here in Florida that we've used for this·2·


· · ··     particular project.·3·


· · · · · ·          COMMISSIONER GREEN:··-- so 4,000,000 pursuit·4·


· · ··     costs you're saying?·5·


· · · · · ·          MR. WATERHOUSE:··1,000,000.·6·


· · · · · ·          COMMISSIONER GREEN:··Oh, 1,000,000.·7·


· · · · · ·          MR. WATERHOUSE:··Yes.··Traditionally,·8·


· · ··     when we go into deals and begin the process of·9·


· · ··     tracking them down and to then bring them to10·


· · ··     fruition, there is a lot of costs that we have11·


· · ··     to go through and commit to before we ever have12·


· · ··     our financing in place.13·


· · · · · ·          And, traditionally, a million dollars is not14·


· · ··     a unique number.··So we -- we write those checks15·


· · ··     to ourselves.16·


· · · · · ·          COMMISSIONER GREEN:··Right.17·


· · · · · ·          MR. WATERHOUSE:··And, if the deal were not to18·


· · ··     make, we would still be responsible for the19·


· · ··     million.··If it makes, then it comes out of the20·


· · ··     proceeds of the loans.··We get reimbursed21·


· · ··     for that.22·


· · · · · ·          COMMISSIONER GREEN:··Understood.23·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Brock.24·


· · · · · ·          COMMISSIONER BROCK:··Are you through?25·
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· · · · · ·          COMMISSIONER GREEN:··Yes.·1·


· · · · · ·          COMMISSIONER BROCK:··To the Chair,·2·


· · ··     I wanted to ask the same question that you·3·


· · ··     and Chair Walker had asked.·4·


· · · · · ·          Were we going to be able to bring some jobs·5·


· · ··     to local contractors and people here in·6·


· · ··     Jacksonville?·7·


· · · · · ·          MR. WATERHOUSE:··Absolutely.·8·


· · · · · ·          COMMISSIONER BROCK:··Oh, okay.·9·


· · · · · ·          MR. WATERHOUSE:··One of the things that10·


· · ··     we hold -- is really important to us is that we11·


· · ··     use as much local talent, skills involved in the12·


· · ··     process of constructing new properties and13·


· · ··     designing them and the whole bit.14·


· · · · · ·          So it's important to us that we support the15·


· · ··     local community, and, particularly, as it relates16·


· · ··     to our minority business, women-owned businesses,17·


· · ··     things like that.··That's important to us,18·


· · ··     as well.19·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.20·


· · · · · ·          Are there any other comments?21·


· · · · · ·          Commissioner Walker.22·


· · · · · ·          COMMISSIONER WALKER:··So this is more for the23·


· · ··     board, but, hearing -- it sounds like the staff,24·


· · ··     you know, obviously approve.25·
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· · · · · ·          I think, for me, the resolution --·1·


· · ··     one of two things.··I think I -- you know,·2·


· · ··     it's up to you, Chairwoman, but I'd like to see·3·


· · ··     the resolution move with a recommendation for·4·


· · ··     approval to negotiating a binding MOU, you know,·5·


· · ··     basically at terms consistent with the·6·


· · ··     underwriting that's attached so that these·7·


· · ··     guys can get -- I understand the practical problem·8·


· · ··     we have here.·9·


· · · · · ·          So I don't know.··I just give it for your10·


· · ··     consideration.11·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··Thank you.12·


· · ··     And I agree, and that would be my recommendation,13·


· · ··     as well.14·


· · · · · ·          Are we able to -- and I can't see OGC --15·


· · ··     but, can we move this motion with amendments,16·


· · ··     or what's your recommendation?17·


· · · · · ·          MR. WILSON:··Reece Wilson, OGC.··I believe18·


· · ··     you can -- I mean I know you can move with the19·


· · ··     recommendation to add language regarding an MOU.20·


· · · · · ·          You can make a motion to accept the21·


· · ··     resolution with an amendment to include the MOU.22·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.23·


· · · · · ·          Is there any further discussion?24·


· · · · · ·          COMMISSIONER WALKER:··My only other point25·
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· · ··     would be -- and this is more of a question --·1·


· · ··     but the board meeting is Monday.·2·


· · · · · ·          Is there the possibility -- so that I can·3·


· · ··     plan for the board meeting -- that we'll have·4·


· · ··     an MOU substantially done for approval by Monday,·5·


· · ··     or are we looking for another --·6·


· · · · · ·          MR. WATERHOUSE:··For us?·7·


· · · · · ·          COMMISSIONER WALKER:··-- of course.·8·


· · · · · ·          (People laughed.)·9·


· · · · · ·          MR. WATERHOUSE:··I'll tell you what, for us,10·


· · ··     we'll work until we get it done.11·


· · · · · ·          MR. VILMA:··We'll stay all night.12·


· · · · · ·          COMMISSIONER WALKER:··Because what I don't13·


· · ··     want to do is -- I'm thinking for our two new14·


· · ··     board members that are coming on board, right,15·


· · ··     and I don't know if they'll be there Monday or16·


· · ··     not.17·


· · · · · ·          CEO:··I'm not sure.··They may, but they may18·


· · ··     not be.19·


· · · · · ·          CHAIRWOMAN HOROVITZ:··They may have been20·


· · ··     approved last night.21·


· · · · · ·          COMMISSIONER WALKER:··I think that's what22·


· · ··     I'm wondering.23·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.24·


· · · · · ·          COMMISSIONER WALKER:··If we don't have an MOU25·







Page 105


· · ··     in front of them, are they going to say,·1·


· · ··     "Well, what are we moving to approve?"·2·


· · · · · ·          Right?·3·


· · · · · ·          COMMISSIONER BROCK:··Uh-huh.·4·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Well, the challenge·5·


· · ··     with that -- and I'm sorry, and this is where we·6·


· · ··     drag things on and just even having a conversation·7·


· · ··     right now.·8·


· · · · · ·          We need to get an MOU or some kind of firm·9·


· · ··     agreement to our partners, and we can't wait10·


· · ··     another month to catch new board members up.11·


· · · · · ·          No disrespect to our new board members.12·


· · · · · ·          Is there a way that we can get them --13·


· · ··     share documents with them ahead of time so they14·


· · ··     understand that we will be voting on this on15·


· · ··     Monday?16·


· · · · · ·          CEO:··Yes.17·


· · · · · ·          CHAIRWOMAN HOROVITZ:··I really don't think18·


· · ··     that we can leave Monday's meeting without a vote.19·


· · · · · ·          COMMISSIONER WALKER:··Commissioner, I concur.20·


· · ··     I would rather restructure -- I would rather,21·


· · ··     in my opinion subject to the board's input,22·


· · ··     move to recommend the deal authorizing Dwayne and23·


· · ··     the staff to enter into a binding MOU consistent24·


· · ··     with the terms of the underwriting.25·
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· · · · · ·          CHAIRWOMAN HOROVITZ:··Agreed.·1·


· · · · · ·          COMMISSIONER WALKER:··I wish we had an MOU·2·


· · ··     by Monday, but I do think that's altruistic and·3·


· · ··     aggressive.·4·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Sure.·5·


· · · · · ·          I heard that we were given an MOU that we're·6·


· · ··     working through.·7·


· · · · · ·          How far --·8·


· · · · · ·          CEO:··That's one of the other deals,·9·


· · ··     Commissioner.10·


· · · · · ·          CHAIRWOMAN HOROVITZ:··-- I'm sorry.··Okay.11·


· · · · · ·          CEO:··That's for another deal.12·


· · · · · ·          CHAIRWOMAN HOROVITZ:··So we do not have a13·


· · ··     draft from your side?14·


· · · · · ·          I've heard that we did.15·


· · · · · ·          MR. WATERHOUSE:··You do.16·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.17·


· · · · · ·          MR. WATERHOUSE:··I forwarded a draft MOU18·


· · ··     to Michael this week actually.19·


· · · · · ·          MR. EDGAR:··That's correct.20·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.21·


· · · · · ·          MR. WATERHOUSE:··And we're more than happy to22·


· · ··     spend all the time we need to see what we need to23·


· · ··     do to amend that to address your issues.24·


· · · · · ·          Your team needs to tell me how much time25·
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· · ··     you've got to spend on it prior to Monday.·1·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Sure.·2·


· · · · · ·          CEO:··We'll work on it and try to get it out·3·


· · ··     to the board by Friday.·4·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··And then we'll·5·


· · ··     need OGC and any other legal counsel to review and·6·


· · ··     bond counsel.·7·


· · · · · ·          Thank you.·8·


· · · · · ·          Does that feel reasonable for all of the·9·


· · ··     lawyers in the room?10·


· · · · · ·          That is you, too, Commissioner Walker.11·


· · · · · ·          (People laughed.)12·


· · · · · ·          COMMISSIONER WALKER:··The answer is,13·


· · ··     "No, it's not reasonable, and yet we have that14·


· · ··     expectation."15·


· · · · · ·          MR. WATERHOUSE:··These guys charge by the16·


· · ··     hour.··They're fine.17·


· · · · · ·          CHAIRWOMAN HOROVITZ:··And I suppose we could18·


· · ··     call a special meeting, if we needed to, in order19·


· · ··     to move it along.20·


· · · · · ·          CEO:··But I think we can meet by Monday.21·


· · ··     We can get it done by Friday.22·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Procedurally,23·


· · ··     do we need to have a motion to make a24·


· · ··     recommendation?25·
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· · · · · ·          COMMISSIONER WALKER:··I would for the·1·


· · ··     record, Commissioner, so that I can rely on it.·2·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Sure.·3·


· · · · · ·          COMMISSIONER WALKER:··If you're open to it,·4·


· · ··     I'd move to recommend the deal to the full board·5·


· · ··     for approval subject to the binding terms of the·6·


· · ··     MOU.·7·


· · · · · ·          CHAIRWOMAN HOROVITZ:··We have a motion.·8·


· · · · · ·          Do we have a second?·9·


· · · · · ·          COMMISSIONER BROCK:··Second.10·


· · · · · ·          CHAIRWOMAN HOROVITZ:··All in favor say,11·


· · ··     "Aye."12·


· · · · · ·          COMMISSIONER GREEN:··Aye.13·


· · · · · ·          COMMISSIONER BROCK:··Aye.14·


· · · · · ·          COMMISSIONER WALKER:··Aye.15·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Any opposition?16·


· · · · · ·          (no response)17·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Hearing none,18·


· · ··     the motion to make a recommendation for approval19·


· · ··     to the full board pending an agreeable MOU passes.20·


· · · · · ·          And thank you to our partners, and we look21·


· · ··     forward to hearing more about the deal.22·


· · · · · ·          MR. VILMA:··Thank you, guys.23·


· · · · · ·          MR. WATERHOUSE:··Thank you.24·


· · · · · ·          CHAIRWOMAN HOROVITZ:··All right.25·
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· · ··     Moving along, we're going to go back to JHA-30·1·


· · ··     (sic), and we have a number of people here.·2·


· · ··     I think we still have -- and I apologize --·3·


· · ··     Mr. Ravi Katta, who is the owner of the property·4·


· · ··     on the eastside on the line.·5·


· · · · · ·          We also have our community partner,·6·


· · ··     David Garfunkel, from Lift Jax in the room,·7·


· · ··     and I'd love to give him an opportunity to speak·8·


· · ··     briefly.·9·


· · · · · ·          And, just to give a little background,10·


· · ··     this is really just a great example of a public11·


· · ··     private partnership, us working with our community12·


· · ··     partners, nonprofits, the city and the housing13·


· · ··     authority being a part of a project that could14·


· · ··     really transform this part of Jacksonville.15·


· · · · · ·          So excited to talk more about this.16·


· · ··     This is exactly what we have been talking about.17·


· · · · · ·          So, Mr. Alexander, would you like to give18·


· · ··     any more color to the deal?19·


· · · · · ·          CEO:··Yes.··So this deal here is a very20·


· · ··     unique deal.··We actually looked at this property21·


· · ··     several times over the last year -- maybe the last22·


· · ··     year-and-a-half.23·


· · · · · ·          We had many discussions with Lift Jax.24·


· · ··     David and I had lunch several times to talk about25·
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· · ··     this specific deal.·1·


· · · · · ·          This property is a unique property.·2·


· · ··     It's 102 units.··We looked at this property.·3·


· · ··     We thought this property needs some improvements.·4·


· · · · · ·          We talked to the owner, who is on the line,·5·


· · ··     Mr. Katta, and thought this would be a good·6·


· · ··     acquisition for the housing authority.·7·


· · · · · ·          What makes it a little bit more attractive·8·


· · ··     is the fact that we can have a private public·9·


· · ··     partnership with Lift Jax, who's invested in that10·


· · ··     neighborhood as we are in that neighborhood.11·


· · · · · ·          And I'll have the Finance Team go over a12·


· · ··     little bit of the actual finance deal of this13·


· · ··     deal, but, after they go, I'll have Mr. David14·


· · ··     come up and talk more about what they're doing15·


· · ··     over at Lift Jax and why this is such a great deal16·


· · ··     for us.17·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.18·


· · · · · ·          And, just a clarifying point, I referred to19·


· · ··     this as JHA-30.··It's -31.20·


· · · · · ·          COURT REPORTER:··Okay.21·


· · · · · ·          CEO:··That other picture was how22·


· · ··     Franklin Arms would look after we get finished.23·


· · · · · ·          That was a joke.24·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Oh, I missed it.25·
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· · · · · ·          (People laughed.)·1·


· · · · · ·          CHAIRWOMAN HOROVITZ:··I missed the picture.·2·


· · ··     I missed the joke.·3·


· · · · · ·          CEO:··That is how Franklin Arms will look·4·


· · ··     after we're finished.·5·


· · · · · ·          MR. EDGAR:··So Franklin Arms was rebranded·6·


· · ··     by Mr. Katta and his team.··They acquired the·7·


· · ··     property I believe in 2019 for about·8·


· · ··     1 1/2 million with substantive rehab into it.·9·


· · · · · ·          It's located in the 32206 ZIP Code that many10·


· · ··     of you are familiar with, and right now, again,11·


· · ··     as Dwayne and Dennis keep saying, there is great12·


· · ··     opportunity there, in terms of increasing13·


· · ··     occupancy and maintaining 100-percent14·


· · ··     affordability on this -- on this property.15·


· · · · · ·          So I'll kind of go through that a little bit16·


· · ··     here.··There is a picture of the property in terms17·


· · ··     of the landscape and where it is.··I think you've18·


· · ··     seen it.19·


· · · · · ·          Exterior facade -- all new painting.20·


· · ··     I know David developed a tremendous amount of --21·


· · ··     it's actually solar on the roof, as well.22·


· · ··     Mr. Katta and his team put solar, which is nice,23·


· · ··     a nice environmental sustainable upgrade to the24·


· · ··     building.25·
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· · · · · ·          So, with this particular project,·1·


· · ··     we're looking at around $76,000 per unit for·2·


· · ··     acquisition fee.·3·


· · · · · ·          And, if you remember before, we said,·4·


· · ··     "Westwood was very attractive, for example,·5·


· · ··     at 140,000."·6·


· · · · · ·          So this going to be half of that.·7·


· · ··     Again, both are extremely attractive,·8·


· · ··     but, just economically, the ability for us to·9·


· · ··     maintain 100-percent affordability is really10·


· · ··     through the opportunity to purchase at around11·


· · ··     76-, $80,000.12·


· · · · · ·          Mr. Katta was kind enough to offer back to13·


· · ··     the agency, back to the Jacksonville Housing14·


· · ··     Authority, a $250,000 contribution for us to15·


· · ··     utilize as we see fit.16·


· · · · · ·          So, instead of listing at 8,000,000,17·


· · ··     he's giving that back to us.··So it will be18·


· · ··     7.75 million for the property.19·


· · · · · ·          We estimate right now, on the high end,20·


· · ··     the highest of ends, about 20,000 per unit of21·


· · ··     rehab, and, if you remember, that was, again,22·


· · ··     kind of in line with what we saw with Westwood,23·


· · ··     20,000 a unit in rehab.24·


· · · · · ·          And so that would bring our total development25·
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· · ··     costs -- we're thinking $8,000,000 to purchase --·1·


· · ··     just shy of that -- about $11,000,000 roughly in·2·


· · ··     totality.·3·


· · · · · ·          We factor in, you know, other soft costs,·4·


· · ··     financing costs, et cetera.··So $11,000,000·5·


· · ··     in totality.·6·


· · · · · ·          This deal -- I know Tim is absent right now,·7·


· · ··     but one of the things that Cody and Piper Sandler·8·


· · ··     had recommended was utilizing that essential·9·


· · ··     function bond effectively to package both of these10·


· · ··     deals together as one.11·


· · · · · ·          So utilize that debt financing to encompass12·


· · ··     both the Westwood property, as well as the13·


· · ··     Downtown East/Franklin Arms Apartmets.14·


· · ··     So that deal would be to finance -- both of these15·


· · ··     deals would and/or could effectively be financed16·


· · ··     through that essential function bond.17·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Just two quick18·


· · ··     questions on that.19·


· · · · · ·          MR. EDGAR:··Sure.20·


· · · · · ·          CHAIRWOMAN HOROVITZ:··And, if CSG is still21·


· · ··     on, would you advise that we do the two deals22·


· · ··     together?23·


· · · · · ·          To me, we would take them separately.24·


· · · · · ·          Are there any efficiencies in doing it25·
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· · ··     together?·1·


· · · · · ·          Why would we do it as one deal?·2·


· · · · · ·          Maybe that's a question for --·3·


· · · · · ·          MR. EDGAR:··Is that to me or CSG?·4·


· · · · · ·          CHAIRWOMAN HOROVITZ:··It's anyone in the room·5·


· · ··     or on the line who can answer that question.·6·


· · · · · ·          CFO:··The basic idea is that we would save·7·


· · ··     fees that way.··Instead of issuing two bonds and·8·


· · ··     paying fees on two bonds, we would issue one bond·9·


· · ··     to cover both properties and just pay one set of10·


· · ··     fees for it.11·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner.12·


· · · · · ·          COMMISSIONER WALKER:··Commissioner, if I13·


· · ··     may.14·


· · · · · ·          Just to be clear, these -- and this may be15·


· · ··     a bond BMO question.··These are essential function16·


· · ··     bonds, which are essentially backed by the bread17·


· · ··     of the housing authority anyhow.18·


· · · · · ·          So, whether we do two separate deals or one19·


· · ··     deal, the housing authority is backing the20·


· · ··     financing.··So, as long as they underwrite,21·


· · ··     I would much rather be in favor paying people once22·


· · ··     than paying people twice.23·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay, okay.24·


· · · · · ·          COMMISSIONER WALKER:··And I -- one more25·
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· · ··     question, Chairwoman.·1·


· · · · · ·          I assume these are within all the·2·


· · ··     cross-collateralized -- you know, the whole·3·


· · ··     9 yards, correct?·4·


· · · · · ·          It's one deal?·5·


· · · · · ·          CFO:··Yes.·6·


· · · · · ·          COMMISSIONER WALKER:··Okay.·7·


· · · · · ·          CHAIRWOMAN HOROVITZ:··And then another·8·


· · ··     question, if we can go back to the slide,·9·


· · ··     have we done -- I know we have an engineer on10·


· · ··     staff.11·


· · · · · ·          Have we looked at the structure to make sure12·


· · ··     that we don't need to do anything structural?13·


· · · · · ·          Is the 20- -- I can't see.14·


· · · · · ·          Is it 25,000 per unit?15·


· · · · · ·          Is that a realistic number, or are we maybe16·


· · ··     20,000 per unit?17·


· · · · · ·          We're sure that there is no like tear down,18·


· · ··     rebuild?19·


· · · · · ·          CEO:··Yes.··From what our observations were,20·


· · ··     we did take our engineer over there.··We did go21·


· · ··     through the property, and we thought the building22·


· · ··     has some small minor things that could be23·


· · ··     corrected.24·


· · · · · ·          And we sort of factored that in with25·
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· · ··     the overall $20,000 per door for unit upgrades.·1·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.·2·


· · · · · ·          MR. EDGAR:··It is a concrete superstructure.·3·


· · ··     It is nice, and that is one of the things that·4·


· · ··     Mr. Katta and his team said.··It's a great·5·


· · ··     opportunity for us, in case you wanted to expand·6·


· · ··     singles with doubles.·7·


· · · · · ·          There is also space within an aerial picture·8·


· · ··     of the property to build four additional units on·9·


· · ··     the property.10·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Sure.11·


· · · · · ·          I think the building was from 1975,12·


· · ··     did I see?13·


· · · · · ·          MR. EDGAR:··Was it '71?14·


· · · · · ·          CEO:··Yes.15·


· · · · · ·          MR. EDGAR:··'71.16·


· · · · · ·          CHAIRWOMAN HOROVITZ:··So, do we need to17·


· · ··     consider any kind of central air system?18·


· · · · · ·          Is that an additional cost, or are we not19·


· · ··     upgrading?20·


· · · · · ·          CEO:··We would do a gut rehab of the21·


· · ··     building.··Yes.22·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··And so this23·


· · ··     20,000 per door is considering all of those costs?24·


· · · · · ·          CEO:··Yes.··They had done some additional --25·
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· · ··     Mr. Katta may have spent about close to a half a·1·


· · ··     million dollars in the property over the last·2·


· · ··     -- less than a year for some improvements.·3·


· · · · · ·          We sort of talked about it, and he sort of·4·


· · ··     took that off the table, in terms of pricing the·5·


· · ··     deal.·6·


· · · · · ·          From my assessment, the property is estimated·7·


· · ··     anywhere between 10- to $13,000,000 in a sense,·8·


· · ··     but that will work for us.·9·


· · · · · ·          When we were considering that, I explained to10·


· · ··     them it would be perfect for us at that price if11·


· · ··     we were going to build condos there.12·


· · · · · ·          But we're not looking to build condos there.13·


· · ··     We're looking to put low-income families14·


· · ··     there.15·


· · · · · ·          CHAIRWOMAN:··Sure.16·


· · · · · ·          And I know we've got questions from the17·


· · ··     Commissioners.··Just one more question,18·


· · ··     because I heard that there is solar on the roof.19·


· · ··     And I'm just very into solar right now.20·


· · · · · ·          What is the remaining life of the roof?21·


· · · · · ·          MR. EDGAR:··I don't know offhand.22·


· · ··     I don't know if Mr. Katta is on the line to answer23·


· · ··     that, or we could possibly table that.24·


· · · · · ·          But I know they were fully functional at that25·
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· · ··     point.··I don't know if they structured it·1·


· · ··     with a sale lease-back transaction, but there is·2·


· · ··     definitely energy efficiency coming back in the·3·


· · ··     form of reduced energy bills to the property.·4·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Sure.··I'm just·5·


· · ··     thinking that the solar has got maybe 20 years of·6·


· · ··     solar, but probably less of 20 years of life on·7·


· · ··     the roof.··I'm just thinking about the cost of the·8·


· · ··     building, but we can take that to another·9·


· · ··     discussion.10·


· · · · · ·          Commissioner Green.11·


· · · · · ·          COMMISSIONER GREEN:··So a few questions.12·


· · ··     There is 100 units, and they're all one-bedroom?13·


· · · · · ·          MR. EDGAR:··102 units.··Right.14·


· · · · · ·          COMMISSIONER GREEN:··And, who's currently15·


· · ··     renting them right now?16·


· · · · · ·          Are they vouchers?17·


· · · · · ·          CEO:··No, they're not vouchers.··They are18·


· · ··     low-income.19·


· · · · · ·          COMMISSIONER GREEN:··Low-income?20·


· · · · · ·          CEO:··Yes.··We don't know how many there have21·


· · ··     a voucher, but they are -- again, they are22·


· · ··     one-bedrooms.23·


· · · · · ·          COMMISSIONER GREEN:··Are we managing them?24·


· · · · · ·          CEO:··No, we're not managing that site.25·
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· · ··     No, but we would manage the site.·1·


· · · · · ·          COMMISSIONER GREEN:··So we'd have 102 units·2·


· · ··     available --·3·


· · · · · ·          CEO:··Yes --·4·


· · · · · ·          COMMISSIONER GREEN:··-- of one bedrooms.·5·


· · · · · ·          CEO:··-- yes.·6·


· · · · · ·          COMMISSIONER GREEN:··Okay.··And that's a·7·


· · ··     five-year waiting list?·8·


· · · · · ·          CEO:··Yes.·9·


· · · · · ·          MR. EDGAR:··And we have budgeted for that10·


· · ··     renovation to effectively ...11·


· · · · · ·          Commissioner Brock, to your point before,12·


· · ··     we put that in the budget to move people off-site13·


· · ··     while we do those renovations.··So that's been14·


· · ··     baked into the budget.15·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Brock.16·


· · · · · ·          COMMISSIONER BROCK:··I think I was going to17·


· · ··     go down the same road that Commissioner Green was18·


· · ··     going down, because he asked Mr. Alexander about19·


· · ··     the management.20·


· · · · · ·          And he said we will be managing this, right?21·


· · · · · ·          CEO:··That's correct.22·


· · · · · ·          COMMISSIONER BROCK:··Okay.··So that means you23·


· · ··     would be putting a manager over there.24·


· · · · · ·          CEO:··Yes.25·
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· · · · · ·          COMMISSIONER BROCK:··Oh, okay.··All right.·1·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.·2·


· · · · · ·          MR. EDGAR:··Any other questions on that?·3·


· · · · · ·          (no response)·4·


· · · · · ·          MR. EDGAR:··In addition, I think one of the·5·


· · ··     great things -- I know Mr. Garfunkel will·6·


· · ··     speak to this -- is the great opportunity or·7·


· · ··     potential partnership with Lift Jax.·8·


· · · · · ·          I'll let Mr. Garfunkel talk about that·9·


· · ··     potential contribution, but one of the great10·


· · ··     things is that, you know, total costs or soft11·


· · ··     costs will be reduced via additional grant monies12·


· · ··     into the property.13·


· · · · · ·          And, again, a really great way to14·


· · ··     revitalize that neighborhood and kind of reduce15·


· · ··     costs, and, again, we'll provide complete16·


· · ··     affordability on the property.17·


· · · · · ·          This property does cash flow incredibly18·


· · ··     well.··We did model it very conservatively between19·


· · ··     a 45 and 50-percent operating margin, which just20·


· · ··     effectively means that, for every dollar of rent,21·


· · ··     45 cents goes out the door in terms of costs.22·


· · ··     And we're left with the 55 additional cents there23·


· · ··     to put towards CapEx or put towards back flow back24·


· · ··     to the agency to service the debt, et cetera.25·
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· · · · · ·          And, on average, I just -- I kind of looked·1·


· · ··     out on average how much does this property·2·


· · ··     generate for us.··It's about $500,000 per annum·3·


· · ··     on average over a ten-year life, which is very·4·


· · ··     good.·5·


· · · · · ·          Gregory West is the best property in our·6·


· · ··     portfolio.··I know our comptroller is back there,·7·


· · ··     but it's the strongest property we have in our·8·


· · ··     portfolio.·9·


· · · · · ·          It does anywhere between 65- and 80,000 a10·


· · ··     month I think of positive cash flow.··So this11·


· · ··     would be very competitive in the future.12·


· · · · · ·          And, again, we talked about the value of13·


· · ··     bringing cash flow back to the agency while14·


· · ··     simultaneously maintaining full affordability.15·


· · ··     So it's a very good deal for us in that capacity.16·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Excellent.17·


· · · · · ·          Mr. Alexander had a comment.18·


· · · · · ·          CEO:··Yes.··I just want to add, folks,19·


· · ··     for folks that are not familiar with the property,20·


· · ··     this property has been on the city's nuisance list21·


· · ··     for a while with several issues over there.22·


· · · · · ·          And it has been mentioned to me, from the23·


· · ··     folks over on the eastside, that this property24·


· · ··     represents 50 percent of the crime in that25·
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· · ··     specific area.·1·


· · · · · ·          COMMISSIONER WALKER:··Well, then I have a·2·


· · ··     question.·3·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.·4·


· · · · · ·          COMMISSIONER WALKER:··So there is a crime·5·


· · ··     problem here.·6·


· · · · · ·          COMMISSIONER BROCK:··Yes.·7·


· · · · · ·          COMMISSIONER WALKER:··Have we addressed or·8·


· · ··     talked with JSO about making sure we have a·9·


· · ··     partnership?10·


· · · · · ·          If we're going to buy this and renovate it,11·


· · ··     has there been conversations with JSO to ensure12·


· · ··     that, you know, a public authority is now going13·


· · ··     to be involved?14·


· · · · · ·          We need public resources to make sure15·


· · ··     they're out here, you know, being seen and being16·


· · ··     present -- as opposed to being reactive, trying to17·


· · ··     be proactive.18·


· · · · · ·          Has that conversation taken place?19·


· · · · · ·          Let me rephrase.20·


· · · · · ·          Will it take place?21·


· · · · · ·          CEO:··Yes, it will take place.22·


· · · · · ·          COMMISSIONER WALKER:··Okay.23·


· · · · · ·          CEO:··And what we know, from our experience24·


· · ··     as being a professional property manager,25·
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· · ··     it all starts back at the site, and, if the·1·


· · ··     property is not managed very well --·2·


· · ··     that's what we think we're very good at --·3·


· · ··     if the property is managed very well,·4·


· · ··     then you eliminate most of the problems at the·5·


· · ··     site anyhow.·6·


· · · · · ·          COMMISSIONER WALKER:··Okay.·7·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.·8·


· · · · · ·          COMMISSIONER BROCK:··Ms. Chair,·9·


· · ··     like Commissioner Walker said, that -- yes,10·


· · ··     that property, as far as I know for years,11·


· · ··     Mr. Chair to say that, yes.··It was high crime12·


· · ··     in that particular area.13·


· · · · · ·          That's why, when Mr. Alexander said that14·


· · ··     we're going to put a manager over there,15·


· · ··     I was going to ask that question, was we also16·


· · ··     going to put security over there like we have in,17·


· · ··     you know, some of our other sites.18·


· · · · · ·          Because -- and then, again, like you say,19·


· · ··     a lot of times, when you put in the right property20·


· · ··     manager, it does build the people's morale,21·


· · ··     and the people's mindset will change.··But you got22·


· · ··     to have the proper people, like you say, in place23·


· · ··     there.··Yes.24·


· · · · · ·          CHAIRWOMAN HOROVITZ:··And let's go ahead and25·
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· · ··     invite Mr. Garfunkel up, and, while he's coming·1·


· · ··     up, I think that it -- and Mr. Alexander made this·2·


· · ··     point -- that this property is, you know,·3·


· · ··     the center for about 50 percent of the crime in·4·


· · ··     the area.·5·


· · · · · ·          And so, when the housing authority steps in·6·


· · ··     and we have these strong partnerships, Lift Jax,·7·


· · ··     the Historic Eastside CDC, you transform the·8·


· · ··     neighborhood.··And, with that, the crime does·9·


· · ··     down, and it's kind of like the Starbucks effect.10·


· · · · · ·          When you build a Starbucks, all the economic11·


· · ··     development comes around it.··So this is really12·


· · ··     a good opportunity for the housing authority to13·


· · ··     step in and just really transform the14·


· · ··     neighborhood.15·


· · · · · ·          MR. GARFUNKEL:··Thank you very much for the16·


· · ··     opportunity.··My name is David Garfunkel,17·


· · ··     president of Lift Jax.18·


· · · · · ·          Commissioners, it's a pleasure.19·


· · · · · ·          And I think this is a great lead-in,20·


· · ··     and I have got a bunch of stuff.··But I'll go21·


· · ··     through it quickly for time, but that's the22·


· · ··     message, "You're not in this alone.··With us at23·


· · ··     the table and our community partners, you are part24·


· · ··     of a holistic effort of private individuals,25·
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· · ··     private companies, foundations, community partners·1·


· · ··     who are contributing to revitalize this·2·


· · ··     neighborhood."·3·


· · · · · ·          And, with that said, this is a key·4·


· · ··     component of that revitalization.··So we're very·5·


· · ··     grateful for the potential opportunity to partner·6·


· · ··     with the housing authority, because we have a lot·7·


· · ··     of other really exciting things happening.·8·


· · ··     And this is, like I say, a really key component to·9·


· · ··     that.10·


· · · · · ·          So really briefly we are an initiative of11·


· · ··     business leaders and community leaders partnering12·


· · ··     to eradicate generational poverty in Jacksonville.13·


· · · · · ·          Our business partners are represented there14·


· · ··     on the left-hand side, folks like Florida Blue and15·


· · ··     VyStar Credit Union and the Jaguars, and then,16·


· · ··     on the right-hand side, the duPont Fund,17·


· · ··     United Way, Community Foundation, DCPS, the city18·


· · ··     and others.19·


· · · · · ·          The two big orange circles there around our20·


· · ··     most -- what I view as our most community partner21·


· · ··     is Historic Eastside Community Development22·


· · ··     Corporation, Eastside Legacy Business Council.23·


· · · · · ·          Our number one guiding principle24·


· · ··     as an organization is never to do to the community25·
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· · ··     -- that I was partnering with community residents·1·


· · ··     to enact a change that they want to see in their·2·


· · ··     own neighborhood.·3·


· · · · · ·          CHAIRWOMAN HOROVITZ:··I'm sorry.··Not to cut·4·


· · ··     you off, but just to point out for the board and·5·


· · ··     for the whole room, obviously, I work for·6·


· · ··     VyStar Credit Union -- so certainly not any·7·


· · ··     self-interest here.·8·


· · · · · ·          It's just we're really like everyone on that·9·


· · ··     screen, a same part of that same ecosystem10·


· · ··     that's really looking to a solve for affordable11·


· · ··     housing.12·


· · · · · ·          So I just wanted to make sure everyone is13·


· · ··     aware of that.··Like we are always in the same14·


· · ··     rooms together.15·


· · · · · ·          MR. GARFUNKEL:··Thank you.16·


· · · · · ·          So the model that we're implementing is17·


· · ··     called, "Purpose Built Communities."18·


· · ··     I'll briefly touch on the components of this.19·


· · · · · ·          First and foremost, we're focused in one20·


· · ··     neighborhood, at least initially, and that is21·


· · ··     the historic eastside.··We're out east --22·


· · ··     I'll show you a picture of that in a moment --23·


· · ··     and we have four main pillars that we implement.24·


· · · · · ·          And the idea here is that this is holistic.25·







Page 127


· · ··     So our mixed-income housing pillar -- I don't have·1·


· · ··     to explain that to you; although, I would say that·2·


· · ··     we do have multifamily work, as well as·3·


· · ··     single-family work.··That's what that neighborhood·4·


· · ··     consists of.·5·


· · · · · ·          Cradle to career education, A-plus·6·


· · ··     educational outcomes from early childhood all of·7·


· · ··     the way up to college and career, community·8·


· · ··     wellness, all of those other aspects that make·9·


· · ··     a healthy and vibrant community, access to healthy10·


· · ··     foods, public safety -- we can touch more on that11·


· · ··     -- parsing green spaces, access to health care and12·


· · ··     finally financial vitality.13·


· · · · · ·          And this is really about the economic14·


· · ··     development of small businesses and also15·


· · ··     supporting families with their career workforce16·


· · ··     prospects.17·


· · · · · ·          And, ultimately, what we do, as Lift Jax,18·


· · ··     is we serve as the community quarterback.19·


· · ··     Our job -- I sum it up like this -- work with20·


· · ··     community leaders to understand what's important21·


· · ··     to them, and then bring the partners and resources22·


· · ··     to bear to make that happen.23·


· · · · · ·          And this is a prime example of this,24·


· · ··     because we have been hearing, since we got started25·
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· · ··     three or four years ago, that this particular·1·


· · ··     property needs to be improved, and so this is an·2·


· · ··     opportunity for us to help do that, with a·3·


· · ··     partner, of course.·4·


· · · · · ·          So this is the historic eastside.·5·


· · ··     It is the neighborhood just directly north of the·6·


· · ··     sports complex to the east of Springfield.·7·


· · ··     I would say Springfield is not included,·8·


· · ··     not because we don't like Springfield,·9·


· · ··     but because Springfield is its own neighborhood.10·


· · ··     And the historic eastside is its own neighborhood.11·


· · · · · ·          I'm not going to read this whole slide,12·


· · ··     but I'll say we're working there first.13·


· · ··     Because it is where we believe we have the best14·


· · ··     chance of success the most quickly with this model15·


· · ··     for a couple of important reasons.16·


· · · · · ·          First and foremost, really strong community17·


· · ··     leadership, residents who have been doing this18·


· · ··     work for years with whom we can partner.19·


· · · · · ·          And, second of all, because of the momentum20·


· · ··     around the neighborhood, the sports complex,21·


· · ··     Springfield, Cathedral District -- there is a22·


· · ··     chance to channel that investment in a way that23·


· · ··     brings out that neighborhood.24·


· · · · · ·          A critical point here.··The conversation25·
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· · ··     about displacement -- we are not doing that.·1·


· · ··     That is not the goal.··We believe there is an·2·


· · ··     opportunity to bring investment into the·3·


· · ··     neighborhood, like the one we're talking about·4·


· · ··     right now, but do so in a way that strengthens·5·


· · ··     families, strengthens that community and brings·6·


· · ··     it back to what it has historically been for,·7·


· · ··     you know, 50 or 60 years, which is a thriving·8·


· · ··     African American community in Jacksonville.·9·


· · · · · ·          I'm going to skip this.··"There is a need."10·


· · ··     We'll put it that way.11·


· · · · · ·          You know, there are assets, but there are12·


· · ··     also indicators that we want to see improved.13·


· · ··     And I will, in the interest of time, skip this,14·


· · ··     too.··This is just a map of the lower part of the15·


· · ··     neighborhood, and what I want to share here16·


· · ··     or visualize is that Downtown East, which is on17·


· · ··     the map there right central to the neighborhood,18·


· · ··     is, one, central in the neighborhood and,19·


· · ··     therefore, critically important to the20·


· · ··     neighborhood's success.21·


· · · · · ·          But, two, this is not the only thing that's22·


· · ··     happening.··That's just to the point of,23·


· · ··     you know, not being alone in this.24·


· · · · · ·          We have a new neiborhood market -- or I25·
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· · ··     should say, "a renovated neighborhood market,"·1·


· · ··     Debs Store.··Groceries are coming back into the·2·


· · ··     neighborhood.·3·


· · · · · ·          We're doing infill housing.··We are·4·


· · ··     repairing owner-occupied homes.··We've done about·5·


· · ··     50 -- or 35 on the way to 50 this year.·6·


· · ··     Investing with the City of Jacksonville and·7·


· · ··     City Parks, one of which is two blocks away from·8·


· · ··     Downtown East, supporting local businesses and·9·


· · ··     also hopefully, within the next week, closing with10·


· · ··     another partner on two of the other distressed11·


· · ··     partners in the neighborhood -- sorry --12·


· · ··     two distressed apartments in the neighborhood,13·


· · ··     Eastside Terrace and Eastside Garden.14·


· · · · · ·          So, just to say, again, that it's the15·


· · ··     partners and the other projects into which16·


· · ··     sort of this effort might go.17·


· · · · · ·          Very briefly.··Debs Store -- this is a18·


· · ··     neighborhood grocery market that we are restoring,19·


· · ··     bringing back online.··This should be open in20·


· · ··     Q1 or maybe Q2 of 2024, and this will be21·


· · ··     groceries.22·


· · · · · ·          VyStar Credit Union will have a presence at23·


· · ··     that as well as career and workforce through24·


· · ··     Goodwill.25·
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· · · · · ·          The Melanin Market Cultural Event happens·1·


· · ··     quarterly.··There are now 250 vendors from across·2·


· · ··     the region that participate in this local market,·3·


· · ··     which is an economic development opportunity,·4·


· · ··     but also a way to celebrate the neighborhood's·5·


· · ··     history and culture.·6·


· · · · · ·          Construction Ready -- this is a job training·7·


· · ··     program that we are partnering with from Atlanta.·8·


· · ··     We have a cohort starting tomorrow.··It's a·9·


· · ··     20-day program to get folks job ready,10·


· · ··     construction ready in 20 days.11·


· · · · · ·          And my understanding is that there are12·


· · ··     45 people signed up to participate tomorrow.13·


· · ··     So there is a lot of momentum around that.14·


· · · · · ·          John Love Early Learning Center partnership15·


· · ··     with the school district, DCPS.··This is in the16·


· · ··     eastside.··This is a premiere early learning17·


· · ··     center.··It is the only learning center that is18·


· · ··     run exclusively for early learning run by the19·


· · ··     district in the City of Jacksonville.··120 seats20·


· · ··     for three and four-year-olds.··This is a21·


· · ··     best in class center.··Children and families from22·


· · ··     downtown used to be able to attend that.23·


· · · · · ·          Home repairs I mentioned.··Some before and24·


· · ··     afters, but, again, focused not only on new25·
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· · ··     investments but on the existing residents,·1·


· · ··     as well, and improving their quality of life.·2·


· · · · · ·          So, in terms of housing -- and I'll end here·3·


· · ··     -- just to reemphasize, you know, we --·4·


· · ··     a critical component of our housing strategy is·5·


· · ··     to improve conditions at apartments with partners.·6·


· · · · · ·          Downtown East, of course, is what's before·7·


· · ··     you today and to the board on Monday, but I did·8·


· · ··     want to call out that we have a track record that·9·


· · ··     we're beginning to build in this work, as well.10·


· · · · · ·          Eastside Terrace and Eastside Gardens are11·


· · ··     also right in the neighborhood there.··We have a12·


· · ··     closing date of next Wednesday with a partner in13·


· · ··     New Jersey to acquire and rehabilitate those.14·


· · · · · ·          Different projects -- those are -- you know,15·


· · ··     those are project-based subsidy, but, again,16·


· · ··     the similar values that we're trying to bring to17·


· · ··     that to support those assets to improve and the18·


· · ··     families in the neighborhood.19·


· · · · · ·          So that was the nickle tour.··I know you're20·


· · ··     trying to get out of here at 11:30, but I will21·


· · ··     stop there.22·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.··Thank you23·


· · ··     so much.24·


· · · · · ·          Does anyone have any questions about the25·
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· · ··     resolution?·1·


· · · · · ·          About the partnership?·2·


· · · · · ·          We talked about this a little bit before·3·


· · ··     -- talked about the city incentive.··I think that·4·


· · ··     we all like this deal.·5·


· · · · · ·          COMMISSIONER WALKER:··Just one quick·6·


· · ··     question, because, for me, this all rides on the·7·


· · ··     million-and-a-half grant.·8·


· · · · · ·          Is that confirmed, good to go, signed off on·9·


· · ··     from your perspective?10·


· · · · · ·          MR. GARFUNKEL:··That is tentative,11·


· · ··     but we've had the conversations with the parties.12·


· · ··     It's been almost like the previous conversation.13·


· · ··     We wanted to get to this point where we actually14·


· · ··     had a deal to invest into.15·


· · · · · ·          And so I think, you know, conditional that we16·


· · ··     can get it under contract and get something17·


· · ··     written up, we're eager to move forward.18·


· · · · · ·          CHAIRWOMAN HOROVITZ:··So we need to,19·


· · ··     on Monday, have an MOU, an LOI, something that we20·


· · ··     can sign in order to get our partners to get all21·


· · ··     of the cap holds back in order; is that right?22·


· · · · · ·          Are we going to be prepared for Monday for23·


· · ··     that?24·


· · · · · ·          Is that all on track?25·
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· · · · · ·          CEO:··Yes --·1·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Excellent.·2·


· · · · · ·          CEO:··-- we will be.·3·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··You got the·4·


· · ··     whole weekend.·5·


· · · · · ·          Commissioner Green.·6·


· · · · · ·          COMMISSIONER GREEN:··So Lift Jax commits·7·


· · ··     1.5 million, and what is in it for Lift Jax?·8·


· · · · · ·          CHAIRWOMAN HOROVITZ:··To be clear,·9·


· · ··     the city gave you the dollars to specifically10·


· · ··     earmark for multifamily and affordable housing11·


· · ··     in the eastside, and they're putting these dollars12·


· · ··     into the deal; is that right?13·


· · · · · ·          MR. GARFUNKEL:··Correct.14·


· · · · · ·          COMMISSIONER GREEN:··What's in it for us is15·


· · ··     to be able to --16·


· · · · · ·          CHAIRWOMAN HOROVITZ:··They're good guys.17·


· · · · · ·          COMMISSIONER GREEN:··-- I mean for good of18·


· · ··     the community.19·


· · · · · ·          But, what do you get in return besides --20·


· · · · · ·          MR. GARFUNKEL:··So, you know, we have21·


· · ··     some work to do to, you know, negotiate the22·


· · ··     specific components of that.23·


· · · · · ·          Conceptually, we are eager to be at the table24·


· · ··     to participate to be jointly accountable for the25·
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· · ··     success of this project and to fulfill our·1·


· · ··     mission, which is, you know, focused on approving·2·


· · ··     apartments in the neighborhood.·3·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner.·4·


· · · · · ·          COMMISSIONER BROCK:··So we are not coming·5·


· · ··     out-of-pocket with no money, Mr. Alexander?·6·


· · · · · ·          CEO:··Yes.·7·


· · · · · ·          COMMISSIONER BROCK:··We are?·8·


· · · · · ·          CEO:··Yes, we are.·9·


· · · · · ·          COMMISSIONER BROCK:··Oh, okay.10·


· · · · · ·          COMMISSIONER WALKER:··We're coming11·


· · ··     out-of-pocket?12·


· · · · · ·          MR. GARFUNKEL:··No.13·


· · · · · ·          CEO:··Not out-of-pocket -- through the bonds.14·


· · · · · ·          CHAIRWOMAN HOROVITZ:··This is a bond deal.15·


· · ··     Okay.16·


· · · · · ·          COMMISSIONER WALKER:··So, Commissioner,17·


· · ··     I've looked at -- again, unless there are any18·


· · ··     other comments, I've looked at the model.19·


· · ··     I think -- I forget who brought up this property.20·


· · ··     It has been on our radar for all the wrong21·


· · ··     reasons.22·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.23·


· · · · · ·          COMMISSIONER WALKER:··I'd like to put it on24·


· · ··     our radar for all the right reasons.25·
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· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··I love it.·1·


· · · · · ·          COMMISSIONER WALKER:··So I would move to·2·


· · ··     recommend to the board's full approval subject to·3·


· · ··     the terms of the final MOU for approval.·4·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.·5·


· · · · · ·          We have a motion.·6·


· · · · · ·          Do we have a second?·7·


· · · · · ·          COMMISSIONER BROCK:··Second.·8·


· · · · · ·          CHAIRWOMAN HOROVITZ:··All in favor?·9·


· · · · · ·          COMMISSIONER BROCK:··Aye.10·


· · · · · ·          COMMISSIONER GREEN:··Aye.11·


· · · · · ·          COMMISSIONER WALKER:··Aye.12·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Hearing no opposed,13·


· · ··     the motion moves to the board.14·


· · · · · ·          Thank you, David, and everyone involved with15·


· · ··     this deal.16·


· · · · · ·          So that concludes JHA-31.17·


· · · · · ·          Do we have any further discussion on JHA-30?18·


· · · · · ·          I know people were in and out of the room.19·


· · · · · ·          Do we need to table that for Monday?20·


· · · · · ·          And the question is for our bond partners.21·


· · · · · ·          Do we have an update on the Westwood project,22·


· · ··     or are we going to hold that for now?23·


· · · · · ·          MR. NABHOLZ:··I think they're just working to24·


· · ··     -- they're making a phone call, and they know25·
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· · ··     that we're looking to adjourn here in about·1·


· · ··     12 minutes.·2·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.·3·


· · · · · ·          MR. NABHOLZ:··So they should step back in·4·


· · ··     any minute.·5·


· · · · · ·          CHAIRWOMAN HOROVITZ:··And I realize we had·6·


· · ··     an agenda that included a bond workshop.·7·


· · ··     I feel like we've talked a lot about bonds.·8·


· · ··     I think that we can either postpone that or just·9·


· · ··     -- and not to -- I know that was on the agenda,10·


· · ··     and everyone really wanted to stay for that.11·


· · · · · ·          But let's move to Chair comments, if everyone12·


· · ··     is in favor; is that all right?13·


· · · · · ·          (no response)14·


· · · · · ·          CHAIRWOMAN HOROVITZ:··So, just procedurally,15·


· · ··     we're holding on JHA-30, because we don't have16·


· · ··     anything to discuss.17·


· · · · · ·          All right.··So we'll move on to Chair18·


· · ··     comments.19·


· · · · · ·          Does everyone agree?20·


· · · · · ·          COMMISSIONER WALKER:··Yes.21·


· · · · · ·          CEO:··Yes.22·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.23·


· · · · · ·          Mr. Alexander.24·


· · · · · ·          CEO:··Okay.··Good.··Thank you.··So an update25·
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· · ··     on the Normandy deal -- we actually just got the·1·


· · ··     MOU yesterday -- late yesterday evening.·2·


· · ··     That's why the board does not have it.·3·


· · · · · ·          Our attorneys, BMO, have worked with Chase's·4·


· · ··     attorneys.··I have an MOU that both attorneys·5·


· · ··     agreed on, and they signed off on it.·6·


· · ··     I just wanted to let the board know that I will·7·


· · ··     bring it to the board meeting on Monday to get the·8·


· · ··     board's approval to sign off on it.··Chase has·9·


· · ··     already signed off.10·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Good.11·


· · · · · ·          COMMISSIONER WALKER:··Commissioner, if I12·


· · ··     may.13·


· · · · · ·          Mr. Alexander, can you make sure that's14·


· · ··     circulated like today?15·


· · · · · ·          CEO:··Yes.16·


· · · · · ·          CHAIRWOMAN HOROVITZ:··And, when you say,17·


· · ··     "both attorneys --" on our side, which attorneys18·


· · ··     did you mean?19·


· · · · · ·          CEO:··BMO.20·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··Has OGC also21·


· · ··     reviewed it, or do they need to?22·


· · · · · ·          CEO:··Yes, they have.··Yes.··They have given23·


· · ··     a commitment to it.··They have been on every24·


· · ··     single email, and they are aware what this whole25·
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· · ··     MOU -- typically, BMO normally goes back with our·1·


· · ··     attorney to make sure they are in agreement.·2·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Perfect.·3·


· · · · · ·          And thank you OGC and all of our legal·4·


· · ··     counsel.·5·


· · · · · ·          And I was going to, at the end,·6·


· · ··     say thank you to all senior staff, especially the·7·


· · ··     Finance Team, for working on all of this.·8·


· · ··     I know it's been a lot of work.·9·


· · · · · ·          CEO:··Yes.10·


· · · · · ·          CHAIRWOMAN HOROVITZ:··But thank you everyone11·


· · ··     in the room.12·


· · · · · ·          CEO:··Yes.··And I would want to acknowledge13·


· · ··     Mr. Reynold, who's been an integral part of making14·


· · ··     sure that we navigate through this whole entire15·


· · ··     process based on his background in engineering.16·


· · · · · ·          And we were able to really negotiate a deal17·


· · ··     and get to this point --18·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.19·


· · · · · ·          CEO:··-- and the rest of the Finance Team,20·


· · ··     as well.21·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.22·


· · · · · ·          Any other comments on the Chase deal?23·


· · · · · ·          CEO:··No.··We're just looking forward to24·


· · ··     getting the board's approval on Monday to sign off25·
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· · ··     on this and put a shovel in the dirt.·1·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.·2·


· · · · · ·          I do have a question just ahead of Monday's·3·


· · ··     meeting on the JWB project.·4·


· · · · · ·          I think we committed to 50 homes,·5·


· · ··     or was it 30?·6·


· · · · · ·          CEO:··Yes.··So we committed to 50,·7·


· · ··     and we have --·8·


· · · · · ·          CHAIRWOMAN HOROVITZ:··I knew it was an odd·9·


· · ··     number in the tens.10·


· · · · · ·          CEO:··-- and we have obtained 33 to date.11·


· · ··     We just acquired our last -- not our last --12·


· · ··     the recent five as of two weeks ago,13·


· · ··     about two-and-a-half weeks ago, two weeks14·


· · ··     ago.15·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Do we have the16·


· · ··     opportunity or the ability to slow down on17·


· · ··     acquiring properties?18·


· · · · · ·          Because I feel like we're looking at a lot of19·


· · ··     things.··Not to rank projects, but just really20·


· · ··     ranking impact in our communities.21·


· · · · · ·          I feel like our priorities have shifted,22·


· · ··     and, if we were presented with that deal today,23·


· · ··     it certainly would be at the bottom of my list.24·


· · · · · ·          For the record, Commissioner Walker is25·
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· · ··     agreeing with me.·1·


· · · · · ·          COMMISSIONER WALKER:··Which deal?·2·


· · · · · ·          CHAIRWOMAN HOROVITZ:··The JWB project.·3·


· · · · · ·          COMMISSIONER WALKER:··Yes.·4·


· · · · · ·          CHAIRWOMAN HOROVITZ:··So my question is,·5·


· · ··     can we slow down on acquiring properties and·6·


· · ··     reevaluate that deal?·7·


· · · · · ·          CEO:··Yes.·8·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Open discussion.·9·


· · · · · ·          COMMISSIONER WALKER:··If I can, Commissioner.10·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes, please.11·


· · · · · ·          COMMISSIONER WALKER:··I appreciate the need12·


· · ··     for single-family homes, but, looking through13·


· · ··     these deals that have been presented,14·


· · ··     even the Normandy deal, which has been a struggle,15·


· · ··     I think we may be better served to your point to16·


· · ··     maybe look at how many units we're bringing online17·


· · ··     for the dollars we're spending.18·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.19·


· · · · · ·          COMMISSIONER WALKER:··What is the average20·


· · ··     sales price of those homes, Mr. Alexander?21·


· · · · · ·          CEO:··270-.22·


· · · · · ·          COMMISSIONER WALKER:··So 270- for a23·


· · ··     single-family home, which is still needed,24·


· · ··     but we're talking about acquiring units sub,25·
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· · ··     you know, 175,000.·1·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Right.·2·


· · · · · ·          COMMISSIONER WALKER:··It stretches the·3·


· · ··     dollar.·4·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes, and we're looking·5·


· · ··     to move the needle.·6·


· · · · · ·          COMMISSIONER WALKER:··Correct.·7·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Every family matters,·8·


· · ··     but not one family at a time.··Like 100 families·9·


· · ··     at a time.10·


· · · · · ·          Commissioner Green.11·


· · · · · ·          COMMISSIONER GREEN:··I kind of disagree with12·


· · ··     both of you there, because they're already built.13·


· · ··     And they're pretty much turnkey and already14·


· · ··     there, where these are three years down the15·


· · ··     road, besides that hundred unit property that we16·


· · ··     just discussed.17·


· · · · · ·          But it's a committee.18·


· · · · · ·          So you got to vote on it, right?19·


· · · · · ·          COMMISSIONER WALKER:··I think, Commissioner20·


· · ··     Green -- I think where I'm coming from is I still21·


· · ··     think we heed the need.22·


· · · · · ·          COMMISSIONER GREEN:··Right.23·


· · · · · ·          COMMISSIONER WALKER:··I'm just saying that24·


· · ··     hindsight 20/20, would we have agreed to25·
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· · ··     50 homes right off the bat, knowing we could pick·1·


· · ··     up how many units are at Westwood and Franklin·2·


· · ··     Arms for a price?·3·


· · · · · ·          I think it's a balancing act.·4·


· · · · · ·          COMMISSIONER GREEN:··Right.·5·


· · · · · ·          CHAIRWOMAN HOROVITZ:··I agree.·6·


· · · · · ·          COMMISSIONER GREEN:··I mean, if someone wants·7·


· · ··     to present a single-family housing deal,·8·


· · ··     I mean let them present it.·9·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Agreed.10·


· · · · · ·          COMMISSIONER WALKER:··Agreed.11·


· · · · · ·          COMMISSIONER GREEN:··If they want to present12·


· · ··     a multifamily deal, let them present it.13·


· · ··     I mean, if the numbers work, the numbers work.14·


· · · · · ·          COMMISSIONER WALKER:··Agreed.15·


· · · · · ·          COMMISSIONER GREEN:··At least that's what16·


· · ··     I --17·


· · · · · ·          CHAIRWOMAN HOROVITZ:··My comment is18·


· · ··     only, just as we are committing our resources,19·


· · ··     just continuing to evaluate these things that we20·


· · ··     have on the table and not to say that we don't do21·


· · ··     the rest of the commitment.22·


· · · · · ·          I was just wanting to explore what our23·


· · ··     opportunity is, if we're still down on closing24·


· · ··     on those homes.25·
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· · · · · ·          And, if the team doesn't agree to that,·1·


· · ··     then it's just, you know, Heather's thoughts.·2·


· · · · · ·          Commissioner.·3·


· · · · · ·          COMMISSIONER BROCK:··Ms. Chair to·4·


· · ··     Mr. Alexander, Mr. Alexander the JWB properties --·5·


· · ··     and I know this -- today we've spent a lot of time·6·


· · ··     talking about affordable housing, but I just have·7·


· · ··     a question.·8·


· · · · · ·          How many of those houses that we have gotten·9·


· · ··     from JWB that we currently own -- the families10·


· · ··     that reside in there are on a Section 8 voucher?11·


· · · · · ·          CEO:··I don't know offhand, but I know12·


· · ··     several of them are on Section 8 vouchers.13·


· · ··     Several of them.··A good deal of them have been on14·


· · ··     Section 8 vouchers.15·


· · · · · ·          COMMISSIONER BROCK:··Because, yeah.16·


· · ··     Because I know, like you were saying today,17·


· · ··     you know, we're trying to meet the needs of18·


· · ··     affordable housing.19·


· · · · · ·          CEO:··Yes.20·


· · · · · ·          COMMISSIONER BROCK:··And I was just curious21·


· · ··     on how many families were we able to put in there22·


· · ··     from our waiting list.23·


· · · · · ·          CEO:··Several of them, and it definitely has24·


· · ··     had some impact by housing these families.25·
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· · ··     But I would add to the fact that we still do have·1·


· · ··     -- and to bring to the board's attention --·2·


· · ··     we still do have those 30-plus vacant lots that we·3·


· · ··     never put anything on.·4·


· · · · · ·          So, if we look further down the road at·5·


· · ··     even putting anymore townhouses, we may go back·6·


· · ··     and review that process of putting some on the·7·


· · ··     lots, which will reduce our overall cost, as well.·8·


· · · · · ·          COMMISSIONER BROCK:··Okay.·9·


· · · · · ·          CHAIRWOMAN HOROVITZ:··All right.··Thank you.10·


· · · · · ·          MS. GRAHAM:··Madam Chair, I'm sorry to11·


· · ··     interrupt.12·


· · · · · ·          CHAIRWOMAN HOROVITZ:··No, please.13·


· · · · · ·          MS. GRAHAM:··I have two kind of just overall14·


· · ··     questions.··I understand that these resolutions15·


· · ··     -- I understand that these resolutions will go to16·


· · ··     the board on Monday, and, basically, they're just17·


· · ··     authorizing the ability for the housing authority18·


· · ··     to negotiate MOUs or kind of negotiate further19·


· · ··     with the group.··And, once due diligence is done20·


· · ··     on those deals, they'll come back for full21·


· · ··     approval.22·


· · · · · ·          Is that the correct procedure?23·


· · · · · ·          Do I have that right?24·


· · · · · ·          CHAIRWOMAN HOROVITZ:··I see Commissioner25·
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· · ··     Walker squinting.··That is what I understand,·1·


· · ··     that we're authorizing, pending the legal·2·


· · ··     agreements are within underwriting and everything·3·


· · ··     else we discussed, giving the housing authority·4·


· · ··     the authority to then negotiate.·5·


· · · · · ·          COMMISSIONER WALKER:··Correct.·6·


· · · · · ·          I just want to make sure -- and, Tanya (sic),·7·


· · ··     thank you for bringing it up.··I just want to make·8·


· · ··     sure we're clear, which is, again, knowing these·9·


· · ··     deals.10·


· · · · · ·          I want to make sure that, to the extent we11·


· · ··     can, the MOUs are before us on Monday --12·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes --13·


· · · · · ·          COMMISSIONER WALKER:··-- or at least the14·


· · ··     principal terms are outlined --15·


· · · · · ·          CHAIRWOMAN HOROVITZ:··-- yes.16·


· · · · · ·          COMMISSIONER WALKER:··-- so that we can17·


· · ··     approve the housing -- you know, approve Dwayne18·


· · ··     to begin executing, you know, the legal,19·


· · ··     the financial to get all the deals in order,20·


· · ··     and then there would be one final, when we're21·


· · ··     ready to close, you know, "Here's the deal.22·


· · ··     It's all documented consistent with the resolution23·


· · ··     that you authorized us to.24·


· · · · · ·          "You know, can you please authorize the25·
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· · ··     closing," if we need that.·1·


· · · · · ·          I guess that's a question for OGC.·2·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··I agree.·3·


· · ··     And, just -- I know that that --·4·


· · · · · ·          MS. GRAHAM:··(inaudible crosstalk)·5·


· · · · · ·          CHAIRWOMAN HOROVITZ:··-- sorry.·6·


· · · · · ·          Tanya, just 1 minute.·7·


· · · · · ·          Tanya, on prioritizing, I think that we have·8·


· · ··     the ticking on the city incentives.··I think that·9·


· · ··     we put that top of the priority.10·


· · · · · ·          All of these I'm sure have expiration dates,11·


· · ··     but let's prioritize that so we don't miss out on12·


· · ··     an opportunity.13·


· · · · · ·          I'm sorry.14·


· · · · · ·          Tanya, go ahead.15·


· · · · · ·          COURT REPORTER:··It was Nicole.16·


· · · · · ·          MS. DEMPSEY:··I think it was Nicole,17·


· · ··     actually.18·


· · · · · ·          Go ahead.19·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Oh, I'm sorry.20·


· · · · · ·          MS. GRAHAM:··It was Nicole.··So, on that --21·


· · ··     that one would be -- it's entering into a --22·


· · ··     it's getting the terms ready.23·


· · · · · ·          We're not recommending approval of that24·


· · ··     acquisition; is that correct?25·
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· · · · · ·          COMMISSIONER WALKER:··No.··I think --·1·


· · ··     I think what we're saying is, based on·2·


· · ··     presentations today, we're recommending to the·3·


· · ··     full board to proceed with an MOU on substantially·4·


· · ··     the same terms presented today, right,·5·


· · ··     which will be binding to a certain degree.·6·


· · ··     And then, assuming that those terms work out·7·


· · ··     for the transaction, we would authorize closing.·8·


· · · · · ·          Is that consistent, Commissioner Horovitz?·9·


· · · · · ·          CHAIRWOMAN HOROVITZ:··That's what --10·


· · ··     I think everyone understands that to be the case.11·


· · · · · ·          I think the resolutions need a little bit12·


· · ··     more detail.··I don't know how much.··I think,13·


· · ··     on Monday, we'll be moving motions with a ton of14·


· · ··     amendment language.15·


· · · · · ·          COMMISSIONER WALKER:··Commissioner,16·


· · ··     for the sake of Monday's meeting so it doesn't run17·


· · ··     6 hours, I would strongly encourage and prefer18·


· · ··     that all parties for deals being approved today19·


· · ··     get their lawyers and our lawyers on the line and20·


· · ··     get an MOU hashed out before Monday's meeting.21·


· · · · · ·          CHAIRWOMAN HOROVITZ:··I agree.22·


· · · · · ·          COMMISSIONER WALKER:··Because, otherwise,23·


· · ··     this will be a very long and potentially24·


· · ··     unproductive meeting.25·
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· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.·1·


· · · · · ·          Everyone, thank you.·2·


· · · · · ·          And, was there a second point?·3·


· · · · · ·          (no response)·4·


· · · · · ·          (Mr. Jones and Mr. Brantley reentered the·5·


· · ··     room.)·6·


· · · · · ·          CHAIRWOMAN HOROVITZ:··I also want to·7·


· · ··     acknowledge that the Integral Team did step back·8·


· · ··     in.·9·


· · · · · ·          Was there an update on the conversation?10·


· · · · · ·          MR. JONES:··Yes.11·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··Were there any12·


· · ··     --13·


· · · · · ·          MS. GRAHAM:··This is Nicole with CSG just to14·


· · ··     point out on the Downtown East, we didn't15·


· · ··     actually speak to that on this call, but we did16·


· · ··     have recommendations in a memo previously that are17·


· · ··     sort of different than the way this deal is18·


· · ··     unfolding.19·


· · · · · ·          So I just wanted to point that out,20·


· · ··     since we're, you know -- we're looking at the21·


· · ··     three transactions.22·


· · · · · ·          Right?23·


· · · · · ·          So, just sort of for the record, right,24·


· · ··     like, on all three transactions, you know,25·
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· · ··     CSG would recommend certain terms that are --·1·


· · ··     you know, that would need to be there contingent,·2·


· · ··     you know, before the deals go forward.·3·


· · · · · ·          That would be our recommendation.·4·


· · ··     So I just wanted to make sure that that is clear·5·


· · ··     for everyone, that, as we have reviewed it,·6·


· · ··     we actually did not think that the Downtown East·7·


· · ··     was, you know -- was sort of the best investment.·8·


· · · · · ·          And, also, I just want to, again, kind of·9·


· · ··     call attention -- I know that the bond discussion10·


· · ··     was postponed.··But, you know, if JHA is talking11·


· · ··     about taking on all of these deals, right,12·


· · ··     this really is a lot of risk that the housing13·


· · ··     authority is facing.14·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Green,15·


· · ··     go first.16·


· · · · · ·          COMMISSIONER GREEN:··Regarding the one for17·


· · ··     the construction deal, when they -- with these18·


· · ··     deals, do they have any type of incentives19·


· · ··     given to the developer if they complete20·


· · ··     construction within set times -- say prior to21·


· · ··     36 months, or stabilization before 36 months or22·


· · ··     any type of penalty on the debt fee if it takes23·


· · ··     longer than 36 months, et cetera?24·


· · · · · ·          Are those typically in the discussion or the25·
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· · ··     deal or the terms, if you understand my question?·1·


· · · · · ·          COMMISSIONER WALKER:··I don't know,·2·


· · ··     but I would expect that to be part of the·3·


· · ··     MOU financing conversation.·4·


· · · · · ·          You know, if that's something -- if they're·5·


· · ··     asking for, you know, a 10-percent developer fee,·6·


· · ··     well, then, you know, to get to that hurdle,·7·


· · ··     you know -- and I'm making up a number.·8·


· · ··     I'm not saying that's what it is -- but there have·9·


· · ··     got to be incentives.10·


· · · · · ·          I think that's kind of where I land on it.11·


· · ··     To me, that's a detailed conversation.12·


· · · · · ·          (inaudible crosstalk)13·


· · · · · ·          COMMISSIONER GREEN:··Are we that far along in14·


· · ··     discussion, or is this like --15·


· · · · · ·          COMMISSIONER WALKER:··I don't know.16·


· · · · · ·          I will say, Commissioner Horovitz, that going17·


· · ··     forward, I would like to see proposed MOUs with18·


· · ··     this packet.19·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··I think that,20·


· · ··     when we were discussing that MOUs were shared,21·


· · ··     at least a draft so we could have a more robust22·


· · ··     conversation.23·


· · · · · ·          COMMISSIONER WALKER:··Something.24·


· · · · · ·          CHAIRWOMAN HOROVITZ:··That would be helpful,25·
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· · ··     as well as the memo from our CSG partners,·1·


· · ··     to give all of this extra context so we're not·2·


· · ··     hearing it all for the first time.·3·


· · · · · ·          I had seen the memos, and I apologize.·4·


· · ··     I thought they were circulated.··That would just·5·


· · ··     help I think be more efficient.·6·


· · · · · ·          COMMISSIONER WALKER:··And one more thing,·7·


· · ··     Commissioner, and this may be something for the·8·


· · ··     full board to consider.·9·


· · · · · ·          What I'm hearing -- that's why we have10·


· · ··     meetings -- is a consistent tension between11·


· · ··     CSG's underwriting and where they're coming from12·


· · ··     on their recommendations, how the deals are being13·


· · ··     structured and our staff's recommendations.14·


· · · · · ·          I'm not saying anybody is right or wrong.15·


· · ··     I do think that, you know, we, as a board,16·


· · ··     need to decide.17·


· · · · · ·          And I think we have set the policy,18·


· · ··     but I'm open to talking about this, again,19·


· · ··     that the legal risk is one thing.··The financing20·


· · ··     risk is another.21·


· · · · · ·          And I think it's the job of this committee,22·


· · ··     during these meetings, to understand the financing23·


· · ··     risk and make recommendations appreciating24·


· · ··     everybody's input.25·
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· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.·1·


· · · · · ·          COMMISSIONER WALKER:··But I hear the tension·2·


· · ··     in some of the discussions, and I know how I come·3·


· · ··     down.··But I think the rest of the board should·4·


· · ··     be aware of those conversations.·5·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Sure.·6·


· · · · · ·          And I don't know if this is a conversation·7·


· · ··     for the Acquisition Committee --·8·


· · · · · ·          COMMISSIONER WALKER:··I don't think so.·9·


· · · · · ·          CHAIRWOMAN HOROVITZ:··-- or for the Finance10·


· · ··     Committee.11·


· · · · · ·          But, when we're looking at -- so, in this12·


· · ··     room, I think that we're talking about what are13·


· · ··     the deals the housing authority wants to do and14·


· · ··     making a recommendation to the board.15·


· · · · · ·          Then the Finance Committee I see is,16·


· · ··     "Okay.··Now we've got, you know, three strong17·


· · ··     deals," if that's what we're looking at.18·


· · · · · ·          "Finance, can we afford to do all of these?"19·


· · · · · ·          Or, "How do we adjust these deals or20·


· · ··     prioritize them or the timing of them so it21·


· · ··     doesn't bankrupt the housing authority?"22·


· · · · · ·          So it's kind of two different conversations,23·


· · ··     which is like a blurred line between acquisition24·


· · ··     and finance.25·
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· · · · · ·          It's probably too in the weeds for the·1·


· · ··     full board, and maybe it's something that we dig·2·


· · ··     into a little bit more tomorrow.·3·


· · · · · ·          But, certainly, to our CSG partners,·4·


· · ··     you know, we can't go up tomorrow and commit·5·


· · ··     200-plus million dollars to all of these deals·6·


· · ··     starting Q1 next year.·7·


· · · · · ·          So we do really need to look at how·8·


· · ··     we're going to prioritize and how we time --·9·


· · · · · ·          MS. GRAHAM:··Yes.10·


· · · · · ·          CHAIRWOMAN HOROVITZ:··-- yes.··So that's11·


· · ··     certainly for --12·


· · · · · ·          (inaudible crosstalk)13·


· · · · · ·          CHAIRWOMAN HOROVITZ:··-- yes -- but I think14·


· · ··     that we'll take that to tomorrow's meeting.15·


· · · · · ·          MS. GRAHAM:··You mentioned kind of the16·


· · ··     conflict, you know, between maybe what we're17·


· · ··     thinking and what staff is thinking.··And you also18·


· · ··     mentioned how the deals are being structured.19·


· · · · · ·          Can I just ask -- and I know I'm sort of new20·


· · ··     to this group -- is Piper Sandler in all three of21·


· · ··     these transactions?22·


· · · · · ·          COMMISSIONER WALKER:··I have no idea.23·


· · · · · ·          MR. EDGAR:··Yes.24·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Is that right?25·
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· · · · · ·          Are all of the deals --·1·


· · · · · ·          MR. EDGAR:··Yes.·2·


· · · · · ·          CHAIRWOMAN HOROVITZ:··-- the answer is,·3·


· · ··     "Yes."·4·


· · · · · ·          MS. GRAHAM:··Okay.··And, again, just for·5·


· · ··     clarification, are they operating under an·6·


· · ··     RFP exemption?·7·


· · · · · ·          Do you have a contract with them?·8·


· · · · · ·          COMMISSIONER WALKER:··No.··I don't think we·9·


· · ··     --10·


· · · · · ·          Tanya, this was probably a year to 18 months11·


· · ··     ago.··I think we --12·


· · · · · ·          MS. DEMPSEY:··Yes.13·


· · · · · ·          COMMISSIONER WALKER:··-- presented --14·


· · ··     multiple groups presented.15·


· · · · · ·          To me, you know, come one come all.16·


· · · · · ·          Right?17·


· · · · · ·          If a developer has an existing relationship18·


· · ··     and there is an investment banker, I'm agnostic,19·


· · ··     you know, if they want to help structure the20·


· · ··     deal.21·


· · · · · ·          I think we had -- I mean we've had KeyBank22·


· · ··     here on deals.··We've had Piper Sandler here on23·


· · ··     deals.··We've had D. A. Davidson here on deals.24·


· · · · · ·          I mean I don't think the housing authority25·
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· · ··     has said, "This is our investment banker."·1·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Is there a reason for·2·


· · ··     your question?·3·


· · · · · ·          MS. GRAHAM:··The reasoning for my question is·4·


· · ··     just that.··Right.··So there is a big line in the·5·


· · ··     sand, right, between underwriting and advising,·6·


· · ··     and it just sounded like sometimes you --·7·


· · ··     it sounded like the underwriter was advising·8·


· · ··     JHA.·9·


· · · · · ·          And there is really an inherent conflict of10·


· · ··     interest in that, and that's why it's regulated11·


· · ··     really heavily.12·


· · · · · ·          So, you know, I -- just an underwriter needs13·


· · ··     to be either operating under an RFP exemption14·


· · ··     or an IRMA exemption, and I don't think we've15·


· · ··     gotten an IRMA letter.16·


· · · · · ·          I just want to, you know, make sure our17·


· · ··     i's are dotted and our t's are crossed and that18·


· · ··     the housing authority --19·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Nicole, not to cut you20·


· · ··     off.··Sorry.··It just feels like an operational21·


· · ··     question that maybe we can take offline.22·


· · · · · ·          COMMISSIONER WALKER:··I agree.23·


· · · · · ·          CHAIRWOMAN HOROVITZ:··You don't have to24·


· · ··     address it now.··It's fine.25·
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· · · · · ·          Mr. Alexander, will you please just address·1·


· · ··     this with your team, and make sure this isn't a·2·


· · ··     conflict?·3·


· · · · · ·          CEO:··Yes.·4·


· · · · · ·          COMMISSIONER WALKER:··Agreed.··This is·5·


· · ··     an OGC legal question.·6·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··Thank you.·7·


· · · · · ·          Were there any other -- okay.·8·


· · · · · ·          Commissioner Walker.·9·


· · · · · ·          COMMISSIONER WALKER:··No.··I'm sensitive to10·


· · ··     Commissioner Green's constraints.11·


· · · · · ·          COMMISSIONER GREEN:··5 minutes.12·


· · · · · ·          COMMISSIONER WALKER:··5 minutes.13·


· · · · · ·          CHAIRWOMAN HOROVITZ:··5 minutes.14·


· · · · · ·          We have a 5-minute update.15·


· · · · · ·          MR. BRANTLEY:··I will try to do it fast.16·


· · ··     I'm going to do it off the fly from the phone.17·


· · · · · ·          So, being very sensitive to what18·


· · ··     Commissioner Walker said and wanting to make sure19·


· · ··     that Integral is, in fact, doing everything that20·


· · ··     we said in being a good partner, we heard you loud21·


· · ··     and clear.22·


· · · · · ·          We want to make sure, though, that,23·


· · ··     as we go down this road of making the changes,24·


· · ··     that we heard the comments from bond counsel.25·
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· · · · · ·          We know that we have to have a material·1·


· · ··     participation in this deal.··So, having all of·2·


· · ··     that as a backdrop, to not upset the apple cart·3·


· · ··     of all the different players and folks that need·4·


· · ··     to have their interest or responsibilities met in·5·


· · ··     the deal, I want to make some changes to what we·6·


· · ··     proposed.·7·


· · · · · ·          And let me just tell this personally.·8·


· · ··     I talked to them.··See my screen (referred to·9·


· · ··     smart phone).10·


· · · · · ·          All right.··So, as part of the transaction11·


· · ··     that we presented earlier, it had an acquisition12·


· · ··     fee.··So what we want to do is just nail that13·


· · ··     down.14·


· · · · · ·          Instead of what we proposed, we'll come15·


· · ··     back with the proposition that CSG proposed,16·


· · ··     and I think it was around 4 percent roughly.17·


· · ··     So we'll do that.18·


· · · · · ·          That will not be in the total TDC.19·


· · ··     We'll take out -- we don't want to get paid20·


· · ··     doubly on money that we're charging.21·


· · ··     So that will be taken out of any kind of22·


· · ··     monies that we're getting from the deal.23·


· · · · · ·          That would be adjusted, and that percentage24·


· · ··     would apply only to the balance of the25·
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· · ··     transaction.··I think that's fair, and that's·1·


· · ··     being a good partner.·2·


· · · · · ·          On the back end, on the Note, which is·3·


· · ··     typically required in these deals to show·4·


· · ··     that the developer has an interest long-term·5·


· · ··     to facilitate the transaction and making sure·6·


· · ··     that we're getting from A to B with the least·7·


· · ··     amount of hurdles -- and you have an experienced·8·


· · ··     development partner at the table.·9·


· · · · · ·          We proposed $4,000,000.··We're going to cut10·


· · ··     that in half is what we propose.··That will also11·


· · ··     cut our cash flow repayment throughout the terms12·


· · ··     of the deal in half roughly.13·


· · · · · ·          Okay?14·


· · · · · ·          Sorry.··My screen keeps locking.15·


· · · · · ·          And then, finally, wanting us to continue to16·


· · ··     be a good partner -- and heard the comments about,17·


· · ··     "having some skin in the game --" so half of18·


· · ··     our acquisition fee, in terms of exposure --19·


· · ··     we'll present our exposure up to half of that20·


· · ··     amount.21·


· · · · · ·          COMMISSIONER WALKER:··Via some sort of22·


· · ··     deficit guarantee I assume?23·


· · · · · ·          MR. JONES:··Yes, deficit guarantee.··Yes.24·


· · ··     That's correct.··So, if the fee is roughly25·
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· · ··     1.7 million, that's roughly 850,000.·1·


· · · · · ·          MR. BRANTLEY:··All right.··And that way we're·2·


· · ··     riding with you fully, and I think that that shows·3·


· · ··     our commitment to the deal.··And I hope that that·4·


· · ··     would be acceptable.·5·


· · · · · ·          We would ask that the committee would approve·6·


· · ··     that, subject to any kind scrivener's error or·7·


· · ··     anything that we need to just, you know, go back·8·


· · ··     and look at, but I think that that would --·9·


· · · · · ·          (Mr. Jones addressed Mr. Brantley off of the10·


· · ··     record.)11·


· · · · · ·          MR. BRANTLEY:··-- go speak.12·


· · · · · ·          MR. JONES:··So the other part of this is that13·


· · ··     we're also going to be on the hook, but we're not14·


· · ··     at all involved in the operations.15·


· · · · · ·          All right.··So right now we'll pencil out the16·


· · ··     deal, but I think now, with the changes,17·


· · ··     it's going to underwrite in the 125-, 130-.18·


· · ··     It's a very solid deal.19·


· · · · · ·          What we would propose is that, if it ever --20·


· · ··     so part of the essential function bounds --21·


· · ··     in its quarterly report, you have to tend to the22·


· · ··     bondholders.23·


· · · · · ·          If it ever drops below 1.05, that we would24·


· · ··     have the ability to replace the current management25·
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· · ··     with our management.·1·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Walker.·2·


· · · · · ·          COMMISSIONER WALKER:··First of all,·3·


· · ··     thank you.··This tells me a lot about you and your·4·


· · ··     group, that you came back with this.·5·


· · · · · ·          I'm a lot happier.··I have two thoughts.·6·


· · · · · ·          One, with this -- and I'm just thinking·7·


· · ··     through all of this -- with this, I would be fine,·8·


· · ··     again, for moving to recommendation subject to·9·


· · ··     final MOU at the board meeting.10·


· · · · · ·          I will say this, Mr. Alexander.··I'm actually11·


· · ··     fine with the management change, because,12·


· · ··     if we're not managing these assets to a 1.05 debt13·


· · ··     service coverage, Mr. Alexander, you have bigger14·


· · ··     problems.15·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··I agree.16·


· · ··     And we talked about how great our property17·


· · ··     management is.··Yes.··100 percent.18·


· · · · · ·          COMMISSIONER WALKER:··So we need to be19·


· · ··     willing to -- you know, if they're going to put20·


· · ··     up some skin in the game -- and then I would ask21·


· · ··     that CSG rerun the analysis on this.··I think this22·


· · ··     is a much -- I appreciate that.23·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··Me, too.24·


· · · · · ·          COMMISSIONER WALKER:··That is a much better25·
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· · ··     partnership.·1·


· · · · · ·          MR. JONES:··And we appreciate your·2·


· · ··     partnership, as well.·3·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.··I will just·4·


· · ··     echo that.··Thank you, again, for coming up with·5·


· · ··     that so quickly.·6·


· · · · · ·          I did not notice anyone on the Finance Team·7·


· · ··     writing all of that down, but I think everything·8·


· · ··     got cut in half.·9·


· · · · · ·          COMMISSIONER WALKER:··Oh, I did.10·


· · · · · ·          (People laughed.)11·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.··Everyone12·


· · ··     can connect so we can have something to really13·


· · ··     vote on on Monday.14·


· · · · · ·          So, for the sake of time, do we have15·


· · ··     a motion then?16·


· · · · · ·          COMMISSIONER WALKER:··I'll move for17·


· · ··     recommendation subject to a final MOU to be18·


· · ··     prepared.19·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.20·


· · · · · ·          Do we have a second?21·


· · · · · ·          COMMISSIONER BROCK:··Second.22·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Green,23·


· · ··     do you have questions?24·


· · · · · ·          COMMISSIONER GREEN:··We'll get it in writing?25·
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· · · · · ·          COMMISSIONER WALKER:··Oh, yes.·1·


· · · · · ·          COMMISSIONER GREEN:··Meaning I'd like to·2·


· · ··     review it.·3·


· · · · · ·          CHAIRWOMAN HOROVITZ:··We're going to get it·4·


· · ··     in writing, and, if we could, please, get CSG's·5·


· · ··     memo ahead of Monday's meeting so everyone·6·


· · ··     understands what we're talking about.·7·


· · · · · ·          MR. JONES:··One caveat.··So the one thing --·8·


· · ··     we have been really trying to hold a seller off·9·


· · ··     at bay.··They need to see a round of comments back10·


· · ··     today, not a final, but just a response to them11·


· · ··     today.12·


· · · · · ·          Because we've now blown through two13·


· · ··     deadlines, and we said we would get comments14·


· · ··     back.··And so I just want to encourage us to do15·


· · ··     that.16·


· · · · · ·          COMMISSIONER WALKER:··Well, I mean this is,17·


· · ··     again, OGC and BMO.··We need to get comments back.18·


· · · · · ·          So, Mr. Alexander, we need to push that.19·


· · ··     If it has got to go today, it has got to go today.20·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··Thank you.21·


· · · · · ·          MR. JONES:··Thank you so much.22·


· · · · · ·          CHAIRWOMAN HOROVITZ:··All right.··So we have23·


· · ··     a motion.··We have a second.24·


· · · · · ·          All in favor of the motion --25·
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· · · · · ·          COMMISSIONER WALKER:··Aye.·1·


· · · · · ·          COMMISSIONER BROCK:··Aye.·2·


· · · · · ·          COMMISSIONER GREEN:··Aye.·3·


· · · · · ·          CHAIRWOMAN HOROVITZ:··Hearing no opposed,·4·


· · ··     the motion passes.·5·


· · · · · ·          Congratulations.··Thank you to all of our·6·


· · ··     partners in the room, the hard work of staff,·7·


· · ··     the Finance Team, Mr. Alexander.··I know that·8·


· · ··     you've been here late nights, because I have been·9·


· · ··     talking to you late.··Thank you to this board.10·


· · · · · ·          I hope to see some of you at the11·


· · ··     Finance Committee Meeting tomorrow, and it's12·


· · ··     really great to be back in session.··I missed13·


· · ··     you-all.14·


· · · · · ·          Thank you-all.··Have a wonderful day.15·


· · ··     The meeting is adjourned.16·


· · · · · ·          (Whereupon, the proceedings in the17·


· · ··     above-titled cause concluded at 11:39 p.m.)18·


· · · · · · · · · · · · ··                         _ _ _19·


·20·


·21·


·22·


·23·


·24·


·25·
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·· ·
·STATE OF FLORIDA )·2·
·· ·
·COUNTY OF DUVAL··)·3·
·· ·
· · · · · ·          I, Carol DeBee Martin, Certified Court·4·
·· ·
·Reporter and Notary Public, certify that I was·5·
·· ·
·authorized to and did stenographically report·6·
·· ·
·to the best of my ability the foregoing proceedings·7·
·· ·
·and that the transcript is a true and complete record·8·
·· ·
·of my stenographic notes.·9·
·· ·
· · · · ··         Dated this 7th day of September, 2023.10·
·· ·
·11·
·· ·
·12·
·· ·
· · · · · · · · · · ·                    _____________________13·
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           1                  P R O C E E D I N G S

           2 August 23, 2023                         9:00 a.m.

           3           CHAIRWOMAN HOROVITZ:  All right.  

           4      Good morning, everybody.  Welcome.  We've got

           5      lots of guests here, and we'll take a minute to    

           6      introduce everybody, if that's all right. 

           7           So I'm calling the meeting to order. 

           8      It's Wednesday, August 23rd, and this is the       

           9      Acquisition Committee Meeting.

          10           Before public comments, can we please         

          11      recognize anybody who is not on the agenda,

          12      just so we're aware of who's in the room? 

          13           CEO:  So, yes.  We have John Finotti with    

          14      Tucker and Hall who is here.  We also have 

          15      Austin Pajcic, who's an intern from Denver,        

          16      Daryl Jones from Integral.  We have Kareem         

          17      Brantley from Integral, and we also have 

          18      John Vilma from Tre Bel.  And we have -- 

          19      I can't remember your name.  I'm sorry --

          20           MR. MARAKOVITZ:  Danny, Danny Marakovitz. 

          21           CEO:  -- Danny and Stan Waterhouse,

          22      David --

          23           MR. GARFUNKEL:  Garfunkel.

          24           CEO:  -- yes.  I didn't have coffee this      

          25      morning.  So excuse me.  And we have Tim from 
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           1      Piper Sandler.  We have Will -- I forget your last 

           2      name --

           3           MR. MILFORD:  Milford.

           4           CEO:  -- Milford here from BMO,

           5      and Reece Wilson, our OGC attorney. 

           6           CHAIRWOMAN HOROVITZ:  Thank you so much.

           7      All right.

           8           CEO:  I apologize if I missed anyone else.

           9           CHAIRWOMAN HOROVITZ:  Thank you.

          10           Do we have any public comment?

          11           CEO:  And I would acknowledge we do have 

          12      Ravi Katta, the owner of Franklin Arms, online.

          13           CHAIRWOMAN HOROVITZ:  Thank you.

          14           Welcome.

          15           And then, Mr. Alexander, do we have anyone    

          16      from CSG on the line?  

          17           CEO:  Say that, again.

          18           CHAIRWOMAN HOROVITZ:  Anyone from CSG on the  

          19      line?

          20           COMMISSIONER WALKER:  Tanya.

          21           CEO:  Yes.  Tanya Dempsey is here.

          22           MS. DEMPSEY:  Yes.  This is Tanya.  

          23      I'm here.  

          24           CHAIRWOMAN HOROVITZ:  Hey, Tanya.

          25      Good morning.
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           1           MS. DEMPSEY:  Here I am.  Good morning.       

           2           CHAIRWOMAN HOROVITZ:  All right.  Thank you.  

           3           Do we have any public comment?  

           4           (no response) 

           5           CHAIRWOMAN HOROVITZ:  All right.  

           6      Hearing none, we'll move on to the approval of     

           7      last meeting's minutes.

           8           Do I have a motion to approve the minutes?

           9           COMMISSIONER WALKER:  I move the minutes.

          10           CHAIRWOMAN HOROVITZ:  Do I have a second?

          11           COMMISSIONER GREEN:  Second. 

          12           CHAIRWOMAN HOROVITZ:  All in favor of         

          13      approving last meeting's minutes say, "Aye."      

          14           COMMISSIONER WALKER:  Aye. 

          15           COMMISSIONER GREEN:  Aye. 

          16           CHAIRWOMAN HOROVITZ:  Hearing no opposed,     

          17      the meeting's minutes passed.

          18           I'm going to change to the agenda.

          19      We're going to move the bond workshop to the end   

          20      of the meeting, and we'd like to move up the       

          21      discussion on the resolutions to Agenda Item IV.   

          22           We'll start with a discussion around the 

          23      Westwood Apartments. 

          24           And, Mr. Alexander, would you like the        

          25      representatives on these projects to come up and   
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           1      speak about them first, or how would you like to   

           2      -- 

           3           CEO:  Well, we actually have our Finance Team 

           4      who is going to speak on them, and then we will    

           5      have them come speak on it right after that.

           6           CHAIRWOMAN HOROVITZ:  Perfect. 

           7           CEO:  So let me go through it this way.  

           8      That Westwood deal is Resolution --

           9           CHAIRWOMAN HOROVITZ:  JHA-30?  

          10           CEO:  -- -30, yes.  That's the first one.     

          11      This deal here is 256 units.  Me and our engineer  

          12      and Finance Team went out and visited this         

          13      property.  

          14           The property is being represented by          

          15      Integral, who is one of our vendors, our developer 

          16      vendors. 

          17           This property has 256 units.  Just about      

          18      83 percent of the property is below the AMI,

          19      which we think is very good.  Occupancy is about   

          20      92 percent.  The property is very well maintained.

          21           Back I guess it was -- I would like to say    

          22      between 2019 to 2022, they put about 2.5 million   

          23      dollars into the property.  We visited vacant      

          24      units, actually occupied units.  

          25           The places are beautiful, and we actually
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           1      had this -- Integral actually did a scorecard.     

           2      And that's how it got to us.  

           3           And we actually did a scorecard,

           4      and we put our recommendations on it.  

           5      And we actually passed it on to our financial      

           6      advisers, and we had the Finance Team go through   

           7      some of the logistics of that deal.

           8           CHAIRWOMAN HOROVITZ:  Perfect.  

           9           And, just for the committee's awareness,

          10      one thing I really wanted to talk about is

          11      this deal really is about preserving affordable    

          12      housing, which is something that's really          

          13      important.

          14           So, as units, they kind of subset their 

          15      affordability, and we want to make sure that we're  

          16      not only adding new units of affordable housing,   

          17      but also preserving existing.

          18           Commissioner.

          19           COMMISSIONER WALKER:  Madam Chair, if I may   

          20      before we start. 

          21           CHAIRWOMAN HOROVITZ:  Yes.

          22           COMMISSIONER WALKER:  Is there anybody --

          23      a representative -- from the mayor's office here   

          24      or City Council?          

          25           COURT REPORTER:  Mr. Wilson was here.
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           1           COMMISSIONER WALKER:  He's OGC.

           2           COMMISSIONER GREEN:  OGC.

           3           COMMISSIONER WALKER:  Just so you're aware,   

           4      we did have meetings with representatives of 

           5      City Council, and I want to bring this to the      

           6      Acquisition Committee.  Because it's prudent to be 

           7      aware who were highly in favor of and what we're   

           8      doing here.  

           9           So I just wanted to thank Dwayne and the team 

          10      and let you know we did have conversations with    

          11      them.  So they are aware what we're doing at this  

          12      committee and at the JHA, because I know that was  

          13      something I wanted to make sure new administration  

          14      was aware of.

          15           CHAIRWOMAN HOROVITZ:  Excellent.  Thank you. 

          16      I know we talked about that a lot as a board, 

          17      and thank you for the comment.

          18           COMMISSIONER GREEN:  When did you meet with   

          19      them?  

          20           COMMISSIONER WALKER:  About ten days ago.    

          21           CEO:  Yes.          

          22           COMMISSIONER WALKER:  About ten days ago.

          23           COMMISSIONER GREEN:  It was after I spoke     

          24      with you?  

          25           CEO:  Yes.  
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           1           And then I also had a recommendation, too.    

           2      The mayor did come out -- from the committee did   

           3      come out, and they did have -- and I think it is 

           4      underneath Item IV, that it was critical to have

           5      a working relationship with the housing authority  

           6      in the first and second year.  Because we were     

           7      critical in developing and acquiring attainable    

           8      housing.

           9           CHAIRWOMAN HOROVITZ:  Excellent.  That's      

          10      great to hear. 

          11           And I'm sure we'll talk about this more,

          12      in our board meeting on Monday, but I think 

          13      that's really a great step in the direction

          14      we've been trying to push, to have more local      

          15      support.  And, hopefully, that can result in more  

          16      funding.  

          17           Thank you.

          18           MR. EDGAR:  Good morning, Commissioners. 

          19           My name is Michael Edgar, and I'm the 

          20      Deputy Chief Financial Officer here with           

          21      Jacksonville Housing.  Dennis Lohr is here,

          22      as well, as the CFO, and Gregory Williams is in    

          23      the back as our comptroller.  

          24           (Commissioner Brock entered the               

          25      room.)
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           1           MR. EDGAR:  I'm really excited to bring to   

           2      you today three projects, three wonderful          

           3      opportunities. 

           4           And, also, good morning to the development    

           5      partners.   

           6           There we go.  Perfect.  Okay.  

           7      So Westwood Apartments was brought to us by our    

           8      development partners, Integral, which is 

           9      our preapproved development partner -- one of

          10      three.  It's being marketed right now by the sales  

          11      team at Berkadia. 

          12           As Dwayne mentioned, it's 256 units.

          13      It's beautifully located on 32205 for the 

          14      ZIP Code, and the occupancy right now is right     

          15      around 92 percent.  So there's great opportunity   

          16      for us to increase the occupancy from a rental     

          17      revenue growth standpoint.

          18           And, as Dwayne mentioned as well,

          19      it's currently situated at around 83-percent       

          20      affordability at the 80-percent AMI band or        

          21      below.  And long-term what we'd like to do is      

          22      condense that or shrink that 80 percent down to    

          23      60 percent.  

          24           So long story short increasing affordability  

          25      from that 60 to 80 percent band by bringing more   
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           1      affordable units online.  As leases roll off,

           2      new leases come online, and those will be          

           3      increasingly affordable over time, which really    

           4      kind of speaks to the mission of the agency.

           5           And we appreciate our Integral partners for   

           6      bringing this great opportunity to us.

           7           Antonio, can you go to the next slide?

           8           (Mr. Perez complied.)

           9           MR. EDGAR:  Thank you.

          10           So here's where it's located out west of 

          11      downtown.  It's 32205.  This worked very well for  

          12      our scorecard in terms of opportunities near       

          13      existing transportation lines.  

          14           It is well-situated, in terms of public       

          15      health, academic opportunities for elementary,     

          16      middle and high school.  All scored at the 

          17      B level or above by state standard.  

          18      So, geographically speaking, this is where it's    

          19      located.

          20           Any questions?  

          21           COMMISSIONER WALKER:  Commissioner,

          22      would you like to do questions during the 

          23      presentation or wait until the end?  

          24           CHAIRWOMAN HOROVITZ:  I like doing it during, 

          25      because I think it's easier.  So, if you have a    
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           1      question, please --

           2           COMMISSIONER WALKER:  So two quick things.

           3           Is this in one of the identified ZIP Codes    

           4      that we wanted to look to add additional           

           5      affordable units, or is there only a concentration 

           6      in this ZIP Code?  

           7           MR. EDGAR:  This is one of the original --

           8      32205 is one that we originally recommended.

           9           CFO:  Yes.

          10           COMMISSIONER WALKER:  And you mentioned       

          11      affordability.  So the business model here --      

          12      there is already affordability in place. 

          13           MR. EDGAR:  Yes, sir.

          14           COMMISSIONER WALKER:  The business model here 

          15      would be to reduce the number of affordable units, 

          16      but increase the affordable -- 

          17           MR. EDGAR:  Increase the number of affordable 

          18      units. 

          19           COMMISSIONER WALKER:  Increase.

          20           MR. EDGAR:  And decrease the household income 

          21      level.  So long story short it's at 80-percent AMI 

          22      right now -- the average.  82 percent of the       

          23      property is sitting at 80-percent AMI. 

          24           We're going to increase that percentage so   

          25      that more units are at the 60 percent --
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           1           COMMISSIONER WALKER:  So we're increasing --  

           2      and I just want to make sure I was clear on        

           3      percentages.  So 82 percent of the occupied        

           4      property --

           5           MR. EDGAR:  Is currently affordable. 

           6           COMMISSIONER WALKER:  -- is affordable.

           7           MR. EDGAR:  Yes, at 80 percent.

           8           COMMISSIONER WALKER:  And we're going to 

           9      increase the 82, but not increase the AMI          

          10      threshold?  

          11           MR. EDGAR:  That's exactly right.  

          12      It will lower -- the AMI threshold will decrease 

          13      to 60 percent.

          14           COMMISSIONER WALKER:  Okay.  

          15           MR. EDGAR:  It's like a triple stamp and 

          16      double stamp.  I apologize for that. 

          17           COMMISSIONER GREEN:  Through the Chair?  

          18           CHAIRWOMAN HOROVITZ:  Commissioner.

          19           COMMISSIONER GREEN:  So, is there a need for  

          20      one-bedroom apartments?  

          21           CEO:  Yes.  So, currently, on our waiting     

          22      list, if you are -- have a family, typically,      

          23      it will take you about anywhere between 14 to 

          24      20 months, but, if you are a one-bedroom,

          25      it might take anywhere between five to seven       
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           1      years.      

           2           COMMISSIONER WALKER:  And one more question   

           3      on the ramp-up.

           4           So we're 92-percent occupied now, correct?    

           5           MR. EDGAR:  That's right.

           6           COMMISSIONER WALKER:  And then, does the      

           7      business model assume a, you know, reduction in    

           8      occupancy while we turn units, or do we plan       

           9      to just turn units and stabilize occupancy?

          10           MR. EDGAR:  Right now we plan to continue

          11      to develop and renovate.  There is a very minimal  

          12      amount of overall targets that actually need       

          13      renovation.  They put multiple units into the      

          14      apartment complex already. 

          15           COMMISSIONER WALKER:  Okay.

          16           MR. EDGAR:  So we have limited needs to       

          17      move people off-site, if any.

          18           CHAIRWOMAN HOROVITZ:  Commissioner Brock.     

          19           COMMISSIONER BROCK:  I was trying to see      

          20      where the location was.

          21           What location?

          22           Can you give me the address?

          23           MR. EDGAR:  I apologize.  Yes.  

          24           CFO:  The property is on Lane Avenue,

          25      and it's just south of Normandy Boulevard. 
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           1           MR. WILLIAMS:  It's on the other side of 

           2      Home Depot.  

           3           COMMISSIONER BROCK:  Okay, okay. 

           4           CHAIRWOMAN HOROVITZ:  Question on             

           5      affordability.  

           6           Currently, it's naturally affordable;

           7      is that right?  

           8           MR. EDGAR:  That's correct.

           9           CHAIRWOMAN HOROVITZ:  And the plan would be   

          10      to put some kind of long-term restrictions so it   

          11      fits within our structure better?  

          12           MR. EDGAR:  Yes.  That's right.  And the way  

          13      it's modeled right now it's conservatively where   

          14      the entire portfolio of this property --

          15      we wouldn't increase more than 2 to 3-percent

          16      per annum.  So there's only going to be            

          17      restrictions on how much the property can increase 

          18      in rent and growth over time.

          19           So, for example, when this property was       

          20      first purchased and renovated, over the last year  

          21      alone, we've seen rental rates increase by 

          22      11 percent across this property.  

          23           So it's a great way again to stabilize and    

          24      create additional affordability within that 

          25      ZIP Code.  And I know that's, again, kind of the   
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           1      core to our mission.  So, to stabilize that way

           2      I think ... and the advisers were, you know,

           3      very much amenable to that, as well.

           4           CHAIRWOMAN HOROVITZ:  Do we currently have    

           5      residents living here?

           6           MR. EDGAR:  I don't know.

           7           Mr. Alexander?  

           8           CEO:  I don't know offhand, but we can easily 

           9      find that information out. 

          10           COMMISSIONER WALKER:  Mr. Alexander,

          11      could somebody -- I'm sorry, Chair.

          12           Could somebody look at that while we're       

          13      here?  

          14           I feel like that's a prudent -- something we  

          15      would want to know. 

          16           Could somebody check that?

          17           CEO:  Yes.  

          18           Ms. Dunn, could you?

          19           MS. DUNN:  What's the specific address?  

          20           MR. JONES:  1171 Lane Avenue. 

          21           (Ms. Dunn left the room.)

          22           MR. PEREZ:  Excuse me, Ms. Chair. 

          23           CHAIRWOMAN HOROVITZ:  Yes.

          24           MR. PEREZ:  People online are having a        

          25      problem hearing Mr. Alexander and Commissioner     
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           1      Walker.

           2           COMMISSIONER WALKER:  That's a first.

           3           COMMISSIONER BROCK:  She is gone now --

           4      Ms. Dunn -- Ms. Chair.

           5           I wanted to ask if we do have current         

           6      residents there, are they on a voucher, or,

           7      you know, are they just doing subsidized renting   

           8      at that site?  

           9           CEO:  It would be a voucher.  

          10           CFO:  It would be a voucher.

          11           CEO:  That would be the only way they would   

          12      be at that site would be a voucher.

          13           COMMISSIONER BROCK:  Okay, okay.

          14           CHAIRWOMAN HOROVITZ:  Thank you. 

          15           Continue.

          16           MR. EDGAR:  Okay.  So, as aforementioned,     

          17      Integral was our development partner here,

          18      and they really did a great job kind of listening  

          19      to our needs and identifying, you know, property   

          20      with already a high level of opportunity for       

          21      affordability, for affordability increase.

          22           And I think one the most attractive features  

          23      of the property, in terms of all the properties 

          24      we've been reviewing, is the potential acquisition 

          25      or purchase price, which is right around 
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           1      $140,000 per unit, which is materially less than a 

           2      lot of other deals that are in market right now.   

           3           And, when we had Mr. Peterson, our engineer,  

           4      and other members of the team walk the site 

           5      effectively, one of the things we realized was we  

           6      would need to put new roofs on 17 of the           

           7      buildings -- 16 or 17 of the buildings -- 

           8      gutters, sidings, external fascia and potentially  

           9      some landscaping, basic tree trimming, mulching

          10      and such, but it was very minimal in terms of      

          11      overall needs for the PNA report that was done

          12      currently in market.

          13           So we estimate about 20,000 per unit in       

          14      rental costs.  So that will come to about 

          15      $5,000,000 in totality.

          16           CHAIRWOMAN HOROVITZ:  Thank you.

          17           Commissioner Brock.

          18           COMMISSIONER BROCK:  I was going to wait      

          19      until he finished. 

          20           COURT REPORTER:  I'm sorry.  I didn't hear    

          21      you.

          22           COMMISSIONER BROCK:  I'm sorry.  No.  

          23      I said I'll wait until he finished.

          24           COURT REPORTER:  Okay.

          25           MR. EDGAR:  We have got some nice pictures of 
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           1      the exterior and the interior. 

           2           So, in terms of financing -- and we talked

           3      a lot about, you know, how -- how is this agency   

           4      going to grow?  

           5           How are we going to finance these             

           6      acquisitions?  

           7           How are we going to finance the construction?

           8           We're fortunate to have Tim Nabholz here,

           9      from Piper Sandler, who works with Cody Wilson

          10      or in conjunction with Cody Wilson.

          11           The next slide or two -- he'll explain what   

          12      an essential function bond is, but we'll be debt   

          13      financing this deal.  

          14           And so long story short the agency won't be   

          15      injecting cash.  We won't be contributing cash     

          16      equity into these deals.  The deals will be        

          17      financed 100 percent via tax-exempt securities

          18      by tax-exempt bonds.

          19           Okay.  And Mr. Nabholz will explain what that 

          20      essential function bond is and how it works. 

          21           CHAIRWOMAN HOROVITZ:  Can we pause for a      

          22      second?

          23           Is this a part of the bond workshop?

          24           Should we move this?  

          25           CEO:  No.
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           1           CHAIRWOMAN HOROVITZ:  This is specific for    

           2      this project?  

           3           CEO:  Yes.

           4           CHAIRWOMAN HOROVITZ:  Okay.  Thank you.

           5           MR. NABHOLZ:  Okay.  My name is Tim Nabholz.  

           6      I'm with Piper Sandler.  Thank y'all for having me 

           7      today.  

           8           We presented to the board previously.

           9      So, just as a quick summary overview, I thought it 

          10      prudent and beneficial to just kind of walk        

          11      through the summary, some of the benefits and,

          12      you know, key considerations of the essential      

          13      function bond structure.

          14           So, you know, I've got a little table here,   

          15      but affordable rents -- you would be able to       

          16      self-impose whatever -- whatever rents you thought  

          17      reasonable to charge the property, and,

          18      as the bonds are paid off, you have the option

          19      to, you know, continue as you are, deepen the      

          20      affordability or sell the property.

          21           So, you know, there is additional community   

          22      benefits, you know, lower rents, residents have    

          23      more cash to spend, you know, more disposable      

          24      income.  

          25           It is a long-term asset.  The housing         
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           1      authority would be the sole owner of the real      

           2      estate for as long as it chooses to hold the real  

           3      estate.

           4           So you would realize the benefits,

           5      the risks and rewards of that ownership,

           6      and then you would, as Michael indicated earlier,  

           7      receive annual cash flow.  I believe y'all would   

           8      also be the property manager, and you'd build      

           9      equity in the project while you hold it.

          10           Some key benefits -- there is no volume cap   

          11      required to issue these bonds.  As a governmental  

          12      body, you are able to issue tax-exempt             

          13      governmental bonds.  

          14           There is no TEFRA hearing.  They're not       

          15      subject to any IRS required income or rent         

          16      restrictions. 

          17           You would self-impose whatever income         

          18      restrictions you see fit.  There is no required    

          19      displacements of current tenants.  

          20           So, in the event that the property did have   

          21      tenants with incomes that exceed what you would    

          22      self-impose, there is no need to displace them,    

          23      but rather just the compliance ongoing would apply 

          24      to the new residents at the property. 

          25           You know, we're able to achieve max leverage  
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           1      through this structure.  Part of that is by virtue 

           2      of the Jacksonville Housing Authority's A-plus     

           3      underlying rating.  

           4           This also gives you advantageous financing    

           5      terms in the ability to structure creatively       

           6      around the interest rate environment we 

           7      find ourselves in at the time of pricing,

           8      which is becoming increasingly important in the    

           9      current market.

          10           We would expect to see a borrowing rate at    

          11      the ten-year term of approximately 420 -- 

          12      425 rate.           

          13           (Ms. Dunn reentered the room.)

          14           MR. NABHOLZ:  So, yes.  What I've got here   

          15      is just like an indicative scale based on,

          16      you know, comparable transactions, secondary       

          17      trades, just a culmination of all the trades 

          18      that I've seen recently. 

          19           And so, if you look, you know, we've got 

          20      NOD as the index we price off of.  The spread is   

          21      in basis points.  

          22           And then your overall yield is right there

          23      in Column 2 with a coupon -- not to get to into    

          24      the weeds, but you would be expecting to see a     

          25      yield of 420 in Year 10.  And that obviously kind  
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           1      of goes up to 5 in Year 15, and then I think it's  

           2      561 in Year 30.

           3           So by, having the A-plus underlying rating,   

           4      the end interest rate and your ability to 

           5      structure around what the yield curve is on the    

           6      day of pricing is greatly enhanced.  

           7           So I'll stop there.  If there is any          

           8      questions -- 

           9           CHAIRWOMAN HOROVITZ:  Are there any           

          10      questions?

          11           Commissioner Brock, do you have comments?     

          12           Commissioner Brock, did you have a question?  

          13           COMMISSIONER BROCK:  Well, the question that  

          14      I had where he was talking about leaving the       

          15      residents who are there who are not on like a      

          16      voucher -- leaving them in the units.  There were  

          17      no need to displace them he said.

          18           So I'm trying to figure out how many vacant   

          19      units that would come available for the residents  

          20      of the Jacksonville Housing, not -- yeah.  

          21      So that's what I was trying to figure out,

          22      because he was saying not being displaced. 

          23           CEO:  So, currently, if I may,

          24      it's 8-percent unoccupied, and, if we acquire the  

          25      property, automatically, we put those units        
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           1      online.  We will market them to our clients.       

           2           COMMISSIONER BROCK:  Okay.  Solely to voucher 

           3      holders? 

           4           CEO:  Not solely to, but to anyone that falls 

           5      underneath the 80-percent AMI. 

           6           MR. EDGAR:  Household.

           7           CEO:  Yes. 

           8           COMMISSIONER BROCK:  So that means --

           9      so, in other words, it won't be exclusive just for 

          10      voucher holders. 

          11           CEO:  Right. 

          12           COMMISSIONER BROCK:  It would be anybody that 

          13      falls under -- 

          14           CEO:  Yes.  Exactly.  Because what happens is 

          15      our voucher holders -- currently, we are at 

          16      99 percent.  So 99 percent of the people that have 

          17      a voucher find a place to live.

          18           What happens is the people we have on our     

          19      waiting list don't have anywhere to live,

          20      and we're trying to preserve affordability for     

          21      folks who don't have anywhere to live and to be    

          22      able to have a unit that they can afford.

          23           COMMISSIONER BROCK:  Right.  But you said     

          24      that it's not exclusive just for the voucher       

          25      holders.  It's for anyone that falls up under the  
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           1      80 percent.

           2           CEO:  Yes.  

           3           COMMISSIONER BROCK:  So --

           4           CEO:  The voucher -- I'm sorry. 

           5           The voucher holders are not the only ones     

           6      that fall underneath that category.  We have a lot 

           7      of folks that would qualify for public housing     

           8      that are not on public housing, because we only    

           9      have a limited amount of public housing units. 

          10           So we theoretically may have 30,000 people

          11      on our public housing waiting list, and,

          12      if they don't qualify or they don't come up on     

          13      the waiting list for the 2300 units we have        

          14      available, then where do they go?

          15           So opportunities like this present an         

          16      opportunity for them to move somewhere else.

          17           CHAIRWOMAN HOROVITZ:  If I could back up

          18      a little, and maybe we should have spent more time 

          19      on this at the front.

          20           So, when we talk about preserving affordable  

          21      housing, without us or this kind of deal           

          22      happening, this property would be sold at market   

          23      rate, and these units would go to market rate      

          24      rents.

          25           And so we know, in the housing crisis that    
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           1      we're in, rents are rising.  They're unaffordable.  

           2      People don't have anywhere to live.  So an agency  

           3      like this housing authority needs to intervene and 

           4      have a role in preserving.                 

           5           So, when we look at our total mix of          

           6      housing, we've got residents on vouchers,

           7      and we've got Section 8.  And we will also have    

           8      people who are living in our properties who are    

           9      living in these naturally affordable rents,

          10      because we've, you know, intervened and then had a 

          11      part in this kind of deal. 

          12           Does that make sense?  

          13           COMMISSIONER BROCK:  Yeah, it makes sense.    

          14      Yeah, it makes sense.  

          15           But I thought that our goal was to try to     

          16      provide housing for those residents that are       

          17      voucher holders -- that are holding vouchers so    

          18      that those people that are on the waiting list for 

          19      a voucher -- I thought that's what our goal was,

          20      not just to do the people who are not on a         

          21      voucher.  

          22           Because that's why I was trying to get        

          23      clarification on that. 

          24           Are we just doing people who are under 

          25      80 percent?  
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           1           And, if it do cover some of the voucher       

           2      holders, okay.  All well and good, but then it may 

           3      cover someone who don't have a voucher.

           4           CHAIRWOMAN HOROVITZ:  Commissioner Walker,    

           5      this kind of goes back to our conversation as a    

           6      board a year ago, and I'm sure we'll revisit this  

           7      in our board meeting on Monday.

           8           But, when we look at our mission as the       

           9      housing authority, our goal is to house            

          10      Jacksonville residents who are, you know,

          11      low-to-medium income.  And, remember, we discussed 

          12      that at length.  

          13           COMMISSIONER BROCK:  Uh-huh.

          14           CHAIRWOMAN HOROVITZ:  And so it's preserving. 

          15      It's increasing the inventory.  It's, you know,    

          16      all of those things to house the 120 AMI and       

          17      under.  

          18           And, as you've mentioned in many board        

          19      meetings, we are the only agency that's been       

          20      looking out for the low and very low-income        

          21      residents.  So we want to certainly make sure that  

          22      we're considering that. 

          23           Commissioner Walker.

          24           COMMISSIONER WALKER:  I was just going to     

          25      say, through the Chair, Commissioner Brock,
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           1      I think -- so two things, and I'll defer to 

           2      OGC.  

           3           So, Reece, get ready.

           4           I think we need to be careful about saying    

           5      that we're only going to have housing for 

           6      Section 8 holders.  I think we get into a fair     

           7      housing situation. 

           8           COMMISSIONER BROCK:  Okay.

           9           COMMISSIONER WALKER:  So I think our          

          10      preference would be to make sure that our voucher  

          11      holders are aware of the opportunity to go to this 

          12      property.  

          13           But, in other experiences, I think, you know, 

          14      to the commissioner's point, you know, the goal    

          15      here is to make sure that we preserve and deepen   

          16      the skew of affordable housing, you know,

          17      to try to get some of our 80-percent AMI tenants   

          18      that are on the waiting list over to this          

          19      property, or, you know, at a lower 60-percent AMI  

          20      restriction.  

          21           Maybe some of those people on the waiting     

          22      list would be able to afford that in and of        

          23      themselves, as opposed to having to go and try and 

          24      find a voucher. 

          25           COMMISSIONER BROCK:  Uh-huh.
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           1           COMMISSIONER WALKER:  So I just wanted to     

           2      clarify that point.

           3           CHAIRWOMAN HOROVITZ:  Thank you. 

           4           Do we have any other -- sorry.

           5           CEO:  Yes, yes.  

           6           I would just add to this that finance having  

           7      a developer -- and they're going out to seek these  

           8      types of jobs -- they actually did a very good job  

           9      in maneuvering to get this property.  

          10           Because this property was actually --

          11      it went to another developer, who was looking      

          12      to substantially renovate the property and         

          13      increase the rents up to 11 percent, which would   

          14      have taken it out of our realm.

          15           CHAIRWOMAN HOROVITZ:  Thank you. 

          16           Did you have any other questions on the bond  

          17      structure?

          18           (no response)  

          19           CHAIRWOMAN HOROVITZ:  Thank you. 

          20           Should we have our developer partner walk     

          21      through the pictures?  

          22           Did you have anything else on the financing?  

          23           MR. EDGAR:  No.  I think that might be great.

          24           And, Daryl and Kareem, if you wanted to jump  

          25      in, and just tell us any thoughts that you have    
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           1      while we're presenting -- things that are          

           2      beneficial, things we're forgetting -- I'd love to  

           3      hear it. 

           4           CHAIRWOMAN HOROVITZ:  Yes.  I'd like to       

           5      invite them up.  I'd like --

           6           MR. EDGAR:  Okay.  Absolutely.

           7           CHAIRWOMAN HOROVITZ:  -- them to introduce    

           8      themselves.  

           9           MR. EDGAR:  Okay.

          10           CHAIRWOMAN HOROVITZ:  They have a great       

          11      history in affordable housing, and I think that    

          12      them sharing that story a little bit would be      

          13      helpful. 

          14           MR. BRANTLEY:  Okay.  Thank you.  

          15           All right.  Good morning, Madam Chair and all 

          16      Commissioners.  

          17           Kareem Brantley with The Integral Group.  

          18      I am the principal of Integral Florida.  

          19      I run that division, which concentrates all of our 

          20      development activity in Florida.  

          21           Most of that activity happens along the       

          22      continuum of community development, as well as     

          23      market rate housing.  We do everything in          

          24      between.  

          25           Daryl is going to get -- our chief operating  
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           1      officer, Daryl Jones, will get into a little bit   

           2      more of the history of Integral.  

           3           I've been with the firm a little over two     

           4      years.  We specifically came to Florida because of 

           5      the crisis that is in Florida and our history.  

           6           So, for 30 years, we've been solving these    

           7      problems.  We introduced a lot of the solutions.   

           8      Daryl will get into more of the specifics of how   

           9      we did that with our first project 30 years ago    

          10      nearly, in Atlanta, which is called, "Centennial." 

          11           With that, it's a pleasure to be here.  

          12      I think, because of our history and what we do as  

          13      an organization -- we're not a nonprofit,

          14      but we are mission-driven developers.  And I think 

          15      that makes a difference on how we approach         

          16      solutions with regards to housing.  

          17           So let me turn it over to Daryl just to give  

          18      you a little bit more insight, and I appreciate    

          19      you allowing us to speak to you.

          20           MR. JONES:  All right.  Thank you, Kareem. 

          21           And, good morning, everyone.  Thanks for      

          22      having us.  We'll try to keep this brief.  

          23      I'm going to speak about no more than 7 minutes,   

          24      but I just want to -- this is our first time in    

          25      front of you, the board, as your partner,
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           1      and would like you to know a little bit about our  

           2      history.             

           3           Thank you, Commissioner Horovitz, for that    

           4      introduction and what we've done in this space.

           5           So Integral is 30 years old actually this     

           6      year.  1993.  January 1, 1993 we were established, 

           7      and it was really established on changing how 

           8      public housing got transformed in the country.

           9           So, instead of still concentrations of all 

          10      the societal hills in one place, this concept of   

          11      a mixed-income community and providing             

          12      affordability across all incomes was really the    

          13      idea that we started to preach, if you will.

          14           For three years working with HUD, a change in 

          15      the legal financial and regulatory model of how    

          16      public housing got redeveloped -- that created     

          17      what we all know is HOPE VI.

          18           So, out of that came -- we developed the      

          19      first HOPE VI development in the country in 1996,  

          20      but it wasn't just HUD in changing all the rules   

          21      and regulations back during that time.  

          22           And, again, you've got to take yourself back. 

          23      Mixed-income.  

          24           You know, it was like, "How much more         

          25      affordable housing can we get?"  
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           1           So it was putting before that as much         

           2      affordable housing in one development at a time. 

           3      So this paradigm shift that we created --

           4      we also now had to go to the state housing finance 

           5      agencies and change the way that they scored their 

           6      respective QAPs so it makes income.  

           7           And so it was all -- it was a combination of  

           8      all those things coming together, but, really,

           9      the goal is, how do you impact communities in a    

          10      way that you are transforming people's lives?

          11           You know, how do you -- easy thing to say.    

          12      Very difficult to do.  

          13           We've got a Human Transformation Division     

          14      called, "The Ascent Project," that we pour into    

          15      individuals and families and try to help           

          16      individuals reach whatever their highest God-given 

          17      ability can be. 

          18           You know, we have done now probably coming up 

          19      on close to 70 of these across the country.  

          20      You see our geographic reach, but we think about   

          21      affordable housing.

          22           We like to describe it like, "the airplane    

          23      model."  So, when you get on a plane, you buy a    

          24      ticket.  Whether you bought your ticket a month    

          25      ago or you bought it yesterday -- I don't know if  
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           1      you got the Internet special -- or you're paying a  

           2      ridiculous rate because you waited until that      

           3      last minute -- when you get on that plane, 

           4      everybody gets the same level of service.

           5           Nobody knows what you paid.

           6           Well, housing, in communities, should be the  

           7      same thing.  When you live in a community,

           8      you ought to get all the amenities of whatever     

           9      is available inside of the market.  

          10           You ought to have the same access to the best 

          11      schools, best places to play, shop and so forth,   

          12      and that is the model that we try to create.

          13           You can see some of the statistics here --    

          14      number of units developed.  The pipeline now 

          15      is 1.6 billion -- that's over the next two years   

          16      -- over 200 employees and so forth. 

          17           So I'm going to try to go through this        

          18      quickly, but at least give you a flavor of our     

          19      history and who we are.

          20           Here is our team.  You see Kareem Brantley on 

          21      the screen there.  We sort of divided into         

          22      an Operations Team as well as a Support Team.   

          23           One of the things that I do want to talk      

          24      about, because we take this very seriously,

          25      not just our -- and we really want to applaud
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           1      you on your efforts for preserving affordable      

           2      housing. 

           3           A lot of people talk about it.  

           4      Very difficult to do.  So you, too, are breaking   

           5      paradigms, and I really want to applaud you in     

           6      that effort in doing that. 

           7           But, not just in communities, but we also    

           8      are trying to raise the profile of other 

           9      underrepresented developers around the country.    

          10          Within the last year, we started something     

          11      called the, "Integral Collaborative,"

          12      and that is a formal mentoring program digging     

          13      deep in those underrepresented developers.  

          14           It was tough for them to get a seat at the    

          15      table.  When they do get a seat at the table, 

          16      all the economics are taken by a larger developer.  

          17           What we're trying to -- now we've taken 

          18      that on and trying to create a paradigm shift      

          19      there.  

          20           So I'll just say, "Stay tuned.  Wish us luck,  

          21      as well, as we take on that venture, also."

          22           But you'll also see -- this is our 

          23      Leadership Team.  It's very diverse racially,

          24      gender and all different ways.  We believe         

          25      different ideas from different individuals,        
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           1      normally from different backgrounds, produce the   

           2      best results. 

           3           This we call, "The Integral Quality of Life."

           4      I spoke to this a little earlier, but,

           5      when building communities, all the things you want 

           6      to think about, housing is at the core of what     

           7      individuals need.  

           8           But it's not just that.  "It's what we all    

           9      look for," as my communities say.   

          10           "Where am I going to shop?  Where are my kids 

          11      going to go to school?" 

          12           All these things you have to think about,

          13      and so everybody deserves to have this type of     

          14      community. 

          15           I just want to mention quickly, because our   

          16      beginnings, our humble beginnings, was really      

          17      around redeveloping public housing. 

          18           And we've done HOPE VI, and now we're 

          19      I think on our third or fourth CNI (phonetic) 

          20      development with HOPE VI 2.0.  But we really       

          21      develop across the spectrum.  We believe in        

          22      providing affordability across all incomes.

          23           So, even our market rate communities --

          24      and it's an assembly project.  This is 160 acres.  

          25      It's got TV studios, Office Fortune 100            
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           1      Headquarters, entertainment district and so forth.  

           2           There are communities like that, as well as   

           3      "The Centennial," which was a half million         

           4      dollars.  That was the first one I referred to     

           5      that we started redeveloping in 1996. 

           6           Microsoft -- and I'll just give you a couple  

           7      quick anecdotal examples.  Microsoft decided to --

           8      they don't call it, "HQ2," but, to make a heavy    

           9      investment in Atlanta, they've chosen us as their  

          10      development partner.  And we're proud that they    

          11      have chosen us, and we will work with them.

          12           The Blank Foundation -- Arthur Blank is the   

          13      owner of the Atlanta Falcons.

          14           MR. VILMA:  I beat them a couple times.

          15      I crushed their quarterback many times.

          16           (People laughed.)

          17           MR. BRANTLEY:  Well, The Blank Foundation,

          18      in preparation for the 2026 World Cup, is doing

          19      a major development right outside of 

          20      Mercedes-Benz Stadium.  Again, they've chosen us   

          21      to be their partner.  

          22           We don't know -- it's very early in the       

          23      development conceptual stages, but I just want to  

          24      give you a sense of some of the types of projects  

          25      that we're involved in.
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           1           And this is information you already heard     

           2      from Michael, Dennis and the team, but very happy  

           3      to be your partner, very happy to be here.  

           4           I certainly welcome any questions about us or 

           5      about the project.  

           6           CHAIRWOMAN HOROVITZ:  Thank you.

           7           COMMISSIONER WALKER:  Commissioner.

           8           CHAIRWOMAN HOROVITZ:  Yes. 

           9           COMMISSIONER WALKER:  First of all, thank you 

          10      very -- my mike, again.  I can't believe people    

          11      can't hear me. 

          12           Thank you very much for coming down.  

          13      The story is fantastic.  I did do research on your 

          14      group beforehand.  I am in this world.  I think    

          15      what you guys are trying to do and have done --    

          16      you guys deserve serious, serious thanks from      

          17      everybody in this room, quite frankly, and anybody 

          18      that's an advocate.  So thank you for that.

          19           MR. JONES:  Thank you for saying that.        

          20           COMMISSIONER WALKER:  I do have just some     

          21      high level diligence questions. 

          22           MR. JONES:  Sure.

          23           COMMISSIONER WALKER:  I couldn't find         

          24      anything, but I just have to know.

          25           Do you guys do any work with HUD direct,
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           1      any HUD projects, HAP projects or anything like    

           2      that?  

           3           MR. JONES:  Oh, absolutely.  We have done a   

           4      ton of that. 

           5           COMMISSIONER WALKER:  Any REAC scores or      

           6      issues that, you know, we should be aware of from  

           7      your developments?

           8           MR. JONES:  No.  I don't -- I don't think     

           9      so.  So ongoing operations, particularly during    

          10      COVID -- we got the worse REAC scores that we ever  

          11      received, and, quite honestly, I'm going to be 

          12      100-percent transparent. 

          13           A lot of that came, because we couldn't find  

          14      enough -- we couldn't find maintenance workers or  

          15      all of that.  A couple situations -- we corrected  

          16      all of them, but what we found was that,

          17      in remote locations, we didn't have a strong       

          18      enough presence.  

          19           And we could not backfill and bring the

          20      type of, honestly, service to our residents.  

          21      We actually fired ourselves, and we got someone    

          22      else, who was a major player in that market,

          23      to manage it for us.  So -- 

          24           COMMISSIONER WALKER:  And I should ask, 

          25      because I realize we're self-managing, 
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           1      Mr. Alexander, but I just kind of want to get a    

           2      flavor for how they looked at the deal.

           3           So I should clarify.

           4           MR. JONES:  Sure.

           5           COMMISSIONER WALKER:  My other question --    

           6      any of your projects defaulted or ever go into 

           7      foreclosure?  

           8           MR. JONES:  No.

           9           COMMISSIONER WALKER:  Those are my two main   

          10      questions, Commissioner.  

          11           CHAIRWOMAN HOROVITZ:  Thank you.  Any other   

          12      questions?  Comments?

          13           Commissioner Green.

          14           COMMISSIONER GREEN:  So, how did you find     

          15      this deal, and, how did you bring it to the        

          16      housing authority?

          17           MR. JONES:  That's a great, great question.   

          18           So we met with Dwayne last year and his team, 

          19      and we really talked about kind of your mission.   

          20      But it wasn't really a road map to say,

          21      "Hey, the project needs to look like this.  

          22      It needs to fit in these spots."  

          23           We had some general ideas, but it was pretty  

          24      loose.  So, over the last -- I'm going to say --

          25      ten months, we've been looking.  
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           1           And it's a strange market.  It sort of 

           2      resembles -- if you think about a single-family -- 

           3      and I'm going to get to your question.  

           4      So the context of -- sellers have an expectation   

           5      up here, but, as interest rates have gone up,

           6      what makes sense goes lower and lower.

           7           So the gap between buy and sell has gotten    

           8      very brief.  So we've literally been looking at    

           9      projects for the last ten months.  

          10           A few we brought that we thought rose to

          11      -- and that conversation back and forth            

          12      working with Mr. Alexander and his team -- 

          13      "That's not quite it.  You've got to do this."

          14           And so we finally got to this one that 

          15      we got.  

          16           "Ah, this one fits." 

          17           But we still had an issue, because the market 

          18      rate developers are honestly willing to spend a    

          19      little bit more, because they want to push the     

          20      rates up quite -- quite a bit.

          21           So out of that came a discussion about,

          22      even though -- and -- and our price that we landed 

          23      on was not the highest offer price.  So that then  

          24      became a discussion with the seller on likelihood  

          25      of execution. 
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           1           So, taking advantage of the unstable markets  

           2      that our colleague, Piper Sandler, talked about,

           3      that equity is all over the place now.  

           4      Numbers are moving interest rates.

           5           And this essential function bond --

           6      we had to sell it, and so us, along with the       

           7      Piper Sandler Team, spoke.  We had -- 

           8      I've been doing this 30 years.  

           9           We had calls -- four calls with a broker and  

          10      a seller on this and why they should select us,    

          11      as opposed to a number that was higher than --     

          12      than our number.

          13           And so Berkadia, who we also have a

          14      long-standing relationship and have done a lot of  

          15      deals with them, brought it to us.  We kind of     

          16      believed in the essential function bond story,

          17      even with us not doing a deal together before and  

          18      them not really knowing a lot about this 

          19      essential function bond structure. 

          20           That's what we had to sell, and that's why    

          21      we're at the table now. 

          22           COMMISSIONER GREEN:  Are you looking at       

          23      market rate deals in Jacksonville or 

          24      Northeast Florida, as well?  

          25           MR. JONES:  Yes.  We're looking at ground up  
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           1      development deals as well as deals -- other deals  

           2      like this that fit the essential function bond     

           3      model.

           4           COMMISSIONER WALKER:  Commissioner, one other 

           5      question.

           6           Is this deal under -- do you have it under    

           7      contract, or are we still --

           8           MR. JONES:  So we're under letter of intent.  

           9           COMMISSIONER WALKER:  -- okay. 

          10           MR. JONES:  We are negotiating,

          11      Mr. Alexander, with your law firm.  

          12      We're negotiating comments back and forth.  

          13      We need to move a little quicker in that           

          14      negotiation, but we -- we -- we are actively       

          15      working on that.  

          16           We're all balancing a lot of things now,      

          17      but it's not under contract.  But it's close to    

          18      it. 

          19           COMMISSIONER WALKER:  And, Mr. Alexander,

          20      is this OGC or outside counsel?  

          21           CEO:  Outside counsel, BMO.

          22           COMMISSIONER WALKER:  BMO, okay. 

          23           CHAIRWOMAN HOROVITZ:  I just have a question  

          24      kind of following up on Commissioner Green's       

          25      comments.  
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           1           I think we had three approved developers,

           2      and Integral brought us a couple of deals.

           3           Would it make sense for this committee to     

           4      look at every deal that's brought, if they're only 

           5      a handful of deals brought per year?

           6           We have these trusted developer partners.

           7      It might make sense that we could either do a      

           8      fast, "Yes," or, you know, "No," or, "Let's look   

           9      at it a little bit more closely." 

          10           What does the group think?

          11           COMMISSIONER WALKER:  Commissioner, 

          12      I don't disagree with that at all.  I like --

          13      going back to where we were, we had prolonged      

          14      conversations around the scorecard and setting     

          15      the high level policy.  

          16           CHAIRWOMAN HOROVITZ:  Right.

          17           COMMISSIONER WALKER:  I appreciate the        

          18      details and the chance to ask the questions.  

          19      I think that's important, but I go back to this.

          20      If the scorecard is truly the policy that we've    

          21      set and the scorecard comes out showing that this  

          22      is a positive project and our Executive Team is    

          23      saying, "We should proceed along with our          

          24      advisers --" if we have trusted partners that we   

          25      want to keep doing repeat things with, I agree.  
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           1           I think we should look at potentially         

           2      streamlining the, "Yes," "No," appreciating 

           3      we've got three deals to review.  We're 40 minutes 

           4      into it.  

           5           I'm really good with that.  I think your      

           6      point is well-taken, which is, if there's multiple 

           7      deals from the same group, we could certainly look 

           8      at looking at them all together.

           9           CHAIRWOMAN HOROVITZ:  Yes.  I think so, too.

          10           MR. JONES:  And we would -- if you don't      

          11      mind, we would love to have the opportunity as we  

          12      go through the first process to figure out sort of 

          13      what the best practices are and how we can respond 

          14      quickly to the market and stay with -- inside your 

          15      box.

          16           CHAIRWOMAN HOROVITZ:  Thank you.  

          17           And I think we should discuss the scorecard   

          18      more as a board on Monday.  I think that we're     

          19      going to get to a point where it becomes not       

          20      irrelevant, but, as our portfolio kind of          

          21      shifts, we might need to shift our priorities. 

          22           But we can spend more time on that. 

          23      I don't have anymore questions.

          24           Thank you so much for being such a good       

          25      partner --
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           1           MR. JONES:  Thank you.  Thank you for having  

           2      us.

           3           CHAIRWOMAN HOROVITZ:  -- and for all the work 

           4      you do in affordable housing. 

           5           Are there any other comments for the 

           6      Integral Team?  

           7           COMMISSIONER BROCK:  No. 

           8           COMMISSIONER GREEN:  No. 

           9           MR. JONES:  Thank you. 

          10           CHAIRWOMAN HOROVITZ:  And so we're not voting 

          11      on this resolution.  

          12           But, do we have any other discussion on this?  

          13           COMMISSIONER WALKER:  So I think the only --  

          14      are we going to move to recommend to the full      

          15      board?  

          16           I guess that's my question, which is,

          17      I'd like to hear -- like this is the detailed      

          18      conversation here.  I'd like to get any of those   

          19      questions from us and hash those out so we don't   

          20      have a 6-hour board meeting next Monday.

          21           CHAIRWOMAN HOROVITZ:  Yes.  I agree.

          22           I just have one more question.

          23           And, Tanya, are you still on the line?  

          24           (no response)

          25           CHAIRWOMAN HOROVITZ:  Tanya, can you hear me  
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           1      or anyone from CSG?  

           2           MS. GRAHAM:  Nicole Graham --

           3           CHAIRWOMAN HOROVITZ:  Hi, Nicole.

           4           MS. GRAHAM:  -- and Tanya is on, as well.

           5           MS. DEMPSEY:  I'm waiting patiently.  

           6      Sorry. 

           7           CHAIRWOMAN HOROVITZ:  No worries.

           8           MS. DEMPSEY:  I totally was here, but I'm     

           9      going to let Nicole talk.  Because she --

          10      she did most of the analysis on this, but we do    

          11      -- we do have some comments. 

          12           CHAIRWOMAN HOROVITZ:  Okay.  Perfect.  

          13      Thank you.

          14           Go ahead, Nicole.

          15           MS. GRAHAM:  Okay.  Yes.  Thank you.

          16           So we did take a look at the proposal and did 

          17      provide a written response on that.  So, as a --   

          18      you know, as a -- as a project, right, the --

          19      certainly achieving the affordability goals and    

          20      protecting the affordability of the units that     

          21      will be set aside at 60 percent of AMI --

          22      that part looks really good.  

          23           We do want to -- you know, our impression of  

          24      the deal, as proposed -- we were -- we actually,   

          25      you know, recommend against the deal as proposed.  
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           1           And so, you know, we -- we did look at an     

           2      alternative in which there was more of what we     

           3      consider reasonable compensation to the developer, 

           4      and that's the -- you know, that's the version     

           5      that we would be -- you know, that we would be     

           6      prepared to recommend.  

           7           But -- but I will say that, too, is really    

           8      subject to the board's sort of willingness to 

           9      absorb quite a bit of risk in this transaction.

          10           Right?  

          11           So, just to highlight those risks right now,  

          12      this is structured where the housing authority --  

          13      you know, it's your full faith and credit that are 

          14      supporting these bonds. 

          15           The -- the projections look good, right,      

          16      provided the, you know, incomes and the rents kind 

          17      of keep going up.  

          18           So, you know, you have a risk of --

          19      you know, there could be a risk of --

          20      well, there is a risk of market downturn.

          21      Whether that happens is really sort of --

          22      you know, that's up to the markets and things that 

          23      none of us can control.

          24           So we want to make sure that you're aware of  

          25      that, right, that there's -- there is market risk  
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           1      associated with this, and there -- you know,

           2      as the -- what's being requested is 100-percent    

           3      financing.  And so that -- that leaves it all on   

           4      the housing authority's shoulders. 

           5           Dwayne, do you want us to go into the         

           6      details of the financial proposal that we          

           7      recommended?  

           8           CEO:  That's up --

           9           COMMISSIONER GREEN:  We're here.  

          10           We might as well, right?  

          11           CEO:  Yes.

          12           COMMISSIONER WALKER:  I'm sorry?  

          13           COMMISSIONER GREEN:  We're here.  We might as 

          14      well.

          15           CEO:  Yes.

          16           MS. GRAHAM:  Sure.  So the -- the terms of    

          17      what we reviewed included compensation to 

          18      Integral based on a 5 percent cash acquisition fee 

          19      or 5 percent of the acquisition fee paid to        

          20      Integral, as well as ongoing asset management fees 

          21      and a $4,000,000 Note that would need to be repaid 

          22      prior to basically a sale or refinance.

          23           So the debt that JHA would be issuing under   

          24      the current structure, right, is a ten-year        

          25      interest only bond.  So, at the end of ten years,  
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           1      those bondholders need to be repaid.

           2           And so the -- the idea would be for JHA

           3      to be paying interest-only payments during that    

           4      entire ten years, rather than say amortizing,

           5      which is a much more typical structure --

           6      amortizing over, you know, 35 or 40 years,

           7      right, where you're always sort of paying this     

           8      down.

           9           As it's proposed, you're not paying anything  

          10      down.  So, at the end of ten years, you need to    

          11      have sufficient revenue to -- to borrow against    

          12      that at your -- you know, at the end of Year 10    

          13      and make sure that that's enough to repay the      

          14      bonds that you issued. 

          15           And, also, you know, the way that the deal is 

          16      structured right now, it also needs to be          

          17      sufficient to pay this Note to Integral. 

          18           In our opinion, the compensation to the       

          19      developer is well outside of what we would think   

          20      is reasonable based on the role that we understand 

          21      Integral is playing as proposed. 

          22           Right?  

          23           So the -- you know, Integral did a great job  

          24      of like finding the transaction, bringing it to    

          25      the housing authority.  The housing authority      
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           1      would be property managing it and is taking all    

           2      of the financial risk.

           3           Right? 

           4           So it's JHA that's issuing the bonds.

           5      It's JHA that's required -- that will be on the    

           6      hook to repay the bonds in the event there is a    

           7      market downturn and in the event, you know,        

           8      expenses go through the roof. 

           9           You know, we've seen -- you know, we have     

          10      other clients where the, you know, insurance costs 

          11      have -- have gone up tremendously.  

          12           Right?  

          13           So, if that happens, right, then you'll have  

          14      less cash flow to be able to support that debt to  

          15      take out of your very large and significant        

          16      investment. 

          17           So, from our perspective, the JHA would want  

          18      to first make sure that the terms are reasonable.  

          19      As proposed now, we don't believe they are. 

          20           And then, two, make sure that -- you know,    

          21      that you-all are on the same page in terms of the  

          22      -- you know, the risk that you have and that you   

          23      still want to do the deal knowing that, you know,  

          24      "Hey.  There could be a market downturn.  

          25      There could be -- you know, insurance costs could  
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           1      triple," or, you know, there could be some other,

           2      you know, major thing that is really just --

           3      that eats into that cash flow and means that at    

           4      Year 10 you're not able to raise as much money as  

           5      is needed to pay down this debt, which means you   

           6      will need to, you know, come up with sort of       

           7      capital subsidy for the units.

           8           And so, from a policy perspective,

           9      that may be completely, you know, within --

          10      it is our mission.  

          11           Right?  

          12           So, you know, that may be perfectly           

          13      acceptable, but, you know, we think that's a       

          14      conversation that should be highlighted. 

          15           CHAIRWOMAN HOROVITZ:  Thank you.

          16           MS. GRAHAM:  Just one of two other additions.  

          17      One is we're recommending that 100 percent 

          18      of the cash flow be escrowed to assist in the      

          19      repayment of the ten-year borrowing.  It provides  

          20      additional protection for the housing agency.  

          21           And, to address one of the other              

          22      Commissioner's concern about affordability, 

          23      we are recommending that 147 units be restricted   

          24      to 60 percent of AMI through one of the other      

          25      legal documents. 
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           1           CHAIRWOMAN HOROVITZ:  Thank you.

           2           I have a number of comments.  I think the     

           3      whole room has comments.  

           4           Do we want to let the Integral Team -- 

           5           COMMISSIONER WALKER:  I would -- if I may,    

           6      unless there is a substantive financial comment    

           7      you guys would like to make, I'd like to not -- 

           8           MR. BRANTLEY:  There is.

           9           COMMISSIONER WALKER:  -- there is?  

          10           MR. BRANTLEY:  Yes.

          11           MR. JONES:  Yes.

          12           CHAIRWOMAN HOROVITZ:  I believe that we       

          13      discussed these and have already made those        

          14      adjustments; is that not right?

          15           That was my understanding. 

          16           CEO:  Yes.  

          17           CHAIRWOMAN HOROVITZ:  So what was presented   

          18      by Nicole -- that was an original model,

          19      and so that has since been --

          20           COMMISSIONER WALKER:  I'm glad to hear that.

          21           CHAIRWOMAN HOROVITZ:  -- right.  Okay.

          22      So I have more comments on that, but, please

          23      go ahead, Daryl.

          24           MR. JONES:  Yes.  So I want to --

          25      I wanted to address several things.  So, first of  
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           1      all, they are correct.  

           2           For the bonds -- the structure -- there is no 

           3      mandatory redemption.  The way the essential       

           4      function bonds are structured, half the cash flow  

           5      goes to reduce the principal on the bond.

           6           So, although it's interest-only mandatory,    

           7      there is reduction of principal balance as you go.

           8           MR. EDGAR:  7 1/2 million over 15 years.      

           9           MR. JONES:  7 1/2 million --

          10           MR. EDGAR:  Over 15 years.

          11           MR. JONES:  -- right, over 15.  So that's not

          12      an insignificant number.  It certainly speaks to   

          13      risk.

          14           I also want to speak to risk.  It's          

          15      something we've thought a lot about.  So, one,

          16      insurance.  I think the hypothetical about, 

          17      "What if insurance triples --" well, we've already  

          18      more than doubled in our pro forma what the        

          19      current insurance is and increased it              

          20      significantly over time.  So some of those things  

          21      we did try to -- try to think about. 

          22           As Piper Sandler mentioned, the current       

          23      interest rate is 4-and-a-quarter.  We have it at   

          24      4.65.  It's also cushioned inside the deal.

          25           But one really, really large one I do want to 
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           1      talk about, because it speaks to your risk. 

           2      And you are the owner.  You do absorb the risk.    

           3           This community -- close to 2 1/2 million      

           4      dollars has been put into it just from what the    

           5      eyeball can see, and this is before doing any      

           6      Property Condition Report. 

           7           We think there's somewhere between a 

           8      million-and-a-half to 2 1/2 million that we can    

           9      identify, and that was most important.  

          10      Any reasonable buyer would see.  

          11           So, from talking to the broker and our offer  

          12      they accepted, we told them we underwrote          

          13      2 1/2 million dollars, $10,000 a unit,

          14      even though we have 5,000,000 $20,000 units        

          15      inside. 

          16           So that is cushioned to do -- you can use 

          17      for capital reserve.  You can use for operating    

          18      deficit reserve, but it's to keep the housing      

          19      authority out of trouble moving forward.

          20           If we do, during our due diligence, 

          21      find that there's more than a 2 1/2 million        

          22      dollars per unit (sic), that gives us ground to go 

          23      back to the seller, and, in a price reduction --   

          24      if the sewer lines -- whatever it might be -- 

          25      we don't take the dollars that we put in the
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           1      pro forma.  That then comes from the sellers and   

           2      purchase price.  

           3           At the end of the day, this only works 

           4      we think if there is a cushion, because none of us 

           5      knows what the future may be.  And that's our      

           6      approach as to how we underwrite these             

           7      transactions.

           8           CHAIRWOMAN HOROVITZ:  Commissioner Walker.

           9           COMMISSIONER WALKER:  I appreciate all of     

          10      that.  

          11           What about the fees?  

          12           To me, it sounds like there is a discussion   

          13      that I'm not privy to.

          14           CHAIRWOMAN HOROVITZ:  Yes.  And I'm sorry.  

          15      I have a lot of questions, also. 

          16           COMMISSIONER WALKER:  That's okay.  

          17           I'm good with that, but that's a big point    

          18      for me. 

          19           CHAIRWOMAN HOROVITZ:  Yes.

          20           COMMISSIONER WALKER:  So it was --

          21           MR. JONES:  Can I speak?  

          22           Yeah.  There is an adjustment.  I'll speak    

          23      generally to that. 

          24           COMMISSIONER WALKER:  -- thank you.

          25           MR. JONES:  So, from Piper Sandler and        
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           1      others, there is a market for essential function   

           2      bonds is our role inside these deals.

           3           In between 4 and 5 percent -- we had a        

           4      discussion about that.  We have agreed to reduce   

           5      our fees to that 4-percent level. 

           6           What's really important -- and I don't want   

           7      to get lost in this -- at the end of the day,

           8      there are bond buyers who finance this             

           9      transaction.

          10           Part of the premise -- the way essential      

          11      function bond deals are done -- is that you have

          12      a professional development partner inside the deal 

          13      along with the housing authority, whose incentive  

          14      is to make sure the deal does well.

          15           We don't get -- if the deal doesn't do well,  

          16      besides our acquisition fee up front, we don't get 

          17      anything at all.  So it is structured so that      

          18      there are incentives for the developer along the   

          19      way.

          20           What we've tried to do -- not just talk with  

          21      Piper Sandler, but other investment bankers --     

          22      whatever the market is, whatever is going to be    

          23      attractive to those bond buyers, that's the way    

          24      it's structured.  No more.  No less.  No different  

          25      than, on a tax credit deal, that where 15 percent  
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           1      is the norm.  We're not going to ask for 20,

           2      but, you know, 10 percent doesn't make any sense   

           3      either.

           4           So same -- same concept. 

           5           CHAIRWOMAN HOROVITZ:  Was the Note also       

           6      removed?

           7           I know we talked about a lot of the --

           8           MR. EDGAR:  Yes.  That's been removed. 

           9           MR. JONES:  No.  The Note -- no.  We did not  

          10      talk about the Note. 

          11           COMMISSIONER WALKER:  So, Commissioner,

          12      if I may.

          13           CHAIRWOMAN HOROVITZ:  Yes, please.

          14           COMMISSIONER WALKER:  So I'm in this world a  

          15      lot.  

          16           MR. JONES:  Yes.

          17           COMMISSIONER WALKER:  And this is absolutely  

          18      a pet peeve to me.  

          19           MR. JONES:  Okay. 

          20           COMMISSIONER WALKER:  It's a big pet peeve.

          21           Due respect to the developer, with no         

          22      financial risk whatsoever, you're asking the       

          23      housing authority to take on a $4,000,000          

          24      obligation solely based on future performance. 

          25           Unless there is true financial risk alongside 
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           1      of the housing authority -- and I think Tanya and  

           2      Nicole are hinting at this -- operating deficit    

           3      guarantees, debt service guarantees -- 

           4      I am adamantly opposed to any Note.  

           5           And I respectfully will vote to not recommend 

           6      this transaction unless there is some skin in the  

           7      game -- true skin in the game -- from my           

           8      development partners.

           9           MR. JONES:  Happy to talk about that.

          10           COMMISSIONER WALKER:  Well, respectfully,

          11      we're here I think to -- I think this is a         

          12      conversation we need to have.  

          13           If we need to take a recess to let you guys   

          14      talk about it, I am open to that.

          15           CHAIRWOMAN HOROVITZ:  Right.

          16           COMMISSIONER WALKER:  But I am --

          17      absent that, absent true skin in the game from our 

          18      partners, I am adamantly opposed to, you know, 

          19      what are essentially future profits on a deal      

          20      where we have 100 percent of the risk. 

          21           MR. JONES:  Okay.  Fair enough.

          22           Kareem and I cannot make that decision 

          23      ourselves.  So -- 

          24           COMMISSIONER WALKER:  Understood.

          25           MR. JONES:  -- we may need to do that. 
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           1           CHAIRWOMAN HOROVITZ:  I think that's a 

           2      great idea.

           3           Who needs to be in that conversation who's in 

           4      this room that might be able to step out as we     

           5      move on to the next resolution?

           6           Can we make a little progress?  

           7           MR. JONES:  Sure. 

           8           CHAIRWOMAN HOROVITZ:  Do we need to have the  

           9      Finance Team maybe included, or is that an 

          10      internal discussion for your team?

          11           MR. JONES:  No.  It's -- I think it's an      

          12      internal discussion for our team, initially.

          13      Then we may need to --

          14           CHAIRWOMAN HOROVITZ:  Sure.  Just to see if   

          15      you're open to what we're discussing here, 

          16      I think that would be a good use of -- 

          17      we'll be here for the next 2 hours.

          18           MR. MILFORD:  I just wanted to weigh in from  

          19      bond counsel.  This -- this is the first I'm       

          20      hearing of this transaction, in particular, 

          21      and the name, "essential function bonds."

          22           But I've heard these types of structures      

          23      proposed on other deals, and this is something     

          24      that is a very tax intensive analysis on our part.  

          25           We will have to review all of the details of  
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           1      what's being proposed to make sure that the 

           2      relationship with the developer is not something   

           3      that rises to the level of what we call, 

           4      "private business use of the bonds."

           5           So this is something that we'll need to take  

           6      a very close look at to make sure that the bonds   

           7      can be issued tax-exempt.

           8           CHAIRWOMAN HOROVITZ:  Yes.  And, before 

           9      Commissioner Walker, just to clarify, this is the  

          10      first that you're hearing of this deal?

          11           And I think we talked about this before as a  

          12      board.  When we have our -- my recommendation      

          13      would be, when we have experts, lawyers,

          14      all of these different consultants, we need to be  

          15      engaging every one appropriately and in a timely   

          16      manner so we're not coming to a meeting as a team  

          17      when we haven't had our partner, you know,

          18      caught up and able to give a recommendation when   

          19      we're in this room together.

          20           Commissioner Walker.

          21           COMMISSIONER WALKER:  No.  I agree.

          22           CHAIRWOMAN HOROVITZ:  Thank you.  

          23           So I think that we are done with the          

          24      discussion on this resolution.  We're going to let 

          25      our developer partner step out and have a          
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           1      discussion.  

           2           And then maybe we'll have an update at the    

           3      end of the meeting; is that all right?

           4           MR. JONES:  Yes.  Thank you. 

           5           COMMISSIONER WALKER:  Commissioner,

           6      can I request a 5-minute recess?  

           7           CHAIRWOMAN HOROVITZ:  Yes.  Absolutely.  

           8           We'll take a 5-minute recess.  Thank you. 

           9           (A recess was taken.)

          10           (The recess concluded.)

          11           CHAIRWOMAN HOROVITZ:  I'll call the meeting   

          12      back to order.  

          13           All right.  I am going to introduce the next  

          14      resolution.  For the record, we're moving          

          15      Resolution JHA-30 to the end of the meeting,

          16      and perhaps we'll have an update from our          

          17      partners.  

          18           We're going to be moving to Resolution 

          19      JHA-31 (sic).  

          20           Mr. Alexander, sorry.  I thought you were     

          21      sitting.

          22           CEO:  Yes.

          23           CHAIRWOMAN HOROVITZ:  Mr. Alexander --

          24      and I'll speak very slowly -- if you could,

          25      please introduce the resolution. 
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           1           COMMISSIONER WALKER:  I love it. 

           2           CEO:  This is JHA-31?  

           3           CHAIRWOMAN HOROVITZ:  Yes, please.

           4           CEO:  Commissioners, thank you. 

           5           JHA-31 -- 

           6           CHAIRWOMAN HOROVITZ:  I'm so sorry.  

           7      We wanted to move JHA-32. 

           8           CFO:  -32.

           9           CHAIRWOMAN HOROVITZ:  Yes, please. 

          10           CEO:  We're on -32?  

          11           CHAIRWOMAN HOROVITZ:  Yes, please. 

          12           CEO:  Okay.  Thank you. 

          13           So, Commissioners, JHA-32 -- this deal is     

          14      with Tre Bel, which is the Ramona Lofts property.   

          15      This property here is -- this property here is for  

          16      431 units.  New construction.  

          17           We're looking about half or 50 percent of the 

          18      units being 50 percent or less AMI, the various    

          19      variations of 50 and 60 percent.  

          20           I have the Finance Team here to go through    

          21      the whole entire process to tell you how we got to 

          22      this point.  

          23           CHAIRWOMAN HOROVITZ:  Thank you.  

          24           And I'd just like to make a comment on this   

          25      deal before the team goes through.
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           1           I really like this deal.  It really touches   

           2      on a lot.  We've talked about having               

           3      mixed-income.  I think that we all feel very       

           4      strongly about having income in the same           

           5      development.  

           6           And I know this developer and this group,

           7      and they have a great reputation.  I'm sure 

           8      they'll speak to that.  So I'm excited to hear     

           9      more about the financials. 

          10           CEO:  Thank you.

          11           MR. EDGAR:  Okay.  All right.                 

          12           Commissioners, again, thanks for having us    

          13      here to discuss Ramona Lofts.  This will be a new  

          14      construction project.  We're extremely excited

          15      to have wonderful financing partners with 

          16      Cohen Esrey, and we have Mr. Stan Waterhouse       

          17      here representing Cohen Esrey and potentially some 

          18      deal mates online?

          19           Possibly?

          20           MR. WATERHOUSE:  Probably not.

          21           MR. EDGAR:  Probably not.  Just Stan          

          22      representing them.

          23           MR. WATERHOUSE:  I'm all alone. 

          24           CHAIRWOMAN HOROVITZ:  Just a comment on 

          25      Cohen Esrey.  They're a developer or a partner out  
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           1      of Kansas City -- really, really strong            

           2      reputation.  I have consultants out of Kansas City 

           3      -- just have done a ton of affordable housing      

           4      projects and just really well-respected. 

           5           So just a little background.

           6           MR. EDGAR:  Absolutely.  And we'd love to     

           7      have, in a moment or two, Stan to come up and give 

           8      a little story about the firm and what they do.    

           9           And we also have Jonathan Vilma and the team  

          10      members here representing Tre Bel Housing.  

          11      We also want to have Jonathan, in a moment or two, 

          12      come up and tell a little bit about his team and   

          13      their story, as well.  But two great developers    

          14      and financing partners that we're excited to work  

          15      with.

          16           CHAIRWOMAN HOROVITZ:  And by, "team," 

          17      he doesn't mean football.  

          18           MR. EDGAR:  Right. 

          19           (People laughed.)

          20           MR. EDGAR:  So we've got a lot of initial     

          21      renderings on the property.  I believe it should   

          22      be at least six, four-story multifamily.

          23      In total, we said 431 units.

          24           It's located also in similar proximity 

          25      to the aforementioned property, Westwood,
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           1      on the westside here in one of our designated 

           2      ZIP Codes where we're seeking additional 

           3      affordability.

           4           The project scored very well in terms of      

           5      access to all the health care, you know,

           6      not being in a food desert.  So access to 

           7      supermarkets and as well as educational            

           8      opportunities.  

           9           So it scored well there.  The property wasn't 

          10      -- I don't believe -- in a DDA or a difficult      

          11      development area or a Qualified Census Tract, 

          12      QCT, but, again, we're very fortunate to           

          13      have Cohen Esrey here as a financing partner which  

          14      will be able to kind of bridge some of that        

          15      economic gap.

          16           A quick look at the parcel in and of itself.  

          17      It's on Ramona Boulevard located at the            

          18      intersection of I-10 and I-95.  Again, really easy 

          19      to commute right onto the main highway there.  

          20           And the land has been secured I believe       

          21      through optionality by Tre Bel and Cohen Esrey,    

          22      and it's ready to be developed.

          23           CHAIRWOMAN HOROVITZ:  I'm sorry.

          24           Question on census tract, because I just deal 

          25      in that world a lot.
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           1           Is it not a Qualified Census Tract 

           2      according to HUD?  

           3           It's certainly Distressed Census Tract.       

           4           MR. EDGAR:  If you just go by HUD's 

           5      website, that specific ZIP Code didn't fall within 

           6      the QCT or DDA.

           7           So, in terms of a basis boost to a tax credit 

           8      property, it doesn't qualify for the 130 or the

           9      125s.

          10           CHAIRWOMAN HOROVITZ:  Thank you for           

          11      clarifying.

          12           MR. EDGAR:  Sure.  But economically it passes 

          13      very well. 

          14           CHAIRWOMAN HOROVITZ:  Okay. 

          15           MR. EDGAR:  Lots of details.  So bond         

          16      financing will also be utilized for this project.  

          17      This time, instead of an essential function bond,  

          18      which is financing 100 percent of the total deal   

          19      cost, talking to Cohen Esrey and team, 

          20      we'll look more to a 70 to 80-percent              

          21      loan-to-total value or loan-to-total cost,

          22      meaning that equity will come into the deal.

          23           Now the Jacksonville Housing Authority will   

          24      not be putting in equity or not be putting in cash  

          25      value, cash capital into the deal.  That will be   
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           1      brought by Stan and Cohen Esrey and his team.      

           2           So they'll bring tax credit or equity into    

           3      the deal, during the construction process,

           4      and then we'll line up pick up financing, 

           5      approved financing close to the construction       

           6      period.  And Stan and team at Cohen Esrey are      

           7      responsible effectively for that process.          

           8           CHAIRWOMAN HOROVITZ:  I have a question.

           9           MR. EDGAR:  Sure.

          10           CHAIRWOMAN HOROVITZ:  I think we were talking 

          11      about this in our last acquisition meeting.  

          12      We were talking about policy for the housing       

          13      authority and like policy on LTV.  

          14           I think we said 85, 90.  I don't recall.      

          15      Maybe if someone from the CSG Team -- I think they 

          16      are working on our policy on financing.

          17           What was our policy on LTV?  

          18           And then we said we'd go outside policy.

          19           But, do you recall what that was?

          20           I know this fits within that, an 80 LTV.

          21           Does anyone recall?  

          22           And we can pull it up.

          23           MR. EDGAR:  Tanya and Nicole are on the line.

          24           CHAIRWOMAN HOROVITZ:  Okay.  Thank you.

          25           MR. EDGAR:  Sure. 
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           1           The good thing is, again, with that essential 

           2      function bond, that qualifies for the full cost of 

           3      the construction, plus additional soft costs and   

           4      legal fees, architectural engineering, et cetera.  

           5           That will be last year's.  It's more          

           6      conservative.  So this deal is more conservatively 

           7      modeled, and, again, the financials will speak to  

           8      this.

           9           So Cohen Esrey will provide the construction  

          10      guarantee, which is definitely of comfort.  

          11      It's a credit positive or affirmative, and they'll 

          12      also provide additional guarantees. 

          13           The way that project looks right now,

          14      it's scoped to the industry standard of a 

          15      1.15 debt service to coverage ratio at             

          16      stabilization.  

          17           Post-stabilization would be the minimal       

          18      amount of amortization that we're -- or minimal    

          19      amout of debt service that we're covering. 

          20           CHAIRWOMAN HOROVITZ:  Stabilizing after,

          21      how many years?  

          22           MR. EDGAR:  I think -- is it 36 months,

          23      gentlemen, for construction?

          24           MR. VILMA:  36 months. 

          25           MR. EDGAR:  So it's geared towards 
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           1      36 months, and, again, that's essentially where

           2      Jacksonville Housing Authority comes into play.

           3           They're using our balance sheet effectively   

           4      as an A-plus rated agency, A-plus to secure the    

           5      tax-exempt debt, and that's why this partnership   

           6      makes sense for all three enterprises I believe. 

           7           CHAIRWOMAN HOROVITZ:  Commissioner Brock,

           8      do you have a question?

           9           MR. EDGAR:  Question.  Sorry.

          10           COMMISSIONER BROCK:  Yes.  Well, I was just   

          11      going to ask, have our professionals looked at     

          12      this resolution here?  

          13           MR. EDGAR:  Yes, Commissioner Brock.

          14           CHAIRWOMAN HOROVITZ:  Sorry.  

          15           OGC, or --

          16           COMMISSIONER BROCK:  Uh-huh. 

          17           CHAIRWOMAN HOROVITZ:  -- okay.

          18           MR. EDGAR:  Yes.  And then we'd like to have  

          19      Tanya and Nicole speak.  

          20           COMMISSIONER BROCK:  Well --

          21           MR. EDGAR:  Oh, I'm so sorry.  Please.

          22           COMMISSIONER BROCK:  -- yes.

          23           CHAIRWOMAN HOROVITZ:  She meant OGC.

          24           COMMISSIONER BROCK:  Right.

          25           CEO:  Yes.  All the documents went to OGC
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           1      a couple weeks ago.

           2           COMMISSIONER BROCK:  Okay, okay.

           3           CHAIRWOMAN HOROVITZ:  Commissioner Green.

           4           COMMISSIONER GREEN:  No.  Thank you. 

           5           MR. EDGAR:  Okay.  And, Commissioner Brock,

           6      just to follow up, we definitely have, you know,

           7      some thoughts and comments from Tanya and Nicole   

           8      at CSG. 

           9           COMMISSIONER BROCK:  Okay.

          10           MR. EDGAR:  One of the great things about

          11      the deal and something we're very attracted to is  

          12      the fact that we will get cash flow back to the    

          13      agency both during the time period of construction 

          14      as those multifamily complexes are completed

          15      through stabilization and post-stabilization. 

          16           So Cohen Esrey is looking at -- 

          17      Tre Bel is looking at providing 10 percent of 

          18      that cash flow back to the housing authority,

          19      which is great.

          20           And we have discussed, you know, value,

          21      and we're looking to target and build upon         

          22      affordability, but also providing for economic     

          23      opportunity for the agency for further investments 

          24      back to the community and to secure our agency 

          25      at large.  
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           1           So there is economic opportunity here 

           2      for us, again, as well as a social responsibility  

           3      or social capital that we're putting to work.

           4           Any questions on this? 

           5           We talked about a 10-percent fee I think

           6      at financial close.  Effectively there will be a   

           7      fee back to the agency of 10 percent.

           8           So, if we look at let's say 5 percent on 

           9      a $100,000,000 deal.  We'll call a round deal 

          10      around $100,000,000 for this deal.  5 percent of   

          11      that would be a $5,000,000 fee.  10 percent of     

          12      that fee would come back to the Jacksonville 

          13      Housing Authority.  

          14           So 4 1/2 for our development partners.

          15      $500,000 back to us, and, again, that's a round    

          16      number. 

          17           The deal -- I think we penciled between 

          18      107- and 111,000,000 hypothetically, Jon.

          19      And, again, that's just because the construction   

          20      market is moving.  We know that there is 36 months 

          21      of development. 

          22           So the acquisition fee is there for us.

          23      Cash flow from operations is there for us through  

          24      construction, stabilization and after that.

          25           CFO:  Once we reach stabilization,
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           1      the project would be refinanced.  

           2      The Development Team would take over the full risk 

           3      of the development at that point.  

           4           The housing authority would put up the        

           5      initial construction funding through our bonds,    

           6      and, at the end of that, we would get that         

           7      construction money back.  

           8           So that would come back to the agency where   

           9      we would have basically that -- the amount that

          10      we put out would come back where we could use it   

          11      to put towards other deals. 

          12           COMMISSIONER WALKER:  Commissioner, if I      

          13      can.

          14           CHAIRWOMAN HOROVITZ:  Sure.

          15           COMMISSIONER WALKER:  So, is this a 

          16      construction to firm where we're just providing    

          17      the construction financing, and they refinance 

          18      it out with permanent debt?  

          19           CFO:  Yes.

          20           COMMISSIONER WALKER:  And we get our bond     

          21      allocations back.

          22           CFO:  Yes.

          23           MR. EDGAR:  Yes.

          24           CHAIRWOMAN HOROVITZ:  I'm sorry.

          25           They refinance, or we refinance?  
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           1           COMMISSIONER WALKER:  I think they            

           2      refinance.

           3           CFO:  Yes.

           4           MR. WATERHOUSE:  We do.

           5           CHAIRWOMAN HOROVITZ:  Okay.  Great.  

           6      Thank you. 

           7           COMMISSIONER GREEN:  They don't refinance     

           8      until it's stabilized or until construction is     

           9      complete?  

          10           MR. EDGAR:  Perm financing comes in at the -- 

          11      so construction financing secure is drawn down     

          12      over 36 months, and then permanent financing

          13      -- your first new mortgage will donate at that     

          14      point.

          15           And then, hypothetically, 10 to 15 years 

          16      thereafter -- and maybe Tim can speak to this if   

          17      I'm misspeaking, but I don't think I am --

          18      we could refinance at that point if economic       

          19      conditions dictate. 

          20           And that's what it's talking about, too.

          21      So, if we have some type of appreciation on the    

          22      property, it would take out that debt.

          23      That level of appreciation, that economic capital  

          24      comes back to us.  

          25           We can reinvest it in the property,
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           1      as CapEx, or we can further put that out to        

           2      other investments out there.

           3           So construction financing, perm financing.    

           4      Perm financing holds 10 to 15 years. 

           5      Given the market conditions, we, hypothetically,   

           6      refinance at some point in the future.

           7           CHAIRWOMAN HOROVITZ:  I love this deal.  

           8      I love everything about it.  I love the            

           9      financing and just our partners.  

          10           My only request would be that the legal       

          11      documents that go along with it are just like 

          12      buttoned up.  

          13           Not that I don't trust our partners,

          14      but I just want to make sure that we're looking

          15      at just a three-year deal and making sure that our 

          16      residents -- you know, maintaining affordability,  

          17      all that stuff that experts can dig into.

          18      That would be my priority.

          19           Commissioner Walker.

          20           COMMISSIONER WALKER:  So, Commissioner, 

          21      I don't mean to cut off the presensation,

          22      but I agree.  

          23           When I first looked at this deal, 

          24      I saw $100,000,000, and I started to sweat.

          25      And then the more I dove into the deal,
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           1      this deal makes a lot of sense for a lot of        

           2      reasons.

           3           So commend the team.  Commend the developer   

           4      for the structure of the deal.  

           5           I think one of the things I'd like to see     

           6      with $100,000,000 being deployed -- has there been 

           7      a discussion or consensus around how many local    

           8      contractors or subcontractors we can use here in   

           9      town to deploy that money here? 

          10           And this may be a developer question.

          11      I apologize.

          12           MR. VILMA:  So, whenever we go with a --     

          13           COMMISSIONER WALKER:  Okay.

          14           CHAIRWOMAN HOROVITZ:  I love that question,

          15      and I actually -- to further that, I think it      

          16      would be really great if we could, as we're doing  

          17      all of this development and bringing all of these  

          18      units online, have some kind of Impact Report that 

          19      shows that our work led to this many temporary     

          20      jobs, this many full-time jobs.  

          21           I think there is a really great story to tell 

          22      about what we're doing in the community.

          23           COMMISSIONER BROCK:  Yes.

          24           CHAIRWOMAN HOROVITZ:  Commissioner Green. 

          25           COMMISSIONER GREEN:  Through the Chair,
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           1      so 100,000,000 -- what does that limit us from     

           2      future deals?

           3           Because I want to say it was $150,000,000

           4      we're limited to. 

           5           MR. EDGAR:  So that's right.  So, when we     

           6      were rated through S&P, that was based upon 

           7      say 150- to 175,000,000 in terms of debt issuance  

           8      for the year.  That can be per annum.

           9           And so, as part of the process in 

          10      underwriting, Tim and Cody and the Piper Sandler   

          11      Team will work directly with S&P, look at the      

          12      structure of the deal, look at our balance sheet,  

          13      which remains robust and well capitalized for both 

          14      a liquidity standpoint and a long-term positioning 

          15      standpoint.

          16           But we have about 150- I would say to         

          17      175,000,000 per annum in debt capacity,

          18      which would not -- issuing up to that ceiling --   

          19      we'll call it a -- "threshold," does not adversely 

          20      impact an A-plus credit rating.  

          21           That's the expectation of S&P.  So, if we're  

          22      not spending 175-, they're going to say, 

          23      "Why aren't you doing that?"

          24           We talked about the growth and the            

          25      opportunities in the marketplace in Jacksonville.  
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           1      So that's expected of us at that A-plus rating     

           2      effectively.

           3           COMMISSIONER GREEN:  And it's per year.       

           4           MR. EDGAR:  Yes.

           5           COMMISSIONER GREEN:  So, in 2024,

           6      we could theoretically spend another 100-?  

           7           MR. EDGAR:  That's right.  

           8           And, again, with the projects we're looking   

           9      at now, I think the attractive feature is --

          10      you know, again, there's cash flow back to the     

          11      agency.

          12           So we're growing the asset side 

          13      effectively, the long-lived or long-term assets on  

          14      the balance sheet, but we're also cash flowing     

          15      these properties, which is great.  

          16           CHAIRWOMAN HOROVITZ:  Thank you.  

          17           I think, before I bring up our partners,

          18      it might make sense to have our CSG partners give  

          19      a comment.

          20           Tanya and Nicole? 

          21           MS. GRAHAM:  Yes.  Sure.  This is Nicole      

          22       Graham, again.  Hi, everyone.  

          23           We did take a look at this transaction and    

          24      agree since it's a very exciting transaction       

          25      with the 431 potential units.  
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           1           We'd like to see that the JHA bonds were,

           2      you know, well under 100-percent financing.  

           3      We like the presence of an investor that also has  

           4      some skin in the game.  

           5           There was a question about the recommended    

           6      loan-to-value ratio.  You know, the model that we  

           7      saw had this at I believe 80 percent --

           8      maybe 85 percent loan-to-value.  

           9           Like we think that's a -- that's sort of a    

          10      reasonable -- reasonable level.  It's obviously    

          11      -- you know, your risk is reduced if that's        

          12      closer to say 80.  

          13           But, you know, other -- you know, there are   

          14      certain low programs for achieving, you know,

          15      certain affordability thresholds and things like   

          16      that.

          17           It might go up to 90 percent.  So that 

          18      90 percent that was referenced earlier is not      

          19      unreasonable.  It sort of depends on the -- 

          20      on what's being achieved in the deal. 

          21           I think, for this transaction, given the --   

          22      you know, the number of units that would be        

          23      affordable -- we'd probably be recommending that   

          24      that stay in the 80-percent level. 

          25           The -- you know, there were -- there are many 
�                                                                 80





           1      things to be determined yet is our understanding   

           2      right now with the ultimate investors.

           3           So we -- you know, what our recommendation is 

           4      is that the, you know, board sort of authorize     

           5      -- authorize negotiation of a letter of intent,    

           6      which we understand sort of the developer needs to 

           7      be able to go forward.

           8           So I think that makes sense as a next step,   

           9      but there are some things that still need to be    

          10      determined based on whether -- which investors are 

          11      actually secured and what their return             

          12      requirements are before we can really advise on    

          13      whether that cash flow split is going to be        

          14      reasonable for JHA based on what its -- you know,  

          15      its risk profile for this transaction.

          16           You know, similar to the Westwood transaction 

          17      that we talked about, of course, there is --

          18      there is always, you know, market risk and things  

          19      like that that certainly will hold.  

          20           But, in this transaction again, we like the   

          21      lower loan-to-value.  We like the presence of      

          22      there being other investors.  We also --

          23      you know, after our initial review,

          24      the compensation does seem reasonable based on     

          25      what was being performed. 
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           1           So that, you know, what we would be looking   

           2      for, in terms for an LOI with JHA, is we would 

           3      want to see affordability restriction,             

           4      permanent affordability restrictions based on      

           5      board policy, a maximum return to the developer    

           6      based on, you know, the services and -- 

           7      services provided and risk incurred, a minimum     

           8      cash flow split to JHA that's in keeping with 

           9      that risk profile, reasonable expense trending,    

          10      maximum loan-to-value ratio, again, you know,

          11      up to 80 percent or perhaps up to 85 percent.  

          12           If there were more return to the housing      

          13      authority or higher affordability targeted, 

          14      right of first refusal held by JHA and sufficiency 

          15      of cash flow to take out any JHA debt. 

          16           CHAIRWOMAN HOROVITZ:  Thank you.  Thank you   

          17      for all the information.

          18           Mr. Alexander did share a memo with me from   

          19      CSG.  I think that the memos that kind of break    

          20      down everything that Nicole just went over --

          21      having that in writing for every board member      

          22      would be helpful.  So maybe we could circulate     

          23      those as those come in.  

          24           CEO:  Yes. 

          25           CHAIRWOMAN HOROVITZ:  And I just had two      
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           1      questions on the resolution actually that we'll be 

           2      either recommending to the board or not. 

           3           My understanding, Mr. Alexander, is that 

           4      affordability, as defined by HUD, is 80 percent.   

           5           So, is there a reason why we're restricting   

           6      ourselves to 60 percent in this resolution?

           7           CEO:  So 80 percent or less is considered

           8      low-income. 

           9           CHAIRWOMAN HOROVITZ:  Right.  

          10           So, is it necessary to have 60 percent 

          11      in the resolution?  

          12           CEO:  60 or -- you say 60 or 50 percent?  

          13           CHAIRWOMAN HOROVITZ:  It says, "Units at or   

          14      below 60 percent."

          15           CEO:  60 percent -- yes.  Well, typically,    

          16      anything below 80 percent is low-income or 

          17      attainable housing, and we -- oh, thank you.

          18      I'm sorry.

          19           COMMISSIONER WALKER:  No, no, no.  

          20      Go ahead, please.

          21           CEO:  Typically, anything 80 percent or less  

          22      is affordable housing. 

          23           CHAIRWOMAN HOROVITZ:  Sure.

          24           So my question is just that. 

          25           Why would we put, "60"?  
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           1           CEO:  Well, because there are different       

           2      ranges.  You go 30 -- typically, when you do tax   

           3      credit deals, it's usually 50 and 60 percent or 

           4      40 to 60 percent.  So it's just a deeper           

           5      affordability on the property. 

           6           COMMISSIONER WALKER:  So I think this may be  

           7      more of a specific question of the resolution.  

           8           I think the question is, why are we resolving 

           9      to specifically restrict 100 units at 60 percent   

          10      versus leaving it to the discretion --

          11      you know, maybe capping it at 120 percent,

          12      which is within our statutory authority,

          13      but then working it to make sure?

          14           CHAIRWOMAN HOROVITZ:  Right.

          15           COMMISSIONER WALKER:  It's a little bit       

          16      different here, because this is a joint venture.   

          17      So I see the need to specifically restrict,

          18      but I think it's a question for ... 

          19           Is that what you were trying to --

          20           CHAIRWOMAN HOROVITZ:  And it might be 

          21      that we're -- it's something for us to discuss --

          22      this policy -- in Monday's board meeting.  

          23           But I think that one of the comments from 

          24      CSG was that we need to have some kind of          

          25      guardrails on maintaining affordability long-term, 
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           1      and that's a part of how the model works. 

           2           And, is it depending then on 60-percent AMI   

           3      and under? 

           4           CEO:  Well, actually, there are actually      

           5      206 units that are being restricted underneath 

           6      the 80-percent AMI, which we thought was 

           7      actually 206, and that was at the rate of 

           8      43 at 50 percent and 108 at 60 percent and 

           9      65 at 80 percent.

          10           CHAIRWOMAN HOROVITZ:  Okay.

          11           CEO:  So anything 80 percent or less covers   

          12      basically anything --

          13           CHAIRWOMAN HOROVITZ:  Low-income.

          14           CEO:  -- for concerns of low-income           

          15      families. 

          16           CHAIRWOMAN HOROVITZ:  Okay.  To me,

          17      the resolution -- it doesn't make sense that we're 

          18      calling out those 100 units if we're talking about 

          19      controlling more. 

          20           COMMISSIONER GREEN:  (nodded head             

          21      affirmatively) 

          22           CEO:  Yes.

          23           CHAIRWOMAN HOROVITZ:  Sorry.  

          24           Commissioner Green?  

          25           COMMISSIONER GREEN:  Yes.
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           1           CHAIRWOMAN HOROVITZ:  And it doesn't mean     

           2      that we wouldn't move this forward, but that,

           3      to me, doesn't make sense.

           4           And then CSG recommends a letter of intent    

           5      for allowing that. 

           6           Is that legally, OGC, a Partnership           

           7      Agreement?  

           8           Would that be the same?

           9           Should this resolution stay an LOI,

          10      or is it a Partnership Agreement?  

          11           MR. WILSON:  I think it should stay, "LOI."   

          12           CHAIRWOMAN HOROVITZ:  Thank you.

          13           MS. GRAHAM:  And, if I could add, at a point,  

          14      on the LOI, the reason that we were suggesting     

          15      that was the developer had, you know, reasonably   

          16      pointed out that they were looking for some,

          17      you know, clear indication that the housing        

          18      authority was willing to go forward.

          19           And we pointed out that there was a bit of   

          20      a, you know, which comes first?  

          21           Because we're not really able to provide that 

          22      without knowing what some of these deal terms are, 

          23      and they are not able to get the investors without 

          24      the letter of intent.  

          25           So there is sort of this, you know, timing    
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           1      challenge.  So we were recommending an LOI or      

           2      something similar, just as a -- to give the        

           3      developer enough comfort that they could spend the 

           4      time to attract those investors, but, without --   

           5      you know, so we have time -- that the housing      

           6      authority has time to make sure that their         

           7      required terms are going to be in there.

           8           CHAIRWOMAN HOROVITZ:  I agree with that.      

           9           Thank you.

          10           And, to Commissioner Walker, the lawyer on    

          11      the board, do you agree with that?  

          12           COMMISSIONER WALKER:  I agree.  

          13           My only comment would be in seeing some of    

          14      these in the past, I would move the motion on this 

          15      deal to recommend with an LOI.  

          16           I have no problem agreeing to certain binding 

          17      terms, meaning binding, you know, JHA and the      

          18      developer to agree to certain binding terms        

          19      knowing how the equity in these deals comes        

          20      together.  

          21           There has to be some finality to those        

          22      terms, and I'm fine with our Executive Team making  

          23      those decisions.

          24           I would love to hear from the developer,

          25      if that's sufficient for them, but, to me,
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           1      this is a chicken or egg question. 

           2           Which comes first to get the investors        

           3      comfortable to bring the dollars to the door?

           4           CHAIRWOMAN HOROVITZ:  Sure.  Thank you.

           5           Should we invite our partners?   

           6           COMMISSIONER WALKER:  Yes.

           7           CHAIRWOMAN HOROVITZ:  We're looking for a 

           8      Super Bowl ring. 

           9           (People laughed.)

          10           MR. VILMA:  So, while we're waiting on that,

          11      I just want to first thank everyone for allowing   

          12      us to speak today.  

          13           My name is Jonathan Vilma.  My company is 

          14      Tre Bel Gardens, and my partner is Stan Waterhouse 

          15      of Cohen Esrey. 

          16           Just very, very brief, as we get back to the  

          17      questions, when I retired in 2014, I already had   

          18      about just under 500 units that I owned myself

          19      All Class B, Class C properties.  

          20           Since then, I have just under 1,000 units,    

          21      and, what I noticed was that, when I -- 

          22      I played for the Saints.  I retired and came back  

          23      to Miami.  What I noticed was that there was a big 

          24      discrepancy in development.

          25           You had places, such as Brickell,
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           1      parts of Coconut Grove, and you understand what 

           2      I'm saying.  

           3           There was a lot of development going on,

           4      but, in the places that I was familiar with and    

           5      where I grew up, there wasn't a lot of development 

           6      going on.

           7           And I couldn't understand what the issue      

           8      was.  So I started to dive deeper into affordable  

           9      housing.  One understanding -- the mechanics       

          10      of affordable housing, understanding the academic  

          11      side of it, and then being able to reach out to    

          12      individuals, such as Stan, Phil Melton --  

          13      he's not here, but he's also part of Cohen Esrey   

          14      -- to be able to really figure out, "How do we     

          15      attack this problem?" 

          16           The way we looked at it -- a lot of           

          17      developers basically put themselves in a silo

          18      where they have their formula.  It's worked        

          19      for them for five or ten years, and they don't     

          20      want to break from that.

          21           And, fortunately, I was able to take it from  

          22      the stance of -- so my background is finance.  

          23      So we were taking it from a stance of, 

          24      "How do we create a business model for housing     

          25      authorities?"
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           1           And the business model was created through   

           2      the -- he's not here now, but the business model   

           3      was created through the bond financing and being   

           4      able to now use this bond financing the same way a 

           5      bank would use their financing. 

           6           Right?  

           7           When they issue debt, they don't issue debt   

           8      just to have the debt come out and not be able to  

           9      have a return on that debt.  

          10           What they do is they assess, "What is the     

          11      appreciation?  What's going to be the future value 

          12      of this product, item, asset that we are 

          13      investing our dollars into?"  

          14           And so we saw this as a great opportunity     

          15      where we looked, and we said the Jacksonville      

          16      Housing Authority -- you have now an instrument    

          17      that allows you to really gainfully increase your  

          18      value, your cash within the housing authority and  

          19      not be reliant on receiving funds from HUD         

          20      subsidies.  

          21           You know, 20,000 different developers         

          22      coming to you for the same 4 percent, 

          23      9-percent LIHTC deals.

          24           Right?

          25           And so that's where the genesis of our        
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           1      project came about, where we said the mixed-income 

           2      is the best of both worlds.

           3           The first part is satisfying your first       

           4      directive, which is to create affordable housing   

           5      -- more affordable housing.  That's first and      

           6      foremost.

           7           Then the next part is, "How do we make this   

           8      sustainable for the next ten years?"  

           9           The only way to make it sustainable for the   

          10      next ten years is to be able to have a product     

          11      that can be valued with an appreciation on the     

          12      NOI.

          13           From there, you're able to now get a cap rate 

          14      that's able to give you a future value that far    

          15      exceeds what you put into it ten years prior,

          16      and that's where the mixed-income part of          

          17      it comes. 

          18           Where we said these rents -- we're satisfying 

          19      the 80-percent AMI.  Now these other rents --

          20      this is going to satisfy the housing authority

          21      ten years from now.  

          22           And that's where we said -- Bill, Stan and

          23      myself, Danny, my partner in the back -- we said,  

          24      "Okay.  We want to present something that we can   

          25      make make sense now or satisfy the immediate needs 
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           1      and then make sense for the housing authority      

           2      ten years from now."

           3           And we said that was our goal of figuring out 

           4      every way that we can to make sure that, in ten    

           5      years, this property goes to the housing           

           6      authority.  

           7           It goes back to the housing authority,

           8      whichever way you want to spin it, but the point   

           9      was not to sell it off to another private          

          10      developer and then let them now, you know,

          11      remove everyone from the affordable rents and then 

          12      jack it up and do exactly what everyone else does.

          13           So we feel like this is a product or project 

          14      that frankly is repeatable, and we want to be able 

          15      to do this one project.  

          16           We also believe that we can do many more      

          17      projects like this, and, as you see, the goal for  

          18      us is to get you guys your money back,

          19      have the ability to do whatever you want with your 

          20      money. 

          21           We would, obviously selfishly, want it to     

          22      come back to us, but we want to make sure that     

          23      we're providing good deals. 

          24           And then ten years from now, we can see --

          25      or we can all sit here, and say, "We were at $10 
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           1      in value housing authority.  Now ten years from    

           2      now we're at $100 in value," right, and now be     

           3      able to sustain and continue to build and build    

           4      and build.  

           5           So, with that, I'll take it to Stan with      

           6      Cohen Esrey, and they'll talk about all of the     

           7      great things they've done and why I partner with   

           8      them. 

           9           CHAIRWOMAN HOROVITZ:  Thank you.

          10           MR. WATERHOUSE:  Well, now you know why we    

          11      partnered with Jonathan.

          12           Stan Waterhouse.  I'm with Cohen Esrey.  

          13      We're based out of Kansas City, and thank you,

          14      Chairwoman.  

          15           We've been in business for about 60 years.    

          16      We've been at this for quiet a while.  

          17      We've been -- I guess we probably -- currently,

          18      we have about 10,000 units within our portfolio.   

          19           We own a real estate investment trust where   

          20      we put market rate product into it where we raise  

          21      our own capital.  

          22           We also have a tax credit syndication arm.    

          23      So I mean we're kind of soup to nuts as it relates 

          24      to affordable housing and have been doing that for  

          25      many years. 
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           1           We operate out of basically Colorado.       

           2      Our office is in Kansas City.  We also have an     

           3      office in Michigan.  We have an office in          

           4      Charleston. 

           5           And I work out of the Texas Group,

           6      and my responsibility is primarily for public      

           7      private partnerships.  While I deal with a bunch   

           8      of things, that is sort of my baliwick.  

           9           And Dwayne and I talked about this when we    

          10      first met a few weeks ago.  I actually have a      

          11      public housing background where I ran a public     

          12      housing authority -- one of the largest in the     

          13      country -- back a few years ago and took them      

          14      through a RAD transaction of about a billion       

          15      dollars in renovation and rehabilitation its

          16      product.  

          17           So deep understanding of the world you live   

          18      in, and my group has over 40,000 people. 

          19      And we had, to your point, a significant wait      

          20      list, as well.  I think it was about 60- to 

          21      70,000 people at that time.  

          22           Then we had vouchers, as well.  We had about  

          23      7,000 vouchers.  So I -- I lived in your world.

          24      I understand it deeply. 

          25           The reason we are interested in this project  
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           1      and the reason we want to do it is two things.     

           2      There is multiple things, but the primary one is   

           3      we want to create a calico (phonetic) income       

           4      stream for you.  

           5           You know, we want to make money at it,

           6      but we want to create a system by which the        

           7      housing authority -- because it's challenged by    

           8      HUD as to -- as it relates to their cash flow and  

           9      predictability of that cash flow stream --

          10      we want to give you another tool in your toolbox   

          11      to make sure you can cash flow and you can service 

          12      your needs. 

          13           To do that, we create a system by which we    

          14      partner with you to do a transaction like this     

          15      where you get an ongoing cash flow stream,

          16      but, to Jonathan's point, at the end of the day,   

          17      there is a significant payday there, as well.  

          18           We bring equity.  We're going to -- 

          19      this deal is probably in the $30,000,000 dollar    

          20      range -- 25-, $30,000,000 range.  We do it -- 

          21      we are institutional partners, and we're in the    

          22      capital markets every day.   

          23           So we understand that world.  We deal with it 

          24      all the time, and so our intent is this not to be  

          25      a highly levered deal.  Yeah.  It's got to be a    
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           1      deal that make sense from a transactional          

           2      standpoint.  

           3           Loan-to-value has to stay in the right place,  

           4      but we intend to bring capital to the table of     

           5      significance. 

           6           The other part of that I think is that we do  

           7      this every day.  So, when we're looking at the way 

           8      that the capital markets are structured,

           9      we understand them today.  We understood them

          10      yesterday, and we'll understand them tomorrow.     

          11           So we're constantly in that place,

          12      and so, as we walk through with you guys over the  

          13      next years, we're always looking at that terminal  

          14      value, and, "How do we best achieve that, 

          15      and, when do we need to pull that trigger?"  

          16           You know, it may be in five years.

          17      It may be in seven years.  It may be in ten years. 

          18      Wherever we can maximize value for you guys,

          19      along with us, is where we are going to come back  

          20      to you, and say, "Now is the time, guys." 

          21           You saw it in here.  We take all the risk 

          22      on the construction side, all the development 

          23      risks, all the stabilization risks.  

          24           We're used to doing that.  That's what we     

          25      do.  We understand that world.  That's why we get  
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           1      paid a developer fee, but that's a risk-related    

           2      activity that we understand and fully appreciate. 

           3           So we really are in the partnership           

           4      business, and it's not a loose term for us.  

           5      It's a real term.  

           6           We bring capital.  We bring expertise.

           7      We bring local and regional expertise. 

           8      We bring international perspective.

           9           So, you know, Piper Sandler's people 

          10      we've dealt with in the past.  We know them,

          11      but we've dealt with a bunch of others, as well.   

          12      So we're very familiar with how these things work.

          13           I'm probably missing a few points, but ask    

          14      any -- oh, the other point I wanted to make,

          15      to your point Chairwoman, we put forward an MOU, 

          16      after our conversations a week or so back,

          17      with your consultant to answer some of those       

          18      questions.  

          19           That MOU is just a draft.  It's one I want    

          20      you to throw rocks at.  I want to have a           

          21      conversation about it, but it has a description.   

          22      It describes within it sort of a general framework 

          23      for how these things work. 

          24           But we're certainly -- there are always       

          25      conversations around them, and what we really need 
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           1      -- and she annunciated it well for me -- 

           2      what we need is kind of a handshake.  

           3           Because we're going to invest probably        

           4      a million dollars or more in the pursuit side of   

           5      this deal before we ever get our capital sources   

           6      finalized and all of our construction costs        

           7      finalized.  

           8           We will have spent out of our own pocket a    

           9      fairly significant amount of money.  We have to    

          10      have -- and you understand this, Commissioner --   

          11      we've got to have a handshake before we go out and  

          12      put a million dollars at risk that says we're      

          13      going to get the deal or we're going to do a deal,  

          14      if it all works out.

          15           So, what questions can we answer for you?    

          16           CHAIRWOMAN HOROVITZ:  Commissioner Walker?    

          17           COMMISSIONER WALKER:  Same questions I asked  

          18      the last group.

          19           Involvement with HUD previously?  

          20           No red flags?  

          21           Nothing is going to pop up? 

          22           MR. WATERHOUSE:  None, none. 

          23           COMMISSIONER WALKER:  And any financial       

          24      defaults in a prior history?  

          25           MR. WATERHOUSE:  Not in 60 years.             
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           1           COMMISSIONER WALKER:  That's what I like to   

           2      hear. 

           3           CHAIRWOMAN HOROVITZ:  Commissioner Brock.

           4           MR. MELTON:  This is what I'd like to         

           5      also say, that one of the things on our            

           6      institutional capital, if you follow up on that,   

           7      is we've always returned capital to our investors  

           8      at least what they invested, if not that,

           9      plus total return.  

          10           So it's not just on the debt side.  

          11      We've also returned all investor capital. 

          12           MR. WATERHOUSE:  And that's Phil.  

          13      Phil Melton is one of our partners.  

          14      He's a managing director for our capital side.     

          15      So Phil lives in that world day-to-day.  

          16           He used to be with Bellwether and ran all     

          17      their institutional -- or their business,

          18      as well.  He's been in the business for 30 years   

          19      and kind of the guru, if you will. 

          20           CHAIRWOMAN HOROVITZ:  Thank you.

          21           Can we just flip through the rest of the      

          22      slides? 

          23           I noticed Novogradac was on one of the        

          24      slides.  I'm just curious what the rest of the     

          25      cite said. 
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           1           MR. EDGAR:  It was a market rent study that   

           2      Jon and his team had commissioned.  I don't know   

           3      if you want to talk about that. 

           4           CHAIRWOMAN HOROVITZ:  The next one

           5      (referred to slide).

           6           MR. WATERHOUSE:  Well, Novogradac --

           7      we contracted with them to do a market survey,

           8      and so that market survey basically came back and  

           9      said, "He has plenty of market there.  

          10      There's plenty of opportunity there, and what      

          11      we're proposing would be well-accepted." 

          12           CHAIRWOMAN HOROVITZ:  Okay.

          13           MR. WATERHOUSE:  And we shared that 

          14      I believe with the team.  The other thing --

          15      and you made a comment that I thought was pretty   

          16      salient a little while ago.

          17           One of things that we do, Chairwoman,

          18      is that we -- we put together an economic impact   

          19      study from some professors at the University 

          20      of Texas.  I don't know where they're at, 

          21      but they're in Texas; hence, the university.

          22           And what they do is they create --

          23      they have a model that we use in all of our        

          24      projects and properties that we commission them to 

          25      take a look at it.  
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           1           It does describe in great detail the economic 

           2      impact of these investments within the community   

           3      both socially and economically.  Things like that  

           4      are really important, as well.  

           5           So we'll furnish you that, as well.      

           6           CHAIRWOMAN HOROVITZ:  Yes.  Thank you.  

           7      I'd love to see market study.  Novogradac,

           8      just for the board, is just an expert in this      

           9      space, and we work with them, as well. 

          10           Are there any other questions?

          11           Commissioner Green.

          12           COMMISSIONER GREEN:  Yes.  So the units       

          13      you're going to build -- are they typically what   

          14      you've built in your other markets?

          15           Are they prototypes or standard?  

          16           MR. WATERHOUSE:  Basically, we look at each   

          17      market individually and then create answers to the 

          18      questions that are asked by that market.  

          19           But I think these are pretty -- I would say   

          20      they're pretty standard typical units.  I think    

          21      the average size is about 1,000 square feet when   

          22      you average them out.

          23           COMMISSIONER GREEN:  Meaning you use the same 

          24      architect that you use for your other multifamily  

          25      --
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           1           MR. WATERHOUSE:  It's an architect that's     

           2      based here in Florida that we've used for this     

           3      particular project.

           4           COMMISSIONER GREEN:  -- so 4,000,000 pursuit  

           5      costs you're saying?  

           6           MR. WATERHOUSE:  1,000,000. 

           7           COMMISSIONER GREEN:  Oh, 1,000,000.

           8           MR. WATERHOUSE:  Yes.  Traditionally,

           9      when we go into deals and begin the process of     

          10      tracking them down and to then bring them to       

          11      fruition, there is a lot of costs that we have

          12      to go through and commit to before we ever have 

          13      our financing in place.  

          14           And, traditionally, a million dollars is not  

          15      a unique number.  So we -- we write those checks   

          16      to ourselves.

          17           COMMISSIONER GREEN:  Right.

          18           MR. WATERHOUSE:  And, if the deal were not to 

          19      make, we would still be responsible for the        

          20      million.  If it makes, then it comes out of the    

          21      proceeds of the loans.  We get reimbursed          

          22      for that. 

          23           COMMISSIONER GREEN:  Understood.

          24           CHAIRWOMAN HOROVITZ:  Commissioner Brock.

          25           COMMISSIONER BROCK:  Are you through?      
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           1           COMMISSIONER GREEN:  Yes.

           2           COMMISSIONER BROCK:  To the Chair, 

           3      I wanted to ask the same question that you         

           4      and Chair Walker had asked.  

           5           Were we going to be able to bring some jobs   

           6      to local contractors and people here in            

           7      Jacksonville?  

           8           MR. WATERHOUSE:  Absolutely. 

           9           COMMISSIONER BROCK:  Oh, okay. 

          10           MR. WATERHOUSE:  One of the things that 

          11      we hold -- is really important to us is that we    

          12      use as much local talent, skills involved in the   

          13      process of constructing new properties and         

          14      designing them and the whole bit.

          15           So it's important to us that we support the   

          16      local community, and, particularly, as it relates  

          17      to our minority business, women-owned businesses,  

          18      things like that.  That's important to us,

          19      as well. 

          20           CHAIRWOMAN HOROVITZ:  Thank you.  

          21           Are there any other comments?  

          22           Commissioner Walker.

          23           COMMISSIONER WALKER:  So this is more for the 

          24      board, but, hearing -- it sounds like the staff,   

          25      you know, obviously approve. 
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           1           I think, for me, the resolution --

           2      one of two things.  I think I -- you know,

           3      it's up to you, Chairwoman, but I'd like to see    

           4      the resolution move with a recommendation for      

           5      approval to negotiating a binding MOU, you know,   

           6      basically at terms consistent with the             

           7      underwriting that's attached so that these         

           8      guys can get -- I understand the practical problem  

           9      we have here.  

          10           So I don't know.  I just give it for your     

          11      consideration. 

          12           CHAIRWOMAN HOROVITZ:  Yes.  Thank you.  

          13      And I agree, and that would be my recommendation,  

          14      as well. 

          15           Are we able to -- and I can't see OGC --

          16      but, can we move this motion with amendments,

          17      or what's your recommendation?  

          18           MR. WILSON:  Reece Wilson, OGC.  I believe    

          19      you can -- I mean I know you can move with the     

          20      recommendation to add language regarding an MOU.

          21           You can make a motion to accept the 

          22      resolution with an amendment to include the MOU.

          23           CHAIRWOMAN HOROVITZ:  Thank you. 

          24           Is there any further discussion?  

          25           COMMISSIONER WALKER:  My only other point     
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           1      would be -- and this is more of a question --

           2      but the board meeting is Monday.   

           3           Is there the possibility -- so that I can     

           4      plan for the board meeting -- that we'll have 

           5      an MOU substantially done for approval by Monday,  

           6      or are we looking for another --

           7           MR. WATERHOUSE:  For us?  

           8           COMMISSIONER WALKER:  -- of course.

           9           (People laughed.)

          10           MR. WATERHOUSE:  I'll tell you what, for us, 

          11      we'll work until we get it done.

          12           MR. VILMA:  We'll stay all night.

          13           COMMISSIONER WALKER:  Because what I don't    

          14      want to do is -- I'm thinking for our two new      

          15      board members that are coming on board, right,  

          16      and I don't know if they'll be there Monday or     

          17      not.

          18           CEO:  I'm not sure.  They may, but they may   

          19      not be.  

          20           CHAIRWOMAN HOROVITZ:  They may have been 

          21      approved last night. 

          22           COMMISSIONER WALKER:  I think that's what 

          23      I'm wondering. 

          24           CHAIRWOMAN HOROVITZ:  Yes.

          25           COMMISSIONER WALKER:  If we don't have an MOU 
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           1      in front of them, are they going to say, 

           2      "Well, what are we moving to approve?"

           3           Right? 

           4           COMMISSIONER BROCK:  Uh-huh.

           5           CHAIRWOMAN HOROVITZ:  Well, the challenge     

           6      with that -- and I'm sorry, and this is where we   

           7      drag things on and just even having a conversation 

           8      right now.  

           9           We need to get an MOU or some kind of firm    

          10      agreement to our partners, and we can't wait       

          11      another month to catch new board members up.  

          12           No disrespect to our new board members. 

          13           Is there a way that we can get them --

          14      share documents with them ahead of time so they    

          15      understand that we will be voting on this on       

          16      Monday? 

          17           CEO:  Yes.

          18           CHAIRWOMAN HOROVITZ:  I really don't think    

          19      that we can leave Monday's meeting without a vote. 

          20           COMMISSIONER WALKER:  Commissioner, I concur.  

          21      I would rather restructure -- I would rather,

          22      in my opinion subject to the board's input,        

          23      move to recommend the deal authorizing Dwayne and  

          24      the staff to enter into a binding MOU consistent   

          25      with the terms of the underwriting. 
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           1           CHAIRWOMAN HOROVITZ:  Agreed.  

           2           COMMISSIONER WALKER:  I wish we had an MOU    

           3      by Monday, but I do think that's altruistic and    

           4      aggressive.

           5           CHAIRWOMAN HOROVITZ:  Sure.

           6           I heard that we were given an MOU that we're  

           7      working through.

           8           How far -- 

           9           CEO:  That's one of the other deals,

          10      Commissioner. 

          11           CHAIRWOMAN HOROVITZ:  -- I'm sorry.  Okay.

          12           CEO:  That's for another deal.

          13           CHAIRWOMAN HOROVITZ:  So we do not have a     

          14      draft from your side?  

          15           I've heard that we did. 

          16           MR. WATERHOUSE:  You do.  

          17           CHAIRWOMAN HOROVITZ:  Okay.

          18           MR. WATERHOUSE:  I forwarded a draft MOU 

          19      to Michael this week actually. 

          20           MR. EDGAR:  That's correct.

          21           CHAIRWOMAN HOROVITZ:  Okay. 

          22           MR. WATERHOUSE:  And we're more than happy to 

          23      spend all the time we need to see what we need to  

          24      do to amend that to address your issues.  

          25           Your team needs to tell me how much time 
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           1      you've got to spend on it prior to Monday. 

           2           CHAIRWOMAN HOROVITZ:  Sure.

           3           CEO:  We'll work on it and try to get it out  

           4      to the board by Friday.

           5           CHAIRWOMAN HOROVITZ:  Okay.  And then we'll   

           6      need OGC and any other legal counsel to review and 

           7      bond counsel.

           8           Thank you.

           9           Does that feel reasonable for all of the      

          10      lawyers in the room?

          11           That is you, too, Commissioner Walker.

          12           (People laughed.)

          13           COMMISSIONER WALKER:  The answer is,

          14      "No, it's not reasonable, and yet we have that     

          15      expectation."

          16           MR. WATERHOUSE:  These guys charge by the     

          17      hour.  They're fine. 

          18           CHAIRWOMAN HOROVITZ:  And I suppose we could  

          19      call a special meeting, if we needed to, in order  

          20      to move it along.

          21           CEO:  But I think we can meet by Monday. 

          22      We can get it done by Friday.

          23           CHAIRWOMAN HOROVITZ:  Procedurally,

          24      do we need to have a motion to make a              

          25      recommendation?  
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           1           COMMISSIONER WALKER:  I would for the         

           2      record, Commissioner, so that I can rely on it.    

           3           CHAIRWOMAN HOROVITZ:  Sure.

           4           COMMISSIONER WALKER:  If you're open to it,   

           5      I'd move to recommend the deal to the full board   

           6      for approval subject to the binding terms of the   

           7      MOU.

           8           CHAIRWOMAN HOROVITZ:  We have a motion.       

           9           Do we have a second?  

          10           COMMISSIONER BROCK:  Second.

          11           CHAIRWOMAN HOROVITZ:  All in favor say,       

          12      "Aye." 

          13           COMMISSIONER GREEN:  Aye.

          14           COMMISSIONER BROCK:  Aye. 

          15           COMMISSIONER WALKER:  Aye.

          16           CHAIRWOMAN HOROVITZ:  Any opposition?       

          17           (no response)

          18           CHAIRWOMAN HOROVITZ:  Hearing none,

          19      the motion to make a recommendation for approval   

          20      to the full board pending an agreeable MOU passes. 

          21           And thank you to our partners, and we look    

          22      forward to hearing more about the deal. 

          23           MR. VILMA:  Thank you, guys.

          24           MR. WATERHOUSE:  Thank you.

          25           CHAIRWOMAN HOROVITZ:  All right.  
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           1      Moving along, we're going to go back to JHA-30     

           2      (sic), and we have a number of people here.  

           3      I think we still have -- and I apologize -- 

           4      Mr. Ravi Katta, who is the owner of the property   

           5      on the eastside on the line.  

           6           We also have our community partner,

           7      David Garfunkel, from Lift Jax in the room,

           8      and I'd love to give him an opportunity to speak   

           9      briefly.

          10           And, just to give a little background,

          11      this is really just a great example of a public    

          12      private partnership, us working with our community 

          13      partners, nonprofits, the city and the housing     

          14      authority being a part of a project that could     

          15      really transform this part of Jacksonville. 

          16           So excited to talk more about this.  

          17      This is exactly what we have been talking about.   

          18           So, Mr. Alexander, would you like to give     

          19      any more color to the deal?  

          20           CEO:  Yes.  So this deal here is a very       

          21      unique deal.  We actually looked at this property  

          22      several times over the last year -- maybe the last 

          23      year-and-a-half.  

          24           We had many discussions with Lift Jax.

          25      David and I had lunch several times to talk about  
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           1      this specific deal. 

           2           This property is a unique property.  

           3      It's 102 units.  We looked at this property.  

           4      We thought this property needs some improvements.  

           5           We talked to the owner, who is on the line,   

           6      Mr. Katta, and thought this would be a good        

           7      acquisition for the housing authority.  

           8           What makes it a little bit more attractive 

           9      is the fact that we can have a private public      

          10      partnership with Lift Jax, who's invested in that  

          11      neighborhood as we are in that neighborhood.

          12           And I'll have the Finance Team go over a      

          13      little bit of the actual finance deal of this      

          14      deal, but, after they go, I'll have Mr. David 

          15      come up and talk more about what they're doing     

          16      over at Lift Jax and why this is such a great deal 

          17      for us.

          18           CHAIRWOMAN HOROVITZ:  Thank you.

          19           And, just a clarifying point, I referred to   

          20      this as JHA-30.  It's -31. 

          21           COURT REPORTER:  Okay. 

          22           CEO:  That other picture was how 

          23      Franklin Arms would look after we get finished. 

          24           That was a joke. 

          25           CHAIRWOMAN HOROVITZ:  Oh, I missed it.  
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           1           (People laughed.)

           2           CHAIRWOMAN HOROVITZ:  I missed the picture.   

           3      I missed the joke.      

           4           CEO:  That is how Franklin Arms will look 

           5      after we're finished. 

           6           MR. EDGAR:  So Franklin Arms was rebranded

           7      by Mr. Katta and his team.  They acquired the      

           8      property I believe in 2019 for about 

           9      1 1/2 million with substantive rehab into it. 

          10           It's located in the 32206 ZIP Code that many  

          11      of you are familiar with, and right now, again, 

          12      as Dwayne and Dennis keep saying, there is great   

          13      opportunity there, in terms of increasing          

          14      occupancy and maintaining 100-percent              

          15      affordability on this -- on this property. 

          16           So I'll kind of go through that a little bit  

          17      here.  There is a picture of the property in terms 

          18      of the landscape and where it is.  I think you've  

          19      seen it.  

          20           Exterior facade -- all new painting.  

          21      I know David developed a tremendous amount of --

          22      it's actually solar on the roof, as well. 

          23      Mr. Katta and his team put solar, which is nice,

          24      a nice environmental sustainable upgrade to the    

          25      building. 
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           1           So, with this particular project,

           2      we're looking at around $76,000 per unit for       

           3      acquisition fee. 

           4           And, if you remember before, we said,

           5      "Westwood was very attractive, for example,

           6      at 140,000."  

           7           So this going to be half of that.  

           8      Again, both are extremely attractive,

           9      but, just economically, the ability for us to      

          10      maintain 100-percent affordability is really       

          11      through the opportunity to purchase at around      

          12      76-, $80,000. 

          13           Mr. Katta was kind enough to offer back to    

          14      the agency, back to the Jacksonville Housing       

          15      Authority, a $250,000 contribution for us to       

          16      utilize as we see fit.  

          17           So, instead of listing at 8,000,000,

          18      he's giving that back to us.  So it will be 

          19      7.75 million for the property.  

          20           We estimate right now, on the high end,

          21      the highest of ends, about 20,000 per unit of      

          22      rehab, and, if you remember, that was, again,

          23      kind of in line with what we saw with Westwood,    

          24      20,000 a unit in rehab.  

          25           And so that would bring our total development 
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           1      costs -- we're thinking $8,000,000 to purchase --

           2      just shy of that -- about $11,000,000 roughly in   

           3      totality.  

           4           We factor in, you know, other soft costs,     

           5      financing costs, et cetera.  So $11,000,000 

           6      in totality.

           7           This deal -- I know Tim is absent right now,

           8      but one of the things that Cody and Piper Sandler  

           9      had recommended was utilizing that essential 

          10      function bond effectively to package both of these 

          11      deals together as one. 

          12           So utilize that debt financing to encompass   

          13      both the Westwood property, as well as the         

          14      Downtown East/Franklin Arms Apartmets.

          15      So that deal would be to finance -- both of these  

          16      deals would and/or could effectively be financed   

          17      through that essential function bond.              

          18           CHAIRWOMAN HOROVITZ:  Just two quick          

          19      questions on that.

          20           MR. EDGAR:  Sure.

          21           CHAIRWOMAN HOROVITZ:  And, if CSG is still    

          22      on, would you advise that we do the two deals      

          23      together?  

          24           To me, we would take them separately.  

          25           Are there any efficiencies in doing it        
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           1      together?  

           2           Why would we do it as one deal?

           3           Maybe that's a question for --

           4           MR. EDGAR:  Is that to me or CSG? 

           5           CHAIRWOMAN HOROVITZ:  It's anyone in the room 

           6      or on the line who can answer that question. 

           7           CFO:  The basic idea is that we would save    

           8      fees that way.  Instead of issuing two bonds and   

           9      paying fees on two bonds, we would issue one bond  

          10      to cover both properties and just pay one set of   

          11      fees for it.  

          12           CHAIRWOMAN HOROVITZ:  Commissioner.

          13           COMMISSIONER WALKER:  Commissioner, if I      

          14      may.

          15           Just to be clear, these -- and this may be 

          16      a bond BMO question.  These are essential function 

          17      bonds, which are essentially backed by the bread   

          18      of the housing authority anyhow.  

          19           So, whether we do two separate deals or one   

          20      deal, the housing authority is backing the         

          21      financing.  So, as long as they underwrite, 

          22      I would much rather be in favor paying people once 

          23      than paying people twice. 

          24           CHAIRWOMAN HOROVITZ:  Okay, okay.             

          25           COMMISSIONER WALKER:  And I -- one more 
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           1      question, Chairwoman.  

           2           I assume these are within all the 

           3      cross-collateralized -- you know, the whole 

           4      9 yards, correct?  

           5           It's one deal?

           6           CFO:  Yes.

           7           COMMISSIONER WALKER:  Okay. 

           8           CHAIRWOMAN HOROVITZ:  And then another        

           9      question, if we can go back to the slide,

          10      have we done -- I know we have an engineer on      

          11      staff.  

          12           Have we looked at the structure to make sure  

          13      that we don't need to do anything structural?      

          14           Is the 20- -- I can't see.

          15           Is it 25,000 per unit?  

          16           Is that a realistic number, or are we maybe   

          17      20,000 per unit?  

          18           We're sure that there is no like tear down,   

          19      rebuild?  

          20           CEO:  Yes.  From what our observations were,  

          21      we did take our engineer over there.  We did go 

          22      through the property, and we thought the building

          23      has some small minor things that could be          

          24      corrected. 

          25           And we sort of factored that in with 
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           1      the overall $20,000 per door for unit upgrades.

           2           CHAIRWOMAN HOROVITZ:  Okay.

           3           MR. EDGAR:  It is a concrete superstructure.

           4      It is nice, and that is one of the things that     

           5      Mr. Katta and his team said.  It's a great         

           6      opportunity for us, in case you wanted to expand   

           7      singles with doubles.  

           8           There is also space within an aerial picture  

           9      of the property to build four additional units on  

          10      the property. 

          11           CHAIRWOMAN HOROVITZ:  Sure.  

          12           I think the building was from 1975,

          13      did I see?  

          14           MR. EDGAR:  Was it '71?  

          15           CEO:  Yes.

          16           MR. EDGAR:  '71.

          17           CHAIRWOMAN HOROVITZ:  So, do we need to       

          18      consider any kind of central air system?  

          19           Is that an additional cost, or are we not     

          20      upgrading?

          21           CEO:  We would do a gut rehab of the          

          22      building.  Yes.

          23           CHAIRWOMAN HOROVITZ:  Okay.  And so this

          24      20,000 per door is considering all of those costs? 

          25           CEO:  Yes.  They had done some additional -- 
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           1      Mr. Katta may have spent about close to a half a   

           2      million dollars in the property over the last      

           3      -- less than a year for some improvements.  

           4           We sort of talked about it, and he sort of    

           5      took that off the table, in terms of pricing the   

           6      deal.

           7           From my assessment, the property is estimated 

           8      anywhere between 10- to $13,000,000 in a sense,

           9      but that will work for us.  

          10           When we were considering that, I explained to 

          11      them it would be perfect for us at that price if   

          12      we were going to build condos there.  

          13           But we're not looking to build condos there.

          14      We're looking to put low-income families           

          15      there.

          16           CHAIRWOMAN:  Sure. 

          17           And I know we've got questions from the       

          18      Commissioners.  Just one more question,

          19      because I heard that there is solar on the roof.   

          20      And I'm just very into solar right now.

          21           What is the remaining life of the roof?  

          22           MR. EDGAR:  I don't know offhand.  

          23      I don't know if Mr. Katta is on the line to answer  

          24      that, or we could possibly table that.  

          25           But I know they were fully functional at that  
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           1      point.  I don't know if they structured it 

           2      with a sale lease-back transaction, but there is   

           3      definitely energy efficiency coming back in the    

           4      form of reduced energy bills to the property.     

           5           CHAIRWOMAN HOROVITZ:  Sure.  I'm just         

           6      thinking that the solar has got maybe 20 years of  

           7      solar, but probably less of 20 years of life on    

           8      the roof.  I'm just thinking about the cost of the 

           9      building, but we can take that to another          

          10      discussion.

          11           Commissioner Green.

          12           COMMISSIONER GREEN:  So a few questions.      

          13      There is 100 units, and they're all one-bedroom?   

          14           MR. EDGAR:  102 units.  Right.

          15           COMMISSIONER GREEN:  And, who's currently     

          16      renting them right now?  

          17           Are they vouchers?  

          18           CEO:  No, they're not vouchers.  They are

          19      low-income. 

          20           COMMISSIONER GREEN:  Low-income?  

          21           CEO:  Yes.  We don't know how many there have 

          22      a voucher, but they are -- again, they are

          23      one-bedrooms. 

          24           COMMISSIONER GREEN:  Are we managing them?

          25           CEO:  No, we're not managing that site.  
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           1      No, but we would manage the site.

           2           COMMISSIONER GREEN:  So we'd have 102 units   

           3      available -- 

           4           CEO:  Yes -- 

           5           COMMISSIONER GREEN:  -- of one bedrooms. 

           6           CEO:  -- yes. 

           7           COMMISSIONER GREEN:  Okay.  And that's a 

           8      five-year waiting list?  

           9           CEO:  Yes. 

          10           MR. EDGAR:  And we have budgeted for that 

          11      renovation to effectively ... 

          12           Commissioner Brock, to your point before,     

          13      we put that in the budget to move people off-site  

          14      while we do those renovations.  So that's been

          15      baked into the budget.

          16           CHAIRWOMAN HOROVITZ:  Commissioner Brock.    

          17           COMMISSIONER BROCK:  I think I was going to   

          18      go down the same road that Commissioner Green was  

          19      going down, because he asked Mr. Alexander about   

          20      the management.  

          21           And he said we will be managing this, right? 

          22           CEO:  That's correct.

          23           COMMISSIONER BROCK:  Okay.  So that means you 

          24      would be putting a manager over there. 

          25           CEO:  Yes.
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           1           COMMISSIONER BROCK:  Oh, okay.  All right.    

           2           CHAIRWOMAN HOROVITZ:  Thank you.  

           3           MR. EDGAR:  Any other questions on that?  

           4           (no response)

           5           MR. EDGAR:  In addition, I think one of the   

           6      great things -- I know Mr. Garfunkel will          

           7      speak to this -- is the great opportunity or 

           8      potential partnership with Lift Jax. 

           9           I'll let Mr. Garfunkel talk about that        

          10      potential contribution, but one of the great       

          11      things is that, you know, total costs or soft      

          12      costs will be reduced via additional grant monies  

          13      into the property. 

          14           And, again, a really great way to 

          15      revitalize that neighborhood and kind of reduce    

          16      costs, and, again, we'll provide complete          

          17      affordability on the property.

          18           This property does cash flow incredibly       

          19      well.  We did model it very conservatively between 

          20      a 45 and 50-percent operating margin, which just

          21      effectively means that, for every dollar of rent,  

          22      45 cents goes out the door in terms of costs. 

          23      And we're left with the 55 additional cents there  

          24      to put towards CapEx or put towards back flow back 

          25      to the agency to service the debt, et cetera.
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           1           And, on average, I just -- I kind of looked   

           2      out on average how much does this property         

           3      generate for us.  It's about $500,000 per annum    

           4      on average over a ten-year life, which is very     

           5      good.

           6           Gregory West is the best property in our      

           7      portfolio.  I know our comptroller is back there,  

           8      but it's the strongest property we have in our     

           9      portfolio.  

          10           It does anywhere between 65- and 80,000 a     

          11      month I think of positive cash flow.  So this      

          12      would be very competitive in the future.  

          13           And, again, we talked about the value of      

          14      bringing cash flow back to the agency while        

          15      simultaneously maintaining full affordability.  

          16      So it's a very good deal for us in that capacity. 

          17           CHAIRWOMAN HOROVITZ:  Excellent.

          18           Mr. Alexander had a comment.

          19           CEO:  Yes.  I just want to add, folks,

          20      for folks that are not familiar with the property, 

          21      this property has been on the city's nuisance list 

          22      for a while with several issues over there.

          23           And it has been mentioned to me, from the     

          24      folks over on the eastside, that this property     

          25      represents 50 percent of the crime in that         
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           1      specific area. 

           2           COMMISSIONER WALKER:  Well, then I have a     

           3      question. 

           4           CHAIRWOMAN HOROVITZ:  Yes.

           5           COMMISSIONER WALKER:  So there is a crime     

           6      problem here. 

           7           COMMISSIONER BROCK:  Yes.

           8           COMMISSIONER WALKER:  Have we addressed or    

           9      talked with JSO about making sure we have a        

          10      partnership? 

          11           If we're going to buy this and renovate it,   

          12      has there been conversations with JSO to ensure

          13      that, you know, a public authority is now going    

          14      to be involved?  

          15           We need public resources to make sure 

          16      they're out here, you know, being seen and being   

          17      present -- as opposed to being reactive, trying to  

          18      be proactive.  

          19           Has that conversation taken place?

          20           Let me rephrase.

          21           Will it take place?

          22           CEO:  Yes, it will take place.

          23           COMMISSIONER WALKER:  Okay.

          24           CEO:  And what we know, from our experience   

          25      as being a professional property manager,
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           1      it all starts back at the site, and, if the        

           2      property is not managed very well --

           3      that's what we think we're very good at --

           4      if the property is managed very well,

           5      then you eliminate most of the problems at the     

           6      site anyhow.

           7           COMMISSIONER WALKER:  Okay.

           8           CHAIRWOMAN HOROVITZ:  Thank you.

           9           COMMISSIONER BROCK:  Ms. Chair,

          10      like Commissioner Walker said, that -- yes,

          11      that property, as far as I know for years, 

          12      Mr. Chair to say that, yes.  It was high crime

          13      in that particular area.  

          14           That's why, when Mr. Alexander said that      

          15      we're going to put a manager over there, 

          16      I was going to ask that question, was we also      

          17      going to put security over there like we have in,  

          18      you know, some of our other sites.  

          19           Because -- and then, again, like you say,

          20      a lot of times, when you put in the right property 

          21      manager, it does build the people's morale,

          22      and the people's mindset will change.  But you got 

          23      to have the proper people, like you say, in place  

          24      there.  Yes.

          25           CHAIRWOMAN HOROVITZ:  And let's go ahead and  
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           1      invite Mr. Garfunkel up, and, while he's coming    

           2      up, I think that it -- and Mr. Alexander made this 

           3      point -- that this property is, you know,

           4      the center for about 50 percent of the crime in    

           5      the area.  

           6           And so, when the housing authority steps in   

           7      and we have these strong partnerships, Lift Jax,

           8      the Historic Eastside CDC, you transform the       

           9      neighborhood.  And, with that, the crime does      

          10      down, and it's kind of like the Starbucks effect.

          11           When you build a Starbucks, all the economic  

          12      development comes around it.  So this is really 

          13      a good opportunity for the housing authority to    

          14      step in and just really transform the              

          15      neighborhood.

          16           MR. GARFUNKEL:  Thank you very much for the   

          17      opportunity.  My name is David Garfunkel,          

          18      president of Lift Jax.  

          19           Commissioners, it's a pleasure.

          20           And I think this is a great lead-in,

          21      and I have got a bunch of stuff.  But I'll go      

          22      through it quickly for time, but that's the        

          23      message, "You're not in this alone.  With us at    

          24      the table and our community partners, you are part 

          25      of a holistic effort of private individuals,
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           1      private companies, foundations, community partners 

           2      who are contributing to revitalize this            

           3      neighborhood."  

           4           And, with that said, this is a key 

           5      component of that revitalization.  So we're very   

           6      grateful for the potential opportunity to partner  

           7      with the housing authority, because we have a lot  

           8      of other really exciting things happening.  

           9      And this is, like I say, a really key component to 

          10      that. 

          11           So really briefly we are an initiative of     

          12      business leaders and community leaders partnering  

          13      to eradicate generational poverty in Jacksonville.  

          14           Our business partners are represented there   

          15      on the left-hand side, folks like Florida Blue and 

          16      VyStar Credit Union and the Jaguars, and then,

          17      on the right-hand side, the duPont Fund, 

          18      United Way, Community Foundation, DCPS, the city

          19      and others.

          20           The two big orange circles there around our   

          21      most -- what I view as our most community partner  

          22      is Historic Eastside Community Development         

          23      Corporation, Eastside Legacy Business Council.

          24           Our number one guiding principle 

          25      as an organization is never to do to the community 
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           1      -- that I was partnering with community residents 

           2      to enact a change that they want to see in their   

           3      own neighborhood. 

           4           CHAIRWOMAN HOROVITZ:  I'm sorry.  Not to cut  

           5      you off, but just to point out for the board and   

           6      for the whole room, obviously, I work for 

           7      VyStar Credit Union -- so certainly not any        

           8      self-interest here.

           9           It's just we're really like everyone on that  

          10      screen, a same part of that same ecosystem 

          11      that's really looking to a solve for affordable    

          12      housing.  

          13           So I just wanted to make sure everyone is     

          14      aware of that.  Like we are always in the same     

          15      rooms together. 

          16           MR. GARFUNKEL:  Thank you.

          17           So the model that we're implementing is      

          18      called, "Purpose Built Communities."  

          19      I'll briefly touch on the components of this.

          20           First and foremost, we're focused in one      

          21      neighborhood, at least initially, and that is      

          22      the historic eastside.  We're out east --

          23      I'll show you a picture of that in a moment --     

          24      and we have four main pillars that we implement.   

          25           And the idea here is that this is holistic.  
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           1      So our mixed-income housing pillar -- I don't have 

           2      to explain that to you; although, I would say that 

           3      we do have multifamily work, as well as            

           4      single-family work.  That's what that neighborhood 

           5      consists of.

           6           Cradle to career education, A-plus            

           7      educational outcomes from early childhood all of   

           8      the way up to college and career, community        

           9      wellness, all of those other aspects that make

          10      a healthy and vibrant community, access to healthy 

          11      foods, public safety -- we can touch more on that  

          12      -- parsing green spaces, access to health care and 

          13      finally financial vitality.  

          14           And this is really about the economic         

          15      development of small businesses and also           

          16      supporting families with their career workforce    

          17      prospects.

          18           And, ultimately, what we do, as Lift Jax,

          19      is we serve as the community quarterback.  

          20      Our job -- I sum it up like this -- work with      

          21      community leaders to understand what's important   

          22      to them, and then bring the partners and resources 

          23      to bear to make that happen. 

          24           And this is a prime example of this, 

          25      because we have been hearing, since we got started 
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           1      three or four years ago, that this particular      

           2      property needs to be improved, and so this is an   

           3      opportunity for us to help do that, with a         

           4      partner, of course. 

           5           So this is the historic eastside.  

           6      It is the neighborhood just directly north of the  

           7      sports complex to the east of Springfield.

           8      I would say Springfield is not included, 

           9      not because we don't like Springfield,

          10      but because Springfield is its own neighborhood.   

          11      And the historic eastside is its own neighborhood. 

          12           I'm not going to read this whole slide,

          13      but I'll say we're working there first.

          14      Because it is where we believe we have the best    

          15      chance of success the most quickly with this model  

          16      for a couple of important reasons.  

          17           First and foremost, really strong community   

          18      leadership, residents who have been doing this     

          19      work for years with whom we can partner. 

          20           And, second of all, because of the momentum   

          21      around the neighborhood, the sports complex,

          22      Springfield, Cathedral District -- there is a 

          23      chance to channel that investment in a way that    

          24      brings out that neighborhood.

          25           A critical point here.  The conversation     
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           1      about displacement -- we are not doing that.  

           2      That is not the goal.  We believe there is an      

           3      opportunity to bring investment into the           

           4      neighborhood, like the one we're talking about     

           5      right now, but do so in a way that strengthens     

           6      families, strengthens that community and brings

           7      it back to what it has historically been for,

           8      you know, 50 or 60 years, which is a thriving      

           9      African American community in Jacksonville.

          10           I'm going to skip this.  "There is a need."   

          11      We'll put it that way.  

          12           You know, there are assets, but there are     

          13      also indicators that we want to see improved.  

          14      And I will, in the interest of time, skip this,    

          15      too.  This is just a map of the lower part of the  

          16      neighborhood, and what I want to share here 

          17      or visualize is that Downtown East, which is on    

          18      the map there right central to the neighborhood,

          19      is, one, central in the neighborhood and,

          20      therefore, critically important to the             

          21      neighborhood's success. 

          22           But, two, this is not the only thing that's   

          23      happening.  That's just to the point of,

          24      you know, not being alone in this.  

          25           We have a new neiborhood market -- or I       
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           1      should say, "a renovated neighborhood market,"

           2      Debs Store.  Groceries are coming back into the    

           3      neighborhood. 

           4           We're doing infill housing.  We are           

           5      repairing owner-occupied homes.  We've done about  

           6      50 -- or 35 on the way to 50 this year.  

           7      Investing with the City of Jacksonville and 

           8      City Parks, one of which is two blocks away from   

           9      Downtown East, supporting local businesses and     

          10      also hopefully, within the next week, closing with 

          11      another partner on two of the other distressed     

          12      partners in the neighborhood -- sorry --

          13      two distressed apartments in the neighborhood, 

          14      Eastside Terrace and Eastside Garden.  

          15           So, just to say, again, that it's the        

          16      partners and the other projects into which 

          17      sort of this effort might go.

          18           Very briefly.  Debs Store -- this is a        

          19      neighborhood grocery market that we are restoring,  

          20      bringing back online.  This should be open in      

          21      Q1 or maybe Q2 of 2024, and this will be           

          22      groceries. 

          23           VyStar Credit Union will have a presence at   

          24      that as well as career and workforce through 

          25      Goodwill. 
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           1           The Melanin Market Cultural Event happens     

           2      quarterly.  There are now 250 vendors from across  

           3      the region that participate in this local market,  

           4      which is an economic development opportunity,

           5      but also a way to celebrate the neighborhood's 

           6      history and culture.  

           7           Construction Ready -- this is a job training  

           8      program that we are partnering with from Atlanta.  

           9      We have a cohort starting tomorrow.  It's a 

          10      20-day program to get folks job ready,             

          11      construction ready in 20 days.

          12           And my understanding is that there are 

          13      45 people signed up to participate tomorrow.

          14      So there is a lot of momentum around that.

          15           John Love Early Learning Center partnership   

          16      with the school district, DCPS.  This is in the    

          17      eastside.  This is a premiere early learning       

          18      center.  It is the only learning center that is    

          19      run exclusively for early learning run by the      

          20      district in the City of Jacksonville.  120 seats   

          21      for three and four-year-olds.  This is a

          22      best in class center.  Children and families from  

          23      downtown used to be able to attend that.

          24           Home repairs I mentioned.  Some before and    

          25      afters, but, again, focused not only on new        
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           1      investments but on the existing residents,

           2      as well, and improving their quality of life.

           3           So, in terms of housing -- and I'll end here  

           4      -- just to reemphasize, you know, we -- 

           5      a critical component of our housing strategy is    

           6      to improve conditions at apartments with partners.  

           7           Downtown East, of course, is what's before    

           8      you today and to the board on Monday, but I did    

           9      want to call out that we have a track record that  

          10      we're beginning to build in this work, as well.    

          11           Eastside Terrace and Eastside Gardens are     

          12      also right in the neighborhood there.  We have a   

          13      closing date of next Wednesday with a partner in   

          14      New Jersey to acquire and rehabilitate those.

          15           Different projects -- those are -- you know,  

          16      those are project-based subsidy, but, again,

          17      the similar values that we're trying to bring to   

          18      that to support those assets to improve and the    

          19      families in the neighborhood.

          20           So that was the nickle tour.  I know you're   

          21      trying to get out of here at 11:30, but I will     

          22      stop there. 

          23           CHAIRWOMAN HOROVITZ:  Thank you.  Thank you   

          24      so much.

          25           Does anyone have any questions about the      
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           1      resolution?  

           2           About the partnership?

           3           We talked about this a little bit before      

           4      -- talked about the city incentive.  I think that  

           5      we all like this deal.

           6           COMMISSIONER WALKER:  Just one quick          

           7      question, because, for me, this all rides on the   

           8      million-and-a-half grant.

           9           Is that confirmed, good to go, signed off on  

          10      from your perspective?

          11           MR. GARFUNKEL:  That is tentative,

          12      but we've had the conversations with the parties.  

          13      It's been almost like the previous conversation.   

          14      We wanted to get to this point where we actually   

          15      had a deal to invest into.

          16           And so I think, you know, conditional that we 

          17      can get it under contract and get something        

          18      written up, we're eager to move forward.

          19           CHAIRWOMAN HOROVITZ:  So we need to,

          20      on Monday, have an MOU, an LOI, something that we  

          21      can sign in order to get our partners to get all   

          22      of the cap holds back in order; is that right?

          23           Are we going to be prepared for Monday for    

          24      that?  

          25           Is that all on track?  
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           1           CEO:  Yes --  

           2           CHAIRWOMAN HOROVITZ:  Excellent.

           3           CEO:  -- we will be. 

           4           CHAIRWOMAN HOROVITZ:  Okay.  You got the      

           5      whole weekend.

           6           Commissioner Green. 

           7           COMMISSIONER GREEN:  So Lift Jax commits 

           8      1.5 million, and what is in it for Lift Jax?       

           9           CHAIRWOMAN HOROVITZ:  To be clear, 

          10      the city gave you the dollars to specifically      

          11      earmark for multifamily and affordable housing

          12      in the eastside, and they're putting these dollars 

          13      into the deal; is that right? 

          14           MR. GARFUNKEL:  Correct.

          15           COMMISSIONER GREEN:  What's in it for us is   

          16      to be able to -- 

          17           CHAIRWOMAN HOROVITZ:  They're good guys.

          18           COMMISSIONER GREEN:  -- I mean for good of    

          19      the community. 

          20           But, what do you get in return besides --

          21           MR. GARFUNKEL:  So, you know, we have 

          22      some work to do to, you know, negotiate the        

          23      specific components of that.

          24           Conceptually, we are eager to be at the table 

          25      to participate to be jointly accountable for the   
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           1      success of this project and to fulfill our         

           2      mission, which is, you know, focused on approving  

           3      apartments in the neighborhood. 

           4           CHAIRWOMAN HOROVITZ:  Commissioner.

           5           COMMISSIONER BROCK:  So we are not coming     

           6      out-of-pocket with no money, Mr. Alexander?  

           7           CEO:  Yes. 

           8           COMMISSIONER BROCK:  We are?  

           9           CEO:  Yes, we are.

          10           COMMISSIONER BROCK:  Oh, okay. 

          11           COMMISSIONER WALKER:  We're coming            

          12      out-of-pocket? 

          13           MR. GARFUNKEL:  No.

          14           CEO:  Not out-of-pocket -- through the bonds. 

          15           CHAIRWOMAN HOROVITZ:  This is a bond deal.    

          16      Okay.

          17           COMMISSIONER WALKER:  So, Commissioner, 

          18      I've looked at -- again, unless there are any      

          19      other comments, I've looked at the model.  

          20      I think -- I forget who brought up this property.  

          21      It has been on our radar for all the wrong         

          22      reasons.  

          23           CHAIRWOMAN HOROVITZ:  Yes.

          24           COMMISSIONER WALKER:  I'd like to put it on   

          25      our radar for all the right reasons.  
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           1           CHAIRWOMAN HOROVITZ:  Yes.  I love it. 

           2           COMMISSIONER WALKER:  So I would move to      

           3      recommend to the board's full approval subject to  

           4      the terms of the final MOU for approval.

           5           CHAIRWOMAN HOROVITZ:  Yes.  

           6           We have a motion.

           7           Do we have a second?

           8           COMMISSIONER BROCK:  Second. 

           9           CHAIRWOMAN HOROVITZ:  All in favor?  

          10           COMMISSIONER BROCK:  Aye.

          11           COMMISSIONER GREEN:  Aye.

          12           COMMISSIONER WALKER:  Aye. 

          13           CHAIRWOMAN HOROVITZ:  Hearing no opposed,    

          14      the motion moves to the board. 

          15           Thank you, David, and everyone involved with  

          16      this deal.  

          17           So that concludes JHA-31.

          18           Do we have any further discussion on JHA-30?

          19           I know people were in and out of the room.

          20           Do we need to table that for Monday?  

          21           And the question is for our bond partners.

          22           Do we have an update on the Westwood project,

          23      or are we going to hold that for now?

          24           MR. NABHOLZ:  I think they're just working to 

          25      -- they're making a phone call, and they know 
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           1      that we're looking to adjourn here in about 

           2      12 minutes.

           3           CHAIRWOMAN HOROVITZ:  Okay.

           4           MR. NABHOLZ:  So they should step back in

           5      any minute.

           6           CHAIRWOMAN HOROVITZ:  And I realize we had 

           7      an agenda that included a bond workshop.  

           8      I feel like we've talked a lot about bonds.  

           9      I think that we can either postpone that or just   

          10      -- and not to -- I know that was on the agenda,    

          11      and everyone really wanted to stay for that.  

          12           But let's move to Chair comments, if everyone 

          13      is in favor; is that all right?

          14           (no response)

          15           CHAIRWOMAN HOROVITZ:  So, just procedurally,  

          16      we're holding on JHA-30, because we don't have     

          17      anything to discuss.

          18           All right.  So we'll move on to Chair         

          19      comments.

          20           Does everyone agree?

          21           COMMISSIONER WALKER:  Yes.  

          22           CEO:  Yes.

          23           CHAIRWOMAN HOROVITZ:  Okay.  

          24           Mr. Alexander.

          25           CEO:  Okay.  Good.  Thank you.  So an update  
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           1      on the Normandy deal -- we actually just got the   

           2      MOU yesterday -- late yesterday evening.  

           3      That's why the board does not have it.  

           4           Our attorneys, BMO, have worked with Chase's  

           5      attorneys.  I have an MOU that both attorneys      

           6      agreed on, and they signed off on it.  

           7      I just wanted to let the board know that I will    

           8      bring it to the board meeting on Monday to get the 

           9      board's approval to sign off on it.  Chase has     

          10      already signed off.

          11           CHAIRWOMAN HOROVITZ:  Good.

          12           COMMISSIONER WALKER:  Commissioner, if I      

          13      may.

          14           Mr. Alexander, can you make sure that's       

          15      circulated like today?  

          16           CEO:  Yes. 

          17           CHAIRWOMAN HOROVITZ:  And, when you say,

          18      "both attorneys --" on our side, which attorneys   

          19      did you mean?  

          20           CEO:  BMO.  

          21           CHAIRWOMAN HOROVITZ:  Okay.  Has OGC also     

          22      reviewed it, or do they need to?  

          23           CEO:  Yes, they have.  Yes.  They have given  

          24      a commitment to it.  They have been on every       

          25      single email, and they are aware what this whole   
�                                                                139





           1      MOU -- typically, BMO normally goes back with our  

           2      attorney to make sure they are in agreement.

           3           CHAIRWOMAN HOROVITZ:  Perfect.

           4           And thank you OGC and all of our legal        

           5      counsel.

           6           And I was going to, at the end,

           7      say thank you to all senior staff, especially the  

           8      Finance Team, for working on all of this.  

           9      I know it's been a lot of work.  

          10           CEO:  Yes.

          11           CHAIRWOMAN HOROVITZ:  But thank you everyone  

          12      in the room. 

          13           CEO:  Yes.  And I would want to acknowledge   

          14      Mr. Reynold, who's been an integral part of making 

          15      sure that we navigate through this whole entire    

          16      process based on his background in engineering.    

          17           And we were able to really negotiate a deal   

          18      and get to this point --

          19           CHAIRWOMAN HOROVITZ:  Thank you.

          20           CEO:  -- and the rest of the Finance Team,

          21      as well. 

          22           CHAIRWOMAN HOROVITZ:  Thank you.

          23           Any other comments on the Chase deal?        

          24           CEO:  No.  We're just looking forward to     

          25      getting the board's approval on Monday to sign off 
�                                                                140





           1      on this and put a shovel in the dirt. 

           2           CHAIRWOMAN HOROVITZ:  Thank you.

           3           I do have a question just ahead of Monday's   

           4      meeting on the JWB project.  

           5           I think we committed to 50 homes,

           6      or was it 30?

           7           CEO:  Yes.  So we committed to 50,

           8      and we have --

           9           CHAIRWOMAN HOROVITZ:  I knew it was an odd    

          10      number in the tens. 

          11           CEO:  -- and we have obtained 33 to date.  

          12      We just acquired our last -- not our last --

          13      the recent five as of two weeks ago,

          14      about two-and-a-half weeks ago, two weeks          

          15      ago.

          16           CHAIRWOMAN HOROVITZ:  Do we have the          

          17      opportunity or the ability to slow down on         

          18      acquiring properties?

          19           Because I feel like we're looking at a lot of 

          20      things.  Not to rank projects, but just really     

          21      ranking impact in our communities.  

          22           I feel like our priorities have shifted,

          23      and, if we were presented with that deal today,

          24      it certainly would be at the bottom of my list.    

          25           For the record, Commissioner Walker is        
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           1      agreeing with me.

           2           COMMISSIONER WALKER:  Which deal?

           3           CHAIRWOMAN HOROVITZ:  The JWB project.        

           4           COMMISSIONER WALKER:  Yes. 

           5           CHAIRWOMAN HOROVITZ:  So my question is,

           6      can we slow down on acquiring properties and       

           7      reevaluate that deal?  

           8           CEO:  Yes. 

           9           CHAIRWOMAN HOROVITZ:  Open discussion.        

          10           COMMISSIONER WALKER:  If I can, Commissioner. 

          11           CHAIRWOMAN HOROVITZ:  Yes, please.

          12           COMMISSIONER WALKER:  I appreciate the need   

          13      for single-family homes, but, looking through      

          14      these deals that have been presented,

          15      even the Normandy deal, which has been a struggle, 

          16      I think we may be better served to your point to   

          17      maybe look at how many units we're bringing online 

          18      for the dollars we're spending. 

          19           CHAIRWOMAN HOROVITZ:  Okay.

          20           COMMISSIONER WALKER:  What is the average     

          21      sales price of those homes, Mr. Alexander?

          22           CEO:  270-.

          23           COMMISSIONER WALKER:  So 270- for a

          24      single-family home, which is still needed,

          25      but we're talking about acquiring units sub,
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           1      you know, 175,000. 

           2           CHAIRWOMAN HOROVITZ:  Right.

           3           COMMISSIONER WALKER:  It stretches the        

           4      dollar.  

           5           CHAIRWOMAN HOROVITZ:  Yes, and we're looking  

           6      to move the needle.

           7           COMMISSIONER WALKER:  Correct.

           8           CHAIRWOMAN HOROVITZ:  Every family matters,   

           9      but not one family at a time.  Like 100 families   

          10      at a time.

          11           Commissioner Green.

          12           COMMISSIONER GREEN:  I kind of disagree with  

          13      both of you there, because they're already built.  

          14      And they're pretty much turnkey and already        

          15      there, where these are three years down the        

          16      road, besides that hundred unit property that we   

          17      just discussed.  

          18           But it's a committee.  

          19           So you got to vote on it, right?  

          20           COMMISSIONER WALKER:  I think, Commissioner   

          21      Green -- I think where I'm coming from is I still  

          22      think we heed the need. 

          23           COMMISSIONER GREEN:  Right. 

          24           COMMISSIONER WALKER:  I'm just saying that    

          25      hindsight 20/20, would we have agreed to 
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           1      50 homes right off the bat, knowing we could pick  

           2      up how many units are at Westwood and Franklin     

           3      Arms for a price?  

           4           I think it's a balancing act. 

           5           COMMISSIONER GREEN:  Right.

           6           CHAIRWOMAN HOROVITZ:  I agree.

           7           COMMISSIONER GREEN:  I mean, if someone wants  

           8      to present a single-family housing deal,

           9      I mean let them present it.  

          10           CHAIRWOMAN HOROVITZ:  Agreed.

          11           COMMISSIONER WALKER:  Agreed.

          12           COMMISSIONER GREEN:  If they want to present  

          13      a multifamily deal, let them present it.  

          14      I mean, if the numbers work, the numbers work.

          15           COMMISSIONER WALKER:  Agreed.

          16           COMMISSIONER GREEN:  At least that's what 

          17      I -- 

          18           CHAIRWOMAN HOROVITZ:  My comment is

          19      only, just as we are committing our resources,

          20      just continuing to evaluate these things that we   

          21      have on the table and not to say that we don't do  

          22      the rest of the commitment.  

          23           I was just wanting to explore what our 

          24      opportunity is, if we're still down on closing

          25      on those homes.  
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           1           And, if the team doesn't agree to that,

           2      then it's just, you know, Heather's thoughts. 

           3           Commissioner.

           4           COMMISSIONER BROCK:  Ms. Chair to 

           5      Mr. Alexander, Mr. Alexander the JWB properties -- 

           6      and I know this -- today we've spent a lot of time 

           7      talking about affordable housing, but I just have  

           8      a question.

           9           How many of those houses that we have gotten  

          10      from JWB that we currently own -- the families     

          11      that reside in there are on a Section 8 voucher?

          12           CEO:  I don't know offhand, but I know        

          13      several of them are on Section 8 vouchers.  

          14      Several of them.  A good deal of them have been on  

          15      Section 8 vouchers. 

          16           COMMISSIONER BROCK:  Because, yeah.  

          17      Because I know, like you were saying today,

          18      you know, we're trying to meet the needs of        

          19      affordable housing. 

          20           CEO:  Yes.

          21           COMMISSIONER BROCK:  And I was just curious   

          22      on how many families were we able to put in there  

          23      from our waiting list.

          24           CEO:  Several of them, and it definitely has  

          25      had some impact by housing these families. 
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           1      But I would add to the fact that we still do have  

           2      -- and to bring to the board's attention --

           3      we still do have those 30-plus vacant lots that we 

           4      never put anything on.  

           5           So, if we look further down the road at       

           6      even putting anymore townhouses, we may go back    

           7      and review that process of putting some on the     

           8      lots, which will reduce our overall cost, as well.

           9           COMMISSIONER BROCK:  Okay.

          10           CHAIRWOMAN HOROVITZ:  All right.  Thank you.

          11           MS. GRAHAM:  Madam Chair, I'm sorry to        

          12      interrupt.  

          13           CHAIRWOMAN HOROVITZ:  No, please.

          14           MS. GRAHAM:  I have two kind of just overall  

          15      questions.  I understand that these resolutions    

          16      -- I understand that these resolutions will go to  

          17      the board on Monday, and, basically, they're just  

          18      authorizing the ability for the housing authority  

          19      to negotiate MOUs or kind of negotiate further     

          20      with the group.  And, once due diligence is done   

          21      on those deals, they'll come back for full         

          22      approval.

          23           Is that the correct procedure?

          24           Do I have that right?

          25           CHAIRWOMAN HOROVITZ:  I see Commissioner      
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           1      Walker squinting.  That is what I understand,

           2      that we're authorizing, pending the legal          

           3      agreements are within underwriting and everything  

           4      else we discussed, giving the housing authority    

           5      the authority to then negotiate.

           6           COMMISSIONER WALKER:  Correct.  

           7           I just want to make sure -- and, Tanya (sic), 

           8      thank you for bringing it up.  I just want to make 

           9      sure we're clear, which is, again, knowing these   

          10      deals.  

          11           I want to make sure that, to the extent we    

          12      can, the MOUs are before us on Monday --

          13           CHAIRWOMAN HOROVITZ:  Yes --

          14           COMMISSIONER WALKER:  -- or at least the      

          15      principal terms are outlined -- 

          16           CHAIRWOMAN HOROVITZ:  -- yes.

          17           COMMISSIONER WALKER:  -- so that we can       

          18      approve the housing -- you know, approve Dwayne

          19      to begin executing, you know, the legal,

          20      the financial to get all the deals in order,

          21      and then there would be one final, when we're      

          22      ready to close, you know, "Here's the deal.  

          23      It's all documented consistent with the resolution 

          24      that you authorized us to.  

          25           "You know, can you please authorize the       
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           1      closing," if we need that.  

           2           I guess that's a question for OGC. 

           3           CHAIRWOMAN HOROVITZ:  Yes.  I agree.  

           4      And, just -- I know that that --

           5           MS. GRAHAM:  (inaudible crosstalk) 

           6           CHAIRWOMAN HOROVITZ:  -- sorry.

           7           Tanya, just 1 minute. 

           8           Tanya, on prioritizing, I think that we have  

           9      the ticking on the city incentives.  I think that  

          10      we put that top of the priority.  

          11           All of these I'm sure have expiration dates,

          12      but let's prioritize that so we don't miss out on 

          13      an opportunity.

          14           I'm sorry.

          15           Tanya, go ahead.

          16           COURT REPORTER:  It was Nicole.

          17           MS. DEMPSEY:  I think it was Nicole,

          18      actually. 

          19           Go ahead.

          20           CHAIRWOMAN HOROVITZ:  Oh, I'm sorry. 

          21           MS. GRAHAM:  It was Nicole.  So, on that --

          22      that one would be -- it's entering into a --

          23      it's getting the terms ready.  

          24           We're not recommending approval of that       

          25      acquisition; is that correct? 
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           1           COMMISSIONER WALKER:  No.  I think -- 

           2      I think what we're saying is, based on             

           3      presentations today, we're recommending to the     

           4      full board to proceed with an MOU on substantially 

           5      the same terms presented today, right,

           6      which will be binding to a certain degree. 

           7      And then, assuming that those terms work out       

           8      for the transaction, we would authorize closing.   

           9           Is that consistent, Commissioner Horovitz? 

          10           CHAIRWOMAN HOROVITZ:  That's what -- 

          11      I think everyone understands that to be the case.

          12           I think the resolutions need a little bit     

          13      more detail.  I don't know how much.  I think,

          14      on Monday, we'll be moving motions with a ton of   

          15      amendment language.

          16           COMMISSIONER WALKER:  Commissioner, 

          17      for the sake of Monday's meeting so it doesn't run 

          18      6 hours, I would strongly encourage and prefer     

          19      that all parties for deals being approved today    

          20      get their lawyers and our lawyers on the line and  

          21      get an MOU hashed out before Monday's meeting.

          22           CHAIRWOMAN HOROVITZ:  I agree.

          23           COMMISSIONER WALKER:  Because, otherwise,     

          24      this will be a very long and potentially           

          25      unproductive meeting. 
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           1           CHAIRWOMAN HOROVITZ:  Yes.  

           2           Everyone, thank you. 

           3           And, was there a second point?  

           4           (no response)

           5           (Mr. Jones and Mr. Brantley reentered the     

           6      room.)

           7           CHAIRWOMAN HOROVITZ:  I also want to          

           8      acknowledge that the Integral Team did step back   

           9      in.  

          10           Was there an update on the conversation?

          11           MR. JONES:  Yes. 

          12           CHAIRWOMAN HOROVITZ:  Okay.  Were there any   

          13      --

          14           MS. GRAHAM:  This is Nicole with CSG just to  

          15      point out on the Downtown East, we didn't          

          16      actually speak to that on this call, but we did    

          17      have recommendations in a memo previously that are 

          18      sort of different than the way this deal is        

          19      unfolding.            

          20           So I just wanted to point that out,

          21      since we're, you know -- we're looking at the      

          22      three transactions.

          23           Right? 

          24           So, just sort of for the record, right,

          25      like, on all three transactions, you know, 
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           1      CSG would recommend certain terms that are --

           2      you know, that would need to be there contingent,  

           3      you know, before the deals go forward.  

           4           That would be our recommendation. 

           5      So I just wanted to make sure that that is clear   

           6      for everyone, that, as we have reviewed it,

           7      we actually did not think that the Downtown East   

           8      was, you know -- was sort of the best investment.  

           9           And, also, I just want to, again, kind of     

          10      call attention -- I know that the bond discussion  

          11      was postponed.  But, you know, if JHA is talking   

          12      about taking on all of these deals, right,

          13      this really is a lot of risk that the housing      

          14      authority is facing. 

          15           CHAIRWOMAN HOROVITZ:  Commissioner Green,

          16      go first. 

          17           COMMISSIONER GREEN:  Regarding the one for    

          18      the construction deal, when they -- with these     

          19      deals, do they have any type of incentives 

          20      given to the developer if they complete            

          21      construction within set times -- say prior to 

          22      36 months, or stabilization before 36 months or    

          23      any type of penalty on the debt fee if it takes    

          24      longer than 36 months, et cetera? 

          25           Are those typically in the discussion or the  
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           1      deal or the terms, if you understand my question?  

           2           COMMISSIONER WALKER:  I don't know, 

           3      but I would expect that to be part of the 

           4      MOU financing conversation.

           5           You know, if that's something -- if they're   

           6      asking for, you know, a 10-percent developer fee,  

           7      well, then, you know, to get to that hurdle, 

           8      you know -- and I'm making up a number.

           9      I'm not saying that's what it is -- but there have 

          10      got to be incentives. 

          11           I think that's kind of where I land on it.    

          12      To me, that's a detailed conversation.

          13           (inaudible crosstalk)

          14           COMMISSIONER GREEN:  Are we that far along in 

          15      discussion, or is this like -- 

          16           COMMISSIONER WALKER:  I don't know.  

          17           I will say, Commissioner Horovitz, that going 

          18      forward, I would like to see proposed MOUs with    

          19      this packet.

          20           CHAIRWOMAN HOROVITZ:  Yes.  I think that,

          21      when we were discussing that MOUs were shared,

          22      at least a draft so we could have a more robust    

          23      conversation.

          24           COMMISSIONER WALKER:  Something. 

          25           CHAIRWOMAN HOROVITZ:  That would be helpful,  
�                                                                152





           1      as well as the memo from our CSG partners,

           2      to give all of this extra context so we're not     

           3      hearing it all for the first time.  

           4           I had seen the memos, and I apologize.  

           5      I thought they were circulated.  That would just   

           6      help I think be more efficient.

           7           COMMISSIONER WALKER:  And one more thing,

           8      Commissioner, and this may be something for the    

           9      full board to consider.

          10           What I'm hearing -- that's why we have        

          11      meetings -- is a consistent tension between 

          12      CSG's underwriting and where they're coming from   

          13      on their recommendations, how the deals are being  

          14      structured and our staff's recommendations.

          15           I'm not saying anybody is right or wrong. 

          16      I do think that, you know, we, as a board,

          17      need to decide.  

          18           And I think we have set the policy,

          19      but I'm open to talking about this, again,

          20      that the legal risk is one thing.  The financing   

          21      risk is another. 

          22           And I think it's the job of this committee,   

          23      during these meetings, to understand the financing 

          24      risk and make recommendations appreciating         

          25      everybody's input.
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           1           CHAIRWOMAN HOROVITZ:  Yes.

           2           COMMISSIONER WALKER:  But I hear the tension  

           3      in some of the discussions, and I know how I come  

           4      down.  But I think the rest of the board should    

           5      be aware of those conversations. 

           6           CHAIRWOMAN HOROVITZ:  Sure.

           7           And I don't know if this is a conversation    

           8      for the Acquisition Committee --

           9           COMMISSIONER WALKER:  I don't think so.

          10           CHAIRWOMAN HOROVITZ:  -- or for the Finance   

          11      Committee.  

          12           But, when we're looking at -- so, in this     

          13      room, I think that we're talking about what are    

          14      the deals the housing authority wants to do and    

          15      making a recommendation to the board.

          16           Then the Finance Committee I see is, 

          17      "Okay.  Now we've got, you know, three strong      

          18      deals," if that's what we're looking at.  

          19           "Finance, can we afford to do all of these?"  

          20           Or, "How do we adjust these deals or          

          21      prioritize them or the timing of them so it        

          22      doesn't bankrupt the housing authority?"  

          23           So it's kind of two different conversations, 

          24      which is like a blurred line between acquisition   

          25      and finance.  
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           1           It's probably too in the weeds for the 

           2      full board, and maybe it's something that we dig   

           3      into a little bit more tomorrow. 

           4           But, certainly, to our CSG partners,

           5      you know, we can't go up tomorrow and commit       

           6      200-plus million dollars to all of these deals     

           7      starting Q1 next year.  

           8           So we do really need to look at how 

           9      we're going to prioritize and how we time --

          10           MS. GRAHAM:  Yes. 

          11           CHAIRWOMAN HOROVITZ:  -- yes.  So that's      

          12      certainly for --

          13           (inaudible crosstalk)

          14           CHAIRWOMAN HOROVITZ:  -- yes -- but I think   

          15      that we'll take that to tomorrow's meeting.

          16           MS. GRAHAM:  You mentioned kind of the        

          17      conflict, you know, between maybe what we're       

          18      thinking and what staff is thinking.  And you also  

          19      mentioned how the deals are being structured. 

          20           Can I just ask -- and I know I'm sort of new  

          21      to this group -- is Piper Sandler in all three of  

          22      these transactions? 

          23           COMMISSIONER WALKER:  I have no idea. 

          24           MR. EDGAR:  Yes. 

          25           CHAIRWOMAN HOROVITZ:  Is that right?  
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           1           Are all of the deals --

           2           MR. EDGAR:  Yes.

           3           CHAIRWOMAN HOROVITZ:  -- the answer is,       

           4      "Yes."

           5           MS. GRAHAM:  Okay.  And, again, just for     

           6      clarification, are they operating under an 

           7      RFP exemption?  

           8           Do you have a contract with them?  

           9           COMMISSIONER WALKER:  No.  I don't think we   

          10      -- 

          11           Tanya, this was probably a year to 18 months  

          12      ago.  I think we -- 

          13           MS. DEMPSEY:  Yes. 

          14           COMMISSIONER WALKER:  -- presented --

          15      multiple groups presented. 

          16           To me, you know, come one come all.

          17           Right?  

          18           If a developer has an existing relationship   

          19      and there is an investment banker, I'm agnostic,   

          20      you know, if they want to help structure the       

          21      deal.  

          22           I think we had -- I mean we've had KeyBank    

          23      here on deals.  We've had Piper Sandler here on    

          24      deals.  We've had D. A. Davidson here on deals.

          25           I mean I don't think the housing authority    
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           1      has said, "This is our investment banker."         

           2           CHAIRWOMAN HOROVITZ:  Is there a reason for   

           3      your question?  

           4           MS. GRAHAM:  The reasoning for my question is  

           5      just that.  Right.  So there is a big line in the  

           6      sand, right, between underwriting and advising,    

           7      and it just sounded like sometimes you --

           8      it sounded like the underwriter was advising 

           9      JHA. 

          10           And there is really an inherent conflict of   

          11      interest in that, and that's why it's regulated    

          12      really heavily. 

          13           So, you know, I -- just an underwriter needs  

          14      to be either operating under an RFP exemption 

          15      or an IRMA exemption, and I don't think we've      

          16      gotten an IRMA letter.  

          17           I just want to, you know, make sure our 

          18      i's are dotted and our t's are crossed and that    

          19      the housing authority --

          20           CHAIRWOMAN HOROVITZ:  Nicole, not to cut you  

          21      off.  Sorry.  It just feels like an operational    

          22      question that maybe we can take offline.

          23           COMMISSIONER WALKER:  I agree.

          24           CHAIRWOMAN HOROVITZ:  You don't have to       

          25      address it now.  It's fine.
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           1           Mr. Alexander, will you please just address   

           2      this with your team, and make sure this isn't a    

           3      conflict?  

           4           CEO:  Yes.

           5           COMMISSIONER WALKER:  Agreed.  This is 

           6      an OGC legal question. 

           7           CHAIRWOMAN HOROVITZ:  Okay.  Thank you.

           8           Were there any other -- okay.  

           9           Commissioner Walker. 

          10           COMMISSIONER WALKER:  No.  I'm sensitive to   

          11      Commissioner Green's constraints.  

          12           COMMISSIONER GREEN:  5 minutes.

          13           COMMISSIONER WALKER:  5 minutes.

          14           CHAIRWOMAN HOROVITZ:  5 minutes.

          15           We have a 5-minute update.

          16           MR. BRANTLEY:  I will try to do it fast. 

          17      I'm going to do it off the fly from the phone.

          18           So, being very sensitive to what 

          19      Commissioner Walker said and wanting to make sure  

          20      that Integral is, in fact, doing everything that   

          21      we said in being a good partner, we heard you loud 

          22      and clear.  

          23           We want to make sure, though, that,

          24      as we go down this road of making the changes,     

          25      that we heard the comments from bond counsel.  
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           1           We know that we have to have a material       

           2      participation in this deal.  So, having all of     

           3      that as a backdrop, to not upset the apple cart

           4      of all the different players and folks that need   

           5      to have their interest or responsibilities met in  

           6      the deal, I want to make some changes to what we   

           7      proposed.   

           8           And let me just tell this personally.  

           9      I talked to them.  See my screen (referred to      

          10      smart phone). 

          11           All right.  So, as part of the transaction 

          12      that we presented earlier, it had an acquisition   

          13      fee.  So what we want to do is just nail that      

          14      down. 

          15           Instead of what we proposed, we'll come

          16      back with the proposition that CSG proposed,

          17      and I think it was around 4 percent roughly.  

          18      So we'll do that.  

          19           That will not be in the total TDC.  

          20      We'll take out -- we don't want to get paid 

          21      doubly on money that we're charging.

          22      So that will be taken out of any kind of           

          23      monies that we're getting from the deal.  

          24           That would be adjusted, and that percentage   

          25      would apply only to the balance of the             
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           1      transaction.  I think that's fair, and that's      

           2      being a good partner. 

           3           On the back end, on the Note, which is        

           4      typically required in these deals to show 

           5      that the developer has an interest long-term       

           6      to facilitate the transaction and making sure 

           7      that we're getting from A to B with the least      

           8      amount of hurdles -- and you have an experienced   

           9      development partner at the table.  

          10           We proposed $4,000,000.  We're going to cut   

          11      that in half is what we propose.  That will also   

          12      cut our cash flow repayment throughout the terms   

          13      of the deal in half roughly.

          14           Okay?  

          15           Sorry.  My screen keeps locking.

          16           And then, finally, wanting us to continue to  

          17      be a good partner -- and heard the comments about, 

          18      "having some skin in the game --" so half of 

          19      our acquisition fee, in terms of exposure -- 

          20      we'll present our exposure up to half of that      

          21      amount. 

          22           COMMISSIONER WALKER:  Via some sort of        

          23      deficit guarantee I assume?  

          24           MR. JONES:  Yes, deficit guarantee.  Yes.     

          25      That's correct.  So, if the fee is roughly 
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           1      1.7 million, that's roughly 850,000. 

           2           MR. BRANTLEY:  All right.  And that way we're 

           3      riding with you fully, and I think that that shows 

           4      our commitment to the deal.  And I hope that that  

           5      would be acceptable.

           6           We would ask that the committee would approve 

           7      that, subject to any kind scrivener's error or     

           8      anything that we need to just, you know, go back   

           9      and look at, but I think that that would -- 

          10           (Mr. Jones addressed Mr. Brantley off of the  

          11      record.)

          12           MR. BRANTLEY:  -- go speak.

          13           MR. JONES:  So the other part of this is that 

          14      we're also going to be on the hook, but we're not  

          15      at all involved in the operations. 

          16           All right.  So right now we'll pencil out the 

          17      deal, but I think now, with the changes,

          18      it's going to underwrite in the 125-, 130-.  

          19      It's a very solid deal.  

          20           What we would propose is that, if it ever --  

          21      so part of the essential function bounds --

          22      in its quarterly report, you have to tend to the   

          23      bondholders.

          24           If it ever drops below 1.05, that we would    

          25      have the ability to replace the current management 
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           1      with our management. 

           2           CHAIRWOMAN HOROVITZ:  Commissioner Walker.

           3           COMMISSIONER WALKER:  First of all,           

           4      thank you.  This tells me a lot about you and your 

           5      group, that you came back with this. 

           6           I'm a lot happier.  I have two thoughts.

           7           One, with this -- and I'm just thinking       

           8      through all of this -- with this, I would be fine, 

           9      again, for moving to recommendation subject to     

          10      final MOU at the board meeting.  

          11           I will say this, Mr. Alexander.  I'm actually 

          12      fine with the management change, because, 

          13      if we're not managing these assets to a 1.05 debt  

          14      service coverage, Mr. Alexander, you have bigger   

          15      problems.

          16           CHAIRWOMAN HOROVITZ:  Yes.  I agree.

          17      And we talked about how great our property         

          18      management is.  Yes.  100 percent. 

          19           COMMISSIONER WALKER:  So we need to be        

          20      willing to -- you know, if they're going to put    

          21      up some skin in the game -- and then I would ask   

          22      that CSG rerun the analysis on this.  I think this 

          23      is a much -- I appreciate that.

          24           CHAIRWOMAN HOROVITZ:  Yes.  Me, too.

          25           COMMISSIONER WALKER:  That is a much better   
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           1      partnership. 

           2           MR. JONES:  And we appreciate your 

           3      partnership, as well.

           4           CHAIRWOMAN HOROVITZ:  Thank you.  I will just 

           5      echo that.  Thank you, again, for coming up with   

           6      that so quickly.

           7           I did not notice anyone on the Finance Team   

           8      writing all of that down, but I think everything   

           9      got cut in half.

          10           COMMISSIONER WALKER:  Oh, I did. 

          11           (People laughed.) 

          12           CHAIRWOMAN HOROVITZ:  Thank you.  Everyone    

          13      can connect so we can have something to really     

          14      vote on on Monday.  

          15           So, for the sake of time, do we have 

          16      a motion then?  

          17           COMMISSIONER WALKER:  I'll move for           

          18      recommendation subject to a final MOU to be        

          19      prepared. 

          20           CHAIRWOMAN HOROVITZ:  Thank you.

          21           Do we have a second?

          22           COMMISSIONER BROCK:  Second. 

          23           CHAIRWOMAN HOROVITZ:  Commissioner Green,

          24      do you have questions?

          25           COMMISSIONER GREEN:  We'll get it in writing?
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           1           COMMISSIONER WALKER:  Oh, yes.

           2           COMMISSIONER GREEN:  Meaning I'd like to      

           3      review it.

           4           CHAIRWOMAN HOROVITZ:  We're going to get it   

           5      in writing, and, if we could, please, get CSG's    

           6      memo ahead of Monday's meeting so everyone         

           7      understands what we're talking about. 

           8           MR. JONES:  One caveat.  So the one thing -- 

           9      we have been really trying to hold a seller off

          10      at bay.  They need to see a round of comments back 

          11      today, not a final, but just a response to them    

          12      today.  

          13           Because we've now blown through two           

          14      deadlines, and we said we would get comments       

          15      back.  And so I just want to encourage us to do    

          16      that. 

          17           COMMISSIONER WALKER:  Well, I mean this is,   

          18      again, OGC and BMO.  We need to get comments back.

          19           So, Mr. Alexander, we need to push that.  

          20      If it has got to go today, it has got to go today. 

          21           CHAIRWOMAN HOROVITZ:  Yes.  Thank you.

          22           MR. JONES:  Thank you so much.

          23           CHAIRWOMAN HOROVITZ:  All right.  So we have  

          24      a motion.  We have a second.  

          25           All in favor of the motion -- 
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           1           COMMISSIONER WALKER:  Aye. 

           2           COMMISSIONER BROCK:  Aye.

           3           COMMISSIONER GREEN:  Aye.

           4           CHAIRWOMAN HOROVITZ:  Hearing no opposed,

           5      the motion passes. 

           6           Congratulations.  Thank you to all of our     

           7      partners in the room, the hard work of staff, 

           8      the Finance Team, Mr. Alexander.  I know that      

           9      you've been here late nights, because I have been  

          10      talking to you late.  Thank you to this board.  

          11           I hope to see some of you at the 

          12      Finance Committee Meeting tomorrow, and it's       

          13      really great to be back in session.  I missed      

          14      you-all.

          15           Thank you-all.  Have a wonderful day.  

          16      The meeting is adjourned.          

          17           (Whereupon, the proceedings in the            

          18      above-titled cause concluded at 11:39 p.m.)

          19                          _ _ _
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          24
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· · · · · · · · · ··                 P R O C E E D I N G S·1·


· ·August 23, 2023· · · · · · · · · · · · ·9:00 a.m.·2·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··All right.·3·


· · · ··     Good morning, everybody.··Welcome.··We've got·4·


· · · ··     lots of guests here, and we'll take a minute to·5·


· · · ··     introduce everybody, if that's all right.·6·


· · · · · · ·          So I'm calling the meeting to order.·7·


· · · ··     It's Wednesday, August 23rd, and this is the·8·


· · · ··     Acquisition Committee Meeting.·9·


· · · · · · ·          Before public comments, can we please10·


· · · ··     recognize anybody who is not on the agenda,11·


· · · ··     just so we're aware of who's in the room?12·


· · · · · · ·          CEO:··So, yes.··We have John Finotti with13·


· · · ··     Tucker and Hall who is here.··We also have14·


· · · ··     Austin Pajcic, who's an intern from Denver,15·


· · · ··     Daryl Jones from Integral.··We have Kareem16·


· · · ··     Brantley from Integral, and we also have17·


· · · ··     John Vilma from Tre Bel.··And we have --18·


· · · ··     I can't remember your name.··I'm sorry --19·


· · · · · · ·          MR. MARAKOVITZ:··Danny, Danny Marakovitz.20·


· · · · · · ·          CEO:··-- Danny and Stan Waterhouse,21·


· · · ··     David --22·


· · · · · · ·          MR. GARFUNKEL:··Garfunkel.23·


· · · · · · ·          CEO:··-- yes.··I didn't have coffee this24·


· · · ··     morning.··So excuse me.··And we have Tim from25·
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· · · ··     Piper Sandler.··We have Will -- I forget your last·1·


· · · ··     name --·2·


· · · · · · ·          MR. MILFORD:··Milford.·3·


· · · · · · ·          CEO:··-- Milford here from BMO,·4·


· · · ··     and Reece Wilson, our OGC attorney.·5·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you so much.·6·


· · · ··     All right.·7·


· · · · · · ·          CEO:··I apologize if I missed anyone else.·8·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.·9·


· · · · · · ·          Do we have any public comment?10·


· · · · · · ·          CEO:··And I would acknowledge we do have11·


· · · ··     Ravi Katta, the owner of Franklin Arms, online.12·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.13·


· · · · · · ·          Welcome.14·


· · · · · · ·          And then, Mr. Alexander, do we have anyone15·


· · · ··     from CSG on the line?16·


· · · · · · ·          CEO:··Say that, again.17·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Anyone from CSG on the18·


· · · ··     line?19·


· · · · · · ·          COMMISSIONER WALKER:··Tanya.20·


· · · · · · ·          CEO:··Yes.··Tanya Dempsey is here.21·


· · · · · · ·          MS. DEMPSEY:··Yes.··This is Tanya.22·


· · · ··     I'm here.23·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Hey, Tanya.24·


· · · ··     Good morning.25·
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· · · · · · ·          MS. DEMPSEY:··Here I am.··Good morning.·1·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··All right.··Thank you.·2·


· · · · · · ·          Do we have any public comment?·3·


· · · · · · ·          (no response)·4·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··All right.·5·


· · · ··     Hearing none, we'll move on to the approval of·6·


· · · ··     last meeting's minutes.·7·


· · · · · · ·          Do I have a motion to approve the minutes?·8·


· · · · · · ·          COMMISSIONER WALKER:··I move the minutes.·9·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Do I have a second?10·


· · · · · · ·          COMMISSIONER GREEN:··Second.11·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··All in favor of12·


· · · ··     approving last meeting's minutes say, "Aye."13·


· · · · · · ·          COMMISSIONER WALKER:··Aye.14·


· · · · · · ·          COMMISSIONER GREEN:··Aye.15·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Hearing no opposed,16·


· · · ··     the meeting's minutes passed.17·


· · · · · · ·          I'm going to change to the agenda.18·


· · · ··     We're going to move the bond workshop to the end19·


· · · ··     of the meeting, and we'd like to move up the20·


· · · ··     discussion on the resolutions to Agenda Item IV.21·


· · · · · · ·          We'll start with a discussion around the22·


· · · ··     Westwood Apartments.23·


· · · · · · ·          And, Mr. Alexander, would you like the24·


· · · ··     representatives on these projects to come up and25·
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· · · ··     speak about them first, or how would you like to·1·


· · · ··     --·2·


· · · · · · ·          CEO:··Well, we actually have our Finance Team·3·


· · · ··     who is going to speak on them, and then we will·4·


· · · ··     have them come speak on it right after that.·5·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Perfect.·6·


· · · · · · ·          CEO:··So let me go through it this way.·7·


· · · ··     That Westwood deal is Resolution --·8·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··JHA-30?·9·


· · · · · · ·          CEO:··-- -30, yes.··That's the first one.10·


· · · ··     This deal here is 256 units.··Me and our engineer11·


· · · ··     and Finance Team went out and visited this12·


· · · ··     property.13·


· · · · · · ·          The property is being represented by14·


· · · ··     Integral, who is one of our vendors, our developer15·


· · · ··     vendors.16·


· · · · · · ·          This property has 256 units.··Just about17·


· · · ··     83 percent of the property is below the AMI,18·


· · · ··     which we think is very good.··Occupancy is about19·


· · · ··     92 percent.··The property is very well maintained.20·


· · · · · · ·          Back I guess it was -- I would like to say21·


· · · ··     between 2019 to 2022, they put about 2.5 million22·


· · · ··     dollars into the property.··We visited vacant23·


· · · ··     units, actually occupied units.24·


· · · · · · ·          The places are beautiful, and we actually25·
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· · · ··     had this -- Integral actually did a scorecard.·1·


· · · ··     And that's how it got to us.·2·


· · · · · · ·          And we actually did a scorecard,·3·


· · · ··     and we put our recommendations on it.·4·


· · · ··     And we actually passed it on to our financial·5·


· · · ··     advisers, and we had the Finance Team go through·6·


· · · ··     some of the logistics of that deal.·7·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Perfect.·8·


· · · · · · ·          And, just for the committee's awareness,·9·


· · · ··     one thing I really wanted to talk about is10·


· · · ··     this deal really is about preserving affordable11·


· · · ··     housing, which is something that's really12·


· · · ··     important.13·


· · · · · · ·          So, as units, they kind of subset their14·


· · · ··     affordability, and we want to make sure that we're15·


· · · ··     not only adding new units of affordable housing,16·


· · · ··     but also preserving existing.17·


· · · · · · ·          Commissioner.18·


· · · · · · ·          COMMISSIONER WALKER:··Madam Chair, if I may19·


· · · ··     before we start.20·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.21·


· · · · · · ·          COMMISSIONER WALKER:··Is there anybody --22·


· · · ··     a representative -- from the mayor's office here23·


· · · ··     or City Council?24·


· · · · · · ·          COURT REPORTER:··Mr. Wilson was here.25·
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· · · · · · ·          COMMISSIONER WALKER:··He's OGC.·1·


· · · · · · ·          COMMISSIONER GREEN:··OGC.·2·


· · · · · · ·          COMMISSIONER WALKER:··Just so you're aware,·3·


· · · ··     we did have meetings with representatives of·4·


· · · ··     City Council, and I want to bring this to the·5·


· · · ··     Acquisition Committee.··Because it's prudent to be·6·


· · · ··     aware who were highly in favor of and what we're·7·


· · · ··     doing here.·8·


· · · · · · ·          So I just wanted to thank Dwayne and the team·9·


· · · ··     and let you know we did have conversations with10·


· · · ··     them.··So they are aware what we're doing at this11·


· · · ··     committee and at the JHA, because I know that was12·


· · · ··     something I wanted to make sure new administration13·


· · · ··     was aware of.14·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Excellent.··Thank you.15·


· · · ··     I know we talked about that a lot as a board,16·


· · · ··     and thank you for the comment.17·


· · · · · · ·          COMMISSIONER GREEN:··When did you meet with18·


· · · ··     them?19·


· · · · · · ·          COMMISSIONER WALKER:··About ten days ago.20·


· · · · · · ·          CEO:··Yes.21·


· · · · · · ·          COMMISSIONER WALKER:··About ten days ago.22·


· · · · · · ·          COMMISSIONER GREEN:··It was after I spoke23·


· · · ··     with you?24·


· · · · · · ·          CEO:··Yes.25·
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· · · · · · ·          And then I also had a recommendation, too.·1·


· · · ··     The mayor did come out -- from the committee did·2·


· · · ··     come out, and they did have -- and I think it is·3·


· · · ··     underneath Item IV, that it was critical to have·4·


· · · ··     a working relationship with the housing authority·5·


· · · ··     in the first and second year.··Because we were·6·


· · · ··     critical in developing and acquiring attainable·7·


· · · ··     housing.·8·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Excellent.··That's·9·


· · · ··     great to hear.10·


· · · · · · ·          And I'm sure we'll talk about this more,11·


· · · ··     in our board meeting on Monday, but I think12·


· · · ··     that's really a great step in the direction13·


· · · ··     we've been trying to push, to have more local14·


· · · ··     support.··And, hopefully, that can result in more15·


· · · ··     funding.16·


· · · · · · ·          Thank you.17·


· · · · · · ·          MR. EDGAR:··Good morning, Commissioners.18·


· · · · · · ·          My name is Michael Edgar, and I'm the19·


· · · ··     Deputy Chief Financial Officer here with20·


· · · ··     Jacksonville Housing.··Dennis Lohr is here,21·


· · · ··     as well, as the CFO, and Gregory Williams is in22·


· · · ··     the back as our comptroller.23·


· · · · · · ·          (Commissioner Brock entered the24·


· · · ··     room.)25·
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· · · · · · ·          MR. EDGAR:··I'm really excited to bring to·1·


· · · ··     you today three projects, three wonderful·2·


· · · ··     opportunities.·3·


· · · · · · ·          And, also, good morning to the development·4·


· · · ··     partners.·5·


· · · · · · ·          There we go.··Perfect.··Okay.·6·


· · · ··     So Westwood Apartments was brought to us by our·7·


· · · ··     development partners, Integral, which is·8·


· · · ··     our preapproved development partner -- one of·9·


· · · ··     three.··It's being marketed right now by the sales10·


· · · ··     team at Berkadia.11·


· · · · · · ·          As Dwayne mentioned, it's 256 units.12·


· · · ··     It's beautifully located on 32205 for the13·


· · · ··     ZIP Code, and the occupancy right now is right14·


· · · ··     around 92 percent.··So there's great opportunity15·


· · · ··     for us to increase the occupancy from a rental16·


· · · ··     revenue growth standpoint.17·


· · · · · · ·          And, as Dwayne mentioned as well,18·


· · · ··     it's currently situated at around 83-percent19·


· · · ··     affordability at the 80-percent AMI band or20·


· · · ··     below.··And long-term what we'd like to do is21·


· · · ··     condense that or shrink that 80 percent down to22·


· · · ··     60 percent.23·


· · · · · · ·          So long story short increasing affordability24·


· · · ··     from that 60 to 80 percent band by bringing more25·
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· · · ··     affordable units online.··As leases roll off,·1·


· · · ··     new leases come online, and those will be·2·


· · · ··     increasingly affordable over time, which really·3·


· · · ··     kind of speaks to the mission of the agency.·4·


· · · · · · ·          And we appreciate our Integral partners for·5·


· · · ··     bringing this great opportunity to us.·6·


· · · · · · ·          Antonio, can you go to the next slide?·7·


· · · · · · ·          (Mr. Perez complied.)·8·


· · · · · · ·          MR. EDGAR:··Thank you.·9·


· · · · · · ·          So here's where it's located out west of10·


· · · ··     downtown.··It's 32205.··This worked very well for11·


· · · ··     our scorecard in terms of opportunities near12·


· · · ··     existing transportation lines.13·


· · · · · · ·          It is well-situated, in terms of public14·


· · · ··     health, academic opportunities for elementary,15·


· · · ··     middle and high school.··All scored at the16·


· · · ··     B level or above by state standard.17·


· · · ··     So, geographically speaking, this is where it's18·


· · · ··     located.19·


· · · · · · ·          Any questions?20·


· · · · · · ·          COMMISSIONER WALKER:··Commissioner,21·


· · · ··     would you like to do questions during the22·


· · · ··     presentation or wait until the end?23·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··I like doing it during,24·


· · · ··     because I think it's easier.··So, if you have a25·
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· · · ··     question, please --·1·


· · · · · · ·          COMMISSIONER WALKER:··So two quick things.·2·


· · · · · · ·          Is this in one of the identified ZIP Codes·3·


· · · ··     that we wanted to look to add additional·4·


· · · ··     affordable units, or is there only a concentration·5·


· · · ··     in this ZIP Code?·6·


· · · · · · ·          MR. EDGAR:··This is one of the original --·7·


· · · ··     32205 is one that we originally recommended.·8·


· · · · · · ·          CFO:··Yes.·9·


· · · · · · ·          COMMISSIONER WALKER:··And you mentioned10·


· · · ··     affordability.··So the business model here --11·


· · · ··     there is already affordability in place.12·


· · · · · · ·          MR. EDGAR:··Yes, sir.13·


· · · · · · ·          COMMISSIONER WALKER:··The business model here14·


· · · ··     would be to reduce the number of affordable units,15·


· · · ··     but increase the affordable --16·


· · · · · · ·          MR. EDGAR:··Increase the number of affordable17·


· · · ··     units.18·


· · · · · · ·          COMMISSIONER WALKER:··Increase.19·


· · · · · · ·          MR. EDGAR:··And decrease the household income20·


· · · ··     level.··So long story short it's at 80-percent AMI21·


· · · ··     right now -- the average.··82 percent of the22·


· · · ··     property is sitting at 80-percent AMI.23·


· · · · · · ·          We're going to increase that percentage so24·


· · · ··     that more units are at the 60 percent --25·
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· · · · · · ·          COMMISSIONER WALKER:··So we're increasing --·1·


· · · ··     and I just want to make sure I was clear on·2·


· · · ··     percentages.··So 82 percent of the occupied·3·


· · · ··     property --·4·


· · · · · · ·          MR. EDGAR:··Is currently affordable.·5·


· · · · · · ·          COMMISSIONER WALKER:··-- is affordable.·6·


· · · · · · ·          MR. EDGAR:··Yes, at 80 percent.·7·


· · · · · · ·          COMMISSIONER WALKER:··And we're going to·8·


· · · ··     increase the 82, but not increase the AMI·9·


· · · ··     threshold?10·


· · · · · · ·          MR. EDGAR:··That's exactly right.11·


· · · ··     It will lower -- the AMI threshold will decrease12·


· · · ··     to 60 percent.13·


· · · · · · ·          COMMISSIONER WALKER:··Okay.14·


· · · · · · ·          MR. EDGAR:··It's like a triple stamp and15·


· · · ··     double stamp.··I apologize for that.16·


· · · · · · ·          COMMISSIONER GREEN:··Through the Chair?17·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner.18·


· · · · · · ·          COMMISSIONER GREEN:··So, is there a need for19·


· · · ··     one-bedroom apartments?20·


· · · · · · ·          CEO:··Yes.··So, currently, on our waiting21·


· · · ··     list, if you are -- have a family, typically,22·


· · · ··     it will take you about anywhere between 14 to23·


· · · ··     20 months, but, if you are a one-bedroom,24·


· · · ··     it might take anywhere between five to seven25·
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· · · ··     years.·1·


· · · · · · ·          COMMISSIONER WALKER:··And one more question·2·


· · · ··     on the ramp-up.·3·


· · · · · · ·          So we're 92-percent occupied now, correct?·4·


· · · · · · ·          MR. EDGAR:··That's right.·5·


· · · · · · ·          COMMISSIONER WALKER:··And then, does the·6·


· · · ··     business model assume a, you know, reduction in·7·


· · · ··     occupancy while we turn units, or do we plan·8·


· · · ··     to just turn units and stabilize occupancy?·9·


· · · · · · ·          MR. EDGAR:··Right now we plan to continue10·


· · · ··     to develop and renovate.··There is a very minimal11·


· · · ··     amount of overall targets that actually need12·


· · · ··     renovation.··They put multiple units into the13·


· · · ··     apartment complex already.14·


· · · · · · ·          COMMISSIONER WALKER:··Okay.15·


· · · · · · ·          MR. EDGAR:··So we have limited needs to16·


· · · ··     move people off-site, if any.17·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Brock.18·


· · · · · · ·          COMMISSIONER BROCK:··I was trying to see19·


· · · ··     where the location was.20·


· · · · · · ·          What location?21·


· · · · · · ·          Can you give me the address?22·


· · · · · · ·          MR. EDGAR:··I apologize.··Yes.23·


· · · · · · ·          CFO:··The property is on Lane Avenue,24·


· · · ··     and it's just south of Normandy Boulevard.25·
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· · · · · · ·          MR. WILLIAMS:··It's on the other side of·1·


· · · ··     Home Depot.·2·


· · · · · · ·          COMMISSIONER BROCK:··Okay, okay.·3·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Question on·4·


· · · ··     affordability.·5·


· · · · · · ·          Currently, it's naturally affordable;·6·


· · · ··     is that right?·7·


· · · · · · ·          MR. EDGAR:··That's correct.·8·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··And the plan would be·9·


· · · ··     to put some kind of long-term restrictions so it10·


· · · ··     fits within our structure better?11·


· · · · · · ·          MR. EDGAR:··Yes.··That's right.··And the way12·


· · · ··     it's modeled right now it's conservatively where13·


· · · ··     the entire portfolio of this property --14·


· · · ··     we wouldn't increase more than 2 to 3-percent15·


· · · ··     per annum.··So there's only going to be16·


· · · ··     restrictions on how much the property can increase17·


· · · ··     in rent and growth over time.18·


· · · · · · ·          So, for example, when this property was19·


· · · ··     first purchased and renovated, over the last year20·


· · · ··     alone, we've seen rental rates increase by21·


· · · ··     11 percent across this property.22·


· · · · · · ·          So it's a great way again to stabilize and23·


· · · ··     create additional affordability within that24·


· · · ··     ZIP Code.··And I know that's, again, kind of the25·
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· · · ··     core to our mission.··So, to stabilize that way·1·


· · · ··     I think ... and the advisers were, you know,·2·


· · · ··     very much amenable to that, as well.·3·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Do we currently have·4·


· · · ··     residents living here?·5·


· · · · · · ·          MR. EDGAR:··I don't know.·6·


· · · · · · ·          Mr. Alexander?·7·


· · · · · · ·          CEO:··I don't know offhand, but we can easily·8·


· · · ··     find that information out.·9·


· · · · · · ·          COMMISSIONER WALKER:··Mr. Alexander,10·


· · · ··     could somebody -- I'm sorry, Chair.11·


· · · · · · ·          Could somebody look at that while we're12·


· · · ··     here?13·


· · · · · · ·          I feel like that's a prudent -- something we14·


· · · ··     would want to know.15·


· · · · · · ·          Could somebody check that?16·


· · · · · · ·          CEO:··Yes.17·


· · · · · · ·          Ms. Dunn, could you?18·


· · · · · · ·          MS. DUNN:··What's the specific address?19·


· · · · · · ·          MR. JONES:··1171 Lane Avenue.20·


· · · · · · ·          (Ms. Dunn left the room.)21·


· · · · · · ·          MR. PEREZ:··Excuse me, Ms. Chair.22·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.23·


· · · · · · ·          MR. PEREZ:··People online are having a24·


· · · ··     problem hearing Mr. Alexander and Commissioner25·
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· · · ··     Walker.·1·


· · · · · · ·          COMMISSIONER WALKER:··That's a first.·2·


· · · · · · ·          COMMISSIONER BROCK:··She is gone now --·3·


· · · ··     Ms. Dunn -- Ms. Chair.·4·


· · · · · · ·          I wanted to ask if we do have current·5·


· · · ··     residents there, are they on a voucher, or,·6·


· · · ··     you know, are they just doing subsidized renting·7·


· · · ··     at that site?·8·


· · · · · · ·          CEO:··It would be a voucher.·9·


· · · · · · ·          CFO:··It would be a voucher.10·


· · · · · · ·          CEO:··That would be the only way they would11·


· · · ··     be at that site would be a voucher.12·


· · · · · · ·          COMMISSIONER BROCK:··Okay, okay.13·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.14·


· · · · · · ·          Continue.15·


· · · · · · ·          MR. EDGAR:··Okay.··So, as aforementioned,16·


· · · ··     Integral was our development partner here,17·


· · · ··     and they really did a great job kind of listening18·


· · · ··     to our needs and identifying, you know, property19·


· · · ··     with already a high level of opportunity for20·


· · · ··     affordability, for affordability increase.21·


· · · · · · ·          And I think one the most attractive features22·


· · · ··     of the property, in terms of all the properties23·


· · · ··     we've been reviewing, is the potential acquisition24·


· · · ··     or purchase price, which is right around25·
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· · · ··     $140,000 per unit, which is materially less than a·1·


· · · ··     lot of other deals that are in market right now.·2·


· · · · · · ·          And, when we had Mr. Peterson, our engineer,·3·


· · · ··     and other members of the team walk the site·4·


· · · ··     effectively, one of the things we realized was we·5·


· · · ··     would need to put new roofs on 17 of the·6·


· · · ··     buildings -- 16 or 17 of the buildings --·7·


· · · ··     gutters, sidings, external fascia and potentially·8·


· · · ··     some landscaping, basic tree trimming, mulching·9·


· · · ··     and such, but it was very minimal in terms of10·


· · · ··     overall needs for the PNA report that was done11·


· · · ··     currently in market.12·


· · · · · · ·          So we estimate about 20,000 per unit in13·


· · · ··     rental costs.··So that will come to about14·


· · · ··     $5,000,000 in totality.15·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.16·


· · · · · · ·          Commissioner Brock.17·


· · · · · · ·          COMMISSIONER BROCK:··I was going to wait18·


· · · ··     until he finished.19·


· · · · · · ·          COURT REPORTER:··I'm sorry.··I didn't hear20·


· · · ··     you.21·


· · · · · · ·          COMMISSIONER BROCK:··I'm sorry.··No.22·


· · · ··     I said I'll wait until he finished.23·


· · · · · · ·          COURT REPORTER:··Okay.24·


· · · · · · ·          MR. EDGAR:··We have got some nice pictures of25·
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· · · ··     the exterior and the interior.·1·


· · · · · · ·          So, in terms of financing -- and we talked·2·


· · · ··     a lot about, you know, how -- how is this agency·3·


· · · ··     going to grow?·4·


· · · · · · ·          How are we going to finance these·5·


· · · ··     acquisitions?·6·


· · · · · · ·          How are we going to finance the construction?·7·


· · · · · · ·          We're fortunate to have Tim Nabholz here,·8·


· · · ··     from Piper Sandler, who works with Cody Wilson·9·


· · · ··     or in conjunction with Cody Wilson.10·


· · · · · · ·          The next slide or two -- he'll explain what11·


· · · ··     an essential function bond is, but we'll be debt12·


· · · ··     financing this deal.13·


· · · · · · ·          And so long story short the agency won't be14·


· · · ··     injecting cash.··We won't be contributing cash15·


· · · ··     equity into these deals.··The deals will be16·


· · · ··     financed 100 percent via tax-exempt securities17·


· · · ··     by tax-exempt bonds.18·


· · · · · · ·          Okay.··And Mr. Nabholz will explain what that19·


· · · ··     essential function bond is and how it works.20·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Can we pause for a21·


· · · ··     second?22·


· · · · · · ·          Is this a part of the bond workshop?23·


· · · · · · ·          Should we move this?24·


· · · · · · ·          CEO:··No.25·
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· · · · · · ·          CHAIRWOMAN HOROVITZ:··This is specific for·1·


· · · ··     this project?·2·


· · · · · · ·          CEO:··Yes.·3·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··Thank you.·4·


· · · · · · ·          MR. NABHOLZ:··Okay.··My name is Tim Nabholz.·5·


· · · ··     I'm with Piper Sandler.··Thank y'all for having me·6·


· · · ··     today.·7·


· · · · · · ·          We presented to the board previously.·8·


· · · ··     So, just as a quick summary overview, I thought it·9·


· · · ··     prudent and beneficial to just kind of walk10·


· · · ··     through the summary, some of the benefits and,11·


· · · ··     you know, key considerations of the essential12·


· · · ··     function bond structure.13·


· · · · · · ·          So, you know, I've got a little table here,14·


· · · ··     but affordable rents -- you would be able to15·


· · · ··     self-impose whatever -- whatever rents you thought16·


· · · ··     reasonable to charge the property, and,17·


· · · ··     as the bonds are paid off, you have the option18·


· · · ··     to, you know, continue as you are, deepen the19·


· · · ··     affordability or sell the property.20·


· · · · · · ·          So, you know, there is additional community21·


· · · ··     benefits, you know, lower rents, residents have22·


· · · ··     more cash to spend, you know, more disposable23·


· · · ··     income.24·


· · · · · · ·          It is a long-term asset.··The housing25·
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· · · ··     authority would be the sole owner of the real·1·


· · · ··     estate for as long as it chooses to hold the real·2·


· · · ··     estate.·3·


· · · · · · ·          So you would realize the benefits,·4·


· · · ··     the risks and rewards of that ownership,·5·


· · · ··     and then you would, as Michael indicated earlier,·6·


· · · ··     receive annual cash flow.··I believe y'all would·7·


· · · ··     also be the property manager, and you'd build·8·


· · · ··     equity in the project while you hold it.·9·


· · · · · · ·          Some key benefits -- there is no volume cap10·


· · · ··     required to issue these bonds.··As a governmental11·


· · · ··     body, you are able to issue tax-exempt12·


· · · ··     governmental bonds.13·


· · · · · · ·          There is no TEFRA hearing.··They're not14·


· · · ··     subject to any IRS required income or rent15·


· · · ··     restrictions.16·


· · · · · · ·          You would self-impose whatever income17·


· · · ··     restrictions you see fit.··There is no required18·


· · · ··     displacements of current tenants.19·


· · · · · · ·          So, in the event that the property did have20·


· · · ··     tenants with incomes that exceed what you would21·


· · · ··     self-impose, there is no need to displace them,22·


· · · ··     but rather just the compliance ongoing would apply23·


· · · ··     to the new residents at the property.24·


· · · · · · ·          You know, we're able to achieve max leverage25·
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· · · ··     through this structure.··Part of that is by virtue·1·


· · · ··     of the Jacksonville Housing Authority's A-plus·2·


· · · ··     underlying rating.·3·


· · · · · · ·          This also gives you advantageous financing·4·


· · · ··     terms in the ability to structure creatively·5·


· · · ··     around the interest rate environment we·6·


· · · ··     find ourselves in at the time of pricing,·7·


· · · ··     which is becoming increasingly important in the·8·


· · · ··     current market.·9·


· · · · · · ·          We would expect to see a borrowing rate at10·


· · · ··     the ten-year term of approximately 420 --11·


· · · ··     425 rate.12·


· · · · · · ·          (Ms. Dunn reentered the room.)13·


· · · · · · ·          MR. NABHOLZ:··So, yes.··What I've got here14·


· · · ··     is just like an indicative scale based on,15·


· · · ··     you know, comparable transactions, secondary16·


· · · ··     trades, just a culmination of all the trades17·


· · · ··     that I've seen recently.18·


· · · · · · ·          And so, if you look, you know, we've got19·


· · · ··     NOD as the index we price off of.··The spread is20·


· · · ··     in basis points.21·


· · · · · · ·          And then your overall yield is right there22·


· · · ··     in Column 2 with a coupon -- not to get to into23·


· · · ··     the weeds, but you would be expecting to see a24·


· · · ··     yield of 420 in Year 10.··And that obviously kind25·
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· · · ··     of goes up to 5 in Year 15, and then I think it's·1·


· · · ··     561 in Year 30.·2·


· · · · · · ·          So by, having the A-plus underlying rating,·3·


· · · ··     the end interest rate and your ability to·4·


· · · ··     structure around what the yield curve is on the·5·


· · · ··     day of pricing is greatly enhanced.·6·


· · · · · · ·          So I'll stop there.··If there is any·7·


· · · ··     questions --·8·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Are there any·9·


· · · ··     questions?10·


· · · · · · ·          Commissioner Brock, do you have comments?11·


· · · · · · ·          Commissioner Brock, did you have a question?12·


· · · · · · ·          COMMISSIONER BROCK:··Well, the question that13·


· · · ··     I had where he was talking about leaving the14·


· · · ··     residents who are there who are not on like a15·


· · · ··     voucher -- leaving them in the units.··There were16·


· · · ··     no need to displace them he said.17·


· · · · · · ·          So I'm trying to figure out how many vacant18·


· · · ··     units that would come available for the residents19·


· · · ··     of the Jacksonville Housing, not -- yeah.20·


· · · ··     So that's what I was trying to figure out,21·


· · · ··     because he was saying not being displaced.22·


· · · · · · ·          CEO:··So, currently, if I may,23·


· · · ··     it's 8-percent unoccupied, and, if we acquire the24·


· · · ··     property, automatically, we put those units25·
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· · · ··     online.··We will market them to our clients.·1·


· · · · · · ·          COMMISSIONER BROCK:··Okay.··Solely to voucher·2·


· · · ··     holders?·3·


· · · · · · ·          CEO:··Not solely to, but to anyone that falls·4·


· · · ··     underneath the 80-percent AMI.·5·


· · · · · · ·          MR. EDGAR:··Household.·6·


· · · · · · ·          CEO:··Yes.·7·


· · · · · · ·          COMMISSIONER BROCK:··So that means --·8·


· · · ··     so, in other words, it won't be exclusive just for·9·


· · · ··     voucher holders.10·


· · · · · · ·          CEO:··Right.11·


· · · · · · ·          COMMISSIONER BROCK:··It would be anybody that12·


· · · ··     falls under --13·


· · · · · · ·          CEO:··Yes.··Exactly.··Because what happens is14·


· · · ··     our voucher holders -- currently, we are at15·


· · · ··     99 percent.··So 99 percent of the people that have16·


· · · ··     a voucher find a place to live.17·


· · · · · · ·          What happens is the people we have on our18·


· · · ··     waiting list don't have anywhere to live,19·


· · · ··     and we're trying to preserve affordability for20·


· · · ··     folks who don't have anywhere to live and to be21·


· · · ··     able to have a unit that they can afford.22·


· · · · · · ·          COMMISSIONER BROCK:··Right.··But you said23·


· · · ··     that it's not exclusive just for the voucher24·


· · · ··     holders.··It's for anyone that falls up under the25·
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· · · ··     80 percent.·1·


· · · · · · ·          CEO:··Yes.·2·


· · · · · · ·          COMMISSIONER BROCK:··So --·3·


· · · · · · ·          CEO:··The voucher -- I'm sorry.·4·


· · · · · · ·          The voucher holders are not the only ones·5·


· · · ··     that fall underneath that category.··We have a lot·6·


· · · ··     of folks that would qualify for public housing·7·


· · · ··     that are not on public housing, because we only·8·


· · · ··     have a limited amount of public housing units.·9·


· · · · · · ·          So we theoretically may have 30,000 people10·


· · · ··     on our public housing waiting list, and,11·


· · · ··     if they don't qualify or they don't come up on12·


· · · ··     the waiting list for the 2300 units we have13·


· · · ··     available, then where do they go?14·


· · · · · · ·          So opportunities like this present an15·


· · · ··     opportunity for them to move somewhere else.16·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··If I could back up17·


· · · ··     a little, and maybe we should have spent more time18·


· · · ··     on this at the front.19·


· · · · · · ·          So, when we talk about preserving affordable20·


· · · ··     housing, without us or this kind of deal21·


· · · ··     happening, this property would be sold at market22·


· · · ··     rate, and these units would go to market rate23·


· · · ··     rents.24·


· · · · · · ·          And so we know, in the housing crisis that25·
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· · · ··     we're in, rents are rising.··They're unaffordable.·1·


· · · ··     People don't have anywhere to live.··So an agency·2·


· · · ··     like this housing authority needs to intervene and·3·


· · · ··     have a role in preserving.·4·


· · · · · · ·          So, when we look at our total mix of·5·


· · · ··     housing, we've got residents on vouchers,·6·


· · · ··     and we've got Section 8.··And we will also have·7·


· · · ··     people who are living in our properties who are·8·


· · · ··     living in these naturally affordable rents,·9·


· · · ··     because we've, you know, intervened and then had a10·


· · · ··     part in this kind of deal.11·


· · · · · · ·          Does that make sense?12·


· · · · · · ·          COMMISSIONER BROCK:··Yeah, it makes sense.13·


· · · ··     Yeah, it makes sense.14·


· · · · · · ·          But I thought that our goal was to try to15·


· · · ··     provide housing for those residents that are16·


· · · ··     voucher holders -- that are holding vouchers so17·


· · · ··     that those people that are on the waiting list for18·


· · · ··     a voucher -- I thought that's what our goal was,19·


· · · ··     not just to do the people who are not on a20·


· · · ··     voucher.21·


· · · · · · ·          Because that's why I was trying to get22·


· · · ··     clarification on that.23·


· · · · · · ·          Are we just doing people who are under24·


· · · ··     80 percent?25·
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· · · · · · ·          And, if it do cover some of the voucher·1·


· · · ··     holders, okay.··All well and good, but then it may·2·


· · · ··     cover someone who don't have a voucher.·3·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Walker,·4·


· · · ··     this kind of goes back to our conversation as a·5·


· · · ··     board a year ago, and I'm sure we'll revisit this·6·


· · · ··     in our board meeting on Monday.·7·


· · · · · · ·          But, when we look at our mission as the·8·


· · · ··     housing authority, our goal is to house·9·


· · · ··     Jacksonville residents who are, you know,10·


· · · ··     low-to-medium income.··And, remember, we discussed11·


· · · ··     that at length.12·


· · · · · · ·          COMMISSIONER BROCK:··Uh-huh.13·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··And so it's preserving.14·


· · · ··     It's increasing the inventory.··It's, you know,15·


· · · ··     all of those things to house the 120 AMI and16·


· · · ··     under.17·


· · · · · · ·          And, as you've mentioned in many board18·


· · · ··     meetings, we are the only agency that's been19·


· · · ··     looking out for the low and very low-income20·


· · · ··     residents.··So we want to certainly make sure that21·


· · · ··     we're considering that.22·


· · · · · · ·          Commissioner Walker.23·


· · · · · · ·          COMMISSIONER WALKER:··I was just going to24·


· · · ··     say, through the Chair, Commissioner Brock,25·
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· · · ··     I think -- so two things, and I'll defer to·1·


· · · ··     OGC.·2·


· · · · · · ·          So, Reece, get ready.·3·


· · · · · · ·          I think we need to be careful about saying·4·


· · · ··     that we're only going to have housing for·5·


· · · ··     Section 8 holders.··I think we get into a fair·6·


· · · ··     housing situation.·7·


· · · · · · ·          COMMISSIONER BROCK:··Okay.·8·


· · · · · · ·          COMMISSIONER WALKER:··So I think our·9·


· · · ··     preference would be to make sure that our voucher10·


· · · ··     holders are aware of the opportunity to go to this11·


· · · ··     property.12·


· · · · · · ·          But, in other experiences, I think, you know,13·


· · · ··     to the commissioner's point, you know, the goal14·


· · · ··     here is to make sure that we preserve and deepen15·


· · · ··     the skew of affordable housing, you know,16·


· · · ··     to try to get some of our 80-percent AMI tenants17·


· · · ··     that are on the waiting list over to this18·


· · · ··     property, or, you know, at a lower 60-percent AMI19·


· · · ··     restriction.20·


· · · · · · ·          Maybe some of those people on the waiting21·


· · · ··     list would be able to afford that in and of22·


· · · ··     themselves, as opposed to having to go and try and23·


· · · ··     find a voucher.24·


· · · · · · ·          COMMISSIONER BROCK:··Uh-huh.25·
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· · · · · · ·          COMMISSIONER WALKER:··So I just wanted to·1·


· · · ··     clarify that point.·2·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.·3·


· · · · · · ·          Do we have any other -- sorry.·4·


· · · · · · ·          CEO:··Yes, yes.·5·


· · · · · · ·          I would just add to this that finance having·6·


· · · ··     a developer -- and they're going out to seek these·7·


· · · ··     types of jobs -- they actually did a very good job·8·


· · · ··     in maneuvering to get this property.·9·


· · · · · · ·          Because this property was actually --10·


· · · ··     it went to another developer, who was looking11·


· · · ··     to substantially renovate the property and12·


· · · ··     increase the rents up to 11 percent, which would13·


· · · ··     have taken it out of our realm.14·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.15·


· · · · · · ·          Did you have any other questions on the bond16·


· · · ··     structure?17·


· · · · · · ·          (no response)18·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.19·


· · · · · · ·          Should we have our developer partner walk20·


· · · ··     through the pictures?21·


· · · · · · ·          Did you have anything else on the financing?22·


· · · · · · ·          MR. EDGAR:··No.··I think that might be great.23·


· · · · · · ·          And, Daryl and Kareem, if you wanted to jump24·


· · · ··     in, and just tell us any thoughts that you have25·
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· · · ··     while we're presenting -- things that are·1·


· · · ··     beneficial, things we're forgetting -- I'd love to·2·


· · · ··     hear it.·3·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··I'd like to·4·


· · · ··     invite them up.··I'd like --·5·


· · · · · · ·          MR. EDGAR:··Okay.··Absolutely.·6·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··-- them to introduce·7·


· · · ··     themselves.·8·


· · · · · · ·          MR. EDGAR:··Okay.·9·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··They have a great10·


· · · ··     history in affordable housing, and I think that11·


· · · ··     them sharing that story a little bit would be12·


· · · ··     helpful.13·


· · · · · · ·          MR. BRANTLEY:··Okay.··Thank you.14·


· · · · · · ·          All right.··Good morning, Madam Chair and all15·


· · · ··     Commissioners.16·


· · · · · · ·          Kareem Brantley with The Integral Group.17·


· · · ··     I am the principal of Integral Florida.18·


· · · ··     I run that division, which concentrates all of our19·


· · · ··     development activity in Florida.20·


· · · · · · ·          Most of that activity happens along the21·


· · · ··     continuum of community development, as well as22·


· · · ··     market rate housing.··We do everything in23·


· · · ··     between.24·


· · · · · · ·          Daryl is going to get -- our chief operating25·
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· · · ··     officer, Daryl Jones, will get into a little bit·1·


· · · ··     more of the history of Integral.·2·


· · · · · · ·          I've been with the firm a little over two·3·


· · · ··     years.··We specifically came to Florida because of·4·


· · · ··     the crisis that is in Florida and our history.·5·


· · · · · · ·          So, for 30 years, we've been solving these·6·


· · · ··     problems.··We introduced a lot of the solutions.·7·


· · · ··     Daryl will get into more of the specifics of how·8·


· · · ··     we did that with our first project 30 years ago·9·


· · · ··     nearly, in Atlanta, which is called, "Centennial."10·


· · · · · · ·          With that, it's a pleasure to be here.11·


· · · ··     I think, because of our history and what we do as12·


· · · ··     an organization -- we're not a nonprofit,13·


· · · ··     but we are mission-driven developers.··And I think14·


· · · ··     that makes a difference on how we approach15·


· · · ··     solutions with regards to housing.16·


· · · · · · ·          So let me turn it over to Daryl just to give17·


· · · ··     you a little bit more insight, and I appreciate18·


· · · ··     you allowing us to speak to you.19·


· · · · · · ·          MR. JONES:··All right.··Thank you, Kareem.20·


· · · · · · ·          And, good morning, everyone.··Thanks for21·


· · · ··     having us.··We'll try to keep this brief.22·


· · · ··     I'm going to speak about no more than 7 minutes,23·


· · · ··     but I just want to -- this is our first time in24·


· · · ··     front of you, the board, as your partner,25·
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· · · ··     and would like you to know a little bit about our·1·


· · · ··     history.·2·


· · · · · · ·          Thank you, Commissioner Horovitz, for that·3·


· · · ··     introduction and what we've done in this space.·4·


· · · · · · ·          So Integral is 30 years old actually this·5·


· · · ··     year.··1993.··January 1, 1993 we were established,·6·


· · · ··     and it was really established on changing how·7·


· · · ··     public housing got transformed in the country.·8·


· · · · · · ·          So, instead of still concentrations of all·9·


· · · ··     the societal hills in one place, this concept of10·


· · · ··     a mixed-income community and providing11·


· · · ··     affordability across all incomes was really the12·


· · · ··     idea that we started to preach, if you will.13·


· · · · · · ·          For three years working with HUD, a change in14·


· · · ··     the legal financial and regulatory model of how15·


· · · ··     public housing got redeveloped -- that created16·


· · · ··     what we all know is HOPE VI.17·


· · · · · · ·          So, out of that came -- we developed the18·


· · · ··     first HOPE VI development in the country in 1996,19·


· · · ··     but it wasn't just HUD in changing all the rules20·


· · · ··     and regulations back during that time.21·


· · · · · · ·          And, again, you've got to take yourself back.22·


· · · ··     Mixed-income.23·


· · · · · · ·          You know, it was like, "How much more24·


· · · ··     affordable housing can we get?"25·







Page 9 (Pages 33-36)


Page 33


· · · · · · ·          So it was putting before that as much·1·


· · · ··     affordable housing in one development at a time.·2·


· · · ··     So this paradigm shift that we created --·3·


· · · ··     we also now had to go to the state housing finance·4·


· · · ··     agencies and change the way that they scored their·5·


· · · ··     respective QAPs so it makes income.·6·


· · · · · · ·          And so it was all -- it was a combination of·7·


· · · ··     all those things coming together, but, really,·8·


· · · ··     the goal is, how do you impact communities in a·9·


· · · ··     way that you are transforming people's lives?10·


· · · · · · ·          You know, how do you -- easy thing to say.11·


· · · ··     Very difficult to do.12·


· · · · · · ·          We've got a Human Transformation Division13·


· · · ··     called, "The Ascent Project," that we pour into14·


· · · ··     individuals and families and try to help15·


· · · ··     individuals reach whatever their highest God-given16·


· · · ··     ability can be.17·


· · · · · · ·          You know, we have done now probably coming up18·


· · · ··     on close to 70 of these across the country.19·


· · · ··     You see our geographic reach, but we think about20·


· · · ··     affordable housing.21·


· · · · · · ·          We like to describe it like, "the airplane22·


· · · ··     model."··So, when you get on a plane, you buy a23·


· · · ··     ticket.··Whether you bought your ticket a month24·


· · · ··     ago or you bought it yesterday -- I don't know if25·
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· · · ··     you got the Internet special -- or you're paying a·1·


· · · ··     ridiculous rate because you waited until that·2·


· · · ··     last minute -- when you get on that plane,·3·


· · · ··     everybody gets the same level of service.·4·


· · · · · · ·          Nobody knows what you paid.·5·


· · · · · · ·          Well, housing, in communities, should be the·6·


· · · ··     same thing.··When you live in a community,·7·


· · · ··     you ought to get all the amenities of whatever·8·


· · · ··     is available inside of the market.·9·


· · · · · · ·          You ought to have the same access to the best10·


· · · ··     schools, best places to play, shop and so forth,11·


· · · ··     and that is the model that we try to create.12·


· · · · · · ·          You can see some of the statistics here --13·


· · · ··     number of units developed.··The pipeline now14·


· · · ··     is 1.6 billion -- that's over the next two years15·


· · · ··     -- over 200 employees and so forth.16·


· · · · · · ·          So I'm going to try to go through this17·


· · · ··     quickly, but at least give you a flavor of our18·


· · · ··     history and who we are.19·


· · · · · · ·          Here is our team.··You see Kareem Brantley on20·


· · · ··     the screen there.··We sort of divided into21·


· · · ··     an Operations Team as well as a Support Team.22·


· · · · · · ·          One of the things that I do want to talk23·


· · · ··     about, because we take this very seriously,24·


· · · ··     not just our -- and we really want to applaud25·
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· · · ··     you on your efforts for preserving affordable·1·


· · · ··     housing.·2·


· · · · · · ·          A lot of people talk about it.·3·


· · · ··     Very difficult to do.··So you, too, are breaking·4·


· · · ··     paradigms, and I really want to applaud you in·5·


· · · ··     that effort in doing that.·6·


· · · · · · ·          But, not just in communities, but we also·7·


· · · ··     are trying to raise the profile of other·8·


· · · ··     underrepresented developers around the country.·9·


· · · · · ··         Within the last year, we started something10·


· · · ··     called the, "Integral Collaborative,"11·


· · · ··     and that is a formal mentoring program digging12·


· · · ··     deep in those underrepresented developers.13·


· · · · · · ·          It was tough for them to get a seat at the14·


· · · ··     table.··When they do get a seat at the table,15·


· · · ··     all the economics are taken by a larger developer.16·


· · · · · · ·          What we're trying to -- now we've taken17·


· · · ··     that on and trying to create a paradigm shift18·


· · · ··     there.19·


· · · · · · ·          So I'll just say, "Stay tuned.··Wish us luck,20·


· · · ··     as well, as we take on that venture, also."21·


· · · · · · ·          But you'll also see -- this is our22·


· · · ··     Leadership Team.··It's very diverse racially,23·


· · · ··     gender and all different ways.··We believe24·


· · · ··     different ideas from different individuals,25·
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· · · ··     normally from different backgrounds, produce the·1·


· · · ··     best results.·2·


· · · · · · ·          This we call, "The Integral Quality of Life."·3·


· · · ··     I spoke to this a little earlier, but,·4·


· · · ··     when building communities, all the things you want·5·


· · · ··     to think about, housing is at the core of what·6·


· · · ··     individuals need.·7·


· · · · · · ·          But it's not just that.··"It's what we all·8·


· · · ··     look for," as my communities say.·9·


· · · · · · ·          "Where am I going to shop?··Where are my kids10·


· · · ··     going to go to school?"11·


· · · · · · ·          All these things you have to think about,12·


· · · ··     and so everybody deserves to have this type of13·


· · · ··     community.14·


· · · · · · ·          I just want to mention quickly, because our15·


· · · ··     beginnings, our humble beginnings, was really16·


· · · ··     around redeveloping public housing.17·


· · · · · · ·          And we've done HOPE VI, and now we're18·


· · · ··     I think on our third or fourth CNI (phonetic)19·


· · · ··     development with HOPE VI 2.0.··But we really20·


· · · ··     develop across the spectrum.··We believe in21·


· · · ··     providing affordability across all incomes.22·


· · · · · · ·          So, even our market rate communities --23·


· · · ··     and it's an assembly project.··This is 160 acres.24·


· · · ··     It's got TV studios, Office Fortune 10025·
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· · · ··     Headquarters, entertainment district and so forth.·1·


· · · · · · ·          There are communities like that, as well as·2·


· · · ··     "The Centennial," which was a half million·3·


· · · ··     dollars.··That was the first one I referred to·4·


· · · ··     that we started redeveloping in 1996.·5·


· · · · · · ·          Microsoft -- and I'll just give you a couple·6·


· · · ··     quick anecdotal examples.··Microsoft decided to --·7·


· · · ··     they don't call it, "HQ2," but, to make a heavy·8·


· · · ··     investment in Atlanta, they've chosen us as their·9·


· · · ··     development partner.··And we're proud that they10·


· · · ··     have chosen us, and we will work with them.11·


· · · · · · ·          The Blank Foundation -- Arthur Blank is the12·


· · · ··     owner of the Atlanta Falcons.13·


· · · · · · ·          MR. VILMA:··I beat them a couple times.14·


· · · ··     I crushed their quarterback many times.15·


· · · · · · ·          (People laughed.)16·


· · · · · · ·          MR. BRANTLEY:··Well, The Blank Foundation,17·


· · · ··     in preparation for the 2026 World Cup, is doing18·


· · · ··     a major development right outside of19·


· · · ··     Mercedes-Benz Stadium.··Again, they've chosen us20·


· · · ··     to be their partner.21·


· · · · · · ·          We don't know -- it's very early in the22·


· · · ··     development conceptual stages, but I just want to23·


· · · ··     give you a sense of some of the types of projects24·


· · · ··     that we're involved in.25·
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· · · · · · ·          And this is information you already heard·1·


· · · ··     from Michael, Dennis and the team, but very happy·2·


· · · ··     to be your partner, very happy to be here.·3·


· · · · · · ·          I certainly welcome any questions about us or·4·


· · · ··     about the project.·5·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.·6·


· · · · · · ·          COMMISSIONER WALKER:··Commissioner.·7·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.·8·


· · · · · · ·          COMMISSIONER WALKER:··First of all, thank you·9·


· · · ··     very -- my mike, again.··I can't believe people10·


· · · ··     can't hear me.11·


· · · · · · ·          Thank you very much for coming down.12·


· · · ··     The story is fantastic.··I did do research on your13·


· · · ··     group beforehand.··I am in this world.··I think14·


· · · ··     what you guys are trying to do and have done --15·


· · · ··     you guys deserve serious, serious thanks from16·


· · · ··     everybody in this room, quite frankly, and anybody17·


· · · ··     that's an advocate.··So thank you for that.18·


· · · · · · ·          MR. JONES:··Thank you for saying that.19·


· · · · · · ·          COMMISSIONER WALKER:··I do have just some20·


· · · ··     high level diligence questions.21·


· · · · · · ·          MR. JONES:··Sure.22·


· · · · · · ·          COMMISSIONER WALKER:··I couldn't find23·


· · · ··     anything, but I just have to know.24·


· · · · · · ·          Do you guys do any work with HUD direct,25·
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· · · ··     any HUD projects, HAP projects or anything like·1·


· · · ··     that?·2·


· · · · · · ·          MR. JONES:··Oh, absolutely.··We have done a·3·


· · · ··     ton of that.·4·


· · · · · · ·          COMMISSIONER WALKER:··Any REAC scores or·5·


· · · ··     issues that, you know, we should be aware of from·6·


· · · ··     your developments?·7·


· · · · · · ·          MR. JONES:··No.··I don't -- I don't think·8·


· · · ··     so.··So ongoing operations, particularly during·9·


· · · ··     COVID -- we got the worse REAC scores that we ever10·


· · · ··     received, and, quite honestly, I'm going to be11·


· · · ··     100-percent transparent.12·


· · · · · · ·          A lot of that came, because we couldn't find13·


· · · ··     enough -- we couldn't find maintenance workers or14·


· · · ··     all of that.··A couple situations -- we corrected15·


· · · ··     all of them, but what we found was that,16·


· · · ··     in remote locations, we didn't have a strong17·


· · · ··     enough presence.18·


· · · · · · ·          And we could not backfill and bring the19·


· · · ··     type of, honestly, service to our residents.20·


· · · ··     We actually fired ourselves, and we got someone21·


· · · ··     else, who was a major player in that market,22·


· · · ··     to manage it for us.··So --23·


· · · · · · ·          COMMISSIONER WALKER:··And I should ask,24·


· · · ··     because I realize we're self-managing,25·
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· · · ··     Mr. Alexander, but I just kind of want to get a·1·


· · · ··     flavor for how they looked at the deal.·2·


· · · · · · ·          So I should clarify.·3·


· · · · · · ·          MR. JONES:··Sure.·4·


· · · · · · ·          COMMISSIONER WALKER:··My other question --·5·


· · · ··     any of your projects defaulted or ever go into·6·


· · · ··     foreclosure?·7·


· · · · · · ·          MR. JONES:··No.·8·


· · · · · · ·          COMMISSIONER WALKER:··Those are my two main·9·


· · · ··     questions, Commissioner.10·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.··Any other11·


· · · ··     questions?··Comments?12·


· · · · · · ·          Commissioner Green.13·


· · · · · · ·          COMMISSIONER GREEN:··So, how did you find14·


· · · ··     this deal, and, how did you bring it to the15·


· · · ··     housing authority?16·


· · · · · · ·          MR. JONES:··That's a great, great question.17·


· · · · · · ·          So we met with Dwayne last year and his team,18·


· · · ··     and we really talked about kind of your mission.19·


· · · ··     But it wasn't really a road map to say,20·


· · · ··     "Hey, the project needs to look like this.21·


· · · ··     It needs to fit in these spots."22·


· · · · · · ·          We had some general ideas, but it was pretty23·


· · · ··     loose.··So, over the last -- I'm going to say --24·


· · · ··     ten months, we've been looking.25·
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· · · · · · ·          And it's a strange market.··It sort of·1·


· · · ··     resembles -- if you think about a single-family --·2·


· · · ··     and I'm going to get to your question.·3·


· · · ··     So the context of -- sellers have an expectation·4·


· · · ··     up here, but, as interest rates have gone up,·5·


· · · ··     what makes sense goes lower and lower.·6·


· · · · · · ·          So the gap between buy and sell has gotten·7·


· · · ··     very brief.··So we've literally been looking at·8·


· · · ··     projects for the last ten months.·9·


· · · · · · ·          A few we brought that we thought rose to10·


· · · ··     -- and that conversation back and forth11·


· · · ··     working with Mr. Alexander and his team --12·


· · · ··     "That's not quite it.··You've got to do this."13·


· · · · · · ·          And so we finally got to this one that14·


· · · ··     we got.15·


· · · · · · ·          "Ah, this one fits."16·


· · · · · · ·          But we still had an issue, because the market17·


· · · ··     rate developers are honestly willing to spend a18·


· · · ··     little bit more, because they want to push the19·


· · · ··     rates up quite -- quite a bit.20·


· · · · · · ·          So out of that came a discussion about,21·


· · · ··     even though -- and -- and our price that we landed22·


· · · ··     on was not the highest offer price.··So that then23·


· · · ··     became a discussion with the seller on likelihood24·


· · · ··     of execution.25·
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· · · · · · ·          So, taking advantage of the unstable markets·1·


· · · ··     that our colleague, Piper Sandler, talked about,·2·


· · · ··     that equity is all over the place now.·3·


· · · ··     Numbers are moving interest rates.·4·


· · · · · · ·          And this essential function bond --·5·


· · · ··     we had to sell it, and so us, along with the·6·


· · · ··     Piper Sandler Team, spoke.··We had --·7·


· · · ··     I've been doing this 30 years.·8·


· · · · · · ·          We had calls -- four calls with a broker and·9·


· · · ··     a seller on this and why they should select us,10·


· · · ··     as opposed to a number that was higher than --11·


· · · ··     than our number.12·


· · · · · · ·          And so Berkadia, who we also have a13·


· · · ··     long-standing relationship and have done a lot of14·


· · · ··     deals with them, brought it to us.··We kind of15·


· · · ··     believed in the essential function bond story,16·


· · · ··     even with us not doing a deal together before and17·


· · · ··     them not really knowing a lot about this18·


· · · ··     essential function bond structure.19·


· · · · · · ·          That's what we had to sell, and that's why20·


· · · ··     we're at the table now.21·


· · · · · · ·          COMMISSIONER GREEN:··Are you looking at22·


· · · ··     market rate deals in Jacksonville or23·


· · · ··     Northeast Florida, as well?24·


· · · · · · ·          MR. JONES:··Yes.··We're looking at ground up25·
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· · · ··     development deals as well as deals -- other deals·1·


· · · ··     like this that fit the essential function bond·2·


· · · ··     model.·3·


· · · · · · ·          COMMISSIONER WALKER:··Commissioner, one other·4·


· · · ··     question.·5·


· · · · · · ·          Is this deal under -- do you have it under·6·


· · · ··     contract, or are we still --·7·


· · · · · · ·          MR. JONES:··So we're under letter of intent.·8·


· · · · · · ·          COMMISSIONER WALKER:··-- okay.·9·


· · · · · · ·          MR. JONES:··We are negotiating,10·


· · · ··     Mr. Alexander, with your law firm.11·


· · · ··     We're negotiating comments back and forth.12·


· · · ··     We need to move a little quicker in that13·


· · · ··     negotiation, but we -- we -- we are actively14·


· · · ··     working on that.15·


· · · · · · ·          We're all balancing a lot of things now,16·


· · · ··     but it's not under contract.··But it's close to17·


· · · ··     it.18·


· · · · · · ·          COMMISSIONER WALKER:··And, Mr. Alexander,19·


· · · ··     is this OGC or outside counsel?20·


· · · · · · ·          CEO:··Outside counsel, BMO.21·


· · · · · · ·          COMMISSIONER WALKER:··BMO, okay.22·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··I just have a question23·


· · · ··     kind of following up on Commissioner Green's24·


· · · ··     comments.25·
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· · · · · · ·          I think we had three approved developers,·1·


· · · ··     and Integral brought us a couple of deals.·2·


· · · · · · ·          Would it make sense for this committee to·3·


· · · ··     look at every deal that's brought, if they're only·4·


· · · ··     a handful of deals brought per year?·5·


· · · · · · ·          We have these trusted developer partners.·6·


· · · ··     It might make sense that we could either do a·7·


· · · ··     fast, "Yes," or, you know, "No," or, "Let's look·8·


· · · ··     at it a little bit more closely."·9·


· · · · · · ·          What does the group think?10·


· · · · · · ·          COMMISSIONER WALKER:··Commissioner,11·


· · · ··     I don't disagree with that at all.··I like --12·


· · · ··     going back to where we were, we had prolonged13·


· · · ··     conversations around the scorecard and setting14·


· · · ··     the high level policy.15·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Right.16·


· · · · · · ·          COMMISSIONER WALKER:··I appreciate the17·


· · · ··     details and the chance to ask the questions.18·


· · · ··     I think that's important, but I go back to this.19·


· · · ··     If the scorecard is truly the policy that we've20·


· · · ··     set and the scorecard comes out showing that this21·


· · · ··     is a positive project and our Executive Team is22·


· · · ··     saying, "We should proceed along with our23·


· · · ··     advisers --" if we have trusted partners that we24·


· · · ··     want to keep doing repeat things with, I agree.25·
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· · · · · · ·          I think we should look at potentially·1·


· · · ··     streamlining the, "Yes," "No," appreciating·2·


· · · ··     we've got three deals to review.··We're 40 minutes·3·


· · · ··     into it.·4·


· · · · · · ·          I'm really good with that.··I think your·5·


· · · ··     point is well-taken, which is, if there's multiple·6·


· · · ··     deals from the same group, we could certainly look·7·


· · · ··     at looking at them all together.·8·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··I think so, too.·9·


· · · · · · ·          MR. JONES:··And we would -- if you don't10·


· · · ··     mind, we would love to have the opportunity as we11·


· · · ··     go through the first process to figure out sort of12·


· · · ··     what the best practices are and how we can respond13·


· · · ··     quickly to the market and stay with -- inside your14·


· · · ··     box.15·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.16·


· · · · · · ·          And I think we should discuss the scorecard17·


· · · ··     more as a board on Monday.··I think that we're18·


· · · ··     going to get to a point where it becomes not19·


· · · ··     irrelevant, but, as our portfolio kind of20·


· · · ··     shifts, we might need to shift our priorities.21·


· · · · · · ·          But we can spend more time on that.22·


· · · ··     I don't have anymore questions.23·


· · · · · · ·          Thank you so much for being such a good24·


· · · ··     partner --25·
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· · · · · · ·          MR. JONES:··Thank you.··Thank you for having·1·


· · · ··     us.·2·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··-- and for all the work·3·


· · · ··     you do in affordable housing.·4·


· · · · · · ·          Are there any other comments for the·5·


· · · ··     Integral Team?·6·


· · · · · · ·          COMMISSIONER BROCK:··No.·7·


· · · · · · ·          COMMISSIONER GREEN:··No.·8·


· · · · · · ·          MR. JONES:··Thank you.·9·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··And so we're not voting10·


· · · ··     on this resolution.11·


· · · · · · ·          But, do we have any other discussion on this?12·


· · · · · · ·          COMMISSIONER WALKER:··So I think the only --13·


· · · ··     are we going to move to recommend to the full14·


· · · ··     board?15·


· · · · · · ·          I guess that's my question, which is,16·


· · · ··     I'd like to hear -- like this is the detailed17·


· · · ··     conversation here.··I'd like to get any of those18·


· · · ··     questions from us and hash those out so we don't19·


· · · ··     have a 6-hour board meeting next Monday.20·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··I agree.21·


· · · · · · ·          I just have one more question.22·


· · · · · · ·          And, Tanya, are you still on the line?23·


· · · · · · ·          (no response)24·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Tanya, can you hear me25·
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· · · ··     or anyone from CSG?·1·


· · · · · · ·          MS. GRAHAM:··Nicole Graham --·2·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Hi, Nicole.·3·


· · · · · · ·          MS. GRAHAM:··-- and Tanya is on, as well.·4·


· · · · · · ·          MS. DEMPSEY:··I'm waiting patiently.·5·


· · · ··     Sorry.·6·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··No worries.·7·


· · · · · · ·          MS. DEMPSEY:··I totally was here, but I'm·8·


· · · ··     going to let Nicole talk.··Because she --·9·


· · · ··     she did most of the analysis on this, but we do10·


· · · ··     -- we do have some comments.11·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··Perfect.12·


· · · ··     Thank you.13·


· · · · · · ·          Go ahead, Nicole.14·


· · · · · · ·          MS. GRAHAM:··Okay.··Yes.··Thank you.15·


· · · · · · ·          So we did take a look at the proposal and did16·


· · · ··     provide a written response on that.··So, as a --17·


· · · ··     you know, as a -- as a project, right, the --18·


· · · ··     certainly achieving the affordability goals and19·


· · · ··     protecting the affordability of the units that20·


· · · ··     will be set aside at 60 percent of AMI --21·


· · · ··     that part looks really good.22·


· · · · · · ·          We do want to -- you know, our impression of23·


· · · ··     the deal, as proposed -- we were -- we actually,24·


· · · ··     you know, recommend against the deal as proposed.25·
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· · · · · · ·          And so, you know, we -- we did look at an·1·


· · · ··     alternative in which there was more of what we·2·


· · · ··     consider reasonable compensation to the developer,·3·


· · · ··     and that's the -- you know, that's the version·4·


· · · ··     that we would be -- you know, that we would be·5·


· · · ··     prepared to recommend.·6·


· · · · · · ·          But -- but I will say that, too, is really·7·


· · · ··     subject to the board's sort of willingness to·8·


· · · ··     absorb quite a bit of risk in this transaction.·9·


· · · · · · ·          Right?10·


· · · · · · ·          So, just to highlight those risks right now,11·


· · · ··     this is structured where the housing authority --12·


· · · ··     you know, it's your full faith and credit that are13·


· · · ··     supporting these bonds.14·


· · · · · · ·          The -- the projections look good, right,15·


· · · ··     provided the, you know, incomes and the rents kind16·


· · · ··     of keep going up.17·


· · · · · · ·          So, you know, you have a risk of --18·


· · · ··     you know, there could be a risk of --19·


· · · ··     well, there is a risk of market downturn.20·


· · · ··     Whether that happens is really sort of --21·


· · · ··     you know, that's up to the markets and things that22·


· · · ··     none of us can control.23·


· · · · · · ·          So we want to make sure that you're aware of24·


· · · ··     that, right, that there's -- there is market risk25·
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· · · ··     associated with this, and there -- you know,·1·


· · · ··     as the -- what's being requested is 100-percent·2·


· · · ··     financing.··And so that -- that leaves it all on·3·


· · · ··     the housing authority's shoulders.·4·


· · · · · · ·          Dwayne, do you want us to go into the·5·


· · · ··     details of the financial proposal that we·6·


· · · ··     recommended?·7·


· · · · · · ·          CEO:··That's up --·8·


· · · · · · ·          COMMISSIONER GREEN:··We're here.·9·


· · · · · · ·          We might as well, right?10·


· · · · · · ·          CEO:··Yes.11·


· · · · · · ·          COMMISSIONER WALKER:··I'm sorry?12·


· · · · · · ·          COMMISSIONER GREEN:··We're here.··We might as13·


· · · ··     well.14·


· · · · · · ·          CEO:··Yes.15·


· · · · · · ·          MS. GRAHAM:··Sure.··So the -- the terms of16·


· · · ··     what we reviewed included compensation to17·


· · · ··     Integral based on a 5 percent cash acquisition fee18·


· · · ··     or 5 percent of the acquisition fee paid to19·


· · · ··     Integral, as well as ongoing asset management fees20·


· · · ··     and a $4,000,000 Note that would need to be repaid21·


· · · ··     prior to basically a sale or refinance.22·


· · · · · · ·          So the debt that JHA would be issuing under23·


· · · ··     the current structure, right, is a ten-year24·


· · · ··     interest only bond.··So, at the end of ten years,25·
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· · · ··     those bondholders need to be repaid.·1·


· · · · · · ·          And so the -- the idea would be for JHA·2·


· · · ··     to be paying interest-only payments during that·3·


· · · ··     entire ten years, rather than say amortizing,·4·


· · · ··     which is a much more typical structure --·5·


· · · ··     amortizing over, you know, 35 or 40 years,·6·


· · · ··     right, where you're always sort of paying this·7·


· · · ··     down.·8·


· · · · · · ·          As it's proposed, you're not paying anything·9·


· · · ··     down.··So, at the end of ten years, you need to10·


· · · ··     have sufficient revenue to -- to borrow against11·


· · · ··     that at your -- you know, at the end of Year 1012·


· · · ··     and make sure that that's enough to repay the13·


· · · ··     bonds that you issued.14·


· · · · · · ·          And, also, you know, the way that the deal is15·


· · · ··     structured right now, it also needs to be16·


· · · ··     sufficient to pay this Note to Integral.17·


· · · · · · ·          In our opinion, the compensation to the18·


· · · ··     developer is well outside of what we would think19·


· · · ··     is reasonable based on the role that we understand20·


· · · ··     Integral is playing as proposed.21·


· · · · · · ·          Right?22·


· · · · · · ·          So the -- you know, Integral did a great job23·


· · · ··     of like finding the transaction, bringing it to24·


· · · ··     the housing authority.··The housing authority25·
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· · · ··     would be property managing it and is taking all·1·


· · · ··     of the financial risk.·2·


· · · · · · ·          Right?·3·


· · · · · · ·          So it's JHA that's issuing the bonds.·4·


· · · ··     It's JHA that's required -- that will be on the·5·


· · · ··     hook to repay the bonds in the event there is a·6·


· · · ··     market downturn and in the event, you know,·7·


· · · ··     expenses go through the roof.·8·


· · · · · · ·          You know, we've seen -- you know, we have·9·


· · · ··     other clients where the, you know, insurance costs10·


· · · ··     have -- have gone up tremendously.11·


· · · · · · ·          Right?12·


· · · · · · ·          So, if that happens, right, then you'll have13·


· · · ··     less cash flow to be able to support that debt to14·


· · · ··     take out of your very large and significant15·


· · · ··     investment.16·


· · · · · · ·          So, from our perspective, the JHA would want17·


· · · ··     to first make sure that the terms are reasonable.18·


· · · ··     As proposed now, we don't believe they are.19·


· · · · · · ·          And then, two, make sure that -- you know,20·


· · · ··     that you-all are on the same page in terms of the21·


· · · ··     -- you know, the risk that you have and that you22·


· · · ··     still want to do the deal knowing that, you know,23·


· · · ··     "Hey.··There could be a market downturn.24·


· · · ··     There could be -- you know, insurance costs could25·
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· · · ··     triple," or, you know, there could be some other,·1·


· · · ··     you know, major thing that is really just --·2·


· · · ··     that eats into that cash flow and means that at·3·


· · · ··     Year 10 you're not able to raise as much money as·4·


· · · ··     is needed to pay down this debt, which means you·5·


· · · ··     will need to, you know, come up with sort of·6·


· · · ··     capital subsidy for the units.·7·


· · · · · · ·          And so, from a policy perspective,·8·


· · · ··     that may be completely, you know, within --·9·


· · · ··     it is our mission.10·


· · · · · · ·          Right?11·


· · · · · · ·          So, you know, that may be perfectly12·


· · · ··     acceptable, but, you know, we think that's a13·


· · · ··     conversation that should be highlighted.14·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.15·


· · · · · · ·          MS. GRAHAM:··Just one of two other additions.16·


· · · ··     One is we're recommending that 100 percent17·


· · · ··     of the cash flow be escrowed to assist in the18·


· · · ··     repayment of the ten-year borrowing.··It provides19·


· · · ··     additional protection for the housing agency.20·


· · · · · · ·          And, to address one of the other21·


· · · ··     Commissioner's concern about affordability,22·


· · · ··     we are recommending that 147 units be restricted23·


· · · ··     to 60 percent of AMI through one of the other24·


· · · ··     legal documents.25·
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· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.·1·


· · · · · · ·          I have a number of comments.··I think the·2·


· · · ··     whole room has comments.·3·


· · · · · · ·          Do we want to let the Integral Team --·4·


· · · · · · ·          COMMISSIONER WALKER:··I would -- if I may,·5·


· · · ··     unless there is a substantive financial comment·6·


· · · ··     you guys would like to make, I'd like to not --·7·


· · · · · · ·          MR. BRANTLEY:··There is.·8·


· · · · · · ·          COMMISSIONER WALKER:··-- there is?·9·


· · · · · · ·          MR. BRANTLEY:··Yes.10·


· · · · · · ·          MR. JONES:··Yes.11·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··I believe that we12·


· · · ··     discussed these and have already made those13·


· · · ··     adjustments; is that not right?14·


· · · · · · ·          That was my understanding.15·


· · · · · · ·          CEO:··Yes.16·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··So what was presented17·


· · · ··     by Nicole -- that was an original model,18·


· · · ··     and so that has since been --19·


· · · · · · ·          COMMISSIONER WALKER:··I'm glad to hear that.20·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··-- right.··Okay.21·


· · · ··     So I have more comments on that, but, please22·


· · · ··     go ahead, Daryl.23·


· · · · · · ·          MR. JONES:··Yes.··So I want to --24·


· · · ··     I wanted to address several things.··So, first of25·
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· · · ··     all, they are correct.·1·


· · · · · · ·          For the bonds -- the structure -- there is no·2·


· · · ··     mandatory redemption.··The way the essential·3·


· · · ··     function bonds are structured, half the cash flow·4·


· · · ··     goes to reduce the principal on the bond.·5·


· · · · · · ·          So, although it's interest-only mandatory,·6·


· · · ··     there is reduction of principal balance as you go.·7·


· · · · · · ·          MR. EDGAR:··7 1/2 million over 15 years.·8·


· · · · · · ·          MR. JONES:··7 1/2 million --·9·


· · · · · · ·          MR. EDGAR:··Over 15 years.10·


· · · · · · ·          MR. JONES:··-- right, over 15.··So that's not11·


· · · ··     an insignificant number.··It certainly speaks to12·


· · · ··     risk.13·


· · · · · · ·          I also want to speak to risk.··It's14·


· · · ··     something we've thought a lot about.··So, one,15·


· · · ··     insurance.··I think the hypothetical about,16·


· · · ··     "What if insurance triples --" well, we've already17·


· · · ··     more than doubled in our pro forma what the18·


· · · ··     current insurance is and increased it19·


· · · ··     significantly over time.··So some of those things20·


· · · ··     we did try to -- try to think about.21·


· · · · · · ·          As Piper Sandler mentioned, the current22·


· · · ··     interest rate is 4-and-a-quarter.··We have it at23·


· · · ··     4.65.··It's also cushioned inside the deal.24·


· · · · · · ·          But one really, really large one I do want to25·
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· · · ··     talk about, because it speaks to your risk.·1·


· · · ··     And you are the owner.··You do absorb the risk.·2·


· · · · · · ·          This community -- close to 2 1/2 million·3·


· · · ··     dollars has been put into it just from what the·4·


· · · ··     eyeball can see, and this is before doing any·5·


· · · ··     Property Condition Report.·6·


· · · · · · ·          We think there's somewhere between a·7·


· · · ··     million-and-a-half to 2 1/2 million that we can·8·


· · · ··     identify, and that was most important.·9·


· · · ··     Any reasonable buyer would see.10·


· · · · · · ·          So, from talking to the broker and our offer11·


· · · ··     they accepted, we told them we underwrote12·


· · · ··     2 1/2 million dollars, $10,000 a unit,13·


· · · ··     even though we have 5,000,000 $20,000 units14·


· · · ··     inside.15·


· · · · · · ·          So that is cushioned to do -- you can use16·


· · · ··     for capital reserve.··You can use for operating17·


· · · ··     deficit reserve, but it's to keep the housing18·


· · · ··     authority out of trouble moving forward.19·


· · · · · · ·          If we do, during our due diligence,20·


· · · ··     find that there's more than a 2 1/2 million21·


· · · ··     dollars per unit (sic), that gives us ground to go22·


· · · ··     back to the seller, and, in a price reduction --23·


· · · ··     if the sewer lines -- whatever it might be --24·


· · · ··     we don't take the dollars that we put in the25·
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· · · ··     pro forma.··That then comes from the sellers and·1·


· · · ··     purchase price.·2·


· · · · · · ·          At the end of the day, this only works·3·


· · · ··     we think if there is a cushion, because none of us·4·


· · · ··     knows what the future may be.··And that's our·5·


· · · ··     approach as to how we underwrite these·6·


· · · ··     transactions.·7·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Walker.·8·


· · · · · · ·          COMMISSIONER WALKER:··I appreciate all of·9·


· · · ··     that.10·


· · · · · · ·          What about the fees?11·


· · · · · · ·          To me, it sounds like there is a discussion12·


· · · ··     that I'm not privy to.13·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··And I'm sorry.14·


· · · ··     I have a lot of questions, also.15·


· · · · · · ·          COMMISSIONER WALKER:··That's okay.16·


· · · · · · ·          I'm good with that, but that's a big point17·


· · · ··     for me.18·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.19·


· · · · · · ·          COMMISSIONER WALKER:··So it was --20·


· · · · · · ·          MR. JONES:··Can I speak?21·


· · · · · · ·          Yeah.··There is an adjustment.··I'll speak22·


· · · ··     generally to that.23·


· · · · · · ·          COMMISSIONER WALKER:··-- thank you.24·


· · · · · · ·          MR. JONES:··So, from Piper Sandler and25·
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· · · ··     others, there is a market for essential function·1·


· · · ··     bonds is our role inside these deals.·2·


· · · · · · ·          In between 4 and 5 percent -- we had a·3·


· · · ··     discussion about that.··We have agreed to reduce·4·


· · · ··     our fees to that 4-percent level.·5·


· · · · · · ·          What's really important -- and I don't want·6·


· · · ··     to get lost in this -- at the end of the day,·7·


· · · ··     there are bond buyers who finance this·8·


· · · ··     transaction.·9·


· · · · · · ·          Part of the premise -- the way essential10·


· · · ··     function bond deals are done -- is that you have11·


· · · ··     a professional development partner inside the deal12·


· · · ··     along with the housing authority, whose incentive13·


· · · ··     is to make sure the deal does well.14·


· · · · · · ·          We don't get -- if the deal doesn't do well,15·


· · · ··     besides our acquisition fee up front, we don't get16·


· · · ··     anything at all.··So it is structured so that17·


· · · ··     there are incentives for the developer along the18·


· · · ··     way.19·


· · · · · · ·          What we've tried to do -- not just talk with20·


· · · ··     Piper Sandler, but other investment bankers --21·


· · · ··     whatever the market is, whatever is going to be22·


· · · ··     attractive to those bond buyers, that's the way23·


· · · ··     it's structured.··No more.··No less.··No different24·


· · · ··     than, on a tax credit deal, that where 15 percent25·
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· · · ··     is the norm.··We're not going to ask for 20,·1·


· · · ··     but, you know, 10 percent doesn't make any sense·2·


· · · ··     either.·3·


· · · · · · ·          So same -- same concept.·4·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Was the Note also·5·


· · · ··     removed?·6·


· · · · · · ·          I know we talked about a lot of the --·7·


· · · · · · ·          MR. EDGAR:··Yes.··That's been removed.·8·


· · · · · · ·          MR. JONES:··No.··The Note -- no.··We did not·9·


· · · ··     talk about the Note.10·


· · · · · · ·          COMMISSIONER WALKER:··So, Commissioner,11·


· · · ··     if I may.12·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes, please.13·


· · · · · · ·          COMMISSIONER WALKER:··So I'm in this world a14·


· · · ··     lot.15·


· · · · · · ·          MR. JONES:··Yes.16·


· · · · · · ·          COMMISSIONER WALKER:··And this is absolutely17·


· · · ··     a pet peeve to me.18·


· · · · · · ·          MR. JONES:··Okay.19·


· · · · · · ·          COMMISSIONER WALKER:··It's a big pet peeve.20·


· · · · · · ·          Due respect to the developer, with no21·


· · · ··     financial risk whatsoever, you're asking the22·


· · · ··     housing authority to take on a $4,000,00023·


· · · ··     obligation solely based on future performance.24·


· · · · · · ·          Unless there is true financial risk alongside25·
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· · · ··     of the housing authority -- and I think Tanya and·1·


· · · ··     Nicole are hinting at this -- operating deficit·2·


· · · ··     guarantees, debt service guarantees --·3·


· · · ··     I am adamantly opposed to any Note.·4·


· · · · · · ·          And I respectfully will vote to not recommend·5·


· · · ··     this transaction unless there is some skin in the·6·


· · · ··     game -- true skin in the game -- from my·7·


· · · ··     development partners.·8·


· · · · · · ·          MR. JONES:··Happy to talk about that.·9·


· · · · · · ·          COMMISSIONER WALKER:··Well, respectfully,10·


· · · ··     we're here I think to -- I think this is a11·


· · · ··     conversation we need to have.12·


· · · · · · ·          If we need to take a recess to let you guys13·


· · · ··     talk about it, I am open to that.14·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Right.15·


· · · · · · ·          COMMISSIONER WALKER:··But I am --16·


· · · ··     absent that, absent true skin in the game from our17·


· · · ··     partners, I am adamantly opposed to, you know,18·


· · · ··     what are essentially future profits on a deal19·


· · · ··     where we have 100 percent of the risk.20·


· · · · · · ·          MR. JONES:··Okay.··Fair enough.21·


· · · · · · ·          Kareem and I cannot make that decision22·


· · · ··     ourselves.··So --23·


· · · · · · ·          COMMISSIONER WALKER:··Understood.24·


· · · · · · ·          MR. JONES:··-- we may need to do that.25·
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· · · · · · ·          CHAIRWOMAN HOROVITZ:··I think that's a·1·


· · · ··     great idea.·2·


· · · · · · ·          Who needs to be in that conversation who's in·3·


· · · ··     this room that might be able to step out as we·4·


· · · ··     move on to the next resolution?·5·


· · · · · · ·          Can we make a little progress?·6·


· · · · · · ·          MR. JONES:··Sure.·7·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Do we need to have the·8·


· · · ··     Finance Team maybe included, or is that an·9·


· · · ··     internal discussion for your team?10·


· · · · · · ·          MR. JONES:··No.··It's -- I think it's an11·


· · · ··     internal discussion for our team, initially.12·


· · · ··     Then we may need to --13·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Sure.··Just to see if14·


· · · ··     you're open to what we're discussing here,15·


· · · ··     I think that would be a good use of --16·


· · · ··     we'll be here for the next 2 hours.17·


· · · · · · ·          MR. MILFORD:··I just wanted to weigh in from18·


· · · ··     bond counsel.··This -- this is the first I'm19·


· · · ··     hearing of this transaction, in particular,20·


· · · ··     and the name, "essential function bonds."21·


· · · · · · ·          But I've heard these types of structures22·


· · · ··     proposed on other deals, and this is something23·


· · · ··     that is a very tax intensive analysis on our part.24·


· · · · · · ·          We will have to review all of the details of25·
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· · · ··     what's being proposed to make sure that the·1·


· · · ··     relationship with the developer is not something·2·


· · · ··     that rises to the level of what we call,·3·


· · · ··     "private business use of the bonds."·4·


· · · · · · ·          So this is something that we'll need to take·5·


· · · ··     a very close look at to make sure that the bonds·6·


· · · ··     can be issued tax-exempt.·7·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··And, before·8·


· · · ··     Commissioner Walker, just to clarify, this is the·9·


· · · ··     first that you're hearing of this deal?10·


· · · · · · ·          And I think we talked about this before as a11·


· · · ··     board.··When we have our -- my recommendation12·


· · · ··     would be, when we have experts, lawyers,13·


· · · ··     all of these different consultants, we need to be14·


· · · ··     engaging every one appropriately and in a timely15·


· · · ··     manner so we're not coming to a meeting as a team16·


· · · ··     when we haven't had our partner, you know,17·


· · · ··     caught up and able to give a recommendation when18·


· · · ··     we're in this room together.19·


· · · · · · ·          Commissioner Walker.20·


· · · · · · ·          COMMISSIONER WALKER:··No.··I agree.21·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.22·


· · · · · · ·          So I think that we are done with the23·


· · · ··     discussion on this resolution.··We're going to let24·


· · · ··     our developer partner step out and have a25·
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· · · ··     discussion.·1·


· · · · · · ·          And then maybe we'll have an update at the·2·


· · · ··     end of the meeting; is that all right?·3·


· · · · · · ·          MR. JONES:··Yes.··Thank you.·4·


· · · · · · ·          COMMISSIONER WALKER:··Commissioner,·5·


· · · ··     can I request a 5-minute recess?·6·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··Absolutely.·7·


· · · · · · ·          We'll take a 5-minute recess.··Thank you.·8·


· · · · · · ·          (A recess was taken.)·9·


· · · · · · ·          (The recess concluded.)10·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··I'll call the meeting11·


· · · ··     back to order.12·


· · · · · · ·          All right.··I am going to introduce the next13·


· · · ··     resolution.··For the record, we're moving14·


· · · ··     Resolution JHA-30 to the end of the meeting,15·


· · · ··     and perhaps we'll have an update from our16·


· · · ··     partners.17·


· · · · · · ·          We're going to be moving to Resolution18·


· · · ··     JHA-31 (sic).19·


· · · · · · ·          Mr. Alexander, sorry.··I thought you were20·


· · · ··     sitting.21·


· · · · · · ·          CEO:··Yes.22·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Mr. Alexander --23·


· · · ··     and I'll speak very slowly -- if you could,24·


· · · ··     please introduce the resolution.25·
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· · · · · · ·          COMMISSIONER WALKER:··I love it.·1·


· · · · · · ·          CEO:··This is JHA-31?·2·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes, please.·3·


· · · · · · ·          CEO:··Commissioners, thank you.·4·


· · · · · · ·          JHA-31 --·5·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··I'm so sorry.·6·


· · · ··     We wanted to move JHA-32.·7·


· · · · · · ·          CFO:··-32.·8·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes, please.·9·


· · · · · · ·          CEO:··We're on -32?10·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes, please.11·


· · · · · · ·          CEO:··Okay.··Thank you.12·


· · · · · · ·          So, Commissioners, JHA-32 -- this deal is13·


· · · ··     with Tre Bel, which is the Ramona Lofts property.14·


· · · ··     This property here is -- this property here is for15·


· · · ··     431 units.··New construction.16·


· · · · · · ·          We're looking about half or 50 percent of the17·


· · · ··     units being 50 percent or less AMI, the various18·


· · · ··     variations of 50 and 60 percent.19·


· · · · · · ·          I have the Finance Team here to go through20·


· · · ··     the whole entire process to tell you how we got to21·


· · · ··     this point.22·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.23·


· · · · · · ·          And I'd just like to make a comment on this24·


· · · ··     deal before the team goes through.25·
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· · · · · · ·          I really like this deal.··It really touches·1·


· · · ··     on a lot.··We've talked about having·2·


· · · ··     mixed-income.··I think that we all feel very·3·


· · · ··     strongly about having income in the same·4·


· · · ··     development.·5·


· · · · · · ·          And I know this developer and this group,·6·


· · · ··     and they have a great reputation.··I'm sure·7·


· · · ··     they'll speak to that.··So I'm excited to hear·8·


· · · ··     more about the financials.·9·


· · · · · · ·          CEO:··Thank you.10·


· · · · · · ·          MR. EDGAR:··Okay.··All right.11·


· · · · · · ·          Commissioners, again, thanks for having us12·


· · · ··     here to discuss Ramona Lofts.··This will be a new13·


· · · ··     construction project.··We're extremely excited14·


· · · ··     to have wonderful financing partners with15·


· · · ··     Cohen Esrey, and we have Mr. Stan Waterhouse16·


· · · ··     here representing Cohen Esrey and potentially some17·


· · · ··     deal mates online?18·


· · · · · · ·          Possibly?19·


· · · · · · ·          MR. WATERHOUSE:··Probably not.20·


· · · · · · ·          MR. EDGAR:··Probably not.··Just Stan21·


· · · ··     representing them.22·


· · · · · · ·          MR. WATERHOUSE:··I'm all alone.23·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Just a comment on24·


· · · ··     Cohen Esrey.··They're a developer or a partner out25·
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· · · ··     of Kansas City -- really, really strong·1·


· · · ··     reputation.··I have consultants out of Kansas City·2·


· · · ··     -- just have done a ton of affordable housing·3·


· · · ··     projects and just really well-respected.·4·


· · · · · · ·          So just a little background.·5·


· · · · · · ·          MR. EDGAR:··Absolutely.··And we'd love to·6·


· · · ··     have, in a moment or two, Stan to come up and give·7·


· · · ··     a little story about the firm and what they do.·8·


· · · · · · ·          And we also have Jonathan Vilma and the team·9·


· · · ··     members here representing Tre Bel Housing.10·


· · · ··     We also want to have Jonathan, in a moment or two,11·


· · · ··     come up and tell a little bit about his team and12·


· · · ··     their story, as well.··But two great developers13·


· · · ··     and financing partners that we're excited to work14·


· · · ··     with.15·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··And by, "team,"16·


· · · ··     he doesn't mean football.17·


· · · · · · ·          MR. EDGAR:··Right.18·


· · · · · · ·          (People laughed.)19·


· · · · · · ·          MR. EDGAR:··So we've got a lot of initial20·


· · · ··     renderings on the property.··I believe it should21·


· · · ··     be at least six, four-story multifamily.22·


· · · ··     In total, we said 431 units.23·


· · · · · · ·          It's located also in similar proximity24·


· · · ··     to the aforementioned property, Westwood,25·
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· · · ··     on the westside here in one of our designated·1·


· · · ··     ZIP Codes where we're seeking additional·2·


· · · ··     affordability.·3·


· · · · · · ·          The project scored very well in terms of·4·


· · · ··     access to all the health care, you know,·5·


· · · ··     not being in a food desert.··So access to·6·


· · · ··     supermarkets and as well as educational·7·


· · · ··     opportunities.·8·


· · · · · · ·          So it scored well there.··The property wasn't·9·


· · · ··     -- I don't believe -- in a DDA or a difficult10·


· · · ··     development area or a Qualified Census Tract,11·


· · · ··     QCT, but, again, we're very fortunate to12·


· · · ··     have Cohen Esrey here as a financing partner which13·


· · · ··     will be able to kind of bridge some of that14·


· · · ··     economic gap.15·


· · · · · · ·          A quick look at the parcel in and of itself.16·


· · · ··     It's on Ramona Boulevard located at the17·


· · · ··     intersection of I-10 and I-95.··Again, really easy18·


· · · ··     to commute right onto the main highway there.19·


· · · · · · ·          And the land has been secured I believe20·


· · · ··     through optionality by Tre Bel and Cohen Esrey,21·


· · · ··     and it's ready to be developed.22·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··I'm sorry.23·


· · · · · · ·          Question on census tract, because I just deal24·


· · · ··     in that world a lot.25·
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· · · · · · ·          Is it not a Qualified Census Tract·1·


· · · ··     according to HUD?·2·


· · · · · · ·          It's certainly Distressed Census Tract.·3·


· · · · · · ·          MR. EDGAR:··If you just go by HUD's·4·


· · · ··     website, that specific ZIP Code didn't fall within·5·


· · · ··     the QCT or DDA.·6·


· · · · · · ·          So, in terms of a basis boost to a tax credit·7·


· · · ··     property, it doesn't qualify for the 130 or the·8·


· · · ··     125s.·9·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you for10·


· · · ··     clarifying.11·


· · · · · · ·          MR. EDGAR:··Sure.··But economically it passes12·


· · · ··     very well.13·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.14·


· · · · · · ·          MR. EDGAR:··Lots of details.··So bond15·


· · · ··     financing will also be utilized for this project.16·


· · · ··     This time, instead of an essential function bond,17·


· · · ··     which is financing 100 percent of the total deal18·


· · · ··     cost, talking to Cohen Esrey and team,19·


· · · ··     we'll look more to a 70 to 80-percent20·


· · · ··     loan-to-total value or loan-to-total cost,21·


· · · ··     meaning that equity will come into the deal.22·


· · · · · · ·          Now the Jacksonville Housing Authority will23·


· · · ··     not be putting in equity or not be putting in cash24·


· · · ··     value, cash capital into the deal.··That will be25·
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· · · ··     brought by Stan and Cohen Esrey and his team.·1·


· · · · · · ·          So they'll bring tax credit or equity into·2·


· · · ··     the deal, during the construction process,·3·


· · · ··     and then we'll line up pick up financing,·4·


· · · ··     approved financing close to the construction·5·


· · · ··     period.··And Stan and team at Cohen Esrey are·6·


· · · ··     responsible effectively for that process.·7·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··I have a question.·8·


· · · · · · ·          MR. EDGAR:··Sure.·9·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··I think we were talking10·


· · · ··     about this in our last acquisition meeting.11·


· · · ··     We were talking about policy for the housing12·


· · · ··     authority and like policy on LTV.13·


· · · · · · ·          I think we said 85, 90.··I don't recall.14·


· · · ··     Maybe if someone from the CSG Team -- I think they15·


· · · ··     are working on our policy on financing.16·


· · · · · · ·          What was our policy on LTV?17·


· · · · · · ·          And then we said we'd go outside policy.18·


· · · · · · ·          But, do you recall what that was?19·


· · · · · · ·          I know this fits within that, an 80 LTV.20·


· · · · · · ·          Does anyone recall?21·


· · · · · · ·          And we can pull it up.22·


· · · · · · ·          MR. EDGAR:··Tanya and Nicole are on the line.23·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··Thank you.24·


· · · · · · ·          MR. EDGAR:··Sure.25·
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· · · · · · ·          The good thing is, again, with that essential·1·


· · · ··     function bond, that qualifies for the full cost of·2·


· · · ··     the construction, plus additional soft costs and·3·


· · · ··     legal fees, architectural engineering, et cetera.·4·


· · · · · · ·          That will be last year's.··It's more·5·


· · · ··     conservative.··So this deal is more conservatively·6·


· · · ··     modeled, and, again, the financials will speak to·7·


· · · ··     this.·8·


· · · · · · ·          So Cohen Esrey will provide the construction·9·


· · · ··     guarantee, which is definitely of comfort.10·


· · · ··     It's a credit positive or affirmative, and they'll11·


· · · ··     also provide additional guarantees.12·


· · · · · · ·          The way that project looks right now,13·


· · · ··     it's scoped to the industry standard of a14·


· · · ··     1.15 debt service to coverage ratio at15·


· · · ··     stabilization.16·


· · · · · · ·          Post-stabilization would be the minimal17·


· · · ··     amount of amortization that we're -- or minimal18·


· · · ··     amout of debt service that we're covering.19·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Stabilizing after,20·


· · · ··     how many years?21·


· · · · · · ·          MR. EDGAR:··I think -- is it 36 months,22·


· · · ··     gentlemen, for construction?23·


· · · · · · ·          MR. VILMA:··36 months.24·


· · · · · · ·          MR. EDGAR:··So it's geared towards25·
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· · · ··     36 months, and, again, that's essentially where·1·


· · · ··     Jacksonville Housing Authority comes into play.·2·


· · · · · · ·          They're using our balance sheet effectively·3·


· · · ··     as an A-plus rated agency, A-plus to secure the·4·


· · · ··     tax-exempt debt, and that's why this partnership·5·


· · · ··     makes sense for all three enterprises I believe.·6·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Brock,·7·


· · · ··     do you have a question?·8·


· · · · · · ·          MR. EDGAR:··Question.··Sorry.·9·


· · · · · · ·          COMMISSIONER BROCK:··Yes.··Well, I was just10·


· · · ··     going to ask, have our professionals looked at11·


· · · ··     this resolution here?12·


· · · · · · ·          MR. EDGAR:··Yes, Commissioner Brock.13·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Sorry.14·


· · · · · · ·          OGC, or --15·


· · · · · · ·          COMMISSIONER BROCK:··Uh-huh.16·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··-- okay.17·


· · · · · · ·          MR. EDGAR:··Yes.··And then we'd like to have18·


· · · ··     Tanya and Nicole speak.19·


· · · · · · ·          COMMISSIONER BROCK:··Well --20·


· · · · · · ·          MR. EDGAR:··Oh, I'm so sorry.··Please.21·


· · · · · · ·          COMMISSIONER BROCK:··-- yes.22·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··She meant OGC.23·


· · · · · · ·          COMMISSIONER BROCK:··Right.24·


· · · · · · ·          CEO:··Yes.··All the documents went to OGC25·
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· · · ··     a couple weeks ago.·1·


· · · · · · ·          COMMISSIONER BROCK:··Okay, okay.·2·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Green.·3·


· · · · · · ·          COMMISSIONER GREEN:··No.··Thank you.·4·


· · · · · · ·          MR. EDGAR:··Okay.··And, Commissioner Brock,·5·


· · · ··     just to follow up, we definitely have, you know,·6·


· · · ··     some thoughts and comments from Tanya and Nicole·7·


· · · ··     at CSG.·8·


· · · · · · ·          COMMISSIONER BROCK:··Okay.·9·


· · · · · · ·          MR. EDGAR:··One of the great things about10·


· · · ··     the deal and something we're very attracted to is11·


· · · ··     the fact that we will get cash flow back to the12·


· · · ··     agency both during the time period of construction13·


· · · ··     as those multifamily complexes are completed14·


· · · ··     through stabilization and post-stabilization.15·


· · · · · · ·          So Cohen Esrey is looking at --16·


· · · ··     Tre Bel is looking at providing 10 percent of17·


· · · ··     that cash flow back to the housing authority,18·


· · · ··     which is great.19·


· · · · · · ·          And we have discussed, you know, value,20·


· · · ··     and we're looking to target and build upon21·


· · · ··     affordability, but also providing for economic22·


· · · ··     opportunity for the agency for further investments23·


· · · ··     back to the community and to secure our agency24·


· · · ··     at large.25·
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· · · · · · ·          So there is economic opportunity here·1·


· · · ··     for us, again, as well as a social responsibility·2·


· · · ··     or social capital that we're putting to work.·3·


· · · · · · ·          Any questions on this?·4·


· · · · · · ·          We talked about a 10-percent fee I think·5·


· · · ··     at financial close.··Effectively there will be a·6·


· · · ··     fee back to the agency of 10 percent.·7·


· · · · · · ·          So, if we look at let's say 5 percent on·8·


· · · ··     a $100,000,000 deal.··We'll call a round deal·9·


· · · ··     around $100,000,000 for this deal.··5 percent of10·


· · · ··     that would be a $5,000,000 fee.··10 percent of11·


· · · ··     that fee would come back to the Jacksonville12·


· · · ··     Housing Authority.13·


· · · · · · ·          So 4 1/2 for our development partners.14·


· · · ··     $500,000 back to us, and, again, that's a round15·


· · · ··     number.16·


· · · · · · ·          The deal -- I think we penciled between17·


· · · ··     107- and 111,000,000 hypothetically, Jon.18·


· · · ··     And, again, that's just because the construction19·


· · · ··     market is moving.··We know that there is 36 months20·


· · · ··     of development.21·


· · · · · · ·          So the acquisition fee is there for us.22·


· · · ··     Cash flow from operations is there for us through23·


· · · ··     construction, stabilization and after that.24·


· · · · · · ·          CFO:··Once we reach stabilization,25·
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· · · ··     the project would be refinanced.·1·


· · · ··     The Development Team would take over the full risk·2·


· · · ··     of the development at that point.·3·


· · · · · · ·          The housing authority would put up the·4·


· · · ··     initial construction funding through our bonds,·5·


· · · ··     and, at the end of that, we would get that·6·


· · · ··     construction money back.·7·


· · · · · · ·          So that would come back to the agency where·8·


· · · ··     we would have basically that -- the amount that·9·


· · · ··     we put out would come back where we could use it10·


· · · ··     to put towards other deals.11·


· · · · · · ·          COMMISSIONER WALKER:··Commissioner, if I12·


· · · ··     can.13·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Sure.14·


· · · · · · ·          COMMISSIONER WALKER:··So, is this a15·


· · · ··     construction to firm where we're just providing16·


· · · ··     the construction financing, and they refinance17·


· · · ··     it out with permanent debt?18·


· · · · · · ·          CFO:··Yes.19·


· · · · · · ·          COMMISSIONER WALKER:··And we get our bond20·


· · · ··     allocations back.21·


· · · · · · ·          CFO:··Yes.22·


· · · · · · ·          MR. EDGAR:··Yes.23·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··I'm sorry.24·


· · · · · · ·          They refinance, or we refinance?25·
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· · · · · · ·          COMMISSIONER WALKER:··I think they·1·


· · · ··     refinance.·2·


· · · · · · ·          CFO:··Yes.·3·


· · · · · · ·          MR. WATERHOUSE:··We do.·4·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··Great.·5·


· · · ··     Thank you.·6·


· · · · · · ·          COMMISSIONER GREEN:··They don't refinance·7·


· · · ··     until it's stabilized or until construction is·8·


· · · ··     complete?·9·


· · · · · · ·          MR. EDGAR:··Perm financing comes in at the --10·


· · · ··     so construction financing secure is drawn down11·


· · · ··     over 36 months, and then permanent financing12·


· · · ··     -- your first new mortgage will donate at that13·


· · · ··     point.14·


· · · · · · ·          And then, hypothetically, 10 to 15 years15·


· · · ··     thereafter -- and maybe Tim can speak to this if16·


· · · ··     I'm misspeaking, but I don't think I am --17·


· · · ··     we could refinance at that point if economic18·


· · · ··     conditions dictate.19·


· · · · · · ·          And that's what it's talking about, too.20·


· · · ··     So, if we have some type of appreciation on the21·


· · · ··     property, it would take out that debt.22·


· · · ··     That level of appreciation, that economic capital23·


· · · ··     comes back to us.24·


· · · · · · ·          We can reinvest it in the property,25·
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· · · ··     as CapEx, or we can further put that out to·1·


· · · ··     other investments out there.·2·


· · · · · · ·          So construction financing, perm financing.·3·


· · · ··     Perm financing holds 10 to 15 years.·4·


· · · ··     Given the market conditions, we, hypothetically,·5·


· · · ··     refinance at some point in the future.·6·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··I love this deal.·7·


· · · ··     I love everything about it.··I love the·8·


· · · ··     financing and just our partners.·9·


· · · · · · ·          My only request would be that the legal10·


· · · ··     documents that go along with it are just like11·


· · · ··     buttoned up.12·


· · · · · · ·          Not that I don't trust our partners,13·


· · · ··     but I just want to make sure that we're looking14·


· · · ··     at just a three-year deal and making sure that our15·


· · · ··     residents -- you know, maintaining affordability,16·


· · · ··     all that stuff that experts can dig into.17·


· · · ··     That would be my priority.18·


· · · · · · ·          Commissioner Walker.19·


· · · · · · ·          COMMISSIONER WALKER:··So, Commissioner,20·


· · · ··     I don't mean to cut off the presensation,21·


· · · ··     but I agree.22·


· · · · · · ·          When I first looked at this deal,23·


· · · ··     I saw $100,000,000, and I started to sweat.24·


· · · ··     And then the more I dove into the deal,25·
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· · · ··     this deal makes a lot of sense for a lot of·1·


· · · ··     reasons.·2·


· · · · · · ·          So commend the team.··Commend the developer·3·


· · · ··     for the structure of the deal.·4·


· · · · · · ·          I think one of the things I'd like to see·5·


· · · ··     with $100,000,000 being deployed -- has there been·6·


· · · ··     a discussion or consensus around how many local·7·


· · · ··     contractors or subcontractors we can use here in·8·


· · · ··     town to deploy that money here?·9·


· · · · · · ·          And this may be a developer question.10·


· · · ··     I apologize.11·


· · · · · · ·          MR. VILMA:··So, whenever we go with a --12·


· · · · · · ·          COMMISSIONER WALKER:··Okay.13·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··I love that question,14·


· · · ··     and I actually -- to further that, I think it15·


· · · ··     would be really great if we could, as we're doing16·


· · · ··     all of this development and bringing all of these17·


· · · ··     units online, have some kind of Impact Report that18·


· · · ··     shows that our work led to this many temporary19·


· · · ··     jobs, this many full-time jobs.20·


· · · · · · ·          I think there is a really great story to tell21·


· · · ··     about what we're doing in the community.22·


· · · · · · ·          COMMISSIONER BROCK:··Yes.23·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Green.24·


· · · · · · ·          COMMISSIONER GREEN:··Through the Chair,25·
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· · · ··     so 100,000,000 -- what does that limit us from·1·


· · · ··     future deals?·2·


· · · · · · ·          Because I want to say it was $150,000,000·3·


· · · ··     we're limited to.·4·


· · · · · · ·          MR. EDGAR:··So that's right.··So, when we·5·


· · · ··     were rated through S&P, that was based upon·6·


· · · ··     say 150- to 175,000,000 in terms of debt issuance·7·


· · · ··     for the year.··That can be per annum.·8·


· · · · · · ·          And so, as part of the process in·9·


· · · ··     underwriting, Tim and Cody and the Piper Sandler10·


· · · ··     Team will work directly with S&P, look at the11·


· · · ··     structure of the deal, look at our balance sheet,12·


· · · ··     which remains robust and well capitalized for both13·


· · · ··     a liquidity standpoint and a long-term positioning14·


· · · ··     standpoint.15·


· · · · · · ·          But we have about 150- I would say to16·


· · · ··     175,000,000 per annum in debt capacity,17·


· · · ··     which would not -- issuing up to that ceiling --18·


· · · ··     we'll call it a -- "threshold," does not adversely19·


· · · ··     impact an A-plus credit rating.20·


· · · · · · ·          That's the expectation of S&P.··So, if we're21·


· · · ··     not spending 175-, they're going to say,22·


· · · ··     "Why aren't you doing that?"23·


· · · · · · ·          We talked about the growth and the24·


· · · ··     opportunities in the marketplace in Jacksonville.25·
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· · · ··     So that's expected of us at that A-plus rating·1·


· · · ··     effectively.·2·


· · · · · · ·          COMMISSIONER GREEN:··And it's per year.·3·


· · · · · · ·          MR. EDGAR:··Yes.·4·


· · · · · · ·          COMMISSIONER GREEN:··So, in 2024,·5·


· · · ··     we could theoretically spend another 100-?·6·


· · · · · · ·          MR. EDGAR:··That's right.·7·


· · · · · · ·          And, again, with the projects we're looking·8·


· · · ··     at now, I think the attractive feature is --·9·


· · · ··     you know, again, there's cash flow back to the10·


· · · ··     agency.11·


· · · · · · ·          So we're growing the asset side12·


· · · ··     effectively, the long-lived or long-term assets on13·


· · · ··     the balance sheet, but we're also cash flowing14·


· · · ··     these properties, which is great.15·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.16·


· · · · · · ·          I think, before I bring up our partners,17·


· · · ··     it might make sense to have our CSG partners give18·


· · · ··     a comment.19·


· · · · · · ·          Tanya and Nicole?20·


· · · · · · ·          MS. GRAHAM:··Yes.··Sure.··This is Nicole21·


· · · · ·      Graham, again.··Hi, everyone.22·


· · · · · · ·          We did take a look at this transaction and23·


· · · ··     agree since it's a very exciting transaction24·


· · · ··     with the 431 potential units.25·
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· · · · · · ·          We'd like to see that the JHA bonds were,·1·


· · · ··     you know, well under 100-percent financing.·2·


· · · ··     We like the presence of an investor that also has·3·


· · · ··     some skin in the game.·4·


· · · · · · ·          There was a question about the recommended·5·


· · · ··     loan-to-value ratio.··You know, the model that we·6·


· · · ··     saw had this at I believe 80 percent --·7·


· · · ··     maybe 85 percent loan-to-value.·8·


· · · · · · ·          Like we think that's a -- that's sort of a·9·


· · · ··     reasonable -- reasonable level.··It's obviously10·


· · · ··     -- you know, your risk is reduced if that's11·


· · · ··     closer to say 80.12·


· · · · · · ·          But, you know, other -- you know, there are13·


· · · ··     certain low programs for achieving, you know,14·


· · · ··     certain affordability thresholds and things like15·


· · · ··     that.16·


· · · · · · ·          It might go up to 90 percent.··So that17·


· · · ··     90 percent that was referenced earlier is not18·


· · · ··     unreasonable.··It sort of depends on the --19·


· · · ··     on what's being achieved in the deal.20·


· · · · · · ·          I think, for this transaction, given the --21·


· · · ··     you know, the number of units that would be22·


· · · ··     affordable -- we'd probably be recommending that23·


· · · ··     that stay in the 80-percent level.24·


· · · · · · ·          The -- you know, there were -- there are many25·
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· · · ··     things to be determined yet is our understanding·1·


· · · ··     right now with the ultimate investors.·2·


· · · · · · ·          So we -- you know, what our recommendation is·3·


· · · ··     is that the, you know, board sort of authorize·4·


· · · ··     -- authorize negotiation of a letter of intent,·5·


· · · ··     which we understand sort of the developer needs to·6·


· · · ··     be able to go forward.·7·


· · · · · · ·          So I think that makes sense as a next step,·8·


· · · ··     but there are some things that still need to be·9·


· · · ··     determined based on whether -- which investors are10·


· · · ··     actually secured and what their return11·


· · · ··     requirements are before we can really advise on12·


· · · ··     whether that cash flow split is going to be13·


· · · ··     reasonable for JHA based on what its -- you know,14·


· · · ··     its risk profile for this transaction.15·


· · · · · · ·          You know, similar to the Westwood transaction16·


· · · ··     that we talked about, of course, there is --17·


· · · ··     there is always, you know, market risk and things18·


· · · ··     like that that certainly will hold.19·


· · · · · · ·          But, in this transaction again, we like the20·


· · · ··     lower loan-to-value.··We like the presence of21·


· · · ··     there being other investors.··We also --22·


· · · ··     you know, after our initial review,23·


· · · ··     the compensation does seem reasonable based on24·


· · · ··     what was being performed.25·
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· · · · · · ·          So that, you know, what we would be looking·1·


· · · ··     for, in terms for an LOI with JHA, is we would·2·


· · · ··     want to see affordability restriction,·3·


· · · ··     permanent affordability restrictions based on·4·


· · · ··     board policy, a maximum return to the developer·5·


· · · ··     based on, you know, the services and --·6·


· · · ··     services provided and risk incurred, a minimum·7·


· · · ··     cash flow split to JHA that's in keeping with·8·


· · · ··     that risk profile, reasonable expense trending,·9·


· · · ··     maximum loan-to-value ratio, again, you know,10·


· · · ··     up to 80 percent or perhaps up to 85 percent.11·


· · · · · · ·          If there were more return to the housing12·


· · · ··     authority or higher affordability targeted,13·


· · · ··     right of first refusal held by JHA and sufficiency14·


· · · ··     of cash flow to take out any JHA debt.15·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.··Thank you16·


· · · ··     for all the information.17·


· · · · · · ·          Mr. Alexander did share a memo with me from18·


· · · ··     CSG.··I think that the memos that kind of break19·


· · · ··     down everything that Nicole just went over --20·


· · · ··     having that in writing for every board member21·


· · · ··     would be helpful.··So maybe we could circulate22·


· · · ··     those as those come in.23·


· · · · · · ·          CEO:··Yes.24·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··And I just had two25·
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· · · ··     questions on the resolution actually that we'll be·1·


· · · ··     either recommending to the board or not.·2·


· · · · · · ·          My understanding, Mr. Alexander, is that·3·


· · · ··     affordability, as defined by HUD, is 80 percent.·4·


· · · · · · ·          So, is there a reason why we're restricting·5·


· · · ··     ourselves to 60 percent in this resolution?·6·


· · · · · · ·          CEO:··So 80 percent or less is considered·7·


· · · ··     low-income.·8·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Right.·9·


· · · · · · ·          So, is it necessary to have 60 percent10·


· · · ··     in the resolution?11·


· · · · · · ·          CEO:··60 or -- you say 60 or 50 percent?12·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··It says, "Units at or13·


· · · ··     below 60 percent."14·


· · · · · · ·          CEO:··60 percent -- yes.··Well, typically,15·


· · · ··     anything below 80 percent is low-income or16·


· · · ··     attainable housing, and we -- oh, thank you.17·


· · · ··     I'm sorry.18·


· · · · · · ·          COMMISSIONER WALKER:··No, no, no.19·


· · · ··     Go ahead, please.20·


· · · · · · ·          CEO:··Typically, anything 80 percent or less21·


· · · ··     is affordable housing.22·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Sure.23·


· · · · · · ·          So my question is just that.24·


· · · · · · ·          Why would we put, "60"?25·
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· · · · · · ·          CEO:··Well, because there are different·1·


· · · ··     ranges.··You go 30 -- typically, when you do tax·2·


· · · ··     credit deals, it's usually 50 and 60 percent or·3·


· · · ··     40 to 60 percent.··So it's just a deeper·4·


· · · ··     affordability on the property.·5·


· · · · · · ·          COMMISSIONER WALKER:··So I think this may be·6·


· · · ··     more of a specific question of the resolution.·7·


· · · · · · ·          I think the question is, why are we resolving·8·


· · · ··     to specifically restrict 100 units at 60 percent·9·


· · · ··     versus leaving it to the discretion --10·


· · · ··     you know, maybe capping it at 120 percent,11·


· · · ··     which is within our statutory authority,12·


· · · ··     but then working it to make sure?13·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Right.14·


· · · · · · ·          COMMISSIONER WALKER:··It's a little bit15·


· · · ··     different here, because this is a joint venture.16·


· · · ··     So I see the need to specifically restrict,17·


· · · ··     but I think it's a question for ...18·


· · · · · · ·          Is that what you were trying to --19·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··And it might be20·


· · · ··     that we're -- it's something for us to discuss --21·


· · · ··     this policy -- in Monday's board meeting.22·


· · · · · · ·          But I think that one of the comments from23·


· · · ··     CSG was that we need to have some kind of24·


· · · ··     guardrails on maintaining affordability long-term,25·


Page 84


· · · ··     and that's a part of how the model works.·1·


· · · · · · ·          And, is it depending then on 60-percent AMI·2·


· · · ··     and under?·3·


· · · · · · ·          CEO:··Well, actually, there are actually·4·


· · · ··     206 units that are being restricted underneath·5·


· · · ··     the 80-percent AMI, which we thought was·6·


· · · ··     actually 206, and that was at the rate of·7·


· · · ··     43 at 50 percent and 108 at 60 percent and·8·


· · · ··     65 at 80 percent.·9·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.10·


· · · · · · ·          CEO:··So anything 80 percent or less covers11·


· · · ··     basically anything --12·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Low-income.13·


· · · · · · ·          CEO:··-- for concerns of low-income14·


· · · ··     families.15·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··To me,16·


· · · ··     the resolution -- it doesn't make sense that we're17·


· · · ··     calling out those 100 units if we're talking about18·


· · · ··     controlling more.19·


· · · · · · ·          COMMISSIONER GREEN:··(nodded head20·


· · · ··     affirmatively)21·


· · · · · · ·          CEO:··Yes.22·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Sorry.23·


· · · · · · ·          Commissioner Green?24·


· · · · · · ·          COMMISSIONER GREEN:··Yes.25·
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· · · · · · ·          CHAIRWOMAN HOROVITZ:··And it doesn't mean·1·


· · · ··     that we wouldn't move this forward, but that,·2·


· · · ··     to me, doesn't make sense.·3·


· · · · · · ·          And then CSG recommends a letter of intent·4·


· · · ··     for allowing that.·5·


· · · · · · ·          Is that legally, OGC, a Partnership·6·


· · · ··     Agreement?·7·


· · · · · · ·          Would that be the same?·8·


· · · · · · ·          Should this resolution stay an LOI,·9·


· · · ··     or is it a Partnership Agreement?10·


· · · · · · ·          MR. WILSON:··I think it should stay, "LOI."11·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.12·


· · · · · · ·          MS. GRAHAM:··And, if I could add, at a point,13·


· · · ··     on the LOI, the reason that we were suggesting14·


· · · ··     that was the developer had, you know, reasonably15·


· · · ··     pointed out that they were looking for some,16·


· · · ··     you know, clear indication that the housing17·


· · · ··     authority was willing to go forward.18·


· · · · · · ·          And we pointed out that there was a bit of19·


· · · ··     a, you know, which comes first?20·


· · · · · · ·          Because we're not really able to provide that21·


· · · ··     without knowing what some of these deal terms are,22·


· · · ··     and they are not able to get the investors without23·


· · · ··     the letter of intent.24·


· · · · · · ·          So there is sort of this, you know, timing25·
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· · · ··     challenge.··So we were recommending an LOI or·1·


· · · ··     something similar, just as a -- to give the·2·


· · · ··     developer enough comfort that they could spend the·3·


· · · ··     time to attract those investors, but, without --·4·


· · · ··     you know, so we have time -- that the housing·5·


· · · ··     authority has time to make sure that their·6·


· · · ··     required terms are going to be in there.·7·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··I agree with that.·8·


· · · · · · ·          Thank you.·9·


· · · · · · ·          And, to Commissioner Walker, the lawyer on10·


· · · ··     the board, do you agree with that?11·


· · · · · · ·          COMMISSIONER WALKER:··I agree.12·


· · · · · · ·          My only comment would be in seeing some of13·


· · · ··     these in the past, I would move the motion on this14·


· · · ··     deal to recommend with an LOI.15·


· · · · · · ·          I have no problem agreeing to certain binding16·


· · · ··     terms, meaning binding, you know, JHA and the17·


· · · ··     developer to agree to certain binding terms18·


· · · ··     knowing how the equity in these deals comes19·


· · · ··     together.20·


· · · · · · ·          There has to be some finality to those21·


· · · ··     terms, and I'm fine with our Executive Team making22·


· · · ··     those decisions.23·


· · · · · · ·          I would love to hear from the developer,24·


· · · ··     if that's sufficient for them, but, to me,25·
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· · · ··     this is a chicken or egg question.·1·


· · · · · · ·          Which comes first to get the investors·2·


· · · ··     comfortable to bring the dollars to the door?·3·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Sure.··Thank you.·4·


· · · · · · ·          Should we invite our partners?·5·


· · · · · · ·          COMMISSIONER WALKER:··Yes.·6·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··We're looking for a·7·


· · · ··     Super Bowl ring.·8·


· · · · · · ·          (People laughed.)·9·


· · · · · · ·          MR. VILMA:··So, while we're waiting on that,10·


· · · ··     I just want to first thank everyone for allowing11·


· · · ··     us to speak today.12·


· · · · · · ·          My name is Jonathan Vilma.··My company is13·


· · · ··     Tre Bel Gardens, and my partner is Stan Waterhouse14·


· · · ··     of Cohen Esrey.15·


· · · · · · ·          Just very, very brief, as we get back to the16·


· · · ··     questions, when I retired in 2014, I already had17·


· · · ··     about just under 500 units that I owned myself18·


· · · ··     All Class B, Class C properties.19·


· · · · · · ·          Since then, I have just under 1,000 units,20·


· · · ··     and, what I noticed was that, when I --21·


· · · ··     I played for the Saints.··I retired and came back22·


· · · ··     to Miami.··What I noticed was that there was a big23·


· · · ··     discrepancy in development.24·


· · · · · · ·          You had places, such as Brickell,25·
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· · · ··     parts of Coconut Grove, and you understand what·1·


· · · ··     I'm saying.·2·


· · · · · · ·          There was a lot of development going on,·3·


· · · ··     but, in the places that I was familiar with and·4·


· · · ··     where I grew up, there wasn't a lot of development·5·


· · · ··     going on.·6·


· · · · · · ·          And I couldn't understand what the issue·7·


· · · ··     was.··So I started to dive deeper into affordable·8·


· · · ··     housing.··One understanding -- the mechanics·9·


· · · ··     of affordable housing, understanding the academic10·


· · · ··     side of it, and then being able to reach out to11·


· · · ··     individuals, such as Stan, Phil Melton --12·


· · · ··     he's not here, but he's also part of Cohen Esrey13·


· · · ··     -- to be able to really figure out, "How do we14·


· · · ··     attack this problem?"15·


· · · · · · ·          The way we looked at it -- a lot of16·


· · · ··     developers basically put themselves in a silo17·


· · · ··     where they have their formula.··It's worked18·


· · · ··     for them for five or ten years, and they don't19·


· · · ··     want to break from that.20·


· · · · · · ·          And, fortunately, I was able to take it from21·


· · · ··     the stance of -- so my background is finance.22·


· · · ··     So we were taking it from a stance of,23·


· · · ··     "How do we create a business model for housing24·


· · · ··     authorities?"25·
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· · · · · · ·          And the business model was created through·1·


· · · ··     the -- he's not here now, but the business model·2·


· · · ··     was created through the bond financing and being·3·


· · · ··     able to now use this bond financing the same way a·4·


· · · ··     bank would use their financing.·5·


· · · · · · ·          Right?·6·


· · · · · · ·          When they issue debt, they don't issue debt·7·


· · · ··     just to have the debt come out and not be able to·8·


· · · ··     have a return on that debt.·9·


· · · · · · ·          What they do is they assess, "What is the10·


· · · ··     appreciation?··What's going to be the future value11·


· · · ··     of this product, item, asset that we are12·


· · · ··     investing our dollars into?"13·


· · · · · · ·          And so we saw this as a great opportunity14·


· · · ··     where we looked, and we said the Jacksonville15·


· · · ··     Housing Authority -- you have now an instrument16·


· · · ··     that allows you to really gainfully increase your17·


· · · ··     value, your cash within the housing authority and18·


· · · ··     not be reliant on receiving funds from HUD19·


· · · ··     subsidies.20·


· · · · · · ·          You know, 20,000 different developers21·


· · · ··     coming to you for the same 4 percent,22·


· · · ··     9-percent LIHTC deals.23·


· · · · · · ·          Right?24·


· · · · · · ·          And so that's where the genesis of our25·
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· · · ··     project came about, where we said the mixed-income·1·


· · · ··     is the best of both worlds.·2·


· · · · · · ·          The first part is satisfying your first·3·


· · · ··     directive, which is to create affordable housing·4·


· · · ··     -- more affordable housing.··That's first and·5·


· · · ··     foremost.·6·


· · · · · · ·          Then the next part is, "How do we make this·7·


· · · ··     sustainable for the next ten years?"·8·


· · · · · · ·          The only way to make it sustainable for the·9·


· · · ··     next ten years is to be able to have a product10·


· · · ··     that can be valued with an appreciation on the11·


· · · ··     NOI.12·


· · · · · · ·          From there, you're able to now get a cap rate13·


· · · ··     that's able to give you a future value that far14·


· · · ··     exceeds what you put into it ten years prior,15·


· · · ··     and that's where the mixed-income part of16·


· · · ··     it comes.17·


· · · · · · ·          Where we said these rents -- we're satisfying18·


· · · ··     the 80-percent AMI.··Now these other rents --19·


· · · ··     this is going to satisfy the housing authority20·


· · · ··     ten years from now.21·


· · · · · · ·          And that's where we said -- Bill, Stan and22·


· · · ··     myself, Danny, my partner in the back -- we said,23·


· · · ··     "Okay.··We want to present something that we can24·


· · · ··     make make sense now or satisfy the immediate needs25·
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· · · ··     and then make sense for the housing authority·1·


· · · ··     ten years from now."·2·


· · · · · · ·          And we said that was our goal of figuring out·3·


· · · ··     every way that we can to make sure that, in ten·4·


· · · ··     years, this property goes to the housing·5·


· · · ··     authority.·6·


· · · · · · ·          It goes back to the housing authority,·7·


· · · ··     whichever way you want to spin it, but the point·8·


· · · ··     was not to sell it off to another private·9·


· · · ··     developer and then let them now, you know,10·


· · · ··     remove everyone from the affordable rents and then11·


· · · ··     jack it up and do exactly what everyone else does.12·


· · · · · · ·          So we feel like this is a product or project13·


· · · ··     that frankly is repeatable, and we want to be able14·


· · · ··     to do this one project.15·


· · · · · · ·          We also believe that we can do many more16·


· · · ··     projects like this, and, as you see, the goal for17·


· · · ··     us is to get you guys your money back,18·


· · · ··     have the ability to do whatever you want with your19·


· · · ··     money.20·


· · · · · · ·          We would, obviously selfishly, want it to21·


· · · ··     come back to us, but we want to make sure that22·


· · · ··     we're providing good deals.23·


· · · · · · ·          And then ten years from now, we can see --24·


· · · ··     or we can all sit here, and say, "We were at $1025·
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· · · ··     in value housing authority.··Now ten years from·1·


· · · ··     now we're at $100 in value," right, and now be·2·


· · · ··     able to sustain and continue to build and build·3·


· · · ··     and build.·4·


· · · · · · ·          So, with that, I'll take it to Stan with·5·


· · · ··     Cohen Esrey, and they'll talk about all of the·6·


· · · ··     great things they've done and why I partner with·7·


· · · ··     them.·8·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.·9·


· · · · · · ·          MR. WATERHOUSE:··Well, now you know why we10·


· · · ··     partnered with Jonathan.11·


· · · · · · ·          Stan Waterhouse.··I'm with Cohen Esrey.12·


· · · ··     We're based out of Kansas City, and thank you,13·


· · · ··     Chairwoman.14·


· · · · · · ·          We've been in business for about 60 years.15·


· · · ··     We've been at this for quiet a while.16·


· · · ··     We've been -- I guess we probably -- currently,17·


· · · ··     we have about 10,000 units within our portfolio.18·


· · · · · · ·          We own a real estate investment trust where19·


· · · ··     we put market rate product into it where we raise20·


· · · ··     our own capital.21·


· · · · · · ·          We also have a tax credit syndication arm.22·


· · · ··     So I mean we're kind of soup to nuts as it relates23·


· · · ··     to affordable housing and have been doing that for24·


· · · ··     many years.25·
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· · · · · · ·          We operate out of basically Colorado.·1·


· · · ··     Our office is in Kansas City.··We also have an·2·


· · · ··     office in Michigan.··We have an office in·3·


· · · ··     Charleston.·4·


· · · · · · ·          And I work out of the Texas Group,·5·


· · · ··     and my responsibility is primarily for public·6·


· · · ··     private partnerships.··While I deal with a bunch·7·


· · · ··     of things, that is sort of my baliwick.·8·


· · · · · · ·          And Dwayne and I talked about this when we·9·


· · · ··     first met a few weeks ago.··I actually have a10·


· · · ··     public housing background where I ran a public11·


· · · ··     housing authority -- one of the largest in the12·


· · · ··     country -- back a few years ago and took them13·


· · · ··     through a RAD transaction of about a billion14·


· · · ··     dollars in renovation and rehabilitation its15·


· · · ··     product.16·


· · · · · · ·          So deep understanding of the world you live17·


· · · ··     in, and my group has over 40,000 people.18·


· · · ··     And we had, to your point, a significant wait19·


· · · ··     list, as well.··I think it was about 60- to20·


· · · ··     70,000 people at that time.21·


· · · · · · ·          Then we had vouchers, as well.··We had about22·


· · · ··     7,000 vouchers.··So I -- I lived in your world.23·


· · · ··     I understand it deeply.24·


· · · · · · ·          The reason we are interested in this project25·


Page 94


· · · ··     and the reason we want to do it is two things.·1·


· · · ··     There is multiple things, but the primary one is·2·


· · · ··     we want to create a calico (phonetic) income·3·


· · · ··     stream for you.·4·


· · · · · · ·          You know, we want to make money at it,·5·


· · · ··     but we want to create a system by which the·6·


· · · ··     housing authority -- because it's challenged by·7·


· · · ··     HUD as to -- as it relates to their cash flow and·8·


· · · ··     predictability of that cash flow stream --·9·


· · · ··     we want to give you another tool in your toolbox10·


· · · ··     to make sure you can cash flow and you can service11·


· · · ··     your needs.12·


· · · · · · ·          To do that, we create a system by which we13·


· · · ··     partner with you to do a transaction like this14·


· · · ··     where you get an ongoing cash flow stream,15·


· · · ··     but, to Jonathan's point, at the end of the day,16·


· · · ··     there is a significant payday there, as well.17·


· · · · · · ·          We bring equity.··We're going to --18·


· · · ··     this deal is probably in the $30,000,000 dollar19·


· · · ··     range -- 25-, $30,000,000 range.··We do it --20·


· · · ··     we are institutional partners, and we're in the21·


· · · ··     capital markets every day.22·


· · · · · · ·          So we understand that world.··We deal with it23·


· · · ··     all the time, and so our intent is this not to be24·


· · · ··     a highly levered deal.··Yeah.··It's got to be a25·
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· · · ··     deal that make sense from a transactional·1·


· · · ··     standpoint.·2·


· · · · · · ·          Loan-to-value has to stay in the right place,·3·


· · · ··     but we intend to bring capital to the table of·4·


· · · ··     significance.·5·


· · · · · · ·          The other part of that I think is that we do·6·


· · · ··     this every day.··So, when we're looking at the way·7·


· · · ··     that the capital markets are structured,·8·


· · · ··     we understand them today.··We understood them·9·


· · · ··     yesterday, and we'll understand them tomorrow.10·


· · · · · · ·          So we're constantly in that place,11·


· · · ··     and so, as we walk through with you guys over the12·


· · · ··     next years, we're always looking at that terminal13·


· · · ··     value, and, "How do we best achieve that,14·


· · · ··     and, when do we need to pull that trigger?"15·


· · · · · · ·          You know, it may be in five years.16·


· · · ··     It may be in seven years.··It may be in ten years.17·


· · · ··     Wherever we can maximize value for you guys,18·


· · · ··     along with us, is where we are going to come back19·


· · · ··     to you, and say, "Now is the time, guys."20·


· · · · · · ·          You saw it in here.··We take all the risk21·


· · · ··     on the construction side, all the development22·


· · · ··     risks, all the stabilization risks.23·


· · · · · · ·          We're used to doing that.··That's what we24·


· · · ··     do.··We understand that world.··That's why we get25·
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· · · ··     paid a developer fee, but that's a risk-related·1·


· · · ··     activity that we understand and fully appreciate.·2·


· · · · · · ·          So we really are in the partnership·3·


· · · ··     business, and it's not a loose term for us.·4·


· · · ··     It's a real term.·5·


· · · · · · ·          We bring capital.··We bring expertise.·6·


· · · ··     We bring local and regional expertise.·7·


· · · ··     We bring international perspective.·8·


· · · · · · ·          So, you know, Piper Sandler's people·9·


· · · ··     we've dealt with in the past.··We know them,10·


· · · ··     but we've dealt with a bunch of others, as well.11·


· · · ··     So we're very familiar with how these things work.12·


· · · · · · ·          I'm probably missing a few points, but ask13·


· · · ··     any -- oh, the other point I wanted to make,14·


· · · ··     to your point Chairwoman, we put forward an MOU,15·


· · · ··     after our conversations a week or so back,16·


· · · ··     with your consultant to answer some of those17·


· · · ··     questions.18·


· · · · · · ·          That MOU is just a draft.··It's one I want19·


· · · ··     you to throw rocks at.··I want to have a20·


· · · ··     conversation about it, but it has a description.21·


· · · ··     It describes within it sort of a general framework22·


· · · ··     for how these things work.23·


· · · · · · ·          But we're certainly -- there are always24·


· · · ··     conversations around them, and what we really need25·
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· · · ··     -- and she annunciated it well for me --·1·


· · · ··     what we need is kind of a handshake.·2·


· · · · · · ·          Because we're going to invest probably·3·


· · · ··     a million dollars or more in the pursuit side of·4·


· · · ··     this deal before we ever get our capital sources·5·


· · · ··     finalized and all of our construction costs·6·


· · · ··     finalized.·7·


· · · · · · ·          We will have spent out of our own pocket a·8·


· · · ··     fairly significant amount of money.··We have to·9·


· · · ··     have -- and you understand this, Commissioner --10·


· · · ··     we've got to have a handshake before we go out and11·


· · · ··     put a million dollars at risk that says we're12·


· · · ··     going to get the deal or we're going to do a deal,13·


· · · ··     if it all works out.14·


· · · · · · ·          So, what questions can we answer for you?15·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Walker?16·


· · · · · · ·          COMMISSIONER WALKER:··Same questions I asked17·


· · · ··     the last group.18·


· · · · · · ·          Involvement with HUD previously?19·


· · · · · · ·          No red flags?20·


· · · · · · ·          Nothing is going to pop up?21·


· · · · · · ·          MR. WATERHOUSE:··None, none.22·


· · · · · · ·          COMMISSIONER WALKER:··And any financial23·


· · · ··     defaults in a prior history?24·


· · · · · · ·          MR. WATERHOUSE:··Not in 60 years.25·
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· · · · · · ·          COMMISSIONER WALKER:··That's what I like to·1·


· · · ··     hear.·2·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Brock.·3·


· · · · · · ·          MR. MELTON:··This is what I'd like to·4·


· · · ··     also say, that one of the things on our·5·


· · · ··     institutional capital, if you follow up on that,·6·


· · · ··     is we've always returned capital to our investors·7·


· · · ··     at least what they invested, if not that,·8·


· · · ··     plus total return.·9·


· · · · · · ·          So it's not just on the debt side.10·


· · · ··     We've also returned all investor capital.11·


· · · · · · ·          MR. WATERHOUSE:··And that's Phil.12·


· · · ··     Phil Melton is one of our partners.13·


· · · ··     He's a managing director for our capital side.14·


· · · ··     So Phil lives in that world day-to-day.15·


· · · · · · ·          He used to be with Bellwether and ran all16·


· · · ··     their institutional -- or their business,17·


· · · ··     as well.··He's been in the business for 30 years18·


· · · ··     and kind of the guru, if you will.19·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.20·


· · · · · · ·          Can we just flip through the rest of the21·


· · · ··     slides?22·


· · · · · · ·          I noticed Novogradac was on one of the23·


· · · ··     slides.··I'm just curious what the rest of the24·


· · · ··     cite said.25·
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· · · · · · ·          MR. EDGAR:··It was a market rent study that·1·


· · · ··     Jon and his team had commissioned.··I don't know·2·


· · · ··     if you want to talk about that.·3·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··The next one·4·


· · · ··     (referred to slide).·5·


· · · · · · ·          MR. WATERHOUSE:··Well, Novogradac --·6·


· · · ··     we contracted with them to do a market survey,·7·


· · · ··     and so that market survey basically came back and·8·


· · · ··     said, "He has plenty of market there.·9·


· · · ··     There's plenty of opportunity there, and what10·


· · · ··     we're proposing would be well-accepted."11·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.12·


· · · · · · ·          MR. WATERHOUSE:··And we shared that13·


· · · ··     I believe with the team.··The other thing --14·


· · · ··     and you made a comment that I thought was pretty15·


· · · ··     salient a little while ago.16·


· · · · · · ·          One of things that we do, Chairwoman,17·


· · · ··     is that we -- we put together an economic impact18·


· · · ··     study from some professors at the University19·


· · · ··     of Texas.··I don't know where they're at,20·


· · · ··     but they're in Texas; hence, the university.21·


· · · · · · ·          And what they do is they create --22·


· · · ··     they have a model that we use in all of our23·


· · · ··     projects and properties that we commission them to24·


· · · ··     take a look at it.25·
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· · · · · · ·          It does describe in great detail the economic·1·


· · · ··     impact of these investments within the community·2·


· · · ··     both socially and economically.··Things like that·3·


· · · ··     are really important, as well.·4·


· · · · · · ·          So we'll furnish you that, as well.·5·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··Thank you.·6·


· · · ··     I'd love to see market study.··Novogradac,·7·


· · · ··     just for the board, is just an expert in this·8·


· · · ··     space, and we work with them, as well.·9·


· · · · · · ·          Are there any other questions?10·


· · · · · · ·          Commissioner Green.11·


· · · · · · ·          COMMISSIONER GREEN:··Yes.··So the units12·


· · · ··     you're going to build -- are they typically what13·


· · · ··     you've built in your other markets?14·


· · · · · · ·          Are they prototypes or standard?15·


· · · · · · ·          MR. WATERHOUSE:··Basically, we look at each16·


· · · ··     market individually and then create answers to the17·


· · · ··     questions that are asked by that market.18·


· · · · · · ·          But I think these are pretty -- I would say19·


· · · ··     they're pretty standard typical units.··I think20·


· · · ··     the average size is about 1,000 square feet when21·


· · · ··     you average them out.22·


· · · · · · ·          COMMISSIONER GREEN:··Meaning you use the same23·


· · · ··     architect that you use for your other multifamily24·


· · · ··     --25·
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· · · · · · ·          MR. WATERHOUSE:··It's an architect that's·1·


· · · ··     based here in Florida that we've used for this·2·


· · · ··     particular project.·3·


· · · · · · ·          COMMISSIONER GREEN:··-- so 4,000,000 pursuit·4·


· · · ··     costs you're saying?·5·


· · · · · · ·          MR. WATERHOUSE:··1,000,000.·6·


· · · · · · ·          COMMISSIONER GREEN:··Oh, 1,000,000.·7·


· · · · · · ·          MR. WATERHOUSE:··Yes.··Traditionally,·8·


· · · ··     when we go into deals and begin the process of·9·


· · · ··     tracking them down and to then bring them to10·


· · · ··     fruition, there is a lot of costs that we have11·


· · · ··     to go through and commit to before we ever have12·


· · · ··     our financing in place.13·


· · · · · · ·          And, traditionally, a million dollars is not14·


· · · ··     a unique number.··So we -- we write those checks15·


· · · ··     to ourselves.16·


· · · · · · ·          COMMISSIONER GREEN:··Right.17·


· · · · · · ·          MR. WATERHOUSE:··And, if the deal were not to18·


· · · ··     make, we would still be responsible for the19·


· · · ··     million.··If it makes, then it comes out of the20·


· · · ··     proceeds of the loans.··We get reimbursed21·


· · · ··     for that.22·


· · · · · · ·          COMMISSIONER GREEN:··Understood.23·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Brock.24·


· · · · · · ·          COMMISSIONER BROCK:··Are you through?25·
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· · · · · · ·          COMMISSIONER GREEN:··Yes.·1·


· · · · · · ·          COMMISSIONER BROCK:··To the Chair,·2·


· · · ··     I wanted to ask the same question that you·3·


· · · ··     and Chair Walker had asked.·4·


· · · · · · ·          Were we going to be able to bring some jobs·5·


· · · ··     to local contractors and people here in·6·


· · · ··     Jacksonville?·7·


· · · · · · ·          MR. WATERHOUSE:··Absolutely.·8·


· · · · · · ·          COMMISSIONER BROCK:··Oh, okay.·9·


· · · · · · ·          MR. WATERHOUSE:··One of the things that10·


· · · ··     we hold -- is really important to us is that we11·


· · · ··     use as much local talent, skills involved in the12·


· · · ··     process of constructing new properties and13·


· · · ··     designing them and the whole bit.14·


· · · · · · ·          So it's important to us that we support the15·


· · · ··     local community, and, particularly, as it relates16·


· · · ··     to our minority business, women-owned businesses,17·


· · · ··     things like that.··That's important to us,18·


· · · ··     as well.19·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.20·


· · · · · · ·          Are there any other comments?21·


· · · · · · ·          Commissioner Walker.22·


· · · · · · ·          COMMISSIONER WALKER:··So this is more for the23·


· · · ··     board, but, hearing -- it sounds like the staff,24·


· · · ··     you know, obviously approve.25·
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· · · · · · ·          I think, for me, the resolution --·1·


· · · ··     one of two things.··I think I -- you know,·2·


· · · ··     it's up to you, Chairwoman, but I'd like to see·3·


· · · ··     the resolution move with a recommendation for·4·


· · · ··     approval to negotiating a binding MOU, you know,·5·


· · · ··     basically at terms consistent with the·6·


· · · ··     underwriting that's attached so that these·7·


· · · ··     guys can get -- I understand the practical problem·8·


· · · ··     we have here.·9·


· · · · · · ·          So I don't know.··I just give it for your10·


· · · ··     consideration.11·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··Thank you.12·


· · · ··     And I agree, and that would be my recommendation,13·


· · · ··     as well.14·


· · · · · · ·          Are we able to -- and I can't see OGC --15·


· · · ··     but, can we move this motion with amendments,16·


· · · ··     or what's your recommendation?17·


· · · · · · ·          MR. WILSON:··Reece Wilson, OGC.··I believe18·


· · · ··     you can -- I mean I know you can move with the19·


· · · ··     recommendation to add language regarding an MOU.20·


· · · · · · ·          You can make a motion to accept the21·


· · · ··     resolution with an amendment to include the MOU.22·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.23·


· · · · · · ·          Is there any further discussion?24·


· · · · · · ·          COMMISSIONER WALKER:··My only other point25·
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· · · ··     would be -- and this is more of a question --·1·


· · · ··     but the board meeting is Monday.·2·


· · · · · · ·          Is there the possibility -- so that I can·3·


· · · ··     plan for the board meeting -- that we'll have·4·


· · · ··     an MOU substantially done for approval by Monday,·5·


· · · ··     or are we looking for another --·6·


· · · · · · ·          MR. WATERHOUSE:··For us?·7·


· · · · · · ·          COMMISSIONER WALKER:··-- of course.·8·


· · · · · · ·          (People laughed.)·9·


· · · · · · ·          MR. WATERHOUSE:··I'll tell you what, for us,10·


· · · ··     we'll work until we get it done.11·


· · · · · · ·          MR. VILMA:··We'll stay all night.12·


· · · · · · ·          COMMISSIONER WALKER:··Because what I don't13·


· · · ··     want to do is -- I'm thinking for our two new14·


· · · ··     board members that are coming on board, right,15·


· · · ··     and I don't know if they'll be there Monday or16·


· · · ··     not.17·


· · · · · · ·          CEO:··I'm not sure.··They may, but they may18·


· · · ··     not be.19·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··They may have been20·


· · · ··     approved last night.21·


· · · · · · ·          COMMISSIONER WALKER:··I think that's what22·


· · · ··     I'm wondering.23·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.24·


· · · · · · ·          COMMISSIONER WALKER:··If we don't have an MOU25·
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· · · ··     in front of them, are they going to say,·1·


· · · ··     "Well, what are we moving to approve?"·2·


· · · · · · ·          Right?·3·


· · · · · · ·          COMMISSIONER BROCK:··Uh-huh.·4·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Well, the challenge·5·


· · · ··     with that -- and I'm sorry, and this is where we·6·


· · · ··     drag things on and just even having a conversation·7·


· · · ··     right now.·8·


· · · · · · ·          We need to get an MOU or some kind of firm·9·


· · · ··     agreement to our partners, and we can't wait10·


· · · ··     another month to catch new board members up.11·


· · · · · · ·          No disrespect to our new board members.12·


· · · · · · ·          Is there a way that we can get them --13·


· · · ··     share documents with them ahead of time so they14·


· · · ··     understand that we will be voting on this on15·


· · · ··     Monday?16·


· · · · · · ·          CEO:··Yes.17·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··I really don't think18·


· · · ··     that we can leave Monday's meeting without a vote.19·


· · · · · · ·          COMMISSIONER WALKER:··Commissioner, I concur.20·


· · · ··     I would rather restructure -- I would rather,21·


· · · ··     in my opinion subject to the board's input,22·


· · · ··     move to recommend the deal authorizing Dwayne and23·


· · · ··     the staff to enter into a binding MOU consistent24·


· · · ··     with the terms of the underwriting.25·
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· · · · · · ·          CHAIRWOMAN HOROVITZ:··Agreed.·1·


· · · · · · ·          COMMISSIONER WALKER:··I wish we had an MOU·2·


· · · ··     by Monday, but I do think that's altruistic and·3·


· · · ··     aggressive.·4·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Sure.·5·


· · · · · · ·          I heard that we were given an MOU that we're·6·


· · · ··     working through.·7·


· · · · · · ·          How far --·8·


· · · · · · ·          CEO:··That's one of the other deals,·9·


· · · ··     Commissioner.10·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··-- I'm sorry.··Okay.11·


· · · · · · ·          CEO:··That's for another deal.12·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··So we do not have a13·


· · · ··     draft from your side?14·


· · · · · · ·          I've heard that we did.15·


· · · · · · ·          MR. WATERHOUSE:··You do.16·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.17·


· · · · · · ·          MR. WATERHOUSE:··I forwarded a draft MOU18·


· · · ··     to Michael this week actually.19·


· · · · · · ·          MR. EDGAR:··That's correct.20·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.21·


· · · · · · ·          MR. WATERHOUSE:··And we're more than happy to22·


· · · ··     spend all the time we need to see what we need to23·


· · · ··     do to amend that to address your issues.24·


· · · · · · ·          Your team needs to tell me how much time25·
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· · · ··     you've got to spend on it prior to Monday.·1·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Sure.·2·


· · · · · · ·          CEO:··We'll work on it and try to get it out·3·


· · · ··     to the board by Friday.·4·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··And then we'll·5·


· · · ··     need OGC and any other legal counsel to review and·6·


· · · ··     bond counsel.·7·


· · · · · · ·          Thank you.·8·


· · · · · · ·          Does that feel reasonable for all of the·9·


· · · ··     lawyers in the room?10·


· · · · · · ·          That is you, too, Commissioner Walker.11·


· · · · · · ·          (People laughed.)12·


· · · · · · ·          COMMISSIONER WALKER:··The answer is,13·


· · · ··     "No, it's not reasonable, and yet we have that14·


· · · ··     expectation."15·


· · · · · · ·          MR. WATERHOUSE:··These guys charge by the16·


· · · ··     hour.··They're fine.17·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··And I suppose we could18·


· · · ··     call a special meeting, if we needed to, in order19·


· · · ··     to move it along.20·


· · · · · · ·          CEO:··But I think we can meet by Monday.21·


· · · ··     We can get it done by Friday.22·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Procedurally,23·


· · · ··     do we need to have a motion to make a24·


· · · ··     recommendation?25·
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· · · · · · ·          COMMISSIONER WALKER:··I would for the·1·


· · · ··     record, Commissioner, so that I can rely on it.·2·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Sure.·3·


· · · · · · ·          COMMISSIONER WALKER:··If you're open to it,·4·


· · · ··     I'd move to recommend the deal to the full board·5·


· · · ··     for approval subject to the binding terms of the·6·


· · · ··     MOU.·7·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··We have a motion.·8·


· · · · · · ·          Do we have a second?·9·


· · · · · · ·          COMMISSIONER BROCK:··Second.10·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··All in favor say,11·


· · · ··     "Aye."12·


· · · · · · ·          COMMISSIONER GREEN:··Aye.13·


· · · · · · ·          COMMISSIONER BROCK:··Aye.14·


· · · · · · ·          COMMISSIONER WALKER:··Aye.15·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Any opposition?16·


· · · · · · ·          (no response)17·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Hearing none,18·


· · · ··     the motion to make a recommendation for approval19·


· · · ··     to the full board pending an agreeable MOU passes.20·


· · · · · · ·          And thank you to our partners, and we look21·


· · · ··     forward to hearing more about the deal.22·


· · · · · · ·          MR. VILMA:··Thank you, guys.23·


· · · · · · ·          MR. WATERHOUSE:··Thank you.24·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··All right.25·
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· · · ··     Moving along, we're going to go back to JHA-30·1·


· · · ··     (sic), and we have a number of people here.·2·


· · · ··     I think we still have -- and I apologize --·3·


· · · ··     Mr. Ravi Katta, who is the owner of the property·4·


· · · ··     on the eastside on the line.·5·


· · · · · · ·          We also have our community partner,·6·


· · · ··     David Garfunkel, from Lift Jax in the room,·7·


· · · ··     and I'd love to give him an opportunity to speak·8·


· · · ··     briefly.·9·


· · · · · · ·          And, just to give a little background,10·


· · · ··     this is really just a great example of a public11·


· · · ··     private partnership, us working with our community12·


· · · ··     partners, nonprofits, the city and the housing13·


· · · ··     authority being a part of a project that could14·


· · · ··     really transform this part of Jacksonville.15·


· · · · · · ·          So excited to talk more about this.16·


· · · ··     This is exactly what we have been talking about.17·


· · · · · · ·          So, Mr. Alexander, would you like to give18·


· · · ··     any more color to the deal?19·


· · · · · · ·          CEO:··Yes.··So this deal here is a very20·


· · · ··     unique deal.··We actually looked at this property21·


· · · ··     several times over the last year -- maybe the last22·


· · · ··     year-and-a-half.23·


· · · · · · ·          We had many discussions with Lift Jax.24·


· · · ··     David and I had lunch several times to talk about25·
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· · · ··     this specific deal.·1·


· · · · · · ·          This property is a unique property.·2·


· · · ··     It's 102 units.··We looked at this property.·3·


· · · ··     We thought this property needs some improvements.·4·


· · · · · · ·          We talked to the owner, who is on the line,·5·


· · · ··     Mr. Katta, and thought this would be a good·6·


· · · ··     acquisition for the housing authority.·7·


· · · · · · ·          What makes it a little bit more attractive·8·


· · · ··     is the fact that we can have a private public·9·


· · · ··     partnership with Lift Jax, who's invested in that10·


· · · ··     neighborhood as we are in that neighborhood.11·


· · · · · · ·          And I'll have the Finance Team go over a12·


· · · ··     little bit of the actual finance deal of this13·


· · · ··     deal, but, after they go, I'll have Mr. David14·


· · · ··     come up and talk more about what they're doing15·


· · · ··     over at Lift Jax and why this is such a great deal16·


· · · ··     for us.17·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.18·


· · · · · · ·          And, just a clarifying point, I referred to19·


· · · ··     this as JHA-30.··It's -31.20·


· · · · · · ·          COURT REPORTER:··Okay.21·


· · · · · · ·          CEO:··That other picture was how22·


· · · ··     Franklin Arms would look after we get finished.23·


· · · · · · ·          That was a joke.24·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Oh, I missed it.25·
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· · · · · · ·          (People laughed.)·1·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··I missed the picture.·2·


· · · ··     I missed the joke.·3·


· · · · · · ·          CEO:··That is how Franklin Arms will look·4·


· · · ··     after we're finished.·5·


· · · · · · ·          MR. EDGAR:··So Franklin Arms was rebranded·6·


· · · ··     by Mr. Katta and his team.··They acquired the·7·


· · · ··     property I believe in 2019 for about·8·


· · · ··     1 1/2 million with substantive rehab into it.·9·


· · · · · · ·          It's located in the 32206 ZIP Code that many10·


· · · ··     of you are familiar with, and right now, again,11·


· · · ··     as Dwayne and Dennis keep saying, there is great12·


· · · ··     opportunity there, in terms of increasing13·


· · · ··     occupancy and maintaining 100-percent14·


· · · ··     affordability on this -- on this property.15·


· · · · · · ·          So I'll kind of go through that a little bit16·


· · · ··     here.··There is a picture of the property in terms17·


· · · ··     of the landscape and where it is.··I think you've18·


· · · ··     seen it.19·


· · · · · · ·          Exterior facade -- all new painting.20·


· · · ··     I know David developed a tremendous amount of --21·


· · · ··     it's actually solar on the roof, as well.22·


· · · ··     Mr. Katta and his team put solar, which is nice,23·


· · · ··     a nice environmental sustainable upgrade to the24·


· · · ··     building.25·
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· · · · · · ·          So, with this particular project,·1·


· · · ··     we're looking at around $76,000 per unit for·2·


· · · ··     acquisition fee.·3·


· · · · · · ·          And, if you remember before, we said,·4·


· · · ··     "Westwood was very attractive, for example,·5·


· · · ··     at 140,000."·6·


· · · · · · ·          So this going to be half of that.·7·


· · · ··     Again, both are extremely attractive,·8·


· · · ··     but, just economically, the ability for us to·9·


· · · ··     maintain 100-percent affordability is really10·


· · · ··     through the opportunity to purchase at around11·


· · · ··     76-, $80,000.12·


· · · · · · ·          Mr. Katta was kind enough to offer back to13·


· · · ··     the agency, back to the Jacksonville Housing14·


· · · ··     Authority, a $250,000 contribution for us to15·


· · · ··     utilize as we see fit.16·


· · · · · · ·          So, instead of listing at 8,000,000,17·


· · · ··     he's giving that back to us.··So it will be18·


· · · ··     7.75 million for the property.19·


· · · · · · ·          We estimate right now, on the high end,20·


· · · ··     the highest of ends, about 20,000 per unit of21·


· · · ··     rehab, and, if you remember, that was, again,22·


· · · ··     kind of in line with what we saw with Westwood,23·


· · · ··     20,000 a unit in rehab.24·


· · · · · · ·          And so that would bring our total development25·
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· · · ··     costs -- we're thinking $8,000,000 to purchase --·1·


· · · ··     just shy of that -- about $11,000,000 roughly in·2·


· · · ··     totality.·3·


· · · · · · ·          We factor in, you know, other soft costs,·4·


· · · ··     financing costs, et cetera.··So $11,000,000·5·


· · · ··     in totality.·6·


· · · · · · ·          This deal -- I know Tim is absent right now,·7·


· · · ··     but one of the things that Cody and Piper Sandler·8·


· · · ··     had recommended was utilizing that essential·9·


· · · ··     function bond effectively to package both of these10·


· · · ··     deals together as one.11·


· · · · · · ·          So utilize that debt financing to encompass12·


· · · ··     both the Westwood property, as well as the13·


· · · ··     Downtown East/Franklin Arms Apartmets.14·


· · · ··     So that deal would be to finance -- both of these15·


· · · ··     deals would and/or could effectively be financed16·


· · · ··     through that essential function bond.17·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Just two quick18·


· · · ··     questions on that.19·


· · · · · · ·          MR. EDGAR:··Sure.20·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··And, if CSG is still21·


· · · ··     on, would you advise that we do the two deals22·


· · · ··     together?23·


· · · · · · ·          To me, we would take them separately.24·


· · · · · · ·          Are there any efficiencies in doing it25·
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· · · ··     together?·1·


· · · · · · ·          Why would we do it as one deal?·2·


· · · · · · ·          Maybe that's a question for --·3·


· · · · · · ·          MR. EDGAR:··Is that to me or CSG?·4·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··It's anyone in the room·5·


· · · ··     or on the line who can answer that question.·6·


· · · · · · ·          CFO:··The basic idea is that we would save·7·


· · · ··     fees that way.··Instead of issuing two bonds and·8·


· · · ··     paying fees on two bonds, we would issue one bond·9·


· · · ··     to cover both properties and just pay one set of10·


· · · ··     fees for it.11·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner.12·


· · · · · · ·          COMMISSIONER WALKER:··Commissioner, if I13·


· · · ··     may.14·


· · · · · · ·          Just to be clear, these -- and this may be15·


· · · ··     a bond BMO question.··These are essential function16·


· · · ··     bonds, which are essentially backed by the bread17·


· · · ··     of the housing authority anyhow.18·


· · · · · · ·          So, whether we do two separate deals or one19·


· · · ··     deal, the housing authority is backing the20·


· · · ··     financing.··So, as long as they underwrite,21·


· · · ··     I would much rather be in favor paying people once22·


· · · ··     than paying people twice.23·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay, okay.24·


· · · · · · ·          COMMISSIONER WALKER:··And I -- one more25·
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· · · ··     question, Chairwoman.·1·


· · · · · · ·          I assume these are within all the·2·


· · · ··     cross-collateralized -- you know, the whole·3·


· · · ··     9 yards, correct?·4·


· · · · · · ·          It's one deal?·5·


· · · · · · ·          CFO:··Yes.·6·


· · · · · · ·          COMMISSIONER WALKER:··Okay.·7·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··And then another·8·


· · · ··     question, if we can go back to the slide,·9·


· · · ··     have we done -- I know we have an engineer on10·


· · · ··     staff.11·


· · · · · · ·          Have we looked at the structure to make sure12·


· · · ··     that we don't need to do anything structural?13·


· · · · · · ·          Is the 20- -- I can't see.14·


· · · · · · ·          Is it 25,000 per unit?15·


· · · · · · ·          Is that a realistic number, or are we maybe16·


· · · ··     20,000 per unit?17·


· · · · · · ·          We're sure that there is no like tear down,18·


· · · ··     rebuild?19·


· · · · · · ·          CEO:··Yes.··From what our observations were,20·


· · · ··     we did take our engineer over there.··We did go21·


· · · ··     through the property, and we thought the building22·


· · · ··     has some small minor things that could be23·


· · · ··     corrected.24·


· · · · · · ·          And we sort of factored that in with25·


Page 116


· · · ··     the overall $20,000 per door for unit upgrades.·1·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.·2·


· · · · · · ·          MR. EDGAR:··It is a concrete superstructure.·3·


· · · ··     It is nice, and that is one of the things that·4·


· · · ··     Mr. Katta and his team said.··It's a great·5·


· · · ··     opportunity for us, in case you wanted to expand·6·


· · · ··     singles with doubles.·7·


· · · · · · ·          There is also space within an aerial picture·8·


· · · ··     of the property to build four additional units on·9·


· · · ··     the property.10·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Sure.11·


· · · · · · ·          I think the building was from 1975,12·


· · · ··     did I see?13·


· · · · · · ·          MR. EDGAR:··Was it '71?14·


· · · · · · ·          CEO:··Yes.15·


· · · · · · ·          MR. EDGAR:··'71.16·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··So, do we need to17·


· · · ··     consider any kind of central air system?18·


· · · · · · ·          Is that an additional cost, or are we not19·


· · · ··     upgrading?20·


· · · · · · ·          CEO:··We would do a gut rehab of the21·


· · · ··     building.··Yes.22·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··And so this23·


· · · ··     20,000 per door is considering all of those costs?24·


· · · · · · ·          CEO:··Yes.··They had done some additional --25·
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· · · ··     Mr. Katta may have spent about close to a half a·1·


· · · ··     million dollars in the property over the last·2·


· · · ··     -- less than a year for some improvements.·3·


· · · · · · ·          We sort of talked about it, and he sort of·4·


· · · ··     took that off the table, in terms of pricing the·5·


· · · ··     deal.·6·


· · · · · · ·          From my assessment, the property is estimated·7·


· · · ··     anywhere between 10- to $13,000,000 in a sense,·8·


· · · ··     but that will work for us.·9·


· · · · · · ·          When we were considering that, I explained to10·


· · · ··     them it would be perfect for us at that price if11·


· · · ··     we were going to build condos there.12·


· · · · · · ·          But we're not looking to build condos there.13·


· · · ··     We're looking to put low-income families14·


· · · ··     there.15·


· · · · · · ·          CHAIRWOMAN:··Sure.16·


· · · · · · ·          And I know we've got questions from the17·


· · · ··     Commissioners.··Just one more question,18·


· · · ··     because I heard that there is solar on the roof.19·


· · · ··     And I'm just very into solar right now.20·


· · · · · · ·          What is the remaining life of the roof?21·


· · · · · · ·          MR. EDGAR:··I don't know offhand.22·


· · · ··     I don't know if Mr. Katta is on the line to answer23·


· · · ··     that, or we could possibly table that.24·


· · · · · · ·          But I know they were fully functional at that25·
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· · · ··     point.··I don't know if they structured it·1·


· · · ··     with a sale lease-back transaction, but there is·2·


· · · ··     definitely energy efficiency coming back in the·3·


· · · ··     form of reduced energy bills to the property.·4·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Sure.··I'm just·5·


· · · ··     thinking that the solar has got maybe 20 years of·6·


· · · ··     solar, but probably less of 20 years of life on·7·


· · · ··     the roof.··I'm just thinking about the cost of the·8·


· · · ··     building, but we can take that to another·9·


· · · ··     discussion.10·


· · · · · · ·          Commissioner Green.11·


· · · · · · ·          COMMISSIONER GREEN:··So a few questions.12·


· · · ··     There is 100 units, and they're all one-bedroom?13·


· · · · · · ·          MR. EDGAR:··102 units.··Right.14·


· · · · · · ·          COMMISSIONER GREEN:··And, who's currently15·


· · · ··     renting them right now?16·


· · · · · · ·          Are they vouchers?17·


· · · · · · ·          CEO:··No, they're not vouchers.··They are18·


· · · ··     low-income.19·


· · · · · · ·          COMMISSIONER GREEN:··Low-income?20·


· · · · · · ·          CEO:··Yes.··We don't know how many there have21·


· · · ··     a voucher, but they are -- again, they are22·


· · · ··     one-bedrooms.23·


· · · · · · ·          COMMISSIONER GREEN:··Are we managing them?24·


· · · · · · ·          CEO:··No, we're not managing that site.25·
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· · · ··     No, but we would manage the site.·1·


· · · · · · ·          COMMISSIONER GREEN:··So we'd have 102 units·2·


· · · ··     available --·3·


· · · · · · ·          CEO:··Yes --·4·


· · · · · · ·          COMMISSIONER GREEN:··-- of one bedrooms.·5·


· · · · · · ·          CEO:··-- yes.·6·


· · · · · · ·          COMMISSIONER GREEN:··Okay.··And that's a·7·


· · · ··     five-year waiting list?·8·


· · · · · · ·          CEO:··Yes.·9·


· · · · · · ·          MR. EDGAR:··And we have budgeted for that10·


· · · ··     renovation to effectively ...11·


· · · · · · ·          Commissioner Brock, to your point before,12·


· · · ··     we put that in the budget to move people off-site13·


· · · ··     while we do those renovations.··So that's been14·


· · · ··     baked into the budget.15·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Brock.16·


· · · · · · ·          COMMISSIONER BROCK:··I think I was going to17·


· · · ··     go down the same road that Commissioner Green was18·


· · · ··     going down, because he asked Mr. Alexander about19·


· · · ··     the management.20·


· · · · · · ·          And he said we will be managing this, right?21·


· · · · · · ·          CEO:··That's correct.22·


· · · · · · ·          COMMISSIONER BROCK:··Okay.··So that means you23·


· · · ··     would be putting a manager over there.24·


· · · · · · ·          CEO:··Yes.25·
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· · · · · · ·          COMMISSIONER BROCK:··Oh, okay.··All right.·1·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.·2·


· · · · · · ·          MR. EDGAR:··Any other questions on that?·3·


· · · · · · ·          (no response)·4·


· · · · · · ·          MR. EDGAR:··In addition, I think one of the·5·


· · · ··     great things -- I know Mr. Garfunkel will·6·


· · · ··     speak to this -- is the great opportunity or·7·


· · · ··     potential partnership with Lift Jax.·8·


· · · · · · ·          I'll let Mr. Garfunkel talk about that·9·


· · · ··     potential contribution, but one of the great10·


· · · ··     things is that, you know, total costs or soft11·


· · · ··     costs will be reduced via additional grant monies12·


· · · ··     into the property.13·


· · · · · · ·          And, again, a really great way to14·


· · · ··     revitalize that neighborhood and kind of reduce15·


· · · ··     costs, and, again, we'll provide complete16·


· · · ··     affordability on the property.17·


· · · · · · ·          This property does cash flow incredibly18·


· · · ··     well.··We did model it very conservatively between19·


· · · ··     a 45 and 50-percent operating margin, which just20·


· · · ··     effectively means that, for every dollar of rent,21·


· · · ··     45 cents goes out the door in terms of costs.22·


· · · ··     And we're left with the 55 additional cents there23·


· · · ··     to put towards CapEx or put towards back flow back24·


· · · ··     to the agency to service the debt, et cetera.25·
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· · · · · · ·          And, on average, I just -- I kind of looked·1·


· · · ··     out on average how much does this property·2·


· · · ··     generate for us.··It's about $500,000 per annum·3·


· · · ··     on average over a ten-year life, which is very·4·


· · · ··     good.·5·


· · · · · · ·          Gregory West is the best property in our·6·


· · · ··     portfolio.··I know our comptroller is back there,·7·


· · · ··     but it's the strongest property we have in our·8·


· · · ··     portfolio.·9·


· · · · · · ·          It does anywhere between 65- and 80,000 a10·


· · · ··     month I think of positive cash flow.··So this11·


· · · ··     would be very competitive in the future.12·


· · · · · · ·          And, again, we talked about the value of13·


· · · ··     bringing cash flow back to the agency while14·


· · · ··     simultaneously maintaining full affordability.15·


· · · ··     So it's a very good deal for us in that capacity.16·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Excellent.17·


· · · · · · ·          Mr. Alexander had a comment.18·


· · · · · · ·          CEO:··Yes.··I just want to add, folks,19·


· · · ··     for folks that are not familiar with the property,20·


· · · ··     this property has been on the city's nuisance list21·


· · · ··     for a while with several issues over there.22·


· · · · · · ·          And it has been mentioned to me, from the23·


· · · ··     folks over on the eastside, that this property24·


· · · ··     represents 50 percent of the crime in that25·
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· · · ··     specific area.·1·


· · · · · · ·          COMMISSIONER WALKER:··Well, then I have a·2·


· · · ··     question.·3·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.·4·


· · · · · · ·          COMMISSIONER WALKER:··So there is a crime·5·


· · · ··     problem here.·6·


· · · · · · ·          COMMISSIONER BROCK:··Yes.·7·


· · · · · · ·          COMMISSIONER WALKER:··Have we addressed or·8·


· · · ··     talked with JSO about making sure we have a·9·


· · · ··     partnership?10·


· · · · · · ·          If we're going to buy this and renovate it,11·


· · · ··     has there been conversations with JSO to ensure12·


· · · ··     that, you know, a public authority is now going13·


· · · ··     to be involved?14·


· · · · · · ·          We need public resources to make sure15·


· · · ··     they're out here, you know, being seen and being16·


· · · ··     present -- as opposed to being reactive, trying to17·


· · · ··     be proactive.18·


· · · · · · ·          Has that conversation taken place?19·


· · · · · · ·          Let me rephrase.20·


· · · · · · ·          Will it take place?21·


· · · · · · ·          CEO:··Yes, it will take place.22·


· · · · · · ·          COMMISSIONER WALKER:··Okay.23·


· · · · · · ·          CEO:··And what we know, from our experience24·


· · · ··     as being a professional property manager,25·
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· · · ··     it all starts back at the site, and, if the·1·


· · · ··     property is not managed very well --·2·


· · · ··     that's what we think we're very good at --·3·


· · · ··     if the property is managed very well,·4·


· · · ··     then you eliminate most of the problems at the·5·


· · · ··     site anyhow.·6·


· · · · · · ·          COMMISSIONER WALKER:··Okay.·7·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.·8·


· · · · · · ·          COMMISSIONER BROCK:··Ms. Chair,·9·


· · · ··     like Commissioner Walker said, that -- yes,10·


· · · ··     that property, as far as I know for years,11·


· · · ··     Mr. Chair to say that, yes.··It was high crime12·


· · · ··     in that particular area.13·


· · · · · · ·          That's why, when Mr. Alexander said that14·


· · · ··     we're going to put a manager over there,15·


· · · ··     I was going to ask that question, was we also16·


· · · ··     going to put security over there like we have in,17·


· · · ··     you know, some of our other sites.18·


· · · · · · ·          Because -- and then, again, like you say,19·


· · · ··     a lot of times, when you put in the right property20·


· · · ··     manager, it does build the people's morale,21·


· · · ··     and the people's mindset will change.··But you got22·


· · · ··     to have the proper people, like you say, in place23·


· · · ··     there.··Yes.24·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··And let's go ahead and25·
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· · · ··     invite Mr. Garfunkel up, and, while he's coming·1·


· · · ··     up, I think that it -- and Mr. Alexander made this·2·


· · · ··     point -- that this property is, you know,·3·


· · · ··     the center for about 50 percent of the crime in·4·


· · · ··     the area.·5·


· · · · · · ·          And so, when the housing authority steps in·6·


· · · ··     and we have these strong partnerships, Lift Jax,·7·


· · · ··     the Historic Eastside CDC, you transform the·8·


· · · ··     neighborhood.··And, with that, the crime does·9·


· · · ··     down, and it's kind of like the Starbucks effect.10·


· · · · · · ·          When you build a Starbucks, all the economic11·


· · · ··     development comes around it.··So this is really12·


· · · ··     a good opportunity for the housing authority to13·


· · · ··     step in and just really transform the14·


· · · ··     neighborhood.15·


· · · · · · ·          MR. GARFUNKEL:··Thank you very much for the16·


· · · ··     opportunity.··My name is David Garfunkel,17·


· · · ··     president of Lift Jax.18·


· · · · · · ·          Commissioners, it's a pleasure.19·


· · · · · · ·          And I think this is a great lead-in,20·


· · · ··     and I have got a bunch of stuff.··But I'll go21·


· · · ··     through it quickly for time, but that's the22·


· · · ··     message, "You're not in this alone.··With us at23·


· · · ··     the table and our community partners, you are part24·


· · · ··     of a holistic effort of private individuals,25·
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· · · ··     private companies, foundations, community partners·1·


· · · ··     who are contributing to revitalize this·2·


· · · ··     neighborhood."·3·


· · · · · · ·          And, with that said, this is a key·4·


· · · ··     component of that revitalization.··So we're very·5·


· · · ··     grateful for the potential opportunity to partner·6·


· · · ··     with the housing authority, because we have a lot·7·


· · · ··     of other really exciting things happening.·8·


· · · ··     And this is, like I say, a really key component to·9·


· · · ··     that.10·


· · · · · · ·          So really briefly we are an initiative of11·


· · · ··     business leaders and community leaders partnering12·


· · · ··     to eradicate generational poverty in Jacksonville.13·


· · · · · · ·          Our business partners are represented there14·


· · · ··     on the left-hand side, folks like Florida Blue and15·


· · · ··     VyStar Credit Union and the Jaguars, and then,16·


· · · ··     on the right-hand side, the duPont Fund,17·


· · · ··     United Way, Community Foundation, DCPS, the city18·


· · · ··     and others.19·


· · · · · · ·          The two big orange circles there around our20·


· · · ··     most -- what I view as our most community partner21·


· · · ··     is Historic Eastside Community Development22·


· · · ··     Corporation, Eastside Legacy Business Council.23·


· · · · · · ·          Our number one guiding principle24·


· · · ··     as an organization is never to do to the community25·
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· · · ··     -- that I was partnering with community residents·1·


· · · ··     to enact a change that they want to see in their·2·


· · · ··     own neighborhood.·3·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··I'm sorry.··Not to cut·4·


· · · ··     you off, but just to point out for the board and·5·


· · · ··     for the whole room, obviously, I work for·6·


· · · ··     VyStar Credit Union -- so certainly not any·7·


· · · ··     self-interest here.·8·


· · · · · · ·          It's just we're really like everyone on that·9·


· · · ··     screen, a same part of that same ecosystem10·


· · · ··     that's really looking to a solve for affordable11·


· · · ··     housing.12·


· · · · · · ·          So I just wanted to make sure everyone is13·


· · · ··     aware of that.··Like we are always in the same14·


· · · ··     rooms together.15·


· · · · · · ·          MR. GARFUNKEL:··Thank you.16·


· · · · · · ·          So the model that we're implementing is17·


· · · ··     called, "Purpose Built Communities."18·


· · · ··     I'll briefly touch on the components of this.19·


· · · · · · ·          First and foremost, we're focused in one20·


· · · ··     neighborhood, at least initially, and that is21·


· · · ··     the historic eastside.··We're out east --22·


· · · ··     I'll show you a picture of that in a moment --23·


· · · ··     and we have four main pillars that we implement.24·


· · · · · · ·          And the idea here is that this is holistic.25·
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· · · ··     So our mixed-income housing pillar -- I don't have·1·


· · · ··     to explain that to you; although, I would say that·2·


· · · ··     we do have multifamily work, as well as·3·


· · · ··     single-family work.··That's what that neighborhood·4·


· · · ··     consists of.·5·


· · · · · · ·          Cradle to career education, A-plus·6·


· · · ··     educational outcomes from early childhood all of·7·


· · · ··     the way up to college and career, community·8·


· · · ··     wellness, all of those other aspects that make·9·


· · · ··     a healthy and vibrant community, access to healthy10·


· · · ··     foods, public safety -- we can touch more on that11·


· · · ··     -- parsing green spaces, access to health care and12·


· · · ··     finally financial vitality.13·


· · · · · · ·          And this is really about the economic14·


· · · ··     development of small businesses and also15·


· · · ··     supporting families with their career workforce16·


· · · ··     prospects.17·


· · · · · · ·          And, ultimately, what we do, as Lift Jax,18·


· · · ··     is we serve as the community quarterback.19·


· · · ··     Our job -- I sum it up like this -- work with20·


· · · ··     community leaders to understand what's important21·


· · · ··     to them, and then bring the partners and resources22·


· · · ··     to bear to make that happen.23·


· · · · · · ·          And this is a prime example of this,24·


· · · ··     because we have been hearing, since we got started25·
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· · · ··     three or four years ago, that this particular·1·


· · · ··     property needs to be improved, and so this is an·2·


· · · ··     opportunity for us to help do that, with a·3·


· · · ··     partner, of course.·4·


· · · · · · ·          So this is the historic eastside.·5·


· · · ··     It is the neighborhood just directly north of the·6·


· · · ··     sports complex to the east of Springfield.·7·


· · · ··     I would say Springfield is not included,·8·


· · · ··     not because we don't like Springfield,·9·


· · · ··     but because Springfield is its own neighborhood.10·


· · · ··     And the historic eastside is its own neighborhood.11·


· · · · · · ·          I'm not going to read this whole slide,12·


· · · ··     but I'll say we're working there first.13·


· · · ··     Because it is where we believe we have the best14·


· · · ··     chance of success the most quickly with this model15·


· · · ··     for a couple of important reasons.16·


· · · · · · ·          First and foremost, really strong community17·


· · · ··     leadership, residents who have been doing this18·


· · · ··     work for years with whom we can partner.19·


· · · · · · ·          And, second of all, because of the momentum20·


· · · ··     around the neighborhood, the sports complex,21·


· · · ··     Springfield, Cathedral District -- there is a22·


· · · ··     chance to channel that investment in a way that23·


· · · ··     brings out that neighborhood.24·


· · · · · · ·          A critical point here.··The conversation25·
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· · · ··     about displacement -- we are not doing that.·1·


· · · ··     That is not the goal.··We believe there is an·2·


· · · ··     opportunity to bring investment into the·3·


· · · ··     neighborhood, like the one we're talking about·4·


· · · ··     right now, but do so in a way that strengthens·5·


· · · ··     families, strengthens that community and brings·6·


· · · ··     it back to what it has historically been for,·7·


· · · ··     you know, 50 or 60 years, which is a thriving·8·


· · · ··     African American community in Jacksonville.·9·


· · · · · · ·          I'm going to skip this.··"There is a need."10·


· · · ··     We'll put it that way.11·


· · · · · · ·          You know, there are assets, but there are12·


· · · ··     also indicators that we want to see improved.13·


· · · ··     And I will, in the interest of time, skip this,14·


· · · ··     too.··This is just a map of the lower part of the15·


· · · ··     neighborhood, and what I want to share here16·


· · · ··     or visualize is that Downtown East, which is on17·


· · · ··     the map there right central to the neighborhood,18·


· · · ··     is, one, central in the neighborhood and,19·


· · · ··     therefore, critically important to the20·


· · · ··     neighborhood's success.21·


· · · · · · ·          But, two, this is not the only thing that's22·


· · · ··     happening.··That's just to the point of,23·


· · · ··     you know, not being alone in this.24·


· · · · · · ·          We have a new neiborhood market -- or I25·
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· · · ··     should say, "a renovated neighborhood market,"·1·


· · · ··     Debs Store.··Groceries are coming back into the·2·


· · · ··     neighborhood.·3·


· · · · · · ·          We're doing infill housing.··We are·4·


· · · ··     repairing owner-occupied homes.··We've done about·5·


· · · ··     50 -- or 35 on the way to 50 this year.·6·


· · · ··     Investing with the City of Jacksonville and·7·


· · · ··     City Parks, one of which is two blocks away from·8·


· · · ··     Downtown East, supporting local businesses and·9·


· · · ··     also hopefully, within the next week, closing with10·


· · · ··     another partner on two of the other distressed11·


· · · ··     partners in the neighborhood -- sorry --12·


· · · ··     two distressed apartments in the neighborhood,13·


· · · ··     Eastside Terrace and Eastside Garden.14·


· · · · · · ·          So, just to say, again, that it's the15·


· · · ··     partners and the other projects into which16·


· · · ··     sort of this effort might go.17·


· · · · · · ·          Very briefly.··Debs Store -- this is a18·


· · · ··     neighborhood grocery market that we are restoring,19·


· · · ··     bringing back online.··This should be open in20·


· · · ··     Q1 or maybe Q2 of 2024, and this will be21·


· · · ··     groceries.22·


· · · · · · ·          VyStar Credit Union will have a presence at23·


· · · ··     that as well as career and workforce through24·


· · · ··     Goodwill.25·
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· · · · · · ·          The Melanin Market Cultural Event happens·1·


· · · ··     quarterly.··There are now 250 vendors from across·2·


· · · ··     the region that participate in this local market,·3·


· · · ··     which is an economic development opportunity,·4·


· · · ··     but also a way to celebrate the neighborhood's·5·


· · · ··     history and culture.·6·


· · · · · · ·          Construction Ready -- this is a job training·7·


· · · ··     program that we are partnering with from Atlanta.·8·


· · · ··     We have a cohort starting tomorrow.··It's a·9·


· · · ··     20-day program to get folks job ready,10·


· · · ··     construction ready in 20 days.11·


· · · · · · ·          And my understanding is that there are12·


· · · ··     45 people signed up to participate tomorrow.13·


· · · ··     So there is a lot of momentum around that.14·


· · · · · · ·          John Love Early Learning Center partnership15·


· · · ··     with the school district, DCPS.··This is in the16·


· · · ··     eastside.··This is a premiere early learning17·


· · · ··     center.··It is the only learning center that is18·


· · · ··     run exclusively for early learning run by the19·


· · · ··     district in the City of Jacksonville.··120 seats20·


· · · ··     for three and four-year-olds.··This is a21·


· · · ··     best in class center.··Children and families from22·


· · · ··     downtown used to be able to attend that.23·


· · · · · · ·          Home repairs I mentioned.··Some before and24·


· · · ··     afters, but, again, focused not only on new25·
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· · · ··     investments but on the existing residents,·1·


· · · ··     as well, and improving their quality of life.·2·


· · · · · · ·          So, in terms of housing -- and I'll end here·3·


· · · ··     -- just to reemphasize, you know, we --·4·


· · · ··     a critical component of our housing strategy is·5·


· · · ··     to improve conditions at apartments with partners.·6·


· · · · · · ·          Downtown East, of course, is what's before·7·


· · · ··     you today and to the board on Monday, but I did·8·


· · · ··     want to call out that we have a track record that·9·


· · · ··     we're beginning to build in this work, as well.10·


· · · · · · ·          Eastside Terrace and Eastside Gardens are11·


· · · ··     also right in the neighborhood there.··We have a12·


· · · ··     closing date of next Wednesday with a partner in13·


· · · ··     New Jersey to acquire and rehabilitate those.14·


· · · · · · ·          Different projects -- those are -- you know,15·


· · · ··     those are project-based subsidy, but, again,16·


· · · ··     the similar values that we're trying to bring to17·


· · · ··     that to support those assets to improve and the18·


· · · ··     families in the neighborhood.19·


· · · · · · ·          So that was the nickle tour.··I know you're20·


· · · ··     trying to get out of here at 11:30, but I will21·


· · · ··     stop there.22·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.··Thank you23·


· · · ··     so much.24·


· · · · · · ·          Does anyone have any questions about the25·
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· · · ··     resolution?·1·


· · · · · · ·          About the partnership?·2·


· · · · · · ·          We talked about this a little bit before·3·


· · · ··     -- talked about the city incentive.··I think that·4·


· · · ··     we all like this deal.·5·


· · · · · · ·          COMMISSIONER WALKER:··Just one quick·6·


· · · ··     question, because, for me, this all rides on the·7·


· · · ··     million-and-a-half grant.·8·


· · · · · · ·          Is that confirmed, good to go, signed off on·9·


· · · ··     from your perspective?10·


· · · · · · ·          MR. GARFUNKEL:··That is tentative,11·


· · · ··     but we've had the conversations with the parties.12·


· · · ··     It's been almost like the previous conversation.13·


· · · ··     We wanted to get to this point where we actually14·


· · · ··     had a deal to invest into.15·


· · · · · · ·          And so I think, you know, conditional that we16·


· · · ··     can get it under contract and get something17·


· · · ··     written up, we're eager to move forward.18·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··So we need to,19·


· · · ··     on Monday, have an MOU, an LOI, something that we20·


· · · ··     can sign in order to get our partners to get all21·


· · · ··     of the cap holds back in order; is that right?22·


· · · · · · ·          Are we going to be prepared for Monday for23·


· · · ··     that?24·


· · · · · · ·          Is that all on track?25·
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· · · · · · ·          CEO:··Yes --·1·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Excellent.·2·


· · · · · · ·          CEO:··-- we will be.·3·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··You got the·4·


· · · ··     whole weekend.·5·


· · · · · · ·          Commissioner Green.·6·


· · · · · · ·          COMMISSIONER GREEN:··So Lift Jax commits·7·


· · · ··     1.5 million, and what is in it for Lift Jax?·8·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··To be clear,·9·


· · · ··     the city gave you the dollars to specifically10·


· · · ··     earmark for multifamily and affordable housing11·


· · · ··     in the eastside, and they're putting these dollars12·


· · · ··     into the deal; is that right?13·


· · · · · · ·          MR. GARFUNKEL:··Correct.14·


· · · · · · ·          COMMISSIONER GREEN:··What's in it for us is15·


· · · ··     to be able to --16·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··They're good guys.17·


· · · · · · ·          COMMISSIONER GREEN:··-- I mean for good of18·


· · · ··     the community.19·


· · · · · · ·          But, what do you get in return besides --20·


· · · · · · ·          MR. GARFUNKEL:··So, you know, we have21·


· · · ··     some work to do to, you know, negotiate the22·


· · · ··     specific components of that.23·


· · · · · · ·          Conceptually, we are eager to be at the table24·


· · · ··     to participate to be jointly accountable for the25·


Page 135


· · · ··     success of this project and to fulfill our·1·


· · · ··     mission, which is, you know, focused on approving·2·


· · · ··     apartments in the neighborhood.·3·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner.·4·


· · · · · · ·          COMMISSIONER BROCK:··So we are not coming·5·


· · · ··     out-of-pocket with no money, Mr. Alexander?·6·


· · · · · · ·          CEO:··Yes.·7·


· · · · · · ·          COMMISSIONER BROCK:··We are?·8·


· · · · · · ·          CEO:··Yes, we are.·9·


· · · · · · ·          COMMISSIONER BROCK:··Oh, okay.10·


· · · · · · ·          COMMISSIONER WALKER:··We're coming11·


· · · ··     out-of-pocket?12·


· · · · · · ·          MR. GARFUNKEL:··No.13·


· · · · · · ·          CEO:··Not out-of-pocket -- through the bonds.14·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··This is a bond deal.15·


· · · ··     Okay.16·


· · · · · · ·          COMMISSIONER WALKER:··So, Commissioner,17·


· · · ··     I've looked at -- again, unless there are any18·


· · · ··     other comments, I've looked at the model.19·


· · · ··     I think -- I forget who brought up this property.20·


· · · ··     It has been on our radar for all the wrong21·


· · · ··     reasons.22·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.23·


· · · · · · ·          COMMISSIONER WALKER:··I'd like to put it on24·


· · · ··     our radar for all the right reasons.25·


Page 136


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··I love it.·1·


· · · · · · ·          COMMISSIONER WALKER:··So I would move to·2·


· · · ··     recommend to the board's full approval subject to·3·


· · · ··     the terms of the final MOU for approval.·4·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.·5·


· · · · · · ·          We have a motion.·6·


· · · · · · ·          Do we have a second?·7·


· · · · · · ·          COMMISSIONER BROCK:··Second.·8·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··All in favor?·9·


· · · · · · ·          COMMISSIONER BROCK:··Aye.10·


· · · · · · ·          COMMISSIONER GREEN:··Aye.11·


· · · · · · ·          COMMISSIONER WALKER:··Aye.12·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Hearing no opposed,13·


· · · ··     the motion moves to the board.14·


· · · · · · ·          Thank you, David, and everyone involved with15·


· · · ··     this deal.16·


· · · · · · ·          So that concludes JHA-31.17·


· · · · · · ·          Do we have any further discussion on JHA-30?18·


· · · · · · ·          I know people were in and out of the room.19·


· · · · · · ·          Do we need to table that for Monday?20·


· · · · · · ·          And the question is for our bond partners.21·


· · · · · · ·          Do we have an update on the Westwood project,22·


· · · ··     or are we going to hold that for now?23·


· · · · · · ·          MR. NABHOLZ:··I think they're just working to24·


· · · ··     -- they're making a phone call, and they know25·
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· · · ··     that we're looking to adjourn here in about·1·


· · · ··     12 minutes.·2·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.·3·


· · · · · · ·          MR. NABHOLZ:··So they should step back in·4·


· · · ··     any minute.·5·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··And I realize we had·6·


· · · ··     an agenda that included a bond workshop.·7·


· · · ··     I feel like we've talked a lot about bonds.·8·


· · · ··     I think that we can either postpone that or just·9·


· · · ··     -- and not to -- I know that was on the agenda,10·


· · · ··     and everyone really wanted to stay for that.11·


· · · · · · ·          But let's move to Chair comments, if everyone12·


· · · ··     is in favor; is that all right?13·


· · · · · · ·          (no response)14·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··So, just procedurally,15·


· · · ··     we're holding on JHA-30, because we don't have16·


· · · ··     anything to discuss.17·


· · · · · · ·          All right.··So we'll move on to Chair18·


· · · ··     comments.19·


· · · · · · ·          Does everyone agree?20·


· · · · · · ·          COMMISSIONER WALKER:··Yes.21·


· · · · · · ·          CEO:··Yes.22·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.23·


· · · · · · ·          Mr. Alexander.24·


· · · · · · ·          CEO:··Okay.··Good.··Thank you.··So an update25·
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· · · ··     on the Normandy deal -- we actually just got the·1·


· · · ··     MOU yesterday -- late yesterday evening.·2·


· · · ··     That's why the board does not have it.·3·


· · · · · · ·          Our attorneys, BMO, have worked with Chase's·4·


· · · ··     attorneys.··I have an MOU that both attorneys·5·


· · · ··     agreed on, and they signed off on it.·6·


· · · ··     I just wanted to let the board know that I will·7·


· · · ··     bring it to the board meeting on Monday to get the·8·


· · · ··     board's approval to sign off on it.··Chase has·9·


· · · ··     already signed off.10·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Good.11·


· · · · · · ·          COMMISSIONER WALKER:··Commissioner, if I12·


· · · ··     may.13·


· · · · · · ·          Mr. Alexander, can you make sure that's14·


· · · ··     circulated like today?15·


· · · · · · ·          CEO:··Yes.16·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··And, when you say,17·


· · · ··     "both attorneys --" on our side, which attorneys18·


· · · ··     did you mean?19·


· · · · · · ·          CEO:··BMO.20·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··Has OGC also21·


· · · ··     reviewed it, or do they need to?22·


· · · · · · ·          CEO:··Yes, they have.··Yes.··They have given23·


· · · ··     a commitment to it.··They have been on every24·


· · · ··     single email, and they are aware what this whole25·
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· · · ··     MOU -- typically, BMO normally goes back with our·1·


· · · ··     attorney to make sure they are in agreement.·2·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Perfect.·3·


· · · · · · ·          And thank you OGC and all of our legal·4·


· · · ··     counsel.·5·


· · · · · · ·          And I was going to, at the end,·6·


· · · ··     say thank you to all senior staff, especially the·7·


· · · ··     Finance Team, for working on all of this.·8·


· · · ··     I know it's been a lot of work.·9·


· · · · · · ·          CEO:··Yes.10·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··But thank you everyone11·


· · · ··     in the room.12·


· · · · · · ·          CEO:··Yes.··And I would want to acknowledge13·


· · · ··     Mr. Reynold, who's been an integral part of making14·


· · · ··     sure that we navigate through this whole entire15·


· · · ··     process based on his background in engineering.16·


· · · · · · ·          And we were able to really negotiate a deal17·


· · · ··     and get to this point --18·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.19·


· · · · · · ·          CEO:··-- and the rest of the Finance Team,20·


· · · ··     as well.21·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.22·


· · · · · · ·          Any other comments on the Chase deal?23·


· · · · · · ·          CEO:··No.··We're just looking forward to24·


· · · ··     getting the board's approval on Monday to sign off25·


Page 140


· · · ··     on this and put a shovel in the dirt.·1·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.·2·


· · · · · · ·          I do have a question just ahead of Monday's·3·


· · · ··     meeting on the JWB project.·4·


· · · · · · ·          I think we committed to 50 homes,·5·


· · · ··     or was it 30?·6·


· · · · · · ·          CEO:··Yes.··So we committed to 50,·7·


· · · ··     and we have --·8·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··I knew it was an odd·9·


· · · ··     number in the tens.10·


· · · · · · ·          CEO:··-- and we have obtained 33 to date.11·


· · · ··     We just acquired our last -- not our last --12·


· · · ··     the recent five as of two weeks ago,13·


· · · ··     about two-and-a-half weeks ago, two weeks14·


· · · ··     ago.15·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Do we have the16·


· · · ··     opportunity or the ability to slow down on17·


· · · ··     acquiring properties?18·


· · · · · · ·          Because I feel like we're looking at a lot of19·


· · · ··     things.··Not to rank projects, but just really20·


· · · ··     ranking impact in our communities.21·


· · · · · · ·          I feel like our priorities have shifted,22·


· · · ··     and, if we were presented with that deal today,23·


· · · ··     it certainly would be at the bottom of my list.24·


· · · · · · ·          For the record, Commissioner Walker is25·
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· · · ··     agreeing with me.·1·


· · · · · · ·          COMMISSIONER WALKER:··Which deal?·2·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··The JWB project.·3·


· · · · · · ·          COMMISSIONER WALKER:··Yes.·4·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··So my question is,·5·


· · · ··     can we slow down on acquiring properties and·6·


· · · ··     reevaluate that deal?·7·


· · · · · · ·          CEO:··Yes.·8·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Open discussion.·9·


· · · · · · ·          COMMISSIONER WALKER:··If I can, Commissioner.10·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes, please.11·


· · · · · · ·          COMMISSIONER WALKER:··I appreciate the need12·


· · · ··     for single-family homes, but, looking through13·


· · · ··     these deals that have been presented,14·


· · · ··     even the Normandy deal, which has been a struggle,15·


· · · ··     I think we may be better served to your point to16·


· · · ··     maybe look at how many units we're bringing online17·


· · · ··     for the dollars we're spending.18·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.19·


· · · · · · ·          COMMISSIONER WALKER:··What is the average20·


· · · ··     sales price of those homes, Mr. Alexander?21·


· · · · · · ·          CEO:··270-.22·


· · · · · · ·          COMMISSIONER WALKER:··So 270- for a23·


· · · ··     single-family home, which is still needed,24·


· · · ··     but we're talking about acquiring units sub,25·
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· · · ··     you know, 175,000.·1·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Right.·2·


· · · · · · ·          COMMISSIONER WALKER:··It stretches the·3·


· · · ··     dollar.·4·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes, and we're looking·5·


· · · ··     to move the needle.·6·


· · · · · · ·          COMMISSIONER WALKER:··Correct.·7·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Every family matters,·8·


· · · ··     but not one family at a time.··Like 100 families·9·


· · · ··     at a time.10·


· · · · · · ·          Commissioner Green.11·


· · · · · · ·          COMMISSIONER GREEN:··I kind of disagree with12·


· · · ··     both of you there, because they're already built.13·


· · · ··     And they're pretty much turnkey and already14·


· · · ··     there, where these are three years down the15·


· · · ··     road, besides that hundred unit property that we16·


· · · ··     just discussed.17·


· · · · · · ·          But it's a committee.18·


· · · · · · ·          So you got to vote on it, right?19·


· · · · · · ·          COMMISSIONER WALKER:··I think, Commissioner20·


· · · ··     Green -- I think where I'm coming from is I still21·


· · · ··     think we heed the need.22·


· · · · · · ·          COMMISSIONER GREEN:··Right.23·


· · · · · · ·          COMMISSIONER WALKER:··I'm just saying that24·


· · · ··     hindsight 20/20, would we have agreed to25·


Page 143


· · · ··     50 homes right off the bat, knowing we could pick·1·


· · · ··     up how many units are at Westwood and Franklin·2·


· · · ··     Arms for a price?·3·


· · · · · · ·          I think it's a balancing act.·4·


· · · · · · ·          COMMISSIONER GREEN:··Right.·5·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··I agree.·6·


· · · · · · ·          COMMISSIONER GREEN:··I mean, if someone wants·7·


· · · ··     to present a single-family housing deal,·8·


· · · ··     I mean let them present it.·9·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Agreed.10·


· · · · · · ·          COMMISSIONER WALKER:··Agreed.11·


· · · · · · ·          COMMISSIONER GREEN:··If they want to present12·


· · · ··     a multifamily deal, let them present it.13·


· · · ··     I mean, if the numbers work, the numbers work.14·


· · · · · · ·          COMMISSIONER WALKER:··Agreed.15·


· · · · · · ·          COMMISSIONER GREEN:··At least that's what16·


· · · ··     I --17·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··My comment is18·


· · · ··     only, just as we are committing our resources,19·


· · · ··     just continuing to evaluate these things that we20·


· · · ··     have on the table and not to say that we don't do21·


· · · ··     the rest of the commitment.22·


· · · · · · ·          I was just wanting to explore what our23·


· · · ··     opportunity is, if we're still down on closing24·


· · · ··     on those homes.25·
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· · · · · · ·          And, if the team doesn't agree to that,·1·


· · · ··     then it's just, you know, Heather's thoughts.·2·


· · · · · · ·          Commissioner.·3·


· · · · · · ·          COMMISSIONER BROCK:··Ms. Chair to·4·


· · · ··     Mr. Alexander, Mr. Alexander the JWB properties --·5·


· · · ··     and I know this -- today we've spent a lot of time·6·


· · · ··     talking about affordable housing, but I just have·7·


· · · ··     a question.·8·


· · · · · · ·          How many of those houses that we have gotten·9·


· · · ··     from JWB that we currently own -- the families10·


· · · ··     that reside in there are on a Section 8 voucher?11·


· · · · · · ·          CEO:··I don't know offhand, but I know12·


· · · ··     several of them are on Section 8 vouchers.13·


· · · ··     Several of them.··A good deal of them have been on14·


· · · ··     Section 8 vouchers.15·


· · · · · · ·          COMMISSIONER BROCK:··Because, yeah.16·


· · · ··     Because I know, like you were saying today,17·


· · · ··     you know, we're trying to meet the needs of18·


· · · ··     affordable housing.19·


· · · · · · ·          CEO:··Yes.20·


· · · · · · ·          COMMISSIONER BROCK:··And I was just curious21·


· · · ··     on how many families were we able to put in there22·


· · · ··     from our waiting list.23·


· · · · · · ·          CEO:··Several of them, and it definitely has24·


· · · ··     had some impact by housing these families.25·
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· · · ··     But I would add to the fact that we still do have·1·


· · · ··     -- and to bring to the board's attention --·2·


· · · ··     we still do have those 30-plus vacant lots that we·3·


· · · ··     never put anything on.·4·


· · · · · · ·          So, if we look further down the road at·5·


· · · ··     even putting anymore townhouses, we may go back·6·


· · · ··     and review that process of putting some on the·7·


· · · ··     lots, which will reduce our overall cost, as well.·8·


· · · · · · ·          COMMISSIONER BROCK:··Okay.·9·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··All right.··Thank you.10·


· · · · · · ·          MS. GRAHAM:··Madam Chair, I'm sorry to11·


· · · ··     interrupt.12·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··No, please.13·


· · · · · · ·          MS. GRAHAM:··I have two kind of just overall14·


· · · ··     questions.··I understand that these resolutions15·


· · · ··     -- I understand that these resolutions will go to16·


· · · ··     the board on Monday, and, basically, they're just17·


· · · ··     authorizing the ability for the housing authority18·


· · · ··     to negotiate MOUs or kind of negotiate further19·


· · · ··     with the group.··And, once due diligence is done20·


· · · ··     on those deals, they'll come back for full21·


· · · ··     approval.22·


· · · · · · ·          Is that the correct procedure?23·


· · · · · · ·          Do I have that right?24·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··I see Commissioner25·
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· · · ··     Walker squinting.··That is what I understand,·1·


· · · ··     that we're authorizing, pending the legal·2·


· · · ··     agreements are within underwriting and everything·3·


· · · ··     else we discussed, giving the housing authority·4·


· · · ··     the authority to then negotiate.·5·


· · · · · · ·          COMMISSIONER WALKER:··Correct.·6·


· · · · · · ·          I just want to make sure -- and, Tanya (sic),·7·


· · · ··     thank you for bringing it up.··I just want to make·8·


· · · ··     sure we're clear, which is, again, knowing these·9·


· · · ··     deals.10·


· · · · · · ·          I want to make sure that, to the extent we11·


· · · ··     can, the MOUs are before us on Monday --12·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes --13·


· · · · · · ·          COMMISSIONER WALKER:··-- or at least the14·


· · · ··     principal terms are outlined --15·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··-- yes.16·


· · · · · · ·          COMMISSIONER WALKER:··-- so that we can17·


· · · ··     approve the housing -- you know, approve Dwayne18·


· · · ··     to begin executing, you know, the legal,19·


· · · ··     the financial to get all the deals in order,20·


· · · ··     and then there would be one final, when we're21·


· · · ··     ready to close, you know, "Here's the deal.22·


· · · ··     It's all documented consistent with the resolution23·


· · · ··     that you authorized us to.24·


· · · · · · ·          "You know, can you please authorize the25·
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· · · ··     closing," if we need that.·1·


· · · · · · ·          I guess that's a question for OGC.·2·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··I agree.·3·


· · · ··     And, just -- I know that that --·4·


· · · · · · ·          MS. GRAHAM:··(inaudible crosstalk)·5·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··-- sorry.·6·


· · · · · · ·          Tanya, just 1 minute.·7·


· · · · · · ·          Tanya, on prioritizing, I think that we have·8·


· · · ··     the ticking on the city incentives.··I think that·9·


· · · ··     we put that top of the priority.10·


· · · · · · ·          All of these I'm sure have expiration dates,11·


· · · ··     but let's prioritize that so we don't miss out on12·


· · · ··     an opportunity.13·


· · · · · · ·          I'm sorry.14·


· · · · · · ·          Tanya, go ahead.15·


· · · · · · ·          COURT REPORTER:··It was Nicole.16·


· · · · · · ·          MS. DEMPSEY:··I think it was Nicole,17·


· · · ··     actually.18·


· · · · · · ·          Go ahead.19·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Oh, I'm sorry.20·


· · · · · · ·          MS. GRAHAM:··It was Nicole.··So, on that --21·


· · · ··     that one would be -- it's entering into a --22·


· · · ··     it's getting the terms ready.23·


· · · · · · ·          We're not recommending approval of that24·


· · · ··     acquisition; is that correct?25·
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· · · · · · ·          COMMISSIONER WALKER:··No.··I think --·1·


· · · ··     I think what we're saying is, based on·2·


· · · ··     presentations today, we're recommending to the·3·


· · · ··     full board to proceed with an MOU on substantially·4·


· · · ··     the same terms presented today, right,·5·


· · · ··     which will be binding to a certain degree.·6·


· · · ··     And then, assuming that those terms work out·7·


· · · ··     for the transaction, we would authorize closing.·8·


· · · · · · ·          Is that consistent, Commissioner Horovitz?·9·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··That's what --10·


· · · ··     I think everyone understands that to be the case.11·


· · · · · · ·          I think the resolutions need a little bit12·


· · · ··     more detail.··I don't know how much.··I think,13·


· · · ··     on Monday, we'll be moving motions with a ton of14·


· · · ··     amendment language.15·


· · · · · · ·          COMMISSIONER WALKER:··Commissioner,16·


· · · ··     for the sake of Monday's meeting so it doesn't run17·


· · · ··     6 hours, I would strongly encourage and prefer18·


· · · ··     that all parties for deals being approved today19·


· · · ··     get their lawyers and our lawyers on the line and20·


· · · ··     get an MOU hashed out before Monday's meeting.21·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··I agree.22·


· · · · · · ·          COMMISSIONER WALKER:··Because, otherwise,23·


· · · ··     this will be a very long and potentially24·


· · · ··     unproductive meeting.25·
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· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.·1·


· · · · · · ·          Everyone, thank you.·2·


· · · · · · ·          And, was there a second point?·3·


· · · · · · ·          (no response)·4·


· · · · · · ·          (Mr. Jones and Mr. Brantley reentered the·5·


· · · ··     room.)·6·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··I also want to·7·


· · · ··     acknowledge that the Integral Team did step back·8·


· · · ··     in.·9·


· · · · · · ·          Was there an update on the conversation?10·


· · · · · · ·          MR. JONES:··Yes.11·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··Were there any12·


· · · ··     --13·


· · · · · · ·          MS. GRAHAM:··This is Nicole with CSG just to14·


· · · ··     point out on the Downtown East, we didn't15·


· · · ··     actually speak to that on this call, but we did16·


· · · ··     have recommendations in a memo previously that are17·


· · · ··     sort of different than the way this deal is18·


· · · ··     unfolding.19·


· · · · · · ·          So I just wanted to point that out,20·


· · · ··     since we're, you know -- we're looking at the21·


· · · ··     three transactions.22·


· · · · · · ·          Right?23·


· · · · · · ·          So, just sort of for the record, right,24·


· · · ··     like, on all three transactions, you know,25·
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· · · ··     CSG would recommend certain terms that are --·1·


· · · ··     you know, that would need to be there contingent,·2·


· · · ··     you know, before the deals go forward.·3·


· · · · · · ·          That would be our recommendation.·4·


· · · ··     So I just wanted to make sure that that is clear·5·


· · · ··     for everyone, that, as we have reviewed it,·6·


· · · ··     we actually did not think that the Downtown East·7·


· · · ··     was, you know -- was sort of the best investment.·8·


· · · · · · ·          And, also, I just want to, again, kind of·9·


· · · ··     call attention -- I know that the bond discussion10·


· · · ··     was postponed.··But, you know, if JHA is talking11·


· · · ··     about taking on all of these deals, right,12·


· · · ··     this really is a lot of risk that the housing13·


· · · ··     authority is facing.14·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Green,15·


· · · ··     go first.16·


· · · · · · ·          COMMISSIONER GREEN:··Regarding the one for17·


· · · ··     the construction deal, when they -- with these18·


· · · ··     deals, do they have any type of incentives19·


· · · ··     given to the developer if they complete20·


· · · ··     construction within set times -- say prior to21·


· · · ··     36 months, or stabilization before 36 months or22·


· · · ··     any type of penalty on the debt fee if it takes23·


· · · ··     longer than 36 months, et cetera?24·


· · · · · · ·          Are those typically in the discussion or the25·
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· · · ··     deal or the terms, if you understand my question?·1·


· · · · · · ·          COMMISSIONER WALKER:··I don't know,·2·


· · · ··     but I would expect that to be part of the·3·


· · · ··     MOU financing conversation.·4·


· · · · · · ·          You know, if that's something -- if they're·5·


· · · ··     asking for, you know, a 10-percent developer fee,·6·


· · · ··     well, then, you know, to get to that hurdle,·7·


· · · ··     you know -- and I'm making up a number.·8·


· · · ··     I'm not saying that's what it is -- but there have·9·


· · · ··     got to be incentives.10·


· · · · · · ·          I think that's kind of where I land on it.11·


· · · ··     To me, that's a detailed conversation.12·


· · · · · · ·          (inaudible crosstalk)13·


· · · · · · ·          COMMISSIONER GREEN:··Are we that far along in14·


· · · ··     discussion, or is this like --15·


· · · · · · ·          COMMISSIONER WALKER:··I don't know.16·


· · · · · · ·          I will say, Commissioner Horovitz, that going17·


· · · ··     forward, I would like to see proposed MOUs with18·


· · · ··     this packet.19·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··I think that,20·


· · · ··     when we were discussing that MOUs were shared,21·


· · · ··     at least a draft so we could have a more robust22·


· · · ··     conversation.23·


· · · · · · ·          COMMISSIONER WALKER:··Something.24·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··That would be helpful,25·
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· · · ··     as well as the memo from our CSG partners,·1·


· · · ··     to give all of this extra context so we're not·2·


· · · ··     hearing it all for the first time.·3·


· · · · · · ·          I had seen the memos, and I apologize.·4·


· · · ··     I thought they were circulated.··That would just·5·


· · · ··     help I think be more efficient.·6·


· · · · · · ·          COMMISSIONER WALKER:··And one more thing,·7·


· · · ··     Commissioner, and this may be something for the·8·


· · · ··     full board to consider.·9·


· · · · · · ·          What I'm hearing -- that's why we have10·


· · · ··     meetings -- is a consistent tension between11·


· · · ··     CSG's underwriting and where they're coming from12·


· · · ··     on their recommendations, how the deals are being13·


· · · ··     structured and our staff's recommendations.14·


· · · · · · ·          I'm not saying anybody is right or wrong.15·


· · · ··     I do think that, you know, we, as a board,16·


· · · ··     need to decide.17·


· · · · · · ·          And I think we have set the policy,18·


· · · ··     but I'm open to talking about this, again,19·


· · · ··     that the legal risk is one thing.··The financing20·


· · · ··     risk is another.21·


· · · · · · ·          And I think it's the job of this committee,22·


· · · ··     during these meetings, to understand the financing23·


· · · ··     risk and make recommendations appreciating24·


· · · ··     everybody's input.25·
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· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.·1·


· · · · · · ·          COMMISSIONER WALKER:··But I hear the tension·2·


· · · ··     in some of the discussions, and I know how I come·3·


· · · ··     down.··But I think the rest of the board should·4·


· · · ··     be aware of those conversations.·5·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Sure.·6·


· · · · · · ·          And I don't know if this is a conversation·7·


· · · ··     for the Acquisition Committee --·8·


· · · · · · ·          COMMISSIONER WALKER:··I don't think so.·9·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··-- or for the Finance10·


· · · ··     Committee.11·


· · · · · · ·          But, when we're looking at -- so, in this12·


· · · ··     room, I think that we're talking about what are13·


· · · ··     the deals the housing authority wants to do and14·


· · · ··     making a recommendation to the board.15·


· · · · · · ·          Then the Finance Committee I see is,16·


· · · ··     "Okay.··Now we've got, you know, three strong17·


· · · ··     deals," if that's what we're looking at.18·


· · · · · · ·          "Finance, can we afford to do all of these?"19·


· · · · · · ·          Or, "How do we adjust these deals or20·


· · · ··     prioritize them or the timing of them so it21·


· · · ··     doesn't bankrupt the housing authority?"22·


· · · · · · ·          So it's kind of two different conversations,23·


· · · ··     which is like a blurred line between acquisition24·


· · · ··     and finance.25·
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· · · · · · ·          It's probably too in the weeds for the·1·


· · · ··     full board, and maybe it's something that we dig·2·


· · · ··     into a little bit more tomorrow.·3·


· · · · · · ·          But, certainly, to our CSG partners,·4·


· · · ··     you know, we can't go up tomorrow and commit·5·


· · · ··     200-plus million dollars to all of these deals·6·


· · · ··     starting Q1 next year.·7·


· · · · · · ·          So we do really need to look at how·8·


· · · ··     we're going to prioritize and how we time --·9·


· · · · · · ·          MS. GRAHAM:··Yes.10·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··-- yes.··So that's11·


· · · ··     certainly for --12·


· · · · · · ·          (inaudible crosstalk)13·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··-- yes -- but I think14·


· · · ··     that we'll take that to tomorrow's meeting.15·


· · · · · · ·          MS. GRAHAM:··You mentioned kind of the16·


· · · ··     conflict, you know, between maybe what we're17·


· · · ··     thinking and what staff is thinking.··And you also18·


· · · ··     mentioned how the deals are being structured.19·


· · · · · · ·          Can I just ask -- and I know I'm sort of new20·


· · · ··     to this group -- is Piper Sandler in all three of21·


· · · ··     these transactions?22·


· · · · · · ·          COMMISSIONER WALKER:··I have no idea.23·


· · · · · · ·          MR. EDGAR:··Yes.24·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Is that right?25·
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· · · · · · ·          Are all of the deals --·1·


· · · · · · ·          MR. EDGAR:··Yes.·2·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··-- the answer is,·3·


· · · ··     "Yes."·4·


· · · · · · ·          MS. GRAHAM:··Okay.··And, again, just for·5·


· · · ··     clarification, are they operating under an·6·


· · · ··     RFP exemption?·7·


· · · · · · ·          Do you have a contract with them?·8·


· · · · · · ·          COMMISSIONER WALKER:··No.··I don't think we·9·


· · · ··     --10·


· · · · · · ·          Tanya, this was probably a year to 18 months11·


· · · ··     ago.··I think we --12·


· · · · · · ·          MS. DEMPSEY:··Yes.13·


· · · · · · ·          COMMISSIONER WALKER:··-- presented --14·


· · · ··     multiple groups presented.15·


· · · · · · ·          To me, you know, come one come all.16·


· · · · · · ·          Right?17·


· · · · · · ·          If a developer has an existing relationship18·


· · · ··     and there is an investment banker, I'm agnostic,19·


· · · ··     you know, if they want to help structure the20·


· · · ··     deal.21·


· · · · · · ·          I think we had -- I mean we've had KeyBank22·


· · · ··     here on deals.··We've had Piper Sandler here on23·


· · · ··     deals.··We've had D. A. Davidson here on deals.24·


· · · · · · ·          I mean I don't think the housing authority25·
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· · · ··     has said, "This is our investment banker."·1·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Is there a reason for·2·


· · · ··     your question?·3·


· · · · · · ·          MS. GRAHAM:··The reasoning for my question is·4·


· · · ··     just that.··Right.··So there is a big line in the·5·


· · · ··     sand, right, between underwriting and advising,·6·


· · · ··     and it just sounded like sometimes you --·7·


· · · ··     it sounded like the underwriter was advising·8·


· · · ··     JHA.·9·


· · · · · · ·          And there is really an inherent conflict of10·


· · · ··     interest in that, and that's why it's regulated11·


· · · ··     really heavily.12·


· · · · · · ·          So, you know, I -- just an underwriter needs13·


· · · ··     to be either operating under an RFP exemption14·


· · · ··     or an IRMA exemption, and I don't think we've15·


· · · ··     gotten an IRMA letter.16·


· · · · · · ·          I just want to, you know, make sure our17·


· · · ··     i's are dotted and our t's are crossed and that18·


· · · ··     the housing authority --19·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Nicole, not to cut you20·


· · · ··     off.··Sorry.··It just feels like an operational21·


· · · ··     question that maybe we can take offline.22·


· · · · · · ·          COMMISSIONER WALKER:··I agree.23·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··You don't have to24·


· · · ··     address it now.··It's fine.25·
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· · · · · · ·          Mr. Alexander, will you please just address·1·


· · · ··     this with your team, and make sure this isn't a·2·


· · · ··     conflict?·3·


· · · · · · ·          CEO:··Yes.·4·


· · · · · · ·          COMMISSIONER WALKER:··Agreed.··This is·5·


· · · ··     an OGC legal question.·6·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Okay.··Thank you.·7·


· · · · · · ·          Were there any other -- okay.·8·


· · · · · · ·          Commissioner Walker.·9·


· · · · · · ·          COMMISSIONER WALKER:··No.··I'm sensitive to10·


· · · ··     Commissioner Green's constraints.11·


· · · · · · ·          COMMISSIONER GREEN:··5 minutes.12·


· · · · · · ·          COMMISSIONER WALKER:··5 minutes.13·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··5 minutes.14·


· · · · · · ·          We have a 5-minute update.15·


· · · · · · ·          MR. BRANTLEY:··I will try to do it fast.16·


· · · ··     I'm going to do it off the fly from the phone.17·


· · · · · · ·          So, being very sensitive to what18·


· · · ··     Commissioner Walker said and wanting to make sure19·


· · · ··     that Integral is, in fact, doing everything that20·


· · · ··     we said in being a good partner, we heard you loud21·


· · · ··     and clear.22·


· · · · · · ·          We want to make sure, though, that,23·


· · · ··     as we go down this road of making the changes,24·


· · · ··     that we heard the comments from bond counsel.25·
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· · · · · · ·          We know that we have to have a material·1·


· · · ··     participation in this deal.··So, having all of·2·


· · · ··     that as a backdrop, to not upset the apple cart·3·


· · · ··     of all the different players and folks that need·4·


· · · ··     to have their interest or responsibilities met in·5·


· · · ··     the deal, I want to make some changes to what we·6·


· · · ··     proposed.·7·


· · · · · · ·          And let me just tell this personally.·8·


· · · ··     I talked to them.··See my screen (referred to·9·


· · · ··     smart phone).10·


· · · · · · ·          All right.··So, as part of the transaction11·


· · · ··     that we presented earlier, it had an acquisition12·


· · · ··     fee.··So what we want to do is just nail that13·


· · · ··     down.14·


· · · · · · ·          Instead of what we proposed, we'll come15·


· · · ··     back with the proposition that CSG proposed,16·


· · · ··     and I think it was around 4 percent roughly.17·


· · · ··     So we'll do that.18·


· · · · · · ·          That will not be in the total TDC.19·


· · · ··     We'll take out -- we don't want to get paid20·


· · · ··     doubly on money that we're charging.21·


· · · ··     So that will be taken out of any kind of22·


· · · ··     monies that we're getting from the deal.23·


· · · · · · ·          That would be adjusted, and that percentage24·


· · · ··     would apply only to the balance of the25·
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· · · ··     transaction.··I think that's fair, and that's·1·


· · · ··     being a good partner.·2·


· · · · · · ·          On the back end, on the Note, which is·3·


· · · ··     typically required in these deals to show·4·


· · · ··     that the developer has an interest long-term·5·


· · · ··     to facilitate the transaction and making sure·6·


· · · ··     that we're getting from A to B with the least·7·


· · · ··     amount of hurdles -- and you have an experienced·8·


· · · ··     development partner at the table.·9·


· · · · · · ·          We proposed $4,000,000.··We're going to cut10·


· · · ··     that in half is what we propose.··That will also11·


· · · ··     cut our cash flow repayment throughout the terms12·


· · · ··     of the deal in half roughly.13·


· · · · · · ·          Okay?14·


· · · · · · ·          Sorry.··My screen keeps locking.15·


· · · · · · ·          And then, finally, wanting us to continue to16·


· · · ··     be a good partner -- and heard the comments about,17·


· · · ··     "having some skin in the game --" so half of18·


· · · ··     our acquisition fee, in terms of exposure --19·


· · · ··     we'll present our exposure up to half of that20·


· · · ··     amount.21·


· · · · · · ·          COMMISSIONER WALKER:··Via some sort of22·


· · · ··     deficit guarantee I assume?23·


· · · · · · ·          MR. JONES:··Yes, deficit guarantee.··Yes.24·


· · · ··     That's correct.··So, if the fee is roughly25·
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· · · ··     1.7 million, that's roughly 850,000.·1·


· · · · · · ·          MR. BRANTLEY:··All right.··And that way we're·2·


· · · ··     riding with you fully, and I think that that shows·3·


· · · ··     our commitment to the deal.··And I hope that that·4·


· · · ··     would be acceptable.·5·


· · · · · · ·          We would ask that the committee would approve·6·


· · · ··     that, subject to any kind scrivener's error or·7·


· · · ··     anything that we need to just, you know, go back·8·


· · · ··     and look at, but I think that that would --·9·


· · · · · · ·          (Mr. Jones addressed Mr. Brantley off of the10·


· · · ··     record.)11·


· · · · · · ·          MR. BRANTLEY:··-- go speak.12·


· · · · · · ·          MR. JONES:··So the other part of this is that13·


· · · ··     we're also going to be on the hook, but we're not14·


· · · ··     at all involved in the operations.15·


· · · · · · ·          All right.··So right now we'll pencil out the16·


· · · ··     deal, but I think now, with the changes,17·


· · · ··     it's going to underwrite in the 125-, 130-.18·


· · · ··     It's a very solid deal.19·


· · · · · · ·          What we would propose is that, if it ever --20·


· · · ··     so part of the essential function bounds --21·


· · · ··     in its quarterly report, you have to tend to the22·


· · · ··     bondholders.23·


· · · · · · ·          If it ever drops below 1.05, that we would24·


· · · ··     have the ability to replace the current management25·
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· · · ··     with our management.·1·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Walker.·2·


· · · · · · ·          COMMISSIONER WALKER:··First of all,·3·


· · · ··     thank you.··This tells me a lot about you and your·4·


· · · ··     group, that you came back with this.·5·


· · · · · · ·          I'm a lot happier.··I have two thoughts.·6·


· · · · · · ·          One, with this -- and I'm just thinking·7·


· · · ··     through all of this -- with this, I would be fine,·8·


· · · ··     again, for moving to recommendation subject to·9·


· · · ··     final MOU at the board meeting.10·


· · · · · · ·          I will say this, Mr. Alexander.··I'm actually11·


· · · ··     fine with the management change, because,12·


· · · ··     if we're not managing these assets to a 1.05 debt13·


· · · ··     service coverage, Mr. Alexander, you have bigger14·


· · · ··     problems.15·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··I agree.16·


· · · ··     And we talked about how great our property17·


· · · ··     management is.··Yes.··100 percent.18·


· · · · · · ·          COMMISSIONER WALKER:··So we need to be19·


· · · ··     willing to -- you know, if they're going to put20·


· · · ··     up some skin in the game -- and then I would ask21·


· · · ··     that CSG rerun the analysis on this.··I think this22·


· · · ··     is a much -- I appreciate that.23·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··Me, too.24·


· · · · · · ·          COMMISSIONER WALKER:··That is a much better25·
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· · · ··     partnership.·1·


· · · · · · ·          MR. JONES:··And we appreciate your·2·


· · · ··     partnership, as well.·3·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.··I will just·4·


· · · ··     echo that.··Thank you, again, for coming up with·5·


· · · ··     that so quickly.·6·


· · · · · · ·          I did not notice anyone on the Finance Team·7·


· · · ··     writing all of that down, but I think everything·8·


· · · ··     got cut in half.·9·


· · · · · · ·          COMMISSIONER WALKER:··Oh, I did.10·


· · · · · · ·          (People laughed.)11·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.··Everyone12·


· · · ··     can connect so we can have something to really13·


· · · ··     vote on on Monday.14·


· · · · · · ·          So, for the sake of time, do we have15·


· · · ··     a motion then?16·


· · · · · · ·          COMMISSIONER WALKER:··I'll move for17·


· · · ··     recommendation subject to a final MOU to be18·


· · · ··     prepared.19·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Thank you.20·


· · · · · · ·          Do we have a second?21·


· · · · · · ·          COMMISSIONER BROCK:··Second.22·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Commissioner Green,23·


· · · ··     do you have questions?24·


· · · · · · ·          COMMISSIONER GREEN:··We'll get it in writing?25·
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· · · · · · ·          COMMISSIONER WALKER:··Oh, yes.·1·


· · · · · · ·          COMMISSIONER GREEN:··Meaning I'd like to·2·


· · · ··     review it.·3·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··We're going to get it·4·


· · · ··     in writing, and, if we could, please, get CSG's·5·


· · · ··     memo ahead of Monday's meeting so everyone·6·


· · · ··     understands what we're talking about.·7·


· · · · · · ·          MR. JONES:··One caveat.··So the one thing --·8·


· · · ··     we have been really trying to hold a seller off·9·


· · · ··     at bay.··They need to see a round of comments back10·


· · · ··     today, not a final, but just a response to them11·


· · · ··     today.12·


· · · · · · ·          Because we've now blown through two13·


· · · ··     deadlines, and we said we would get comments14·


· · · ··     back.··And so I just want to encourage us to do15·


· · · ··     that.16·


· · · · · · ·          COMMISSIONER WALKER:··Well, I mean this is,17·


· · · ··     again, OGC and BMO.··We need to get comments back.18·


· · · · · · ·          So, Mr. Alexander, we need to push that.19·


· · · ··     If it has got to go today, it has got to go today.20·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Yes.··Thank you.21·


· · · · · · ·          MR. JONES:··Thank you so much.22·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··All right.··So we have23·


· · · ··     a motion.··We have a second.24·


· · · · · · ·          All in favor of the motion --25·
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· · · · · · ·          COMMISSIONER WALKER:··Aye.·1·


· · · · · · ·          COMMISSIONER BROCK:··Aye.·2·


· · · · · · ·          COMMISSIONER GREEN:··Aye.·3·


· · · · · · ·          CHAIRWOMAN HOROVITZ:··Hearing no opposed,·4·


· · · ··     the motion passes.·5·


· · · · · · ·          Congratulations.··Thank you to all of our·6·


· · · ··     partners in the room, the hard work of staff,·7·


· · · ··     the Finance Team, Mr. Alexander.··I know that·8·


· · · ··     you've been here late nights, because I have been·9·


· · · ··     talking to you late.··Thank you to this board.10·


· · · · · · ·          I hope to see some of you at the11·


· · · ··     Finance Committee Meeting tomorrow, and it's12·


· · · ··     really great to be back in session.··I missed13·


· · · ··     you-all.14·


· · · · · · ·          Thank you-all.··Have a wonderful day.15·


· · · ··     The meeting is adjourned.16·


· · · · · · ·          (Whereupon, the proceedings in the17·


· · · ··     above-titled cause concluded at 11:39 p.m.)18·
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