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Dear Julie, 

 

MSP Real Estate Inc. is pleased to present our application for the 2019 Affordable 
Housing Fund for our affordable housing development located at 1212 Huxley Street.   
The Huxley Street location assists the City objectives of a wider dispersion of 
affordable housing throughout the City as no new tax credit housing has been built 
within a ½ mile of this site in the last 20 years.  Further this site has strong connections 
to public transit, a full service grocery store and is also located right next to the Dane 
County Job Center which provides training and access to employers looking for 
employees throughout Dane County.  Finally, this site is a high scoring WHEDA site 
that MSP fully expects will further assist the City of Madison to reach it’s targeted 
goals for new affordable housing by securing a 2020 award of tax credits.  

 
This proposal will provide a 61 unit 55+ senior building and a 50 unit family building 
that will meet all the requirements for eligibility, including 30% units with a supportive 
housing component being dispersed across unit sizes.  

 
Finally our proposal at 1212 Huxley Street offers the following additional RFP 
preferences:  

 

• The proposed site is located in a preferred area for New Construction 
developments.  

• More than 20% of the units for households with incomes at or below 30% CMI.  

• Supportive services will be provided through the Salvation Army, Madison-area 
Urban Ministry and the Dane County Veterans Center.    

• Leverage the use of all available resources, by applying for WHEDA tax credits, City 
of Madison and Dane County Affordable Housing Funds, Chicago FHLB funding and 
deferment of the maximum feasible amount of developer fee.  

• Commitment to repay the cash flow loan simultaneously with repayment of the 
deferred developer fee.  

 
 



• Non-smoking  development  

• No cost internet service to the residents. 

• Dedicated play area for the children. 

• Adherence to best practices Tenant Selection Plan (TSP) and Affirmative Marketing 
Plan (AMP) per CDD’s TSP/AMP best practices.  

• Commitment to Solar Array for the project 
 

We are a long-term owner with a proven ability to secure the necessary sources of 
funding along with the construction expertise to manage complicated projects across 
the finish line that continue to add to our 30 year history of exceptional affordable 
housing developments in the communities in which we work. 

 
We look forward to working with City staff and elected officials to bring this project to 
fruition.  

 

Sincerely, 

Mark Hammond 
Mark Hammond 
Vice President of Development  
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Affordable Housing Fund (AHF) Application 
 
This application form should be used for projects seeking City of Madison AHF funds. Applications must be submitted 
electronically to the City of Madison Community Development Division by noon on June 27, 2019.   
Email to:  cddapplications@cityofmadison.com 
 
APPLICANT INFORMATION 
 

Proposal Title: 1212 Huxley Street (Name not determined at this time)   

Amount of Funds Requested: $1,950,000 
       Type of 
       Project:   New Construction  Acquisition/Rehab 

Name of Applicant: MSP Real Estate, Inc. 

Mailing Address: 1295 Northland Drive, Suite 270 Mendota Heights, MN 55120  

Telephone: 414-259-2106 Fax: 952-935-7202 

Admin Contact: Mark Hammond Email Address: mhammond@msphousing.com  

Project Contact: Mark Hammond Email Address: mhammond@msphousing.com  

Financial Contact: Mark Hammond Email Address: mhammond@msphousing.com 

Website: www.msprealestateinc.com  

Legal Status:  For-profit  Non-profit Type of LIHTC Application:   4%  9% 

Anticipated WHEDA Set-Aside:  General     Preservation     Non-Profit 

Federal EIN: 41-1630478 DUNS #:       

 
 
AFFIRMATIVE ACTION 
 
If funded, applicant hereby agrees to comply with the City of Madison Ordinance 39.02 and file either an exemption or an 
affirmative action plan with the Department of Civil Rights. A Model Affirmative Action Plan and instructions are available 
at http://www.cityofmadison.com/dcr/aaFormsID.cfm.  
 
LOBBYING RESIGTRATION 
 
Notice regarding lobbying ordinance: If you are seeking approval of a development that has over 40,000 gross square 
feet of non-residential space, or a residential development of over 10 dwelling units, or if you are seeking assistance from 
the City with a value of over $10,000 (this includes grants, loans, TIF, or similar assistance), then you likely are subject 
to Madison’s lobbying ordinance, sec. 2.40, MGO. You are required to register and report your lobbying. Please consult 
the City Clerk for more information. Failure to comply with the lobbying ordinance may result in fines of $1,000 to $5,000. 
You may register at https://www.cityofmadison.com/clerk/lobbyists/lobbyist-registration. 
 
CITY OF MADISON CONTRACTS 
 
If funded, applicant agrees to comply with all applicable local, state and federal provisions. A sample contract that 
includes standard provisions may be obtained by contacting the Community Development Division at (608) 266-6520. 
 

If funded, the City of Madison reserves the right to negotiate the final terms of a contract with the selected agency. 
 

SIGNATURE OF APPLICANT 
 

Enter Name: Mark Hammond   
 

By submitting this application, I affirm that the statements and representations are true to the best of my knowledge. 
 

By entering your initials in this box MH you are electronically signing your name as the submitter of the application and 

agree to the terms listed above. 
 
Date: June 27, 2019   
 

mailto:cddapplications@cityofmadison.com
http://www.cityofmadison.com/dcr/aaFormsID.cfm
https://www.cityofmadison.com/clerk/lobbyists/lobbyist-registration
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PROPOSAL DESCRIPTION 
 
1. Please provide an overview of the proposal. Describe whether project is acquisition, rehabilitation, and/or new 
construction; multifamily or senior. Provide the total number of units proposed, the number and percent of affordable units 
proposed, and the impact of the proposed development on the community. 

1212 Huxley Street Apartments, as proposed is a 111 unit project that contains 94 units (84%) of affordable senior and 
workforce (family) housing in two buildings.  The 61 unit senior (one member of household 55+) building will contain a 
mixture of 1 and 2 bedroom units in a 4 story building.  The 50 unit workforce multifamily building will contain a mixture 
of 1, 2 bedroom apartments and 3 bedroom townhouse units also in a 4 story building.  At least 2,000 square feet of 
commercial space will also be located in the multifamily building.  Twenty three of the units will be further segmented for 
individuals and familes at the 30% CMI Limit.  1212 Huxley Street is a new construction development.  1212 Huxley 
Street will provide much needed affordable work force & senior housing to this north east side location that has not had 
any new affordable development within a mile of this location since the the late 1990's when Sherman Glen Senior 
departments was built less than 1/2 mile away.     

 
2. What are the total number of units proposed to be assisted with City AHF and amount of AHF requested per affordable 
unit? Identify if any of the units will be supported by Section 8 project-based vouchers. 

Ninety four units are proposed to be assisted by City AHF funding.  This application request equates to $20,745 City 
AFH funds per affordable unit.   

 
3. Describe the project’s organizational structure. Please attach an organizational chart detailing the roles of the applicant, 
all partners, and the ownership interest percentages of each party. 

The property will be an LLC with MSP Real Estate, Inc. or its assigns as the 100% managing member.  The limited 
partner will be the investor entity who will be purchasing the Low Income Housing Tax Credits that has not been 
determined at this time. 

 

We are in conversation with Dane County Housing Authority regarding a potential 51% ownership interest in the MM, but 
a partnership has not been formalized at this time. 

 

See Section 2.h. for the complete organizational chart.    
 
 

 
4. For projects that will be co-developed with a non-profit partner, please explain the non-profit’s role in the development. 
State if the non-profit will have a controlling interest, Right of First Refusal, or General Partner Purchase Option. 

Not applicable.  
 

 
AFFORDABLE HOUSING INITIATIVE FUND GOALS & OBJECTIVES 
 
5. Please check which of the following objectives outlined in the Request for Proposals your proposal meets: 
 

 1. Increase the supply of safe, quality, affordable rental housing throughout the City. 

 2. Preserve existing income- and rent-restricted rental housing to ensure long-term affordability and sustainability. 

 3. Improve the existing rental housing stock in targeted neighborhoods through acquisition/rehab to create long-term 
affordability and sustainability. 

 
AFFORDABLE HOUSING NEEDS 
 
6. Describe your knowledge of and experience in identifying affordable housing needs of the City of Madison.   

MSP Real Estate has extensive experience in identifying affordable housing needs since 1991 and creating affordable 
housing developments throughout Wisconsin, Minnesota and Indiana  (See Section 2 for attached list of our tax credit 
housing).  While most of the developments listed are not specific to the City of Madison the expertise required to properly 
assess affordable housing needs is directly transferable to the City of Madison Metropolitan market.   
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MSP Real Estate was a successful applicant for the 2016 Affordable Housing Fund (for 2017 WHEDA Credits) and 
earned an award of 2017 and 2018 Low Income Housing Tax Credits from WHEDA for our Normandy Square 58 unit (48 
affordable units) project located at 6509 Normandy Lane.  MSP Real Estate was also a successful applicant for the 2017 
Affordable Housing Fund (for 2018 WHEDA credits) and earned an award of 2018 Low Income Housing Tax Credits from 
WHEDA for The Grove project (112 units, 95 affordable) located at 202 and 206 Cottage Grove Rd.  See Section 2.a.(i) 
for more detail on MSP Real Estate knowledge and experience.     

 

 

 
7. Please describe the anticipated demand for the proposed target populations served in this location. 

A formal WHEDA required market study has not been commissioned at this time however our market study 
provider,Dale Mussati, Lexington Realty Services will complete a market study for submission to WHEDA in December 
2019 for 2020 tax credit application process.  Historic low vacancy rates and strong lease-up schedules continue to be 
the trend in Madison WI.  Given the site location and no new product in this submarket for almost 20 years we expect to 
be easily fully leased up within 6-12 months of our certificate of occupancy.  

 

 
INTEGRATED SUPPORTIVE HOUSING UNITS 
 
8. Provide the number and percent of integrated supportive housing units proposed, the income category(ies) targeted for 
these units, and the population(s) you propose to serve (e.g. households experiencing or at risk of homelessness, 
formerly homeless families residing in Permanent Supportive Housing no longer in need of intensive support services, 
veterans, persons with disabilities, formerly incarcerated individuals, etc.).  

1212 Huxley Street will include 23 (20.72%) integrated supportive housing units at 30% county median income and rent 
level.  

 

Twenty Three (23) units at 30% CMI that will have integrated supportive services provided by outside agencies with 
case management services available. 

• 1-4 units formerly incarcerated housing (MUM) 

• 5-17 units for Veterans (Anticipated Veterans Medical Center Homeless Program & Dane County Veterans                   
Center) 

• 5-8 units for homeless/risk of homeless (Salvation Army) 

  

The supportive services available to the residents at 1212 Huxley Street Apartments will be provided for by the 
following non-profit agencies:  Madison-Area Urban Ministry (MUM), the Salvation Army and Dane County Veterans 
Center.  Future residents that we anticipate receiving supportive services at 1212 Huxley Street are Veterans 
(Homeless/Nearly Homeless), Homeless/Nearly Homeless Individulas/Families that meet Federal Poverty Guidelines 
and formerly incarcerated individuals.  This doesn't preclude however other supportive agencies interfacing with the 
residents of 1212 Huxley Street.    

 

 
9. Please describe your proposed integrated supportive housing approach that will go beyond meeting WHEDA’s 
supportive housing requirements outlined in the Appendix S Checklist of the WHEDA Qualified Allocation Plan targeting 
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veterans and/or persons with disabilities. Please elaborate on which target populations you plan on serving and what 
supportive service partnership approach(es) you will use. 

As indicated in question 8, we intend on filling the integrated supportive housing units with the following ranges of 
individuals/families in need of additional supportive services at the 30% CMI level.   

 

• 1-4 units formerly incarcerated housing (MUM) 

• 5-17 units for Veterans (Anticipated Veterans Medical Center Homeless Program & Dane County Veterans Center)  

• 5-8 units for homeless/risk of homeless (Salvation Army) 

 

While these identified ranges of supportive service units (along with identified supportive service partners) meet all the 
requirements of the WHEDA tax credit application including Appendix S of the Qualified Allocation Plan, if our ranges of 
30% units are not filled with the targeted suppportive housing populations specified we will additionally go above and 
beyond these requirements by working with other agencies and organizations to identify individuals and families from 
the Community wide priority list for at least a portion of the remaining available units if required to fill those supportive 
units.   

 

Also, we have created a more flexible tenant screening criteria for our 30% units that also goes above and beyond the 
WHEDA requirements.  (See Section 1.b. Supplemental Information to Application Questions - Tenant Screening Less 
Restrictive - Criteria B)  

 

  
10. Identify the partnership(s) with supportive service agencies that have been or will be formed to serve the target 
population(s) for the supportive housing units, including service provider(s) from the Continuum of Care (see Attachment 
C), if applicable. Provide a detailed description of the type and level of supportive services (such as assessment and 
referral, on-site intensive case management, etc.) that will be provided to residents of the proposed project.  

Collaborative referral based supportive service partnerships will be established with the Salvation Army, MUM and the 
Dane County Veterans Service Office.  

 

Service Providers from the Continuum of Care Attachment C are the Salvation Army.   

  

1. Salvation Army. (Weekly On-site intensive case management will be provided for all referrals by the Salvation Army, 
see support letter, Section 3.a.)  

 

The Salvation Army will refer individuals and families that it provides assistance to under programs called Dane County 
Assists With New Starts (DAWNS) program and RISE Program.  Individuals and families transitioning from 
homelessness to housing can be offered a rapid rehousing package through the DAWNS and RISE programs.  This 
rapid rehousing package consists of weekly case management sessions, security deposit, and first month’s rental 
assistance for the DAWNS program and up to a years’ rental assistance in the RISE program.  Additional rental 
assistance may be granted on an individual case by case basis.  Case management support can last up to two years 
and will be provided at the resident’s apartment or Salvation Army offices. The Salvation Army will extend its monetary 
rental resources and caseworker support under the DAWNS And RISE Programs to individuals/families that it refers to 
live at 1212 Huxley Street.  MSP Real Estate Inc. is reviewing its ability to provide the Salvation Army with a 'case 
management' office on-site meeting space at 1212 Huxley as well.   

 

2. MUM (referral and extended case management for up to two years, see support letter Section 3.a.) offers referral 
assistance to members of the general public as well as to formerly incarcerated individuals. The majority of MUM’s 
clients are formerly incarcerated people.  MUM's caseworkers can refer clients to 1212 Huxley and/or to sources that 
may be able to help these individuals secure housing at 1212 Huxley.  MUM caseworkers match formerly incarcerated 
individuals to ‘Circles of Support’ groups conducted by volunteers who meet weekly with the formerly incarcerated to 
help with transition from prison to community.   

 

The MUM Circles of Support program matches formerly incarcerated individuals with volunteers in the community who 
are there to listen, encourage and share what they know about local activities and resources, and to help the formerly 
incarcerated stay accountable for, and focused on, their goals.  Circles provide a safe place where the Core Team 
Member can be heard, encouraged, and respected while they discuss the challenges they may be experiencing as they 
transition back into the community.  Each Circle is comprised of four or five trained volunteers (Circle Members) who 
meet regularly (usually for up to a year) with the formerly incarcerated person (the Core Member).  The volunteers are 
able to provide them with alternative solutions to problems and mentoring as they work through the challenges.  
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MUM’s case management services already include a lengthy follow-up period, typically ranging from 6 months to a year 
and sometimes up to 2 years to fully assist formerly incarcerated individuals transition back into the communities in 
which they want to live.  

 

3. Dane County Veterans Service Office (Referral):  This is the County agency responsible for assisting veterans in 
accessing benefits and referring them to resoures in the community including affordable housing. Therefore MSP 
Property Management marketing and outreach efforts for veterans will be coordinated with the Dane County Veterans 
Service Office.   

 

The Dane County Veterans Services Office assists Veterans who may need supportive services and are eligible for 
veteran specific services to identify where to obtain those services from a range of providers who are primarily funded 
by the U.S.Department of Veterans Affairs. A Memorandum of Understanding has been provided to the Dane County 
Veterans Service on June 13, 2019 for signature but MSP Real Estate has not received back at the time of the RFP 
application deadline.  We will continue to follow-up for a MOU signature and do anticipate receiving within the next 
couple of weeks.  MSP Property Management will establish a working relationship with the Dane County Veterans 
Service office locally and will work with them and their contracted service providers and tenants who are veterans to 
address any issues that may arise that could affect their success in maintaining their tenancy. 

 

Finally, while there is no formal support letter or MOU with the Veterans Medical Center Homeless program located at 
345 W. Washington.  We have received feedback from staff at this office that when this project is nearing completion 
we will meet with staff most likely to refer Veterans to 1212 Huxley Street to provide the information they need about 
the housing choices available at 1212 Huxley Street for the Veterans they serve with housing issues.    

 

 
 

 
11. In order to ensure the success of the development, the partnership(s), and the tenants, describe the level of financial 
support that the development will provide annually to the identified supportive service agency/agencies, if applicable. 
Attach a letter from the service provider(s) detailing the services they intend to provide to residents of the supportive 
housing units, the cost of those services and how those services will be financially supported (i.e., through the 
development, fundraising, existing program dollars, etc.). 

We are confident that the supportive service partnerships we have arranged for with this development proposal will 
allow the development to be successful and provide the necessary supportive services for the residents that require it.  
More specfically, the Salvation Army will provide all case management funding support necessary for those residents 
referred from their DAWNS and RISE programs.  MUM through it's own funding sources will provide case management 
services for the MUM referrals that the development receives.  Due to the financial constraints of the operating budget 
to allow for the required debt service coverage ratios to be achieved supportive service funding support is provided by 
our supportive service partners.   

 

MSP Real Estate remains in discussions with a non-profit supportive services agency about potential future leasing of 
targeted commercial space.  As indicated in question 10 MSP Real Estate is reviewing it's ability to provide the 
Salvation Army with office space for their on-site case management services at 1212 Huxley Street as well.  

 
12. Identify any sources of non-City provided funding sources contemplated for supportive services. 

The majority of MUM's supportive services are funded by Community Donations, other non-City of Madison Grants and 
the United Way provide the necessary sources of funding support for supportive services provided to potential future 
residents of 1212 Huxley Street referred by MUM.  For the Just Bakery Program, 83% of this program is non-City 
Funded.  

 

The majority of Salvation Army supportive services are funded by Dane County, United Way, Other govt donations and 
Fundraising donations.  The DAWNS program is funding by Dane County and the RISE program is HUD funded.  

 

Dane County Veterans Service Office funds its Veterans Case Management from the Dane County Operating Budget. 
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TENANT SELECTION 
 
13. Describe your plans to incorporate flexible tenant selection criteria for households who are connected to supportive 
services, in order to provide housing opportunities for persons or families who would otherwise face common obstacles 
obtaining housing (e.g., poor credit, negative rental history, criminal conviction records, etc.). Specifically outline how this 
proposal embraces the City of Madison Tenant Selection Best Practices (Attachment B-1 of the RFP) and provides the 
maximum feasible flexibility in tenant selection to the general population and supportive service units. 

For all of our market rate and tax credit units at or above 40% CMI MSP Property Management Company will be 
employing a criteria ‘A’ screening tool based on income, credit worthiness and prior housing references. 

 

For our 30% targeted ‘supportive housing’ units ONLY, MSP Property Management will qualify those residents based 
on a less stringent set of criteria than what is used in our ‘A’ screening practices.  This ‘B’ tenant screening tool will 
allow MSP Property Management to provide more housing choices for applicants in the 30% CMI level and will 
affirmatively market these units to the specifically targeted populations being proposed for these 30% units.   The ‘B’ 
tenant screening policies allow for greater flexibility to mitigate housing barriers associated with challenged applicants.   

 

See Section 1.b. for attached B-1 Tenant Selection Plan Best Practices City of Madison Affordable Housing Initiative 
and MSP Property Management tenant screening Criteria B. 

 

 
14. Describe the proposed development’s minimum occupancy standards that will prevent or reduce over-housing 
residents in such limited affordable housing opportunities. 

The Tenant Selection Plan for this project (See Section 1.b. Attachment B-1) for this proposal lists the occupancy 
guidelines. For this project our guidelines will be at least 1 household member per bedroom for non age restricted units 
in the development.  Reasonable accommodations regarding this occupancy standard will be made for people with 
disabilities based on their needs.  

 
PUBLIC PURPOSE AND RISK 
 
15. Please describe the public purpose of your proposal and the risks associated with the project.  

The public purpose of this project is to create new, high quality affordable housing, especially for those individuals at 
50% or less of the county median income.  Additional public purpose is to provide 30% housing for formerly 
incarcerated individuals, veterans and their families, homeless and nearly homeless individuals and families which will 
have greater access to other supportive services because of an affordable place to live.  The risks associated with this 
project relate mainly to the financial structure of the sources of financing, the ability to secure an award of tax credits 
and pools of soft financing necessary for the project's completion.  Timing as well remains a risk as there is a long lead 
time from concept to fruition in these types of transactions, increases in construction costs due to inflationary pressures 
or unforseen increases in the construction budget, rising interest rates and lower tax credit equity pricing are all 
additional factors that could fluctuate to create a project that is no longer financially feasible.  
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SITE INFORMATION 
 
16. Address of Proposed Site: 1212 Huxley Street  

 
17. In which of the following areas on the Affordable Housing Targeted Area Map (see Attachment A) is the site proposed 

located? Please check one. 
  Preferred Areas (New Construction Only) 
  Eligible Areas (New Construction & Acquisition/Rehabilitation) 
  Targeted Rehab Areas (Ineligible for New Construction, but Preferred for acquisition & rehabilitation proposals) 

 
18. Identify the neighborhood in which the site is located: Sherman Neighborhood  
 
19. Date Site Control Secured: 5/15/2019 

 
20. Explain why this site was chosen and how it helps the City to expand affordable housing opportunities where most 

needed.  Describe the neighborhood and surrounding community. Provide the streets of the closest major intersection 
as well as known structures/activities surrounding the site that identifies where the site is located. (Attach a map 
indicating project location. Include one close-up map of the site and a second map to show the site in the context of 
the City.) 

The subject site was chosen for its location to public transporation with the North Metro Bus Station right across the street.    
Additionally this site is located right next to the Dane County Employment Center, (which includes the Division of 
Vocational Rehabilitation), and the Feed Kitchen and Dream Bikes (located next to Dane County Employment Center) all 
have resources/programs to assist individuals in obtaining new job training/skills and employment.  MATC (Madison 
College) campuses located at Truax and Commerical Avenue offered additional job training education that is very close to 
this site.  The Vet Center counseling center is also near this site offering other services for potential future Veteran 
residents in need of such services.  
 
The subject site was also chosen because it is in a Preferred Area as identified by the City of Madison Affordable Housing 
Fund RFP and the site in our opinion is a site that has a high degree of success of securing an award of tax credits from 
WHEDA based on WHEDA tax credit application scoring matrix.  
 
The site is located in the Sherman neighborhood is a convenient walkable, bikeable neighborhood. All the amenities of 
daily living are within a mile of this location: Lakeview Library, Willy St. Coop North & Pick N Save grocery stores, Banks, 
Pharmacy, Sunday morning Northside Farmers Market, Mallards Baseball, Warner Park and many popular businesses 
and restaurants. The Dane County Regional Airport and the interstate are also easy access points from this site.  
Predominantly single-family and small multi-unit buildings reside in this neighborhood.  Sherman Middle School and 
Shabazz High School are within the neighborhood boundaries and the Madison Area Technical College campus is nearby 
at 1.4 miles away.  
 
Site zoning and size of site also were considerations to site selection as this site.  
 
According to our review of the market place there has not been any recent Section 42 housing developed within 
approximately 1 mile of this location since 1999,  There is a 88 unit elderly project, called Sherman Glen that was 
developed in 1999.  This site location also assists the City objective to achieve a wider dispersion of affordable rental 
housing throughout the city.   
 
This site is located in Aldermanic District 12 on the north east side of Madison.  
 
Transit 7 day bus routes at North Madison Metro transfer point located right across street from subject site.  The following 
bus routes are available there:  02, 04, 17, 20, 21, 22, 27, 28, 56 & 57.   
 
Walkscore of 66, Bike Score of 77.  
 
See Section 3.b for the attached maps showing the close up of the site and another map showing where the site is 
located in context of the City. 
 
 

 
21. Identify any existing buildings on the proposed site, noting any that are currently occupied. Describe the planned 

demolition of any buildings on the site.  
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The Heritage Credit Union and Heritage Credit Union corporate offices are located at this site.  Heritage Credit Union 
has already started construction on a new corporate office location in Deforest, WI with plans to close the present office 
located at 1212 Huxley Street in the Fall, 2020.  

  

Demolition of this building would be expected once all the funding sources for this application have been awarded. 
Demolition is not expected to occur until after January 2021.  

 
 
 
 
 

 
22. Identify the distance the following amenities are from the proposed site. 

Type of Amenities & Services Name of Facility 

 

Distance from Site 
(in miles) 

Full Service Grocery Store  
Pick N Save 

Willy Street Co-op  

.5 

1.0 

Public Elementary School Emerson Elementary  .9 

Public Middle School Sherman Middle School  .3 

Public High School  
Shabazz City High School 

East High School  

.3 

1.1 

Job‐Training Facility, Community College,  
or Continuing Education Programs  

Dane County Job Center 

DreamBikes  

Feed Bakery Training Program 

MATC - Commercial Avenue  

MATC - Truax Campus   

.1 

.15 

.2 

.5 

1.4 

Childcare 
Isthmus Montessori Academy 

Northside Kinder Care 

.4 

1.1 

Public Library Lakeview Public Library  1 

Neighborhood or Community Center 
Warner Park Community Center 

Goodman Community Center   

1.3 

1.4 

Full Service Medical Clinic or Hospital 
UW Health Family Medical Clinic 

William T Evjue Clinic  

1.05 

1.5 

Pharmacy 

Pick N Save Pharmacy 

Walgreens 

UW Health Pharmacy 

.5 

1.05 

1.1 

Public Park or Hiking/Biking Trail 

Sherman School Playground 

Eken Park 

Firemans Park 

Maple Bluff Beach Park 

Demetral Field 

Warner Park  

.3 

.4 

.5 

.6 

.7 

1 

Banking 

BMO Harris Bank 

Heritage Credit Union  

Old National Bank  

Great Midwest Bank  

.2 

.5 

1.05 

1.05 

Retail 

Northgate Shopping Center  

Lakewood Plaza Shopping Center 

Sherman Plaza 

Madison East Shopping Center 

Fiore Shopping Center  

.1 

.4 

1 

1.05 

1.4 
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Other (list the amenities): 

Senior Center Activities located at Warner 
Park Community Center-NewBridge 

Senior Center Activities located at Goodman 
Community Center  

 

1.3 

1.4 
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24. What is the distance between the proposed site and the nearest seven-day per week transit stops (i.e. weekday and 
weekends)? List the frequency of service at that bus stop during both the weekday and on the weekends (e.g., hourly, 
½ hour, commuter hours). List the bus route(s) numbers, seven-day transit stop street intersections and describe any 
other transit stops (include street intersections and schedule) located near the proposed site. Please do not include 
full bus schedules. 

The Madison Metro North Transfer Point is located directly across the street from 1212 Huxley Street.  The following 
bus routes stop at the North Transfer Point: 

Full weekday, weekend and holiday service:  Routes 02, 04, 17, 20, 21, 22 

Full weekday service only:  Routes 27, 28 & 56 

 
25. Describe the transit options for children to get to their elementary and middle schools. 

1212 Huxley Street is .9 miles from Emerson Elementary School and .3 miles from Sherman Middle School.  

 

For transporation to Emerson Elementary, according to Mick Howen, Director of Administrative Services for the 
Madison Metropolitan School District, elementary aged children would be picked up in front of 1212 Huxley as the 
Emerson Route Blue Route travels on Huxley now.  The bus based on current numbers could accommodate an 
additonal 37 children in the morning and 27 in the afternoon.  

 

Middle school age kids are not eligible for District provided, yellow bus transportation and bus service would be 
provided by the Madison Metro Transit (bus) service.  A review of the Madison Metro Route schedule for Sherman 
Middle Schoold shows bus route 22 drops off on N. Sherman in two locations within several hundred feet of school 
grounds and would return to the North Transfer Bus station just across the street from 1212 Huxley Street.   

 

As well Sherman School is only .3 miles away with the only main traffic street to cross being Aberg Ave.    

 
26. Describe the transit options for people to access employment and amenities such as childcare, after school activities, 

grocery stores, the nearest library, neighborhood centers, and other amenities described above. 

1212 Huxley Street residents will reside right across the street from the North Transfer Point which offers extensive 
Madison Metro Bus full day, weekend and holiday service that can connect the residents to all other areas of the City 
of Madison.  Bus routes 02, 04, 17, 20 21, 22 offer full weekday and weekend service.  Bus routes 27, 28, & 56 offer 
full weekday service only.  

 

The site scored a 77 bike score which is classified as "Very Bikeable" on walkscore.com.  The site also scored a 66 
walk score which is labeled as "Somewhat Walkable" and most errands can be accomplished on foot.  Pick N Save 
Grocery, Pick N Save Pharmacy, BMO Bank, Small variety of restaurants are within a 1/2 mile of the site.     

 

Warner Park Community Center located 1.3 miles north of the site, is a multi-purpose, state of the art public facility for 
community activities including recreational, educational and cultural programs and events.  The facility includes a 
gymnasium, fully equipped exercise room, game room and dry and wet craft rooms.  Madison School Community 
Recreation (MSCR) provides various classes and programs and the North/Eastside Senior Coalition provides a 
nutrition site with other programs and events for seniors there as well. 

 

Lakeview Library is 1.0 miles from the site but would be an easy bike or bus ride commute up N. Sherman Ave.  

 

Also located right next to the site to the west is the Dane County Employment Center & Division of Vocational 
Rehabilitation that provides job seekers access to posted jobs, professional development workshops and training, 
resume and interviewing skills assistance and provides employers monthly hiring events at the job center to seek out 
new employees for their businesses. 

 

The Feed Kitchen and Dream Bikes are also programs located next to the Dane County Employment Center that offer 
additional job training at little or no costs for qualified individuals.   

 

The project will also be providing underground and surface parking, but with this location the residents will have a 
choice of which method they prefer to get around the City of Madison and won't have to rely on a vehicle for a majority 
of their daily errands if they so choose.  
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27. Describe the impact this housing will have on the schools in this area. Please include information on school enrollment 
data (e.g. at capacity, above capacity, below capacity); how this housing development will impact the schools’ 
enrollment; and approximately how many elementary and middle school children are projected to live at the proposed 
housing development based on your proposed unit mix and previous housing experience. CDD recommends contacting 
Kristian Chavira at the Madison Metropolitan School District for information on potential impact to public schools at (608) 
442-2920. Existing school capacity information can also be found at 
https://accountability.madison.k12.wi.us/files/accountability/uploads/enrollment_reports_combined_fall_2018.pdf. 

In an email we received from Kristian Chavira on 6/26/2019 we received the following data response: 

 

According to MSP Real Estate, the affordable housing development at 1212 Huxley St will consist of: 

 

61 unit “Senior’s” building: One resident of unit must be at least 55 years old 

The unit mix of the of the “Senior’s” building will be 37 one-bedroom units and 24 two-bedroom units. 

 

50 unit multi-family building 

The unit mix of the multi-family building will be 19 one-bedroom units, 15 two-bedroom, and 16 three-bedroom units. 

 

According to the 2018-2038 Student Enrollment Projections Update report, prepared by Vandewalle & Associates for 
MMSD, large multi-family buildings (3-8 stories) will generate between 0.025 and 0.036 MMSD students per a unit. 
Across the 111 units at this proposed development, we would expect to see 3 to 4 students according to these generation 
rates. 

 

This projection for the number of students may be conservative since it is based on all recently constructed 3-8 story 
multi-family buildings in MMSD’s attendance area. It is important to note that children of school-age (4-18) typically do not 
live in 1-bedroom units and we are unable to confidently estimate how likely it will be for students to live in the “Senior’s” 
building. 

 

The 1212 Huxley St development is in the Emerson ES, Sherman MS, and East HS attendance areas. The percents of 
school capacity used as of the Fall 2018 Enrollment reports for these schools were 92% at Emerson, 50% at Sherman, 
and 60% at East. 

 

Since the number of projected students due to the proposed buildings is so small, 3 to 4 students, this development is not 
projected to have a substantive impact on the percent of capacity available at these schools. 

 

 
28. Describe the historical uses of the site. Identify if a Phase I Environmental Site Assessment has been completed and 

briefly summarize any issues identified. Identify any environmental remediation activities planned, completed, or 
underway, and/or any existing conditions of environmental significance located on the proposed site.   

Subject site is currently home to Heritage Credit Union (formerly Oscar Mayer Credit Union). We believe the current 
building has been on the site since the late 70s or early 80s. A Phase I has not yet been completed. We are not aware 
of any existing conditions of environmental significance and do not anticipate discovering any based on the current use 
and the fact that an environmental assessment was likely completed prior to the construction of the current building.    
 

 
29. Current zoning of the site: CC-T 

 
30. Describe any necessary zoning-related approvals (rezoning, conditional use permit, demolition, zoning variance, etc.) 

that must be obtained for the proposal to move forward.  

Zoned - CC-T - Commercial Corridor Transitional District.  Zoning allows as a conditional use a multifamily building 
complex.   
 

 
31. Describe the proposed project’s consistency with adopted planning documents, including the City of Madison 

Comprehensive Plan (both adopted and draft of the Comprehensive Plan update), the Neighborhood Plan(s), the 
Generalized Future Land Use Map, and any other relevant plans. An interactive version of the Generalized Future 
Land Use Map can be found at 
https://cityofmadison.maps.arcgis.com/apps/webappviewer/index.html?id=71c4ec1397554f2ab702f2c6c377bb3a. 

https://accountability.madison.k12.wi.us/files/accountability/uploads/enrollment_reports_combined_fall_2018.pdf
https://cityofmadison.maps.arcgis.com/apps/webappviewer/index.html?id=71c4ec1397554f2ab702f2c6c377bb3a
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The New City of Madison Comprehensive Plan (updated from 2006) with revisions through Imagine Madison was 
approved by the Common Council on August 7, 2018.  Within this new plan it continues to emphasize a need for 
housing for affordable to low and moderate income households.  As indicated in the Neighborhoods and Housing 
section of the Comprehensive Plan were the following goals:   

 

Goal: Madison will be a safe and welcoming city of strong and complete neighborhoods that meet the needs of all 
residents.  

Goal: Madison will have a full range of quality and affordable housing opportunities throughout the City. 

 

From the Oscar Mayer Area Strategic Assessment Report Nov 12, 2018:  

 

While the City of Madison has experienced a growth of 21% since 2000, the Northside has a decreased by 1%. Overall, 
people residing in this area are slightly older than citywide with slightly higher number of school-aged population. 
Northside residents have an income of $10,000 less than citywide. As the housing values continue to change, these 
residents will be spending more than 30% of their income on shelter causing them to become housing-cost burdened.  

 

Our development contemplates two buildings, one senior, one family, to assist in addressing the housing needs of this 
Northside neighborhood, to allow seniors becoming house burdened to stay in the neighborhood and allow families with 
children more afforable housing choices in this neighborhood.  

 

Also from the Oscar Mayer Strategic Assessment Report were the following strategies and objectives for this area:   

 

Strategy 4 Integrate lower priced housing, including subsidized housing, into complete neighborhoods. 

 

Affordable housing should be distributed throughout the city and within areas that have access to transit, City services, 
and amenities for daily living. New lower cost and subsidized housing should be located in areas that already have a 
high level of resources and amenities available at a range of income levels.  Achieved by placing new affordable 
housing in an area that has not had new affordable housing in 20 years.  Location affords easy access links to daily 
living needs and services.    

 

Strategy 5 Provide housing options with health and social services for residents who need it most, including residents 
experiencing homelessness.  Achieved by partnerships with supportive service providers in the community.  

 

Objectives:  

2. Maintain housing affordability and minimize displacement. “Affordable housing” refers to housing that is affordable to 
a wide range of households spending less than 30% of their income on housing.  Achieved by providing 23 – 30% 
units.  Additional 50% and 60% CMI units are also offered see unit mix table.   

5. Integrate a welcoming district that serves all ages and diverse cultures. (Achieved through our Affirmative Fair 
Housing marketing plan)  

8. Deploy sustainable technologies, improve stormwater, and preserve environmental assets.  Achieved through green 
building techniques and rooftop solar array.  

9. Identify and implement strategies to prevent displacement of long-term renters and homeowners whose housing 
costs threaten to displace them.  This new housing choice will allow current residents another choice to stay in the 
area.   

10. Proactively utilize city financial resources and statutory powers to optimize tax base growth and achieve the vision.  
Achieved by increasing value of the site with new construction multifamily development when completed.  

 

Recommendations from the Oscar Mayer Assessment Report:  

Assess the current state of affordable housing in the study area and identify opportunities to create additional affordable 
units.  

 

As contemplated in both the Northport Warner Park Sherman Neighborhood Plan (2009) and the Oscar Mayer 
Strategic Assessment Report 2018, Concept Plans A & B Mixed Use Development while not specific in their 
contemplation of housing at this site do provide the context for full consideration of multifamily housing at this site given 
the present overlay of zoning designation of CC-T.  And contiguous sites within the Concept plans were targeting 
housing at this location.  
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A highlighted strategy/objective in the Comprehensive plan, the Neighborhood Plan and the Oscar Mayer Strategic 
Plan is to create complete neighborhoods across the city by supporting development of a wider mix of housing types, 
sizes and costs as well as to provide housing options with social services for residents who need it most, including 
residents experiencing homelessness. Our development is consistent with these objectives (providing 1, 2 & 3 bedroom 
units for senior and families) and will provide housing that serves moderate to the lowest income individuals and 
families, as well as social services for residents who need it most, including veterans and residents fomerly 
experiencing homelessness by our partnerships with existing housing supportive service providers in the community.   

 

Additionally, incorporated into the construction of this development are green building enhancements and a rooftop 
Solar Array to assist with meeting city objectives regarding renewable energy and green building techniques.  

 

Finally, through the use of City and Federal funding this development seeks to leverage and deploy these 
redevelopment tools to densify the area, and significantly increase its tax base meeting another objective of the Oscar 
Mayer Strategic Assessment Report . 
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33. What is the anticipated date of your presentation to the City’s Development Assistance Team (DAT)? If you have 
already presented to DAT, please provide the date of your presentation and summarize the comments to your 
proposal from staff. 

Presentation at 9:30 am on June 27th, 2019.   Feedback from that meeting not available for submission of this application. 

 
34. List the date of your pre-application meeting with City of Madison Planning Division staff and briefly summarize the 

comments provided by Planning staff during that meeting. 

MSP’s developent team met with Kevin Firchow on May 28th, 2019. Kevin was generally supportive of the project and 
after consultatation with other staff indicated that the proposed project has plan consistency. Kevin did encourage 
additional attention to buffering from the parcel to the south as well as consideration for the north transfer point across the 
street, which we have since worked to enhance.   

 
35. Describe the response of the alderperson in which the proposal is located, as well as the adjacent alderperson(s), if 

applicable. What issues or concerns with the project did s/he identify, if any? How will those be addressed? 

Mark Hammond met wth District 12 Alder Syed Abbas on 5/23/2019.  Alder Abbas was supportive of the project but 
requested that we look into incorporating sustainable and energy efficiency features into the project. We have since 
provided Alder Abbas with additional details with respect to our intended sustainability and energy efficiency features of 
the project. Alder Abbas also indicated that he was aware of many seniors in his district that were house burdened and 
in need of more affordable housing options and requested that we find ways to adapt the project to help address these 
needs to the extent feasible. We have worked with our architect to include an age-restricted component to the project. 
Alder Abbas also requested that we work closely with the neighborhood association and has already helped faciliate 
that process.   

 

 
36. Describe the neighborhood input process, including notification to and input from the nearby Neighborhood 

Association(s), already underway and planned. What issues or concerns with the project has been identified, if any? 
How will those be addressed? 

This site is part of the Sherman Neighborhood Association.  Based on discussions with Alder Abbas he indicated the 
next neighborhood meeting would be July 1, 2019.  Alder Abbas will introduce MSP Staff at that meeting for a 
informational presentation about the proposed plans at this site.  

 
37. Describe your affirmative marketing strategy and any other strategies to engage your intended population. Specifically 

outline how you will embrace the City of Madison’s Affirmative Marketing Plan Best Practices (Attachment B-2 of the RFP).   

MSP Property Management will follow the Affirmative Marketing Plan as outlined in the RFP response, see Section 1.b.  
for the Affirmative Fair Housing Marketing Plan (AFHMP) Multifamily Housing (HUD Form 92243-PRA).  This plan 
aligns with the City of Madison Affordable Housing Affirmative Marketing Plan best practices.  

 
38. How will you affirmatively market to populations that will be identified as least likely to apply. Please reference 

successful past practices, relationships with agencies and/or marketing materials used. 

See Section 1.b. of our Affirmative Fair Housing Marketing Plan (AFHMP).  Marketing practices to those 'least likely' 
identified groups in our AFHMPlan includes direct face to face contact with Property Manager stopping in at known 
office locations and discussing the project and providing flyers for the property. Other outreach will include phone and 
email contacting as well during lease-up and ongoin marketing of vacant units.     

 
SITE AMENITIES 
 
39. Describe the exterior and common area amenities that will be available to tenants and guests, including parking (and 

cost, if any). 

1212 Huxley Street exterior amenities will include private balconies and patios for each unit and a playground. Common 
area amenities will include a community room for tenants and guests that will feature a full kitchen along with a Flat 
screen TV. There will also be an on-site manager that will have a leasing office to assist residents at the property. 
There will be underground parking that will cost an additional $25/space and free surface parking.  
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40. Describe the interior apartment amenities, including plans for internet service (and cost, if any) and a non-smoking 
environment.  

The units will feature vinyl plank flooring in the kitchen and living room, and carpet in the bedrooms. Each unit will have 
its own washer and dryer. All units will include stainless steel refrigerator, dishwasher, range, and microwave. The 
building will offer free basic internet connection to all residents. There will be no smoking in the building. There will be 
no difference between the LIHTC and market rate units. 
 

 
PROPOSAL TIMELINE 
 
41. Please list the estimated/target completion dates associated with the following activities/benchmarks to illustrate the 

timeline of how your proposal will be implemented. 

Activity/Benchmark 

Estimated 
Month/Year of 

Completion 

Draft Site Plan Ready to Submit to Dev. Assistance Team (DAT) [Target/Actual Month/Date] 6/2019 

1st Development Assistance Team/ Meeting (Due by 7/18/19) [Target/Actual Month/Date] 6/2019 

1st Neighborhood Meeting (Due by 8/9/19)  [Target Month/Date] 7/1/2019 

Submission of Land Use Application (Zoning Map Amendments Due by 9/25/19) 9/2019 

Submission of Land Use Application (Permissively Zoned Due by 10/9/19) 9/2019 

Plan Commission Consideration (If Rezoning, Due by 11/25/19 for 12/3/19 Common Council) 10/2019 

Urban Design Commission Consideration, if applicable [Target Month/Date] 11/2019 

Application to WHEDA 12/2019 

Complete Equity & Debt Financing 12/2020 

Acquisition/Real Estate Closing 3/2021 

Rehab or New Construction Bid Publishing 2/2021 

New Construction/Rehab Start 3/2021 

Begin Lease-Up/Marketing 2/2022 

New Construction/Rehab Completion 6/2022 

Certificates(s) of Occupancy Obtained 6/2022 

Complete Lease-Up 12/2022 

Request Final AHF Draw 5/2021 

 
 

DEVELOPMENT TEAM 
 

42. Identify all key roles in your project development team, including architect, general contractor, legal counsel, property 
management agent, supportive services provider(s), and any other key consultants, if known.  

Contact 
Person 

Company 
Role in Development 

E-mail Phone 

Jerry 
Bourquin 

Dimension IV- 
Madison  

Architect jbourquin@dimensionivmadison.com 608.829.4452    

Katie Rist 
Foley & 
Lardner 

Attorney KRist@foley.com 608.258.4317 

Brian Martin  
MSP Property 
Management    

Property Management  bmartin@msphousing.com 608.831.7004  

Glen 
Weyenburg 

SVA Consultant/Accountant WeyenbergG@sva.com 608.826.2005 

Ben Shearer 
MSP 
Construction 
Inc. 

General Contractor bshearer@msphousing.com 414.208.8745 

Mark 
Hammond 

MSP Real 
Estate Inc.  

VP of Development  mhammond@msphousing.com 612.868.9997 

Linda 
Ketchum 

MUM 
Supportive Services 
Partner 

linda@emum.org 608.256.0906 



PAGE 16 

6/27/2019-RFP City of Madison AHF Application 2019 Final 6-27 

Melissa 
Sorensen 

Salvation 
Army 

Supportive Services 
Partner 

Melissa_Sorensen@usc.salvationarmy.org 608.250.2237  
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44. For the following development team roles, please identify the number and/or percentage of women and persons of 
color employed by that company. 

 
 

Company Role in Development 

 
# or % Employees 
who are Women 

# or % Employees 
who are Persons of 

Color 

MSP Real Estate Developer 44% 9% 

MSP Construction   General Contractor 44% 9% 

MSP Property 
Management  

Property Manager 44% 9% 

Dimension IV Architect 40% 0% 

MUM 
Salvation Army 
 

Service Provider 
63% 
83% 
 

50% 
18% 

 
 
DEVELOPMENT TEAM EXPERIENCE AND CAPACITY 
 
Please describe the development team’s experience in obtaining and successfully implementing LIHTC developments in 
accordance with the Additional Application Materials Section 2.4, Item 2 of the RFP. 

 
REFERENCES 
 
45. Please list at least three references who can speak to your work on similar developments completed by your team. 

Name Relationship Email Address Phone 

Brian Fisher Banking BrianF@starionbank.com 608.224.5546 

Kevin Kilbane Tax Credit Equity Kevin.Kilbane@RaymondJames.com 216.509.1342 

Abby Attoun-Tucker  
Community 
Development 

aattoun@ci.middleton.wi.us 608.821.8343 
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HOUSING INFORMATION & UNIT MIX 
 
46. Provide the following information for your proposed project. List the property address along with the number of units 

you are proposing by size, income category, etc. If this is a scattered site proposal, list each address separately with 
the number of units you are proposing by income category, size, and rent for that particular address and/or phase. 
Attach additional pages if needed.  
 

ADDRESS #1: 1212 Huxley Street Senior (55+) Building 
 # of Bedrooms Projected Monthly Unit Rents, Including Utilities 

% of  
County 
Median 
Income 
(CMI) 

Total  
# of  

units 
# of 

Studios  
# of 1 
BRs 

# of 2 
BRs 

# of 3 
BRs 

# of 4+ 
BRs 

$ Rent 
for 

Studios  

$ Rent 
for  

1 BRs 

$ Rent 
for  

2 BRs 

$ Rent 
for  

3 BRs 

$ Rent 
for  
4+ 

BRs 

≤30% 10 0 6 4 0 0       565 678             

40% 0 0 0 0 0 0                               

50% 19 0 17 2 0 0       941 1130             

60% 22 0 13 9 0 0       1038 1162             

LIHTC 
Sub-total  

51 0 36 15 0 0                               

Market* 10 0 1 9 0 0       1075 1350             

Total 
Units 

61 0 37 24 0 0 Notes:Utility Allowance, $49 - 1 bdrm, $62 - 2 bdrm 

  *40% = 31-40% CMI; 50% = 41-50% CMI; 60% = 51-60% CMI; Market = >61% CMI. 

 
 
 

ADDRESS #2: 1212 Huxley Street Family Building 
 # of Bedrooms Projected Monthly Unit Rents, Including Utilities 

% of  
County 
Median 
Income 
(CMI) 

Total  
# of  

units 
# of 

Studios  
# of 1 
BRs 

# of 2 
BRs 

# of 3 
BRs 

# of 4+ 
BRs 

$ Rent 
for 

Studios  

$ Rent 
for  

1 BRs 

$ Rent 
for  

2 BRs 

$ Rent 
for  

3 BRs 

$ Rent 
for  

4+ BRs 

≤30% 13 0 6 4 3 0       565 678 783       

40% 0 0 0 0 0 0                               

50% 24 0 9 2 13 0       941 1130 1305       

60% 6 0 3 3 0 0       1050 1199             

LIHTC 
Sub-total  

43 0 18 9 16 0                               

Market* 7 0 1 6 0 0       1075 1350             

Total 
Units 

50 0 19 15 16 0 
Notes:Utility Allowwance, $83 - 1 bdrm, $99 - 2 bdrm, 
$115 - 3 bdrm.  Higher utility allowance than elderly 
building because tenants will be paying heat as well. 

*40% = 31-40% CMI; 50% = 41-50% CMI; 60% = 51-60% CMI; Market = >61% CMI. 
 
 

NOTE: For proposals contemplating project-based vouchers (PBVs), please list vouchered units under the 
same CMI designation that you will be representing to WHEDA (e.g. if you will be portraying on your LIHTC 
application to WHEDA that 8 PBV units will be 50% CMI units, please include those on the “50%” row in the below 
table(s)). The City of Madison will enforce this income designation in your AHF Loan Agreement, if your proposal 
is awarded funds. Include a comment in the Notes, e.g., Eight (8) 50% CMI units will have PBVs. 

 
47. Utilities/amenities included in rent:  Water/Sewer  Electric  Gas  Free Internet In-Unit  

     
               Washer/Dryer  Other:        



PAGE 19 

6/27/2019-RFP City of Madison AHF Application 2019 Final 6-27 

48. Describe the number and percent of accessible units proposed for each of level of accessibility. For rehab, describe 
the accessibility modifications that will be incorporated into the existing housing. 

The project will have the number of units that provide a level of accessibility to ensure maximum point allocation 
from WHEDA under their Universal Design Criteria.  Specifically the common area and the units will provide the 
following levels of accessibility features:   

 

Common Area Features: 

1) Automatic Door Openers 

2) Accessible Signage 

3) Accessible Public Bathroom 

 

Unit Features. Minimum of 20% of the Units, (23 units) unless otherwise indicated 

1) Provide a circular or T-shaped turning space per Section 304 in kitchen(s) and accessible floor level 

bathroom(s) . Turning space shall be outside the door swing in bathrooms unless a 30" x 48" clear floor 

space is provided within the room beyond the arc of the door swing per Section 603.2.3 Exception 2. 

Sinks/vanities shall meet the requirements of Section 1003.12.4 including a height of 34" maximum above 

the floor with a clear floor space for forward approach. 

2) Provide standard roll-in type shower compartment per Section 608.2.2. A two inch (2") maximum raised curb 

is acceptable. Minimum 5% of total development units.  (6 units) 

3) On accessible floor levels, all closet doors shall have a dear floor space of 30" x 48" minimum to allow 

either forward or parallel approach by wheelchair. Doors to closets that are more than 18" in depth shall 

provide at least 32" nominal clear opening. 

4) Bottom edge of mirror at all accessible floor level bathroom sink/vanities to be 40" maximum above the floor. 

If medicine cabinet is provided in addition to a mirror, then bottom edge shelf on the cabinet to be 44" 

maximum above the floor. 

5) All interior doors intended for user passage shall comply with Section 1003.5, which includes maneuvering 

clearances, thresholds, clear width, level hardware, etc. 

6) Garbage disposal switch, range hood controls, and electrical receptacles shall meet the requirements of 

Section 309. At each section of countertop uninterrupted by a sink or appliance; as long as one accessible 

electrical receptacle is provided then other non- accessible receptacles may also be provided 

7) Provide minimum one accessible work surface that meets all requirements of Section 1003.12.3 including 

top of counter at 34" above the floor , minimum 30" wide, and a dear floor space for forward approach. 

8) Entrance doors to the unit shall comply with Section 404 including delayed action closers, maneuvering 

clearances, low profile threshold, etc. A screen door or storm door may be added in addition to the entrance 

door with installation method to allow for management to remove screen door or storm door at tenant 

request. 

9) Where operable windows are provided, provide at least one window in each sleeping, living, and dining 

space complying with all of Section 309 including the following : are easily grasped with one hand 

without tight grasping, pinching, or twisting of the wrist; and are located no more than 48" above the 

floor . Provide 30" x 48" dear floor space for forward or parallel approach centered on the window. 

Minimum 10% of total development units.  (12 units) 

10) Carpet shall have 1/2" maximum pile and meet all requirements of Section 302.2 

11) All unit light switches shall be Rocker type light switches. 

See Section 1b. for additional supplemental information on other accessibility features.   

 
49. Please describe the sustainable, energy efficient, and/or green building design techniques and standards that will be 

incorporated into the proposed project (including, but not limited to, renewable ready, EV-ready, PV solar panels, tree 
planting, green roofs, reuse/repurposing of graywater, solar hot water, ground- or air sourced heat pumps, heat 
recovery ventilators, etc.). Identify any energy industry standards that will be achieved. Please describe how the 
housing project will contribute to the City’s goal of 100% renewable energy and zero-net carbon emissions (originally 
adopted March 21, 2017). For more information, see 100% Renewable Madison Report. 

This project will be certified as "Green Built" according to the Wisconsin Green Built Home standards to score the 
maximum point criteria under WHEDA Scoring Category 2 - Energy Efficiency and Sustainability.  

 

https://madison.legistar.com/View.ashx?M=F&ID=7072081&GUID=1129163D-F7C1-41D8-9694-AA9EFFCA66FF
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This project will be built to score greater than 150 points through the Wisconsin Green Built Homes Checklist.  

 

Some of the green features this project will feature is all appliances to be energy star rated, windows featuring a 
U-Value less than or equal to 0.35, high efficiency boilers (92% or higher) and furnaces (95% or higher), high 
efficiency air conditioner (14 Seer or higher A/C system), energy star light fixtures, kitchen/bathroom faucets with 
GPM less than code or install of low-flow aerators and dual flush or ultra low flow toilet with GPF less than code 
or Watersense labeled.  These efficiencies will give the residents savings on their gas and electricity bills along 
with a significant savings to the project for common area utilities including water/sewer, gas and electricity. 

 

An array of PV solar panels will be installed on the roof(s) at 1212 Huxley Street.  Minimum expected energy 
generation sizing will be in a range between 50kW and 100kW systems.  Ultimate sizing will be based on end 
costs and payback considerations yet to be determined by other potential grants not yet awarded, but minimum 
sizing is expected to be a 50kW Solar array. 

 

We will also install 3 EV ready plug in stalls in the underground parking area.  

 

Incorporating Solar Array into construction on this development will extend the City's goal of reducing electrical 
energy generation needs via fossil fuels by using renewable energy source - Solar.   This will also help to offset 
the carbon emissions of this development another City goal.  Also, promotes awareness another City Goal by 
using Affordable Housing Funds to promote renewable energy construction thereby further publisizing the City's 
commitment to move to a net zero carbon emisisons goal.     
 

 
50. Estimate the resulting monthly, annual or life of project cost savings for the project and for tenants as a result of the 

implemented methods above.   

Based on information received from Barb Olson at Focus on Energy, a typical range of savings for electrical usage 
is 12% to 25% annually and savings on gas usage can be 30% to 40% annually for projects that include Focus on 
Energy recommendations for energy efficiency upgrades to their buildings with annual energy costs savings (Gas 
& Electric Combined) in ranges from $25,000 up to approximately $50,000 dependent on the level of energy 
efficiency improvements installed at time of construction. (Broad estimate only)   

 

According to SunVest Solar a 50kW-DC Solar Array will save an estimated $302,000 in energy costs over a 
period of 30 years.  A 100 kW-DC Solar array will save an estimated $608,000 in energy costs over a period of 30 
years.    

 
51. Focus on Energy’s (FOE) Design Assistance Program provides no-cost design consultation and assistance, including 

renewable energy analysis, e.g., solar readiness, and searches for incentives and/or rebates to fund the cost 
difference of the proposed building energy improvements. FOE compensates developers for the staff time dedicated 
to this process. Contact Barb Ohlsen, AIA, at (608) 709-1396 to discuss program details. 
Would you be willing to apply for a renewable energy analysis and incorporate its recommendations where 
financially feasible?           Yes  No 
 

52. For proposals that include rehabilitation, have you completed a capital needs assessment for this property? If so, 
summarize the scope and cost; Attach a copy of the capital needs assessment.  

Not applicable.  

 
53. Real Estate Project Data Summary 

Enter the site address (or addresses if scattered sites) of the proposed housing and answer the questions listed below 
for each site. 

 

# of Units 
Prior to 

Purchase 

# of Units 
Post-

Project 

# Units 
Occupied at 

Time of 
Purchase 

# Biz or 
Residential 
Tenants to 

be 
Displaced 

# of Units 
Accessible 
Current? 

Number of 
Units Post-

Project 
Accessible? 

Appraised 
Value 

Current 
(Or Estimated) 

Appraised 
Value After 

Project 
Completion 
(Or Estimated) 

Purchase 
Price  

Address: 1212 Huxley Street  

 0 111 1 1 0 23 NA NA 1,500,000 

Address: Enter Address 2 
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# of Units 
Prior to 

Purchase 

# of Units 
Post-

Project 

# Units 
Occupied at 

Time of 
Purchase 

# Biz or 
Residential 
Tenants to 

be 
Displaced 

# of Units 
Accessible 
Current? 

Number of 
Units Post-

Project 
Accessible? 

Appraised 
Value 

Current 
(Or Estimated) 

Appraised 
Value After 

Project 
Completion 
(Or Estimated) 

Purchase 
Price  

Address: Enter Address 3 

                                                       

   
54. Will any business or residential tenants will be displaced temporarily or permanently? If so, please describe the 

relocation requirements, relocation plan and relocation assistance that you will implement or have started to 
implement. 

Heritage Credit Union and Heritage Credit Corporate Offices are located here.  However there is no displacement 
as Heritage Credit Union is building a new corporate headquarters in Deforest, WI with plans to be moving to the 
new corporate headquarters no later than December 31, 2020    
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PLEASE ATTACH THE FOLLOWING ADDITIONAL INFORMATION AND CHECK THE BOX WHEN ATTACHED: 
 

   1. A completed Application Budget Workbook, showing the City’s proposed financial contribution and all other 
proposed financing. 

 

   2. Description of the Development Team’s Experience and Capacity per Section 2.4, Item 2 of the RFP. 
 

 3.a. Letter(s) from Supportive Service Provider(s) detailing what services are necessary to be adequate for the 
number of supportive housing units and target population as well as what level of services they intend to provide. 

 

  3.b. A detailed map of the site and a second map showing the site in the context of the City. 
 

  3.c. A preliminary site plan and drawings, if available. 
 

  3.d. A Capital Needs Assessment report of the subject property, if the proposal is for a rehabilitation project and if 
the report is available at the time of application. 

 

 

NOTE: If a preliminary site plan is not available at the time of application, submittal will be required for DAT by 
mid-July. If the Capital Needs Assessment is not available at the time of application for a rehab project, submittal 
will be required by August 30, 2019. 

 



b. Supplemental Information to Application Questions 
 

Attachment B-1 Tenant Selection Plan Best Practices – Support for Question 13 of 
the Application 

RESIDENT SELECTION PLAN – FAMILY & ELDERLY 

This property is an apartment community for low-to-moderate income families and families in 

which one member of the household is age 55+. This property subscribes to the following 

procedures for qualifying applicants for occupancy in this rental development. 

Additional restrictions may apply dependent on financing. 

Equal Housing Opportunity 

MSP Property Management, LLC. and this rental community adhere to local, state, and the federal 

Fair Housing Law (Title VIII of the Civil Rights Act of 1968, The Fair Housing Amendments Acts 

of 1988 and Section 504 of the Rehabilitation Act of 1973, all as amended), which stipulates that 

it is illegal to discriminate against any person on the basis of race, color, creed, religion, sex, 

national origin, marital status, status with regard to receipt of public assistance, disability, familial 

status, sexual orientation and gender identity. 

 
THIS IS AN EQUAL HOUSING OPPORTUNITY COMMUNITY 

 

Age and Occupancy Standards 

Occupancy standards for this development are no more than 2 people per bedroom. Exceptions 

may be made on non-senior properties for minors under the age of 2 years old.  Minimum 

occupancy standard is that each unit will be occupied by a minimum of one person per bedroom 

at the time of occupancy for non-age restricted units.  Age restrictions apply for ‘senior’ 

designated building so that at least one member of the household is age 55 or older.  
 

Income Requirements 

Income requirements at this development are prescribed by the Low Income Housing Tax Credit 

Program ("the Program") outlined in Section 42 of the Internal Revenue Code ("Section 42"). 

Income limits are issued and annually updated by the Department of Housing and Urban 

Development for each state by county and/or metropolitan statistical area according to family size. 

(Refer to Attachment A of this document for the current income limits for this development.) The 

applicant must demonstrate a financial ability to pay the monthly contribution toward rent, 

meaning a household may not pay more than 45% of their gross monthly income toward rent. 

Adjustments to this policy may be made by management depending upon a household's total 

assets.     
 

Resident Selection Procedures 

The following procedures are the established resident selection criteria used by management to 

determine applicant eligibility: 

A. A formal application form must be completed by all applicants, including a Release of 

Information Consent Form. 

B. A consumer credit report will be prepared by a credit-reporting agency that will reflect past 

and present credit history and criminal background search will be completed. 

C. Household income qualification and Program eligibility will be determined in accordance 

with Program regulations. 

 



D. Landlord or housing history, including eviction judgement will be determined in 

accordance with Program regulations.  

Occupancy Preferences 

Preference for occupancy will be given to households desiring as follows: 

A. Preference will be given on a first come first serve basis for all units. The appropriate 

earnest money deposit and application fee (if applicable) must accompany each rental 

applications in order to be processed. Apartments will not be held for more than 48 hours 

without the application and earnest money deposit. If the application is accepted, the 

earnest money will be put toward the security deposit balance. If the application is rejected, 

the earnest money will be returned to the applicant within 21 days of the rejection 

notification. The application fee (if applicable) is non-refundable 48 hours after the 

application and fee are submitted to management for processing. This fee is used by 

management to cover costs of processing applications and running credit and criminal 

history reports, etc. 

B. In accordance with Section 504 of the Rehabilitation Act of 1973, accessible units are 

allocated using a special priority approach. When accessible units become available, the 

housing provider will offer the units in the following order: 

1. To current residents who would benefit from the available unit's accessibility 

features, but whose current unit does not have such features. 

2. To eligible and qualified households on the waiting list with disabilities who would 

benefit from the available unit's accessibility features. 

3. To other eligible and qualified households on the waiting list (i.e., without 

disabilities) who may desire the unit, however management may require the 

household to agree, in writing, to transfer to a non-accessible unit at the owner's 

request. The request will only be made if an accessible unit is not available to a 

person who requires the unit's features. 

When an accessible unit becomes available, households that need (and currently do not 

have) the accessibility features assume a position at the top of the waiting list.  
 

Unit-Transfers 

All requests for unit-transfers must be in writing and will be processed in the order received. Unit­ 

transfers may be requested after completion of the initial lease term and all lease obligations have 

been fulfilled (e.g., there are outstanding issues such as unpaid rent, late charges, damages beyond 

normal wear and tear, significant violations of the lease or House Rules, etc.). It is management's 

policy to alternate the preference between current residents (without "reasonable 

accommodations") requiring transfers and new move-in residents on the waiting list. If a resident 

desires to transfer to another unit in the development, management will re-verify that the household 

will continue to be Program eligible and income qualified in accordance with Section 42, prior to 

the unit-transfer. 
 

Rental Application 

The rental application for an apartment is designed to give management enough information to 

determine Program eligibility. Completion of the rental application by a household does not mean 

the applicant has been approved for occupancy. Approval for occupancy is determined only after 

all information on the application is verified through the certification process. 
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Selection Criteria/Certification Process 

In addition to verifying whether a household is income qualified and Program eligible, management will 

use various criteria in determining the acceptability of all applicants. An application may be rejected 

based on one or more of the following criteria.  See Tenant Screening Criteria B for those applicants 

applying for 30% supportive service units.   

 

A. Insufficient/Inaccurate Information on Application. 

If management determines that the applicant has not fully cooperated in all aspects of the application 

process, or if it is determined that the applicant has falsified information, it is cause for immediate 

rejection of the application. 

B. Credit and Financial Standing 

1. Management will consider whether all applicants have a satisfactory history of meeting 

financial obligations, (including timely payment of rent, outstanding judgments or a history of 

late payments of bills). If management rejects an application based upon the credit report, the 

applicant will be provided with the name of the credit-reporting agency that performed the credit 

check. Management will not disclose the specifics of any information reported by the credit 

bureau. Applicants will be given the opportunity to correct or clear the adverse credit. 

2. The inability to verify credit references is a factor for rejection of an application. Consideration 

will be given to special circumstances in which credit has not been established. 

C. History of Residency 

Management will consider whether the applicant or any other person who will be living in the unit, has a 

history of physical violence to persons or property, or has exhibited living habits at prior residences that 

could adversely affect the health, safety, and quiet enjoyment of other residents at the rental community. 

Management will consider all circumstance regarding this type of activity as well as the period during 

which it occurred.  An Applicant may not be denied admission on the basis that that the applicant is or 

has been a victim of domestic violence, dating violence, sexual assault, or stalking, if the applicant or 

tenant otherwise qualifies for admission as stated under the Compliance with the Violence Against 

Women Act (VAWA).  

D. Other Reasons for Rejection (unless prohibited by local, state or federal law) include, but are 

not limited to: ' 

1. A household member's conviction record (see Attachment B);  (Management will take into 

account evidence that the individual has maintained a good tenant history and/or after the 

criminal conduct occurred.  Management will not reject applicants solely based on arrest 

records (without conviction)). 

2. Anyone who will live in the apartment who is currently engaged in the use of illegal drugs. 

(Management will not discriminate against qualified applicants who are former drug users 

or who have undergone drug or chemical sensitivity treatment. (see Attachment B)); 

3. Rent delinquency; 

4. False, inaccurate or missmg information on the rental application and other related 

documentation; 

5. Refusal to accept the lease provisions (rules and regulations, occupancy standards, amount of 

rent, the unit must be the primary place of residency, etc.) or the. Program requirements. 
 

Pet Policy 

Pets may be permitted at this development. Refer to pet lease addendum for pet requirements (breed 

restrictions may apply). Preapproval by management is required and pet lease will be executed between 

the household and the owner. Service animals as defined in Section 504 of the Rehabilitation Act of 

1973, 42 USC Part 12100 (1990) and the Fair Housing Amendments Act, 42 USC Sect. 3604 (1988) and 

24 CFR Sect. 100.204 (1989), are permitted. Service animals include "any guide dog, signal dog, or 
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other animal individually trained to provide assistance to an individual with a disability."   Confirmation 

of the need for a specific service animal may be required from a medical professional. (A companion 

animal for a person with an emotional disability is also considered a "service animal. " This type of 

service animal requires verification from a medical professional that the individual meets the definition 

of " disabled," and that there is a need for a specific companion animal.) 
 

Application Approvals 

If management approves an application, the applicant will be notified by phone or in writing of their 

acceptance. The applicant shall have two calendar working days from initial notification to accept the 

apartment. If the applicant does not respond within two (2) working days of the notification, management 

reserves the right to cancel the application and remove the applicant from the waiting list. It is the 

applicant's responsibility to notify management of changes of address and phone numbers.  
 

Application Rejections 

If management rejects an application, a formal letter of rejection will be sent to the applicant at the address 

shown on the application unless otherwise notified. Notice of denial includes a written explanation of 

the Tenant Selection Plan criteria the applicant failed to meet.  If the cause for rejection is due to an 

unfavorable credit history, the applicant will be notified of the credit reporting service, their address and 

telephone number for direct contact with the service. If it can be verified that the credit report is in error, 

the application will be re-processed, and, if accepted, the application will be prioritized according to the 

original application date. Management may not discuss credit­ reporting information with the applicant.  

Notice of denial should inform the applicant how to seek an approval of the housing providers decision.  
 

Short Term Lease Policy {offered at management's discretion) 

This property may impose a short term lease fee policy for leases under 9 months, which will 

require pre-approval from the Area or Regional Manager. A short term lease fee up to 

$200/month may apply. Short term leases will not be allowed to expire during the fall through winter 

months of October through April. On all Section 42 apartments, the initial minimum lease term 

available is six months. The lease dates must constitute a full six month term (a move-in on the 30th 

of a month does not equate to a full month's occupancy). Short term leases may not be eligible for 

rent specials. All short term leases will require a sixty (60) day notice to vacate. 
 

Screening Criteria 

This property uses a 3rd party scoring model to screen applicants.  See Tenant Screening Criteria B for 

those applicants applying for 30% supportive service units.   

 

Applicants will not be denied solely due to:  

• A lack of housing history; 

• A low credit score, provided that the applicant has a co-signor and/or is enrolled in credit repair program; 

• Information on a credit report that is or has been formally disputed, in repayment, or unrelated to a past 

housing or housing utility obligation;  

• The applicant owing money to a prior landlord for rent or damages, or to a utility company, provided the 

applicant has entered into a payment arrangement with the debtor and is current on the repayment 

arrangement;  

 
Exceptions may be made for special conditions, such as medical collections, government rental 

assistance, or applicants without credit history. Scoring criteria is subject to change. 
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Attachment A: Current Income Limits 

 

Family Size 1 2 3 4 5 6 7 8 

Dane 30% 21,090 24,120 27,120 30,120 32,550 34,950 37,950 39,780 

Dane 50% 35,150 40,200 45,200 50,200 54,250 58,250 62,250 66,300 

Dane 60% 42,180 48,240 54,240 60,240 65,100 69,900 74,700 79,560 

 

Attachment B: Criminal History/Zero-Tolerance Policy, Screening Criteria, Release Form 
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Tenant Selection – Criteria B – for Question 13 of Application 
 

Income  
Test Monthly Income > 2 Times Rental Amount 
If No, other considerations:  

- Co-signor  

- Ability to provide proof of past ability to pay amount of rent 

- Verification of ability to pay through case manager or program source acceptable to landlord 

Prior Tenant History 
Test – Less than 3 eviction filings in the last 5 years 
Test – Only 1 eviction judgement in the last 5 years accepted if has the following:  

- Co-signor 
- Written payment plan with landlord owed money and proof of 1st payment made 

 
Behaviorial Evictions – Denial if within the last 5 years.  No Co-signor opportunity is available to applicants denied for 
this reason.  
 
Landlord References 
Test – Need 1 year of satisfactory landlord reference or 3 years of satisfactory reference in the last 5 years. 

- If no history will need co-signor 
- Multiple adult member households with only one member references acceptable application may be approved 
- 5 day notices for rent can be disregarded with applicant if they have HUD-VASH Voucher 
- 5 day for drugs/alcohol or other behavior acceptable with written verification of case management support 

 
Criminal Background Check   
 
Test – Deny for violent felony convictions within the last 99 years but allow for appeals and consideration for 
extenuating circumstances  
Test – Deny for non-violent felony convictions within the last 99 years but allow for appeals and consideration for 
extenuating circumstances  
Test – Use in-house Yardi criteria for misdemeanor convictions that require a 7 year lookback.  
Test – All registered Sex Offenders/Sex Crimes will be denied 
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Attachment B-2 Affirmative Marketing Plan Best Practices – Support for Question 37 & 38 of 
the Application 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Note to all applicants/respondents: This form was developed with Nuance, the official HUD software for the creation of HUD forms.
HUD has made available instructions for downloading a free installation of a Nuance reader that allows the user to fill-in and save this
forminNuance.PleaseseeQI9adeuê!a1l.pdffortheinstructions.Using
Nuance software is the only means of completing this form.

Affirmative Fa¡r Housing
Marketing Plan (AFHMP) -
Multifamily Housing

U.S. Departnent of Housing
and Urban Dwelopment
Office of Fair Housing and Equal Opport¡nity

OMB Approval No. 2502-0608
(exp.O4l30l2Q2O)

111

la, Grantee Name & Address (including City, County, State, z¡p Code, Telephone No. & email address) b. Rental Assistance Contract Number

MSP Property Management
1295 Northland Drive, Suite 270

Mendota Heights, MN 55120

1c. No. of Units

ld. Entity Responsible for conducting Outreach and Referral (check all that apply)

t/ Grantee Service Provider notn", (specify)

Entity Name, Contact Person and Position (if known), Address (including City, County, State & Zip Code), Telephone Number & Email Address

Project Name: Oscar Apartments
Project Address: 1212 Huxley Street, Madison, Wl 53704
Contact: Brian Martin
Telephone #: 608-359-9493
Email: bmartin@msphousing.com

le. lf the outreach is performed by any otherentity otherthan the Grantee, explain howthe Granteewill monitortheiractivities to
ensure compliance with affirmative fair housing outreach requirements. Enter "N/A" in the field below if not applicable.

N/A

1f. To whom in the Grantee's office should approval and other correspondence concerning this AFHMP be sent? lndicate
Name, Address (including CiÇ, State & Zip Code), Telephone Number & E-Mail Address.

Brian Martin of MSP Property Management is the contact for approval and other correspondences.

Address: 1295 Northland Drive, Suite 270, Mendota Heights, MN 55120
Telephone #: 608-359-9493
Email: bmartin@msphousing.com

2a. Affirmative Fair Housing Marketing Plan

Plan Type lnitial Plan Date of the First Approved AFHMP N/A

N/AReason(s) for current update

Page 1 of6 Form HUD-92243-PRA (OBt201 4)



2b. Outreach Start Date

Grantees should not begin accepting applications prlor to conducting the marketing and outreach activities identified in the approved AFHMP

Date Outreach will begin (xx/xxlxxxx) 03t01t2022

Date Grantee will begin accepting applications (xx/xx/xxxx) 05t01t2022

Note: Only Fiscal Year 12 Demonstration Grantees are
permitted to accept applications pr¡or to conducting
marketing and outreach activities identifìed in the

approved AFHMP.

3a. Target Areas (check one): flStatewlde Other (specify)

housing market target area will be Madison, Wl. The expanded housing market target area
ll be Dane County

3b. Target Population(s)

The target population for the Oscar Apartments will be senior residents that is restricted to

households where one member ¡s at least age 55 or older. The target population for the other 50

unit building will be for individuals and families of all ages as there are no restr¡ctions as this is a

multi-family building.

3c. ls all or some of the Target Population(s) covered by a Settlement Agreement? No Yes n
3d. tÞmographics of Target Population(s)

(check allthat apply)

fl vnæ fln-*onlndianorAaskaNatir¿e Ø ¡"¡un I en*ornrtcanAmerican

I ttatlve Hawaiian or Other Pacifc lslander I nispanic or Latino

fl Famil'reswiûr ChiHren (under age l8) [otner ethnic group, religion, sex, etc. (speclfy) Veterans and person with disabilities

r'

Page 2 of 6 Form HUD-92243-PRA (081201 4)



3e. Data Source(s) used to obtain the demographic characteristics.

data sources used to obtain demographic characteristics for the housing market area (Madison)
Census Viewer. For the expanded housing market area (Dane County), MSP used United States

nsus Bureau

4a. ldentify the demographic group in the target population(s) that are least likely to apply

ïhe demographic groups in the target population least likely to apply are Asian, Hispanic or Latino,
Black or African American, American lndian, and Native Hawaiian. All these demographic populations

are below 60/o of the population for the expanded housing market area (Dane County).
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4b. For each demographic group in the target population(s) that are least likely to apply, provide a description of how the program
will be marketed to eligible individuals ¡n the target population(s).

For the target populations least likely to apply, MSP Property Management will reach out to community
contacts when it begins its marketing outreach. For the Hispanic or Latino demographic, MSP will reach

out to the Centro Hispano of Dane County where they provide a range of programs that support Dane

County's Latino population. For the Asian demographic, MSP will reach out to United Asian Services
where they provide a range of services to Asians in the Madison/Dane County area. For the African
American demographic, MSP will reach out to Urban League of Greater Madison. For the American
lndian or Alaska Native and Native Hawaiian or Other Pacific lslander demographic, MSP will contact
Kids Fonuard and Native American Center for Health Professions where they will forward marketing

materials to any clients they have for Oscar Apartments. MSP will also reach out to United Way of Dane

County and will be in contact with any potential residents who are interested in applying for these
apartments as they become available. Also, the Aging and Disability Resource Center of Dane County
will be able to refer MSP to any residents of these demographics. MSP has an MOU with Dane County

Veterans Service Center to refer veterans to the Oscar Apartments. The Dane County Veterans Service

Center will provide supportive services specifically for veterans. We will also have postings in the local

newspapers, craigslist, apartments.com, and targeted mailing to seniors and households in our
identified third party market study area. MSP will send an email of all marketing materials to allthe
organization contacts mentioned in the beginning of 2022 prior to lease up so these organizations have

an ample amount of time to notify prospective residents of MSP's Oscar Apartment project.

5a. Fair Housing Poster

The Fair Housing Poster must be prominently displayed in all offices/locations in which rental activity takes place (24 CFR 200.620(e)).
Check below all locations where the Poster will be displayed.

@ Rental office ! Grantee office I vtøet unit ! otne, (specify)

5b. Affirmative Fair Housing Marketing Plan

The AFHMP must be available for public inspection at all rental offices/locations (24 CFR 200.625). Check below all locations

where the AFHMP will be made available.

ø Rental Offce Grantee Offce Model Unit Other (specify)

5c. Project Owner Compliance to display Fair Housing Poster and the AFHMP

Explain how you will ensure that every project owner will prominently display the Fair Housing Poster and AFHMP

MSP Property Management will ensure the project will display the fair housing project and

AFHMP as each full time employee of MSP Property Management is required to participate in

Fair Housing training annually. MSP Property Management will be the manging agent of the

Oscar Apartments so they will be on site daily to ensure the poster and AFHMP is on display.
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6. Evaluation of Marketing Activities

Explain the evaluation process you will use to determine whether your outreach activities have been successful in attracting individuals

in the target population(s) who are least likely to apply, including who will be responsible for conducting this evaluation, when this evaluation

will be conducted and how the results of this evaluation will inform future marketing activities.

The project population and applicants will be evaluated at least annually to determine whether the

target populations listed appear to be responding to our marketing efforts. The on-site manager

will be the party responsible for conducting this evaluation and will report the findings to the Vice

President of MSP Property Management. The evaluation will be conducted at year end. Once we

have finalized the findings, management will focus on other outreach efforts to get better

responses from the target populations that did not apply.

7. Additional Considerations. ls there anything else you would like to tell us about your AFHMP to help ensure that
your program is marketed to eligible persons in the target population(s) who are least likely to apply forthe program? Please attach
additional sheets, as needed.

As mentioned, each full time employee of MSP Property Management is required to participate in

Fair Housing training annually. Periodic updates to Fair Housing regulations will be distributed to

all employees for review. All MSP Property Management employees are required to adhere to

Fair Housing ¡ssues as directed in our standards of conduct. Each new employee of MSP

Property Management is required to complete different aspects of training, including Fair Housing
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8. Review and Update

By signing this form, the grantee agrees to implement its AFHMP, and to review and update its AFHMP in accordance with the

instructions to item I of this form ¡n order to ensure continued compliance with HUD's Affirmative Fair Housing Marketing
Regulations (see 24 CFR Part 200, Subpart M). The Grantee also certifìes that training will be provided to staff/entities that provide

outreach to target population(s) for the purpose of enrollment in the 81 1 PRA program. Training will consist of affirmative fair housing

outreach requirements and the Fair Housing Act, Section 504 of the Rehabilitation Act, Title Vl of the Civil Rights Act and the American
with Disabilities Act. I hereby certify that all the information stated herein, as well as any information provided in the
accompaniment herewith, is trueand accurate. Warning: HUD will prosecutefalse claims and statements.
Conviction may result in criminal and/or civilpenalties. (See'tB U.S.C. 1001, 1010,'1012; 31 U.S.C.3729,3802).

Signature of person submitting th¡s Plân & Date of Sul¡mission (mm/dd/yyyy)

Brian Martin

Name (type or print)

Vice President of Asset Management, MSP Property Management

Title & Name of Company

For HUD€ffice of Housing Use Only

Reviewing Official:

For HUD-Office of Fair Housing and Equal Opportunity Use Only

Approval Disapproval

Signature & Date (mm/dd/yyyy) Signature & Date (mm/dd/yyyy)

Name
(type or print)

Name

Title

Name
(type or print)

Tifle

Page 6 of 6 Form HUD-92243-PRA (0812014)
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Supplemental Accessibility Information for Question 48: 

 
Additional accessibility features to be incorporated into 1212 Huxley Street project include those indicated in 
Appendix M of the WHEDA tax credit application criteria that include the following:  

 
1. Lever-style handles on all interior doors being replaced or initially installed   

 
2. Bath/kitchen faucets being replaced or initially installed must be single-lever type.  

 
3. Bathtub/shower compartment permanently lined with non-skid surface or pattern covering 75% of floor  

 
4. All Non-Elderly Housing (Family, General population or Supportive Housing). In all bathrooms of each    unit, 

provide reinforcement for the future installation of grab bars at toilets, bathtubs, and shower compartments per 
Section 1004.11.2. (if grab bars not already installed in the unit)  
 

5. Provide all bathtubs/showers with offset controls and a 30” x 48” clear floor space for parallel approach. Where the 
centerline of the controls is between 18” and 9” from the open face of the bathtub/shower compartment, the clear 
floor space in front of the fixture shall extend at least 9” beyond the control wall. Where the centerline of the controls 
is between 9” and 0” from the open face of the bathtub/shower compartment, the clear floor space in front of the 
fixture shall extend at least 5” beyond the control wall.  

 
6. At least one toilet in each dwelling unit shall have clearances that meet the requirements of Section 

1004.11.3.1.2.1, 1004.11.3.1.2.2, or 1004.11.3.1.2.3. 
 

7. 100% visitable units. (Only 20% visitable units required for single family or duplex or townhome style 
construction).  
Projects should be designed and graded to allow an accessible route from parking or street level to all dwelling 
units.  
Accessible routes shall meet all the requirements of Section 402 including Section 404 for accessible doors. The  
living room, kitchen and minimum of one bathroom (with a minimum of a toilet and sink) must be on the accessible 
route from the unit entry. Bathroom shall meet the requirements of Sections 1004.11 minimum. 
 

8. Lighting controls, electrical switches, and receptacle outlets, environmental controls, and user controls for security  
or intercom systems shall comply with Section 1004.9 minimum. 
 

9. Electrical outlets and cable/date outputs set to a minimum height of 18” above the floor 
 
 

 
 

 

 

 

 

 

 

 

 

 

 



Section 1: c. Budget Workbook (see next page) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



APPLICANT & PROJECT NAME:

1. CAPITAL BUDGET

Enter ALL proposed project funding sources.

FUNDING SOURCES

Source Amount

Non-

Amortizing 

(Y/N) Rate (%) Term (Years)

Amort. 

Period 

(Years)

Annual Debt 

Service

Permanent Loan-Lender Name:

First Mortgage 6,950,000$           Y 5.90% 15 35 $469,951

Subordinate Loan-Lender Name:

Subordinate Loan-Lender Name:

Tax Exempt Loan-Bond Issuer:

AHP Loan 900,000$              N 0.00% 30 30 $0

City-AHF Deferred Loan 975,000$              N 0.00% 30 0 $0

City-AHF Interest/Cash Flow Loan 975,000$              Y 2.75% 16 30 $47,764

City-TIF Loan

Other-Specify Lender/Grantor:

Other-Specify Lender/Grantor:

Other-Specify Lender/Grantor:

Tax Credit Equity 13,053,213$         

Historic Tax Credit Equity

Deferred Developer Fees 882,710$              

Owner Investment

Other-Specify:

Dane County AHDF 900,000$              

Total Sources 24,635,923$         

Source of Funds

Construction Loan-Lender Name: 

Construction Loan 

Bridge Loan-Lender Name:

Tax Credit Equity:

Tax Credit Investor

Total

Estmated pricing on sale of Federal Tax Credits: 0.90$                    

Estmated pricing on sale of State Tax Credits:

(if applicable)

Remarks Concerning Project Funding Sources:

Construction Financing

MSP Real Estate, Inc. & The Oscar Apartments

Amount Term (Months)Rate

16,800,000$                                 4.90% 24

2,610,692$                                   

19,410,692$                                 

1. Capital



APPLICANT:

2. PROJECT EXPENSES

Enter the proposed project expenses

Acquisition Costs Amount

Land $1,500,000

Existing Buildings/Improvements $0

Other (List) 

$0

Construction:

Construction/Rehab Costs $15,060,000 <---

Construction Profit $1,133,300

Construction Overhead $120,000

General Requirements $800,000 Total Cost:

Construction Supervision $110,000 Solar Panels, EV Ready

$200,000 to

$300,000

FF&E/Personal Property $100,000
In-floor Heat

Demolition $200,000

Shell Enhancements and

other beyond code 

requirements

Site Work $0

Landscaping $0

Construction Contingency $856,165

Other (List)

$0

Architectural & Engineering

Architect - Design $270,300

Architect - Supervision $20,000

Engineering $20,000

Other (List) 

$0

Interim/Construction Costs

Builder's Risk/Property Insurance $75,000

Construction Loan Interest $750,000

Construction Loan Origination Fee $85,000

Real Estate Taxes $80,000

Park Impact Fees $75,000

Other Impact Fees $0

Other (List) 

Letter of Credit Fees $10,000

Financing Fees

Cost of Bond Issuance $0

Permanent Loan Origination Fee $69,500

Other Permanent Loan Fees $30,000

Soft Costs

MSP Real Estate, Inc.

If applicable, please list the costs 

attributable to "above and beyond" green 

building/Net Zero construction components 

included in the Construction Costs line 

item:

2. Expenses



Appraisal $8,000

Market Study $7,000

Environmental Reports $8,000

Survey $6,500

Permits $0

Lease-Up Period Marketing $75,000

Tax Credit Fees $145,000

Accounting/Cost Certification $21,000

Title Insurance and Recording $20,000

Relocation $0

FF&E $0

Capital Needs Assessment (if rehab) $0

Legal $112,500

Other (List) 

Misc. Soft Costs $20,000

Fees:

Bridge Loan Fees $0

Organizational Fees $2,000

Syndication Fees $0

Development Fee $2,196,658

Developer Overhead $0

Other Consultant Fees $0

Other (List) 

$0

Reserves Funded from Capital:

Lease-Up Reserve $0

Operating Reserve $250,000

Replacement Reserve $0

Capital Needs Reserve $0

Debt Service Reserve $0

Escrows $0

Other: (List)

Investor Reserve $400,000

TOTAL COSTS: $24,635,923

2. Expenses



APPLICANT:

3. PROJECT PROFORMA

Enter total Revenue and Expense information for the proposed project for a 30 year period. 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16

Gross Income 1,280,208 1,305,812 1,331,928 1,358,567 1,385,738 1,413,453 1,441,722 1,470,557 1,499,968 1,529,967 1,560,566 1,591,778 1,623,613 1,656,086 1,689,207 1,722,991

Less Vacancy/Bad Debt 89,615 91,407 93,235 95,100 97,002 98,942 100,921 102,939 104,998 107,098 109,240 111,424 113,653 115,926 118,245 120,609

Income from Non-Residential Use* 41,870 42,707 43,562 44,433 45,321 46,228 47,152 48,095 49,057 50,039 51,039 52,060 53,101 54,163 55,247 56,352

Total Revenue 1,232,463 1,257,113 1,282,255 1,307,900 1,334,058 1,360,739 1,387,954 1,415,713 1,444,027 1,472,908 1,502,366 1,532,413 1,563,062 1,594,323 1,626,209 1,658,734

Expenses:

Office Expenses and Phone 30,000 30,900 31,827 32,782 33,765 34,778 35,822 36,896 38,003 39,143 40,317 41,527 42,773 44,056 45,378 46,739

Real Estate Taxes 163,725 168,637 173,696 178,907 184,274 189,802 195,496 201,361 207,402 213,624 220,033 226,634 233,433 240,436 247,649 255,078

Advertising, Accounting, Legal Fees 13,000 13,390 13,792 14,205 14,632 15,071 15,523 15,988 16,468 16,962 17,471 17,995 18,535 19,091 19,664 20,254

Payroll, Payroll Taxes and Benefits 95,000 97,850 100,786 103,809 106,923 110,131 113,435 116,838 120,343 123,953 127,672 131,502 135,447 139,511 143,696 148,007

Property Insurance 30,000 30,900 31,827 32,782 33,765 34,778 35,822 36,896 38,003 39,143 40,317 41,527 42,773 44,056 45,378 46,739

Mtc, Repairs and Mtc Contracts 85,000 87,550 90,177 92,882 95,668 98,538 101,494 104,539 107,675 110,906 114,233 117,660 121,190 124,825 128,570 132,427

Utilities (gas/electric/fuel/water/sewer) 115,000 118,450 122,004 125,664 129,434 133,317 137,316 141,435 145,679 150,049 154,550 159,187 163,963 168,881 173,948 179,166

Property Mgmt 73,948 76,166 78,451 80,805 83,229 85,726 88,298 90,946 93,675 96,485 99,380 102,361 105,432 108,595 111,853 115,208

Operating Reserve Pmt 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Replacement Reserve Pmt 33,300 34,299 35,328 36,388 37,479 38,604 39,762 40,955 42,183 43,449 44,752 46,095 47,478 48,902 50,369 51,880

Support Services 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Other (List)

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Total Operating Expenses 638,973 658,142 677,886 698,223 719,170 740,745 762,967 785,856 809,432 833,715 858,726 884,488 911,022 938,353 966,504 995,499

Net Operating Income 593,491 598,971 604,369 609,677 614,889 619,995 624,987 629,857 634,596 639,193 643,640 647,926 652,039 655,970 659,706 663,235

Debt Service:

First Mortgage 469,951 469,951 469,951 469,951 469,951 469,951 469,951 469,951 469,951 469,951 469,951 469,951 469,951 469,951 469,951 469,951

Second Mortgage 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Other (List)

3,000 3,090 3,183 3,278 3,377 3,478 3,582 3,690 3,800 3,914 4,032 4,153 4,277 4,406 4,538 4,674

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Total Debt Service 472,951 473,041 473,133 473,229 473,327 473,428 473,533 473,640 473,751 473,865 473,982 474,103 474,228 474,356 474,488 474,625

Total Annual Cash Expenses 1,111,923 1,131,183 1,151,020 1,171,452 1,192,497 1,214,173 1,236,500 1,259,496 1,283,183 1,307,580 1,332,708 1,358,591 1,385,250 1,412,709 1,440,992 1,470,123

Total Net Operating Income 120,540 125,930 131,235 136,448 141,561 146,566 151,454 156,217 160,845 165,328 169,658 173,822 177,811 181,614 185,217 188,610

Debt Service Reserve 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Deferred Developer Fee 72,776 78,166 83,471 88,684 93,797 98,802 103,690 108,453 113,081 41,791

Cash Flow 47,764 47,764 47,764 47,764 47,764 47,764 47,764 47,764 47,764 123,537 169,658 173,822 177,811 181,614 185,217 188,610

AHF City Interest Loan 47,764 47,764 47,764 47,764 47,764 47,764 47,764 47,764 47,764 47,764 47,764 47,764 47,764 47,764 47,764 47,764

*Including commercial tenants, laundry facilities, vending machines, parking spaces, storage spaces or application fees.

DCR Hard Debt 1.26 1.27 1.29 1.30 1.31 1.32 1.33 1.34 1.35 1.36 1.37 1.38 1.39 1.40 1.40 1.41

DCR Total Debt 1.14 1.15 1.16 1.17 1.18 1.19 1.20 1.21 1.22 1.23 1.23 1.24 1.25 1.26 1.26 1.27

Assumptions

Vacancy Rate 7.0%

Annual Increase Income 2.0%

Annual Increase Exspenses 3.0%

Other

*Please list all fees (per unit per month) 

and non-residential income:

Underground Parking: $25/month (81 underground stalls)

Retail Space: $10/sf (2,000 square feet)

MSP Real Estate, Inc.

Asset Management Fee

Page 1 3. Proforma



APPLICANT:

3. PROJECT PROFORMA (cont.)

Enter total Revenue and Expense information for the proposed project for a 30 year period. 

Year 17 Year 18 Year 19 Year 20 Year 21 Year 22 Year 23 Year 24 Year 25 Year 26 Year 27 Year 28 Year 29 Year 30

Gross Income 1,757,451 1,792,600 1,828,452 1,865,021 1,902,322 1,940,368 1,979,176 2,018,759 2,059,134 2,100,317 2,142,323 2,185,170 2,228,873 2,273,451

Less Vacancy/Bad Debt 123,022 125,482 127,992 130,551 133,163 135,826 138,542 141,313 144,139 147,022 149,963 152,962 156,021 159,142

Income from Non-Residential Use* 57,479 58,628 59,801 60,997 62,217 63,461 64,730 66,025 67,345 68,692 70,066 71,467 72,897 74,355

Total Revenue 1,691,908 1,725,746 1,760,261 1,795,467 1,831,376 1,868,003 1,905,363 1,943,471 1,982,340 2,021,987 2,062,427 2,103,675 2,145,749 2,188,664

Expenses:

Office Expenses and Phone 48,141 49,585 51,073 52,605 54,183 55,809 57,483 59,208 60,984 62,813 64,698 66,639 68,638 70,697

Real Estate Taxes 262,731 270,612 278,731 287,093 295,706 304,577 313,714 323,125 332,819 342,804 353,088 363,681 374,591 385,829

Advertising, Accounting, Legal Fees 20,861 21,487 22,132 22,796 23,479 24,184 24,909 25,657 26,426 27,219 28,036 28,877 29,743 30,635

Payroll, Payroll Taxes and Benefits 152,447 157,021 161,731 166,583 171,581 176,728 182,030 187,491 193,115 198,909 204,876 211,022 217,353 223,874

Property Insurance 48,141 49,585 51,073 52,605 54,183 55,809 57,483 59,208 60,984 62,813 64,698 66,639 68,638 70,697

Mtc, Repairs and Mtc Contracts 136,400 140,492 144,707 149,048 153,519 158,125 162,869 167,755 172,787 177,971 183,310 188,810 194,474 200,308

Utilities (gas/electric/fuel/water/sewer) 184,541 190,077 195,780 201,653 207,703 213,934 220,352 226,962 233,771 240,784 248,008 255,448 263,112 271,005

Property Mgmt 118,665 122,224 125,891 129,668 133,558 137,565 141,692 145,942 150,321 154,830 159,475 164,259 169,187 174,263

Operating Reserve Pmt 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Replacement Reserve Pmt 53,437 55,040 56,691 58,392 60,144 61,948 63,806 65,720 67,692 69,723 71,814 73,969 76,188 78,474

Support Services 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Other (List)

0 0 0 0 0 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0 0 0 0 0 0

Total Expenses 1,025,364 1,056,125 1,087,808 1,120,443 1,154,056 1,188,678 1,224,338 1,261,068 1,298,900 1,337,867 1,378,003 1,419,343 1,461,924 1,505,781

Net Operating Income 666,544 669,622 672,453 675,024 677,320 679,326 681,025 682,403 683,440 684,120 684,423 684,332 683,825 682,882

Debt Service:

First Mortgage 469,951 469,951 469,951 469,951 469,951 469,951 469,951 469,951 469,951 469,951 469,951 469,951 469,951 469,951

Second Mortgage 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Other (List)

4,814 4,959 5,107 5,261 5,418 5,581 5,748 5,921 6,098 6,281 6,470 6,664 6,864 7,070

0 0 0 0 0 0 0 0 0 0 0 0 0 0

Total Debt Service 474,765 474,909 475,058 475,211 475,369 475,532 475,699 475,871 476,049 476,232 476,420 476,615 476,814 477,020

Total Annual Cash Expenses 1,500,129 1,531,034 1,562,866 1,595,654 1,629,425 1,664,209 1,700,037 1,736,940 1,774,949 1,814,099 1,854,424 1,895,958 1,938,738 1,982,802

Total Net Operating Income 191,780 194,712 197,395 199,813 201,951 203,794 205,326 206,531 207,391 207,888 208,003 207,717 207,011 205,862

Debt Service Reserve 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Deferred Developer Fee 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Cash Flow 191,780 194,712 197,395 199,813 201,951 203,794 205,326 206,531 207,391 207,888 208,003 207,717 207,011 205,862

AHF City Interest Loan 47,764 47,764 47,764 47,764 47,764 47,764 47,764 47,764 47,764 47,764 47,764 47,764 47,764 47,764

*Including laundry facilities, vending machines, parking spaces, storage spaces or application fees.

DCR Hard Debt 1.42 1.42 1.43 1.44 1.44 1.45 1.45 1.45 1.45 1.46 1.46 1.46 1.46 1.45

DCR Total Debt 1.28 1.28 1.29 1.29 1.29 1.30 1.30 1.30 1.30 1.31 1.31 1.31 1.30 1.30

Assumptions

Vacancy Rate 7.0%

Annual Increase Income 2.0%

Annual Increase Exspenses 3.0%

Other

Page 2 3. Proforma
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Section 2:  Development Team’s Experience & Capacity 
 

2. a.  i.) As our Tax Credit project lists demonstrate below since 1991 MSP Real Estate has secured 
awards for tax credits for 25 total projects in the Midwest: 

 
• 16 elderly projects that have provided over 1,040 units of senior housing  
•   9 family projects that have (or will) provide over 580 units of family housing 

 
Since 1991, MSP Development has been applying for and securing awards for Low Income Housing Tax Credits 
allocated by the Wisconsin Housing and Economic Development Authority (WHEDA), Minnesota Finance Authority 
and Indiana Housing Authority.  Please review our list of developments completed in the following tables:  

 

    Total Completed      985 
    Total in Progress        58 
    Total Units    1,043 

TAX CREDIT Elderly (Section 42) APARTMENTS  

 
Project Names/ Locations Units Financing Completion Date 

Normandy Square Apartments , Madison  

 

 

58 

 
Bank 

 

 
August 2019  

Middleton Senior Apartments, Middleton 
 

56 
 

Bank 
 

October 2012 

New Berlin Senior II, New Berlin              34 Bank Dec. 2012 

Chippewa Senior Apartments II, Chippewa Falls             24 HOME October 2011 

West Allis Senior Apartments, West Allis            122             WHEDA Bond April 2009 

Monona Senior Apartments, Monona 
 

88 WHEDA Bond Sept. 2009 

Lincoln Village, Port Washington 
 

49         Bank Dec. 2002 

Homestead Village, Chippewa Falls 
 

48               Bank  February 2000 

Deer Creek Village, New Berlin 
 

145   Bank October 2001 

Silver Creek Village, Glendale 
 

65 WHEDA Bond August 2000 

Lexington Village, Greenfield 
 

120       Bank  Dec. 1998 

Silver Lake Pointe, Moundsview MN 83      Bank  Sept. 1995 

Courtyard, West Allis 
 

63      Bank  Sept. 1995 

Mill View, Kiel 
 

24 Rural Development March 1995 

Station House, Antigo 
 

40 Rural Development 1991 

Village Plaza, Paddock Lake     24 Rural Development 1991 
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                Total  Completed    472    
 Total in Progress 112 
 Total Units 584  

 
2a. ii) Experience obtaining and utilizing federal, state, city and other financing:  

 
Normandy Square Senior Apartments, 6509 Normandy Lane, Madison WI (Opening August 2019)  

 

 
 

TAX CREDIT Family (Section 42) APARTMENTS  

 
Project Names/ Locations Units Financing Completion 

Date 

The Grove, Madison 

 

 

112 

 
Conventional 

 

 
September 2020 

The Landing, Chippewa Falls 
 

40 
 

Conventional 
 

June 2016 

Meadow Ridge Apartments, Waukesha               70           Conventional  October 2014 

New Berlin City Center, New Berlin             102          Conventional December 2012 

Silverlake Commons, Moundsview, MN               50 MHFA Feb 1999 Sold 2017 

Cityside Townhomes, Marshall, MN  
50 
 MHFA 

April 1997 
Sold 2017 

    Parkside Townhomes, Redwood Falls, MN 30  
 

FNMA Feb. 1997 
Sold 2017  

Valley Farms Apartments, Westfield, IN 92 
 

Rural Development 
May 1996 

Lincoln Square Apartments, Chisholm, MN 38 
 

Conventional 
Aug. 1995 Sold 

2013  
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58 Total Units 
48 Affordable Units (12-30% Supportive Units)  

 

Source  Amount Comments  

2017 LIHTC Tax Credits 
Awarded by WHEDA  

$595,587 Awarded credits 2017  

2018 Additional LIHTC Tax 
Credits Awarded by WHEDA 

$ 59,970 Awarded credits 2018 

City of Madison AHF Funds $    850,000 Awarded Fall 2016 

Dane County AHF Funds $    342,220 Awarded Fall 2017 

First Mortgage $ 4,300,000 Closed on financing March 2018 

 
This development was awarded 8 project based vouchers by the Dane County Housing Authority in Fall of 2018.  

 
The Grove Apartments, 202 & 206 Cottage Grove Road, Madison WI (Opening August 2020)  

 

 
 

112 Total Units 
   95 Affordable Units (23-30% Supportive Units)  

 

Source  Amount Comments  

2018 LIHTC Tax Credits 
Awarded by WHEDA  

$1,339,272 Awarded credits 2018  

City of Madison AHF Funds $3,000,000 Awarded Fall 2017 

Dane County AHF Funds $   591,346 Awarded Fall 2018 

Chicago FHLB Grant  $    750,000 Awarded Dec 2018 

First Mortgage  $7,700,000 Closed March 2019 

 
This development was awarded 8 project based vouchers by the Dane County Housing Authority in Fall  
of 2018 for 3-bedroom units. 
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Riverview Parkway Apartments and Townhomes, 6400 Riverview Parkway Wauwatosa, WI  
(Opening Est. June 2021)  

 

 
 

   136 Total Units 
92 Affordable Units (24-30% Supportive Units)  

 

Source  Amount Comments  

2019 LIHTC Tax Credits 
Awarded by WHEDA  

$1,550,000 Awarded credits 2019  

Chicago FHLB Grant  $ 900,000 Applied for June 14, 2019, award 
notification will be Dec 2019 

TIF Application City of 
Wauwatosa 

$  1,890,000 Application submitted June 17, 
2019 

 
 b. Participation in Public/Private Joint Ventures (Brief narrative examples)  

 
Monona Tax Credit Independent and Assisted Living and Memory Care and Phase II Assisted Living 

 
In 2008 and 2012 Heritage Monona a two phase senior housing campus was developed at the former Garden Circle 
apartments in Monona, WI. MSP was selected by the City based on their response to an RFP and conveyed the land for 
$1 and provided $2,400,000 in tax increment financing. MSP also financed this development with tax credits and tax 
exempt bonds from WHEDA. The $28,000,000 development consists of a 4 story 88 unit independent tax credit senior 
building interconnected to a 2 story 75 unit assisted living memory care building and a phase 2 two story 68 unit 
assisted living and memory care community. Construction took 12 months and the project leased up at a record pace 
ahead of schedule in just under 9 months (Phase 1) and 12 months respectively (Phase II).  Contact Information: Sonja 
Reichertz- Monona Economic Development Director (608)222-2525 

 

Middleton Independent Tax Credit and Heritage Assisted Living and Memory Care 
 

2012- Heritage Middleton a 135 unit senior housing campus developed at a vacant sentry store in Middleton, WI. MSP 
put the site under contract in 2011 and worked with the City to help remove an eyesore on the gateway to Madison 
through Middleton. The site required excavation and haul off of approximately 10 feet of soil and replacing that soil 
with engineered fill. This was due to the site previously sitting at the edge of a lake bed. The City provided $2,100,000 
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in tax increment financing and Dane County provided a low interest loan in the amount of $460,000. MSP also financed 
this development with tax credits and a 7/10 loan from WHEDA. The $18,000,000 development consists of a 4 story 56 
unit independent tax credit senior building interconnected to a 2 story 79 unit assisted living memory care community. 
The project is extremely dense on a site of only 2.2 acres, but fits the urban design standards encouraged by the City. 
Construction took 12 months and the project has been full with a long waiting list on the affordable independent side 
since almost day one of certificate of occupancy.  Contact Information: Mike Davis-City Administrator 608-821-8358 

 

c. Years in existence and staff qualifications 
 

MSP Real Estate, Inc. (MSPRE) and its subsidiaries Heritage Assisted Living LLC, MSP Development Company, Inc., MSP 
Construction, Inc. and MSP Property Management, LLC, make up a full service real estate development company. 

 
Established in 1988 by Milo Pinkerton, MSPRE has assembled a team with 
experience and tenacity. We are a long- term owner that owns over 90 
percent of what we have built. Our philosophy is to develop high quality 
properties in strategic markets to ensure the best investment for us, our 
partners and the communities in which we build. 

 
MSPRE has experience with public/private development projects utilizing TIF, HOME Funds, Federal Home Loan Bank 
funding, CBDG and Metropolitan council grants. MSPRE has extensive knowledge of real estate development gained 
over the past 31 years of development experience that also includes an expansive assisted living portfolio of housing.  

 
Milo Pinkerton – President  

 
Milo has developed more than 2500 units spanning over 30 years. Milo’s unique background of architecture, finance, 
real estate and construction has enabled MSP projects to be of consistent high quality, on time and on budget. 

 

Heritage Senior Living was formed in 2000, as a health care housing company for 

independent, assisted and memory care seniors and has since grown to the country’s 55th 

largest operation. Every year Heritage is constructing over $30 Million in purpose-built 

housing, primarily in Wisconsin. 
 

Milo is primarily responsible for overseeing and directing all aspects of the MSP Family of 
Companies, ensuring steady growth, consistent profitability and increasing cash flows 
annually. Milo works hands on with the development and construction company and 
coordinates management and direction of Heritage and MSPPM through its various staff 
directors. 

 
Milo has a Master’s of Science in Business, Real Estate Investment from the University of Wisconsin and a Master of 
Architecture Degree from the University of Minnesota. He is licensed in Minnesota and Wisconsin as a real estate 
broker.  

 
Mark Hammond – Vice President of Development  

 
Mark Hammond, as Vice President of Development, leads all real estate development  
activities. 

 
Mark’s primary responsibility is the identification and management of new development  
opportunities in senior housing campuses, MSP’s core business category. His secondary  
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focus is identifying market-rate multifamily and tax credit affordable housing opportunities. Mark actively manages all 
aspects of the development process, including site acquisition and approval, financing, design and value engineering, 
construction, and lease-up. 

 
Mark has served on numerous boards that promote economic development and revitalization. He is also active with 
the University of Wisconsin Real Estate Alumni Association and is a member of the State of Wisconsin Bar Association. 

 
Mark holds a Bachelor’s Degree in Economics, an MBA in Real Estate, and a Juris Doctor, all from the University of 
Wisconsin-Madison. 

 

MSP Property Management 
 

MSP Property Management, LLC (MSPPM) was formed in 2006 to more fully service its affordable housing and market-
rate housing in Wisconsin.  MSPPM currently manages over 730 units in 12 locations.  

 

Brian Martin, Vice President of Asset Management 
 
Brian Martin, as Vice President of Asset Management combines the functions of asset 
management and property management into one role. He is responsible for the following 

areas of operations for MSP Property Management and Heritage Senior Living: Property 
Management, Asset Management, Maintenance & Information Technology. 

 
Brian has been in Real Estate Management for over 13 years. He began his career as a 
site manager in the Madison area overseeing a 60-unit tax credit property as well as a market-rate campus housing 
portfolio. In 2010 he was promoted to Area Manager and was responsible for a portfolio of 20 properties and over 
1200 units. During his time as Area Manager, Mr. Martin oversaw the successful completion of over 12 new lease up 
properties in Wisconsin and Iowa. In early 2014 Mr. Martin was promoted to the position of Regional Manager and 
then a year later to Regional Asset Manager where he was responsible for a portfolio of roughly 50 properties and 
more than 3350 units throughout Wisconsin, Illinois and Iowa. His experience covers market rate, tax-exempt bond, 
HUD Section 8 and HOME, USDA Rural Development and Low Income Housing Tax Credit financed development. 
 
Additional information about our staffing includes the following: Within the MSP Property Management and 
Heritage Senior Living management umbrella 19 full time maintenance staff take care of the day to day physical plant 
operations for all our properties. 

 
Our tax credit compliance quality control is provided by Becky Haag from Compliance Specialists. Becky has been 
providing compliance monitoring services for tax credit properties for over 20 years. 

 
Lars Johnson, our Chief Financial Officer, heads up an accounting team that employs 6 full time accountants with over 
100 years combined of accounting experience. 

  

d. Financial Capacity of the Organization to secure financing and complete the proposed project.  
 

MSP Real Estate Inc. believes this RFP response demonstrates a development team that can provide all the 
requirements necessary to complete a 111 unit tax credit apartment building on the proposed site and secure the 
necessary sources of financing based on past performance of similar sized deals.   

 
In the last 4 years MSP Real Estate Inc. has completed, started and yet to be started construction on close to $70 
million of new tax credit housing in the state of Wisconsin.  And close to $50 million in senior living housing as well.  
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e:  Developer’s experience with, including number of projects, number of units and  location of projects 
developed with  integrated support housing units.  
 

Development Name Location  Total Units Integrated Units 

New Berlin City Center New Berlin, WI  102 11 

Middleton Senior Apts. Middleton, WI  56 9 

Meadow Ridge Apts.  Waukesha, WI  70 6 

The Landing Apts.  Chippewa Falls, WI  40 3 

 

While MSP Real Estate has not designed developments solely as a permanent supportive housing model we have 
incorporated supportive service partnerships with past developments.  These developments set aside a portion of the 
building’s apartments for homeless individuals or those with disabilities, and then services are offered in order to 
support these residents housing stability.  Locally, we have partnered with Movin’ Out on three past projects that 
provided the following integrated supportive housing units, New Berlin City Center (11 units), New Berlin, WI, 
Middleton Senior Apartments (9 units), Middleton, WI and Meadow Ridge Apartments, (6 units) Waukesha, WI.  Movin’ 
Out coordinated the delivery of services both on and off-site that allowed residents with special needs assistance to 
stabilize their living situation and live more independently.  

 
In 2013 MSP partnered with Movin’ Out on our successful 70 unit family tax credit project, Meadow Ridge 
Apartments, located in Waukesha, WI. The project reserved six (6) units for residents who are seniors or adults with 
physical and/or development disabilities that rely on supportive services that are planned and delivered by Movin’ 
Out. MSP worked with both Movin’ Out and Care Wisconsin to provide the following (ongoing) supportive services 
to the residents of Meadow Ridge: 

 

- Maintain independence in the home and the community 

- Home maintenance 

- Meal planning/groceries 

- Assist individuals with future housing and personal care needs 

- Locate health and housing assistance 

Another illustrative past example is MSP’s 2015 tax credit application, The Landing Apartments. For this project in 
Chippewa, WI, MSP partnered with West Central Wisconsin Community Action Agency, Inc., (WestCap) and Veterans 
Assistance Foundation, Inc. to provide the following (ongoing) supportive services to the residents:   

 

- Housing Assistance Programs 

- Food Access and Resources Program 

- Energy Assistance 

- Jumpstart Transportation 

- Adult Education/Skills Enhancement/Literacy 

Veteran’s Assistance Foundation provides the following services: 

- Staff support to ensure safety and supervision as needed 

- Community involvement/relationships 

- Organization, communication, coordinating transportation 

- Medication assistance  and medical advocacy 

- Financial support (assist each tenant with personal checking account as needed) 
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f. Experience of the proposed property management entity’s performance record with LIHTC projects 
both with and without integrated support services as well as with inclusive and culturally-sensitive 
property management and marketing practices.  

 
MSP Property Management since 2006 has provided all property management functions including Tax Credit 
certification, recertification, ongoing compliance, all accounting functions, day to day management and maintenance.  
MSP Property Management site management staff and marketing practices adheres to all federal and state housing 
compliance issues including AG 134, Equal Opportunity, Fair Housing Requirements, affirmative fair 
marketing practices and Section 504 of the Rehabilitation Act of 1973.  As well working with integrated 
supportive service providers we have partnered with before, Movin’ Out and WestCap.   
 
All team members are kept up to date on any State or Federal Policy changes and LIHTC compliance according 
to the needs of the State Agency and their recommendations which may include annual fair housing training. 
Property management staff do attend WHEDA compliance seminars on an as needed basis. 

 
WHEDA requires the Property Manager of record for this tax credit application to receive a WHEDA annual 
management agent approval certification:    
 

The management agent or any entity serving as the agent cannot have a project in their portfolio with 
any of the following: uncorrected noncompliance, untimely reporting, failure to submit information, 
unpaid fees, below average or unsatisfactory management reviews, or general material 
noncompliance.  WHEDA reserves the right to gather information from other housing authorities 
regarding any low income housing developments managed by the management agent outside the 
state of Wisconsin. 

 
MSP Property Management has never received an unfavorable management review from WHEDA 
specifically noting issues with culturally-sensitive property management or marketing practices.   
 
MSP Real Estate in conjunction with its property management company, MSP Property Management will 
follow the Tenant Selection Plan that embraces the CDD’s Tenant Selection Plan best practices as outlined 
in Attachment B-1.  Additionally, MSP Property Management will follow the Affirmative Marketing Plan 
best practices as outlined in Attachment B-2.   

 

g. List any architectural awards, service awards, or green building certifications that you’re your 
organization has received.  

 
Market Rate Housing Development 

Louisiana Oaks Apartments is a 200-unit market rate development in St. Louis Park, Minnesota. This 
property was recognized as the 2002 MADACS Awarding- winning (“Property Excellence Award – 
Best New Development – Market Rate”) in the Twin Cities.  (This property was sold in April 2015).  
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The following tax credit projects have been built to the highest scoring WHEDA Green Building Criteria 
required since WHEDA changed its scoring criteria to include this category in 2010.  Verification was only 
required through 2018.  A Wisconsin Green Built certification is now required with a change to the 
Qualified Allocation Plan starting in 2019. 

 

Credit 
Application 
Year 

Name of Development Units Built to Max 
Wisconsin Green 
Built Standard? 

Third Party 
Verification or 
Certification 

2010 New Berlin Senior 34 Yes Verification 

2010 City Center at Deer Creek  102 Yes Verification 

2010 Homestead Village II 24 Yes Verification 

2011 Middleton Senior  56 Yes Verification 

2013 Meadow Ridge 70 Yes Verification 

2015 The Landing 40 Yes Verification 

2017 Normandy Square Senior 58 Yes Verification 

2018 The Grove 112 Yes Verification 

2019 River View Parkway & 
Townhomes 

136 Yes Certification  

 

h. Project Organizational Chart, including ownership interest percentages.  

 
 

MSP Real Estate, Inc, the Developer, will assign land rights to Huxley Apartments LLC or other to be named 
LLC for the 1212 Huxley Street location.   Huxley Apartments Managing Member LLC, .01% may be 
majority owned by non-profit but that has not been determined by whom at time of this application.  
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(3) Additional Application Materials  

 
a. Letter(s) from Supportive Service Provider(s) detailing what level of services are necessary to be adequate 

for the number of supportive housing units and target population as well as what level of services 
intended to be provided.  

 
1.  MUM – Madison Area Ministry 
2.  Salvation Army  
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b. Detailed site map and a second map showing the site in the context of the City  
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c. A preliminary site plan and drawings, if available   
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d. Capital Needs Assessment – Not Applicable – New Construction  
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Section 4 Designation of Proprietary and Confidential Information – Attachment D  
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MSP Real Estate Responses 
1212 Huxley Street 
Response Submission Due Date: August 8, 2019 NOON 
 
Questions [MSP Responses provided below each question]: 
 
Land Use 

1. Please summarize the comments to this proposal received from staff at your 
Development Assistance Team meeting. 

 
MSP Response: Staff comments were as follows: No UDC approval required (just plan 
commission approval); fire dept needs access to buildings; possible street extensions on 
south and west sides; consider pedestrian connection to Dane County job center; mid-
block pedestrian crossing to connect to North Transfer Point; need new street trees  in 
ROW along Huxley; keep building away from southern lot line; mixed use is an 
acceptable use; confirm open area req is met; multiple buildings are Ok; future street on 
the West side—if happens—would be split on the 2 properties; future street extension 
on South would be on subject property.   

 
2. The Northport-Warner Park-Sherman Neighborhood Plan provides recommendations 

encouraging mixed-use development on the subject site and surrounding properties. 
As previously discussed, the plans also recommend the possible future extension of 
both Stephen Street and O’Neill Avenue. Please describe how the possible extensions 
of those streets impact or alter the proposed development, design, and program.   

 
MSP Response: Our plans already show the potential Stephen Street extension. We kept 
the parking and building out of that area so Stephen Street could be extended. Parking 
could have landscape screening from street. Storm water would be adjusted if needed. 
On the West side, only half of the 66’ wide ROW future potential O’Neil Street extension 
would go on the subject property. We already set the building 32’ back from the 
property line. We will adjust the building to be 33’ back to allow one half of the future 
street to extend through, and our building would front the future street.  
 

3. Describe the anticipated target use(s) for the ground floor commercial space. 
 

MSP Response: We have received inquiries from several day care operators and think 
this would be a good complementary use. Other potential uses include: Coffee Shop, 
Medical/Dental Office, Hair Salon, Home Health Care, Dry Cleaner, Specialty Grocer, etc.  
 

Unit Mix 
1. Please clarify your response to Question 8. Expand on why unit ranges are proposed 

for integrated supportive housing units instead of a fixed number for each segment.  
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MSP Response: We are proposing ranges instead of fixed numbers in order to allow for 
flexibility and maximize our ability to fill all units with individuals and families across all 
targeted populations. For example, if one agency is not able to refer the full number, we 
can then fill that gap with referrals from another agency.  
 

2. Your application mentions that all units will have a washer and dryer in the unit, but 
your response to Question 47 does not indicate that it is included in rent. Will 
residents be charged a fee for the washer and dryer? 

 
MSP Response. No, residents will not be charged a fee for the washer and dryer.  

 
Supportive Housing Units/Supportive Housing Partnerships 

1. Which of the three agencies listed in your application will sign the MOU for WHEDA’s 
Appendix S? Will a formal agreement be signed with all three supportive service 
providers listed? 

 
MSP Response: Only the Developer, Property Management Agent, and Wisconsin 
Department of Health Services sign the Appendix S. We will, however, name all three 
agencies and the services they provide in the Appendix S. Yes, we will work to put in 
place MOU’s with all three agencies. And we will provide an MOU for Veterans from the 
Dane County Veterans’ Center to WHEDA.  
 

2. The application references utilizing the By-Name Priority List of individuals and/or 
families experiencing homelessness if units were not filled by the other preference 
populations. How would this development ensure adequate services for those 
populations?  

 
MSP Response: Our response was not clear. At Management’s discretion, if units are 
not filled by other preference population, we would go up to a maximum of 10 total 
individuals and/or families from Salvation Army’s DAWNS or RISE programs in order to 
ensure adequate services for these populations.  

 
Feasibility 

1. How will MSP protect future tenants from rapidly rising contract rents allowed by 
WHEDA? Will MSP have any internal structures to limit rent increases for lease 
renewals? 
 
MSP Response: We already have an internal review process whereby we evaluate the 
reasonableness of allowable rent increases based on WHEDA’s maximum rent levels. 
We do not automatically increase rents up to the maximum allowable rents. We take 
into account the annual increase as well as other market conditions when determining 
the amount to increase. In fact, last year, we did not increase the rents up to the 
maximum allowable rents at our Middleton property in light of the substantial Dane 
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County CMI increase. At that property, we only brought our 40% rents to approximately 
95% of 40% max rents instead of pushing them all the way up to 100% of max rent level.  
 

2. What is an “Investor Reserve?” What has it historically been used for in previous 
projects? 

 
MSP Response: In our internal project budgets, we refer to the “Operating Reserve” as 
the “Investor Reserve.” So, the $400,000 we show as “Investor Reserve” is what the City 
may be used to seeing called the “Operating Reserve.”  These are the funds that are 
held throughout the compliance period and are used exclusively to pay for operating 
deficits incurred by the project after stabilization. Historically, WHEDA and investors 
require 6 months of expenses to be held in the Operating Reserve (again, which we 
refer to as Investor Reserve), which would be approximately $575,00 for Huxley, but we 
lowered this to $400,000 in an attempt to reduce our request for City funding to the 
lowest possible level while also ensuring that we have a feasible project because we 
expect to be able to negotiate this down to less than 6 months. 
 

3. The budget lists permit fees as $0. Are building permit fees accounted for in this 
budget? If so, where? Are certain costs like this assigned to other portions of the 
overall redevelopment? 

 
MSP Response: We have rolled the permit fees into the general conditions in the 
construction budget.  

 
Other 

1. What is the status of forming the partnership with the Dane County Housing Authority 
(DCHA)? If the partnership comes to fruition, will MSP offer DCHA a statutory Right of 
First Refusal or General Partner Purchase Option?  
 
MSP Response: We are continuing conversations with DCHA as well as other potential 
non-profit partners. No, we are a long-term owner and maintain ownership beyond the 
15-year compliance period and will not offer DCHA (or other non-profit partner) a 
statutory Right of First Refusal or General Partner Purchase Option. We will continue to 
agree to provide the City with notice of intent to sell as we did with The Grove.  
 

2. How will MSP apply for AHP funds from the Federal Home Loan Bank (or fill that gap) 
if the DCHA partnership does not materialize? 

 
MSP Response: If the DCHA partnership does not materialize, we will work with another 
non-profit in order to ensure a competitive AHP application. 
 

3. The application indicates a willingness to commit to the minimum occupancy standard 
of one person per bedroom for the non-age restricted units, with a caveat for 
reasonable accommodations. Would MSP be willing to commit to a minimum 
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occupancy standard of one person per bedroom for the age-restricted units? If not, 
please explain the rationale for allowing over-housing a one-person household in a 
scarce resource of two bedroom affordable housing units?  
 
MSP Response: Senior often like having a spare bedroom for guests including children 
and grandchildren visiting them. We also have house-burdened seniors that are moving 
to affordable housing from their single-family homes because they can no longer afford 
to maintain their single-family homes. In fact, our market study consultant found that 
35-38% of senior units in 9% project are filled by previous home-owners. Some may be 
moving from a 3+ bedroom house and so even going down to a 2-bedroom is a big 
downsize for them. We feel very strongly in giving our seniors as much choice as 
possible, and do no like the idea of having to tell them “Sorry, even though you qualify 
for a 2BR unit, we won’t let you have it because you don’t have a husband/wife or other 
person on the lease.” Note that we allow up to 14 continuous days of a guest staying 
over, so often our residents do have guests in their apartments.   
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