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Rule Enterprises - Truman Olson 
CDD AHF Application Supplemental Questions 
Response Requested by TBD 

Instructions to Applicant:  
Please respond briefly and succinctly to the questions below in-line, unless otherwise specified 
(e.g. additional documentation requested). Maximum 1/3 a page per question. Please use this 
Word document to record your answers and return this completed document to 
jspears@cityofmadison.com and cc: etabakin@cityofmadison.com. We ask that you refrain from 
submitting additional documentation not specifically requested at this time or using alternative 
formats. 

FEASIBILITY 
1. Income Averaging.

a. It appears that the unit mix might not be compliant with IRS requirement for
income-averaging. The average income across the 150 units is 62%. If that’s the
case, how will you adjust the unit mix? e.g., increase the number of 30% units OR
decrease the number of 80% units.

• Good call, I’ve made adjustments in a more recent model and shifted 5
80% 1bd room units to 50% 1bd room units.

b. What is your experience with income averaging? What is your property
manager’s experience with it?

• Income averaging is relatively new, so my experience is only from reading
literature, attending conferences, and my most recent development
project. Luckily, I’ve engaged Baker Tilly as my development consultant
and Don Bernards has significant experience with it within the State of
Wisconsin and Beyond.

• I will likely select Lutheran Social Services as my property management
company, and they have experience working with income averaging as
well.

2. Please provide more detail on your cost estimation behind the site work line item.

3. State 4% LIHTC & Commercial Income. Do your financial projections take into account
WHEDA’s rule regarding commercial income in calculations of DCR? Per 2019-20 QAP
applicants must maintain DCR of 1.2 to 1.4 and commercial income will not be
considered when determining DCR.

• We have taken out the commercial income, which put a strain on our debt
sizing. We may need the financial allocation approved to meet the 85%
test.

Submitted 10/25/19
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4. Developer fee calculation. Is the total developer fee calculation maximized, if not please 

provide a reason for claiming a lower amount? 
 

• It’s maximized, the equation I used was 6% Acquisition + 20% Total cost 
less acquisition, reserves & dev fee. 

 
5. There is significant concern about gentrification in Madison, especially in this area. How 

will you protect future tenants from rapidly rising contract rents allowed by WHEDA? 
Will you have any internal structures to limit rent increases for lease renewals? 

• We will restrict the increase to a maximum of 2% per year for all renewals.  
 

6. The proposal lists start of construction in September/Fall 2020 in advance of AHP-
application award announcement in December 2020. Are you planning on Chicago or a 
different FHLB? Are you confident you’d be able to close before having the AHP award? 
Who is the proposed non-profit partner for AHP-FHLB application? 

• We are planning on Chicago, I’ve spoken to them and they are planning to 
move the timeline up next year to the fall instead of December to help 
projects close and start construction prior to the harsh Winter Months 
between Dec-Feb. If they don’t move their timeline up, we will likely close 
December 2020 instead. 

• Will likely submit with Lutheran Social Services. 
 
 

7.  Is the Market Study available? If so, please submit a copy at this time or provide us with 
the date expected.  

• Not yet, this will be available early December.  
 

INTEGRATED SUPPORTIVE HOUSING UNITS 
1. Please describe your proposed integrated supportive housing approach for the 30% 

units, if any. Please elaborate on the targeted populations you plan on serving Identify if 
any preliminary or formal agreements have been reached with a supportive service 
provider. 

• Our plan is to work with both individuals with disabilities and with 
veterans. LSS has extensive experience offering a diverse range of 
supportive services to many demographics throughout the state and 
beyond. We plan to connect with the local associations to identify the 
greatest need then service that population through outreach and 
collaboration. 

  
2. In order to ensure ongoing support to 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 
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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.). 

• As of now we have a proposed $30K per year to ensure ongoing support 
to tenants will be met. Please see attached for the types of services we 
plan to offer. 

 
 
TENANT SELECTION 

1. 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 and 
provides the maximum feasible flexibility in tenant selection to the general population 
and supportive service units. 

• This is still being developed but we can assure that we will abide by the 
Tenant Selection Best Practices. Will update this at a later date. 

 
2. Describe the proposed development’s minimum occupancy standards that will prevent 

or reduce over-housing residents in such limited affordable housing opportunities. 
• We will allow each unit to be occupied by a minimum of one person per 

bedroom at the time of occupancy.  
 

3. 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.  

• This is still being developed but we can assure that we will abide by the 
Affirmative Marketing Plan Best Practices. Will update this at a later date. 

 
4. 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. 

• We will have team workshops and strategy sessions to encourage 
collaboration with the current neighborhood groups. Please see the 
attached MOU as a reference for a previous partnership. 

 
 
 
DEVELOPMENT TEAM EXPERIENCE AND CAPACITY, REFERENCES & WHEDA SCORE 

1. Please identify the following key roles in your project development team: property 
management agent, supportive services provider(s), and any other key consultants, if 
known.  
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Contact 
Person 

Company Role in 
Development 

E-mail Phone 

Don 
Bernards Baker Tilly Development 

Consultant donald.bernards@bakertilly.com 608-240-2643 

Dennis 
Hanson LSS 

Dev Partner/ 
Property 
Manager / 
Supportive 
Service 
Provider 

dennis.hanson@lsswis.org 262-745-1000 

Michael 
Emem Emem Group Owners Rep michael@emem-group.com  414.465.2808 

 

Adam 
Arndt 

Catalyst 
Construction 

Development 
Partner / 
General 
Contractor 

aarndt@catalystbuilds.com  414.727.6840 
 

Edward 
Hayden Arc-Int Architect ed@arcint-architecture.com 414-688-4368 

 
 
 

2. 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. 

• Please see document attached. 
 

 
3. 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 
Rule Enterprises Developer 0 100 
Catalyst 
Construction General Contractor TBD TBD  

LSS Property Manager TBD TBD 

Arc-Int Architecture Architect TBD TBD 

LSS Service Provider TBD TBD 
 

4. Please list at least three references who can speak to your work on similar developments 
completed by your team. 
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Name Company/Org Relationship Email Address Phone 

Don Bernards Baker Tilly Consultant donald.bernards@bakertilly.com 608-240-
2643 

Jose Perez City of 
Milwaukee Alderman JoseG.Perez@Milwaukee.gov 414-286-

2861 
Joaquin 
Altoro WHEDA Executive 

Director Joaquin.Altoro@wheda.com 608-266-
7884 

 
5. If applying to WHEDA for 9% or competitive 4% State Housing Tax Credits, please provide 

your estimated WHEDA self-score in the table provided. 
 
Please see proforma attached. 

 

Scoring Category 
Max 

Points 
Projected 

Points 

1.  Lower-Income  Areas 5       
2.  Energy Efficiency and Sustainability 32       
3.  Mixed-Income Incentive 12       
4.  Serves Large Families (Three-bedroom or larger units) 5       
5.  Serves Lowest-Income Residents 60       
6.  Supportive Housing 20       
7.  Rehab/Neighborhood Stabilization 25       
8. Universal Design 18       
9.  Financial Leverage 45       
10. Eventual Tenant Ownership 3       
11. Project Team 12       
12. Readiness to Proceed 12       
13. Areas of Economic Opportunity 28       

Median Income 5       
Unemployment Rate 5       
School District 5       
High Need Area/Respondent to RFQ 5       
Avg. Renter Household Paying >30% on Housing 5       
Access to Services & Amenities 10       

14. Rural Areas Without Recent HTC Awards 5 0 
15. Location Points (only for 4% applications) 35       
TOTAL        
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