


































Erickson Avenue
Town Center Concept
Harrisonburg, VA

EquityPlus

AMS Construction 

Harrisonburg Housing Authority 

*All images, renderings, and naming conventions are representative of an ideal development and will be used as inspiration for a conceptual design. These do not represent the final complete 
design or project.



Development 
Team 

• EquityPlus has immense 
knowledge of LIHTC and 
Affordable Development

• EquityPlus has developed 
over 2,000 units of 
affordable hosing and 
acted as a consultant on 
dozens of projects. 

• EquityPlus has long-standing 
relationships with tax credit 
buyers, lenders and industry 
leaders 

• EquityPlus currently manages 
over $200 million in tax credit 
equity real estate assets.

• AMS Construction is fully 
licensed and bonded general 
contractor with experience 
in affordable housing new 
development, renovation 
and LIHTC rehabilitations. 

• AMS is currently the General 
Contractor on six LIHTC 
developments, 
redevelopments and 
rehabilitations in the 
Carolinas, Virginia, and 
Maryland. 

• AMS’s team collectively has 
over fifty years of 
construction and real estate 
development experience.



Development Experience 

Robert Smalls at Midtowne Heights 
Spartanburg, South Carolina

• Ground up development of 190 RAD 
Conversion townhomes constructed using a 
modular technique

• 100% Project-based voucher affordable 
property

• Financing includes South Carolina Tax Exempt 
Bonds, 4% LIHTC Equity & Traditional 
Construction Loan.

• $50,000,000 Total Development Cost 

Ox Fiber Apartments 
Frederick, Maryland 

• 1, 2, and 3-bedroom apartments in renovated  
historic building located in Downtown 
Frederick

• 83 units developed with 4% LIHTC equity, 
Federal and State Historic Tax Credits, 
Opportunity Zone Equity, and Freddie Mac 
TEL debt.

• $25,000,000 Total Development Cost





Current Unit 
Mix 

Expectations

• ~90 Acres Developed in Phases 

• 223 Single Family Home Lots

• Would be a mix of 2, 3, & 4-Bedroom 
For-Sale Homes

• 354 Townhome Units

• Mix of 1, 2, 3, & 4-Bedroom Rentals 



Projected Development 
Budget

• 62% of total development cost 
represent LIHTC Townhome units
• Broken out under “LIHTC” Column

• Remaining 38% of costs are allocated 
to Single-Family For-Sale product

• Retail lots, if any, will be sold and 
developed by retail development 
partner to be idented later. 

LIHTC LIHTC BASIS HOMEOWNERSHIP

Total Per Unit

6,300,000$              10,976$                  6,300,000$                  

-$                            

Site 14,724,600$           25,653$                            9,129,252$        9,129,252$              5,595,348$                  

SFH Infrastructure -$                            

SFH 16,032,500$           27,931$                            16,032,500$                

Townhomes 19,901,700$           34,672$                            19,901,700$      19,901,700$            -$                            

- -$                              -$                                     -$                            

Clubhouse 700,000$                  1,220$                               700,000$                     

8% Overhead 4,108,704$              7,158$                    2,322,476$        2,322,476$              1,786,228$                  

6% Profit 3,081,528$              5,369$                    1,741,857$        1,741,857$              1,339,671$                  

2% Bond Premium 1,027,176$              1,790$                    580,619$           580,619$                 446,557$                     

5% CX Contingency 2,978,810$              5,190$                    1,451,548$        1,451,548$              1,527,263$                  

62,555,018$           

-$                            

Design 1,000,000$              1,742$                    620,000$           620,000$                 380,000$                     

Legal 300,000$                  523$                       186,000$           114,000$                     

Marketing 150,000$                  261$                       93,000$             93,000$                   57,000$                       

Appraisal 30,000$                     52$                         18,600$             18,600$                   11,400$                       

Market Study 30,000$                     52$                         18,600$             18,600$                   11,400$                       

Construction Inspection 256,794$                  447$                       159,212$           159,212$                 97,582$                       

Permits 1,540,764$              2,684$                    955,274$           955,274$                 585,490$                     

Construction Interest 1,685,561$              2,937$                    1,045,048$        1,045,048$              640,513$                     

Construction Management 256,794$                  447$                       159,212$           159,212$                 97,582$                       

OCIP 650,000$                  1,132$                    403,000$           403,000$                 247,000$                     

Title and Recording 120,000$                  209$                       74,400$             74,400$                   45,600$                       

Phase I 15,000$                     26$                         9,300$               9,300$                     5,700$                         

Survey/Topo 50,000$                     87$                         31,000$             31,000$                   19,000$                       

Forest Stand Delineation 12,000$                     21$                         7,440$               7,440$                     4,560$                         

Start Up Costs 200,000$                  348$                       200,000$                     

Misc. 200,000$                  348$                       200,000$                     

6,496,913$              

69,051,931$           120,300$                

Financing Costs 2,307,890$              4,021$                    1,937,890$        370,000$                     

Subtotal 71,359,822$           124,320$                

Contingency 996,954$                  1,737$                    618,112$           618,112$                 378,843$                     

Reserves 1,954,770$         3,406$                    1,954,770$        -$                            

Developer Fee 4,917,456$        4,917,456$              2,200,000$                  

Total Project Costs 74,311,546$       129,462.62$           48,335,766$      44,257,106$            39,393,236$                

0.83

Mortgage 47,394,512$      Home Sales 48,125,000$                

LIHTC 14,693,359$      Sales Commission (1,443,750)$                

Deferred Fee/NOI 2,458,728$        Net Sales 46,681,250$                

Total Sources 64,546,600$      Perm Mortgage 2,000,000$                  

Gap 16,210,833$      Total Sources 48,681,250$                

0.342040301 Surplus/Gap 9,288,014$                  

BUDGET

Land

Total CX

Total Fees, Financing, Soft costs

Subtotal 

CONSTRUCTION

Fee, Financing, Soft Costs



Purchase and Sale Agreement Terms

Offer Submitted on 
June 6, 2021

Contract 
Ratified on 

August 12, 2021

Original 
Contract 

amended to 
following terms 
on December 

10, 2021 

Harrisonburg 
Housing Authority 

Meeting to 
approve Joint 

Venture on 
December 15, 

2021

Allow a Study 
Period 

Extension 
through January 

20, 2022

A $50,000 non-
refundable deposit 
at the end of the 

Study Period if not 
terminated 
(credited to 

Purchase Price)

An increase in 
the Purchase 

Price to 
$6,650,000 if no 

closing by 
February 28, 

2022

A second $50,000 
non-refundable 

deposit release if no 
Closing by April 30, 
2022 (credited to 
Purchase Price)

A hard outside 
Closing Date of 
June 30, 2022

A refundable 
Deposit balance 
maintained at 

$200,000 so that 
when the hard 

money releases are 
made, that money 

is replaced on 
Deposit.



Development Schedule 

12/15/21

Harrisonburg Housing 
Authority Meeting to 

Approve Joint Venture

12/16/21

Engage Architects to complete 
conceptual site plan, Engage 
Survey of development site. 

•After completion of Conceptual Site Plan, 
engage Civil Engineers to create zoning 
timeline

Q1 2022

Apply for Rezoning pursuant 
to agreed upon site plan after 
conceptual design. Expected 

Approval, May 2022

June 30, 2022

Hard closing date 

July ‘22 – December ’22

Finalized engineering and 
architectural drawings, 

permitting process started and 
substantially complete, 

accessibility review started, and 
planning for mobilization of 

sitework group. Final Phasing 
Plan complete. 

Q1 2023

Sitework Begins.

Q3 2023

First Phase of vertical 
construction begins. 

Q2 2024

Occupancy for First Phase 
begins.



Estimated Pre-Development Costs 

Architectural 
Conceptual 
Design: $7,250

Civil Engineer 
Design: 
$1000.00/unit 

(As currently 
contemplated, 577 
units)

Market Study: 
$9,000

ALTA Survey: 
~$35,000

Miscellaneous: 
$250,000

Additional 
Deposits: 
$50,000 
(1/20/22)

Additional 
Deposit: 
$50,000 
(4/30/22)

Total Expected 
Predevelopment 
Costs: $978,250



Central Town 
Square Concept

• Wide Sidewalks, Greenspace in median to create a more pedestrian 
friendly environment

• Parking located in rear of retail. 

• Second floor available for residential use



Centralized Mixed 
Use with residential 
and green space 

• Centralized mixed-use corridor

• Walkability from residential zones to both greenspace, activity space and 
mixed use



Central Boulevard, 
Ample Greenspace 

• This site plan shows strong  
division of use with a central 
boulevard connecting the uses 
and the development to external 
visitors. 

• Natural Woodlands are used for 
Greenspace and Activity Space 
while retaining the important 
biomechanical need for 
woodland



Strong use of 
Greenspace

• Walkability is key to this 
design. Strong use of 
traditional multifamily 
and more “mixed-use” 
design methods



Use of Space, 
Central Round 
About

• Separation of uses with central 
round about.

• Groupings of residential 
townhomes create community 
feel 

• Stacked lofts over retail may be 
good placement for senior 
housing 

• “Active Adult Flat” concept, but 
inclusive of all residents. 



 

 

RESOLUTION AUTHORIZING EXECUTIVE DIRECTOR TO PURSUE  

JOINT VENTURE WITH EQUITPLUS MANAGER, LLC TO BUILD  

520+/- UNITS OF LIHTC RENTAL AND WORKFORCE FOR SALE HOUSING 

 

WHEREAS, the Harrisonburg Redevelopment and Housing Authority (the “Authority”), 

was created pursuant to the Virginia Housing Authorities Law (the “Act”), Chapter 1, Title 36, 

Code of Virginia of 1950, as amended (the “Virginia Code”), and is now existing and operating as 

a public body corporate and politic; 

 

 WHEREAS, the Authority is empowered, pursuant to the Virginia Housing Authorities 

Law, Chapter 1, Title 36 (the “Act”) of the Virginia Code, to own real property and issue notes or 

bonds for the purpose of the acquisition, construction, and/or rehabilitation of affordable housing 

projects; 

 

 WHEREAS, EquityPlus Manager, LLC has approached the Authority with an opportunity 

to enter into a joint venture to acquire the 89 acres (the “Property”) identified in the sales contract, 

attached hereto and incorporated herein as Exhibit 1, and build approximately 520 units of LIHTC 

rental and workforce for-sale housing (the “Project”) over a 3 to 6-year period, as permitted under 

the Act;  

 

 WHEREAS, the Authority will be the managing member with 51% interest in the Project, 

providing advice in its dealings with the residents, community, elected officials, and neighborhood 

representatives to solicit support for the Project. It is anticipated that the Authority will issue 4% 

bonds necessary to build the LIHTC rental housing, provide some project-based vouchers for the 

LIHTC rental housing, and create a homeownership program for its portable vouchers; 

 

 WHEREAS, EquityPlus Manager, LLC will be the administrative managing member with 

49% interest in the Project, handling the day-to-day responsibilities, obtaining all necessary 

financial approvals and being the lead partner on the design, construction, and property 

management of the Project through the use of its affiliates; 

 

 WHEREAS, all income and liabilities will be split equally, including, guarantees, 

developer fees, operating cashflow, capital transaction proceeds, and residual value from the 

Project, in accordance with the Virginia Code and customs and standards in the industry; 

 

WHEREAS, the Authority will have a first right of refusal to purchase any LIHTC 

developed units or property within the Project; 

 

WHEREAS, preliminary plans for the Project have been described to the Board of 

Commissioners at the November 17, 2021 meeting;  

 

 WHEREAS, the Board of Commissioners has determined that it is in the best interest of 

the Authority to pursue the opportunity presented by EquityPlus Manager, LLC and enter the 

termsheet attached hereto and incorporated herein as Exhibit 2. 
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 NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF 

COMMISSIONERS OF THE HARRISONBURG REDEVELOPMENT AND HOUSING 

AUTHORITY THAT: 

 

1. The Board of Directors approves the concept of the joint venture and authorizes the 

Executive Director to pursue such opportunity with the intent that the Authority will enter into 

further agreements with EquityPlus Manager, LLC to purchase the Property and construct the 

LIHTC housing Project; 

 

2. The Executive Director is authorized to execute the termsheet with EquityPlus 

Manager, LLC, in substantial form as Exhibit 2, the sales contract, in substantial form as Exhibit 

1, and any and all agreements, contracts, and documents deemed necessary to effectuate the sale 

of the Property, solidify and further develop and detail the terms and conditions of the joint venture, 

and/or effectuate the purpose of this Resolution. 

 

Resolved this 15th day of December 2021. 

 

 

CERTIFICATE OF VOTES 

 

Record of the roll-call vote by the Commissioners of the Harrisonburg Redevelopment and 

Housing Authority, upon reading of a resolution titled “RESOLUTION AUTHORIZING 

EXECUTIVE DIRECTOR TO PURSUE JOINT VENTURE WITH EQUITPLUS 

MANAGER, LLC TO BUILD 520+/- UNITS OF LIHTC RENTAL AND WORKFORCE 

FOR SALE HOUSING” adopted at a meeting of the Authority held on December 15, 2021: 

      

 AYE NAY ABSTAIN ABSENT 

Dany Fleming, Chair     

Christine Fasching Maphis     

Luciano Benjamin     

Kevin Coffman     

Gil Colman     

Jody Johannessen     

Shonda Green     

 

Dated:  December 15, 2021 

_________________________________(SEAL) 

Chair, Harrisonburg Redevelopment and 

Housing Authority 

 

ATTEST:       
 Secretary 

 

The undersigned Secretary of the Harrisonburg Redevelopment and Housing Authority hereby 

certifies that the foregoing is a true, correct, and complete copy of a Resolution adopted by the 

commissioners present and voting at a meeting duly called and held on December 15, 2021, in 
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accordance with law, and that such Resolution has not been repealed, revoked, rescinded, or 

amended, but is in full force and effect as of the date hereof.  

WITNESS my hand and the seal of Harrisonburg Redevelopment and Housing Authority 

this 15th day of December, 2021.  

HARRISONBURG REDEVELOPMENT AND 

HOUSING AUTHORITY 

 

By: 

___________________________________(SEAL) 

        Michael G. Wong, Secretary 
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Harrisonburg Affordable/Workforce Housing Project 
JV Termsheet 

 
Assumptions 
 
 EquityPlus Manager, LLC or its affiliate (“EPM”) and the Harrisonburg Redevelopment Housing 
Authority or its affiliate (“Housing Authority”) (collectively, “Partners”) anticipate entering into a joint 
venture (“Joint Venture”) that will be the general managing member or sole member of one or more 
entities (each, an “Owner” and, collectively, the “Owners”). The Partners will acquire the 89 acres 
identified by the attached sales contract and build ~520 units of LIHTC rental and workforce for-sale 
housing (the “Project”) over a 3-6-year period that will be owned by one or more Owners. The Joint 
Venture will be owned and operated 49% by EPM and 51% by the Housing Authority. The Housing 
Authority will be the managing member. EPM will be the administrative managing member with day-to-
day responsibility. It is anticipated that the Joint Venture or its wholly owned subsidiary will ultimately 
sell the land to one or more Owners to develop the rental housing on the one hand and workforce for-
sale housing on the other.   

 
Responsibilities: 
 

The Housing Authority will advise the development in its dealings with the residents, 
community, elected officials, and neighborhood representatives to solicit support for the Project. It is 
anticipated that the Housing Authority will issue the 4% bonds necessary to build the LIHTC rental 
housing, provide some project-based vouchers for the LIHTC rental housing, and create a 
homeownership program for its portable vouchers. 
 
 EPM will be responsible for obtaining all necessary financial approvals and be the lead partner 
on the design/construction/property management of the Project. 
 
 It is anticipated that an affiliate of EPM will be the property manager. The management fee will 
be 5% of revenue collected or such greater amount permitted by the lenders and investor, not to exceed 
7%. It is anticipated than an affiliate of EPM will be the general contractor (“GC”). The Housing Authority 
will require a performance contract and all construction and supply costs shall be based on market rates. 
GC fees/overhead/profit will not exceed those outlined in the VA QAP.  
 
 It is anticipated that the Joint Venture will cause one or more Owners to apply for one or more 
9% LIHTC and 4% LIHTC allocations to help finance the development of the LIHTC rental housing on the 
Project.    
 
Decisions: 
 

The Partners will need to agree on all major decisions with respect to the Project. EPM, as 
administrative managing member, will have the authority to execute agreed actions on behalf of Joint 
Venture. “Major decisions” will be defined in more detail in the Operating Agreements of the Project. 
However, the major decisions are intended to mirror the decision-making rights of the limited partner of 
a LIHTC partnership. 
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Acquisition/Predevelopment Funding 
 
 The Partners will jointly and severally guarantee any acquisition/predevelopment loans required 
to acquire and advance the Project through predevelopment.  The partners will provide acquisition and 
predevelopment equity or loans to the project on a 50/50 basis.   
 
Developer Fees 
 
 The Partners will split the developer fees on a 50/50 basis. 
 
Cash Flow 
 
 The Partners will split any operating cashflow, capital transaction proceeds, and residual value 
from the Project on a 50/50 basis. 
 
Exit 
 
 The Housing Authority will have a first right of refusal on any LIHTC units or property developed 

within the Project, the terms and conditions of such sale shall be in accordance with 26 U.S.C. § 42(i)(7) 

and IRC 42(i)(7) and common law.  

 
Guarantees 
 
 The Housing Authority, as allowed, and EPM will be required to jointly and severally provide 
construction completion guarantees, construction loan principal reduction guarantees, recapture 
guarantees, environmental indemnities, and operating deficit guarantees for the rental and for-sale 
properties.   
 

Except as restricted by law or regulation, it is anticipated that all guarantees will be on a 50/50 
basis. 
 
Partner Exit 
 
 No partner will have the ability to sell their interest without the consent of the other partners 
(with some carve-outs for inheritance planning).   
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168h election 

Upon the request of a tax credit investor, the Housing Authority will structure its ownership in 

an Owner through an entity that is taxable as a corporation for federal income taxes and the Housing 

Authority will cause such entity to make a 168(h) election. 

 

Legal Compliance 

All terms and conditions affecting the Housing Authority shall comply with all applicable federal, 

state, and local laws and regulations, including, without limitation, the provisions of Title 36 of the Code 

of Virginia. 
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