COMMUNITY REDEVELOPMENT AGENCY (CRA)
OFFICIAL AGENDA
September 15, 2020 6:00 p.m.
Municipal Administration Building
Commission Chambers
201 W. Central Avenue
Lake Wales, FL 33853
This will be a hybrid virtual tele-conference meeting.

Pursuant to Executive Order No. 20-69, issued by the Office of Governor Ron Desantis on
March 20, 2020, and extended by Executive Order No. 20-112, and extended further by
Executive Order No. 20-114, 20-150, and 20-179 municipalities may conduct meetings of their
governing boards without having a quorum of its members present physically or at any
specific location, and utilizing communications media technology such as telephonic or
video conferencing, as provided by Section 120.54(5)(b)2, Florida Statutes.
Some members of the Commission, Staff and public will be welcome to attend in the Commission
Chambers.
Everyone is welcome to attend virtually.
Virtual public meetings will continue to be broadcast live, locally, on Comcast channel 6 and on the
City’s web site. A link to the live stream can be found in the left-most menu of the City’s home page
and is labeled “Live Meeting Stream”.
The direct link is: http://lakewales.granicus.com/player/camera/3?publish_id=2

Members of the public may register to attend at

https://www.lakewalesfl.gov/Register
Public Comments will be accepted at
www.lakewalesfl.gov/comments

1. CALL TO ORDER & ROLL CALL
2. Minutes - August 11, 2020
The minutes of AUGUST 11, 2020
3. Presentation - Tiffani Banks, Civic Partnership Request
4. Civic Partnership Request

The purpose of this agenda item is to present a request from Ms. Tiffani Banks,
a 5 th -year architecture student, for a Civic Partnership Request with the
Community Redevelopment Agency (CRA).

Documents:
CRA MEMO - CIVIC PARTNERSHIP REQUEST.PDF
5. RESOLUTION 2020-03 - Local Government Contribution Request For Grove Manor

Documents:
CRA MEMO - CIVIC PARTNERSHIP REQUEST.PDF
5. RESOLUTION 2020-03 - Local Government Contribution Request For Grove Manor

The purpose of this agenda item is to consider a request from the Pantheon
Development Group and the Lake Wales Housing Authority for a Local
Government Contribution of $460,000 from the Community Redevelopment
Agency (CRA).

Documents:
CRA MEMO - GROVE MANOR.PDF
CRA RESOLUTION 2020-03 - GROVE MANOR TAX CREDIT LOCAL
GOVERNMENT CONTRI.._.PDF
EXCERPTS FROM LAKE WALES CONNECTED RE GROVE MANOR.PDF
INFORMATION PACKET FROM PANTHEON DEVELOPMENT GROUP.PDF
MEMORANDUM FROM VICTOR DOVER REGARDING PROPOSED GROVE
MANOR DESIGN.PDF
ROI ANALYSIS CRA - GROVE MANOR PHASE 1.PDF
6. EXECUTIVE DIRECTOR'S REPORT
7. COMMUNICATIONS AND PETITIONS
Public participation is encouraged. If you are addressing the Board, step to the podium
and state your name and address for the record. Please limit your discussions to five (5)
minutes.
8. ADJOURN
Note: The full staff memo will be incorporated into the official record
Minutes of the CRA meeting can be obtained from the City Clerk's Office. The minutes are
recorded, but are not transcribed verbatim. Persons requiring a verbatim transcript may make
arrangements with the City Clerk to duplicate the recording, or arrange to have a court reporter
present at the meeting. The cost of duplication and/or court reporter will be the expense of the
requesting party.
Persons who wish to appeal any decision made by the CRA Board with respect to any matter
considered during this meeting will need a record of the proceedings, and for such purpose may
need to ensure that a verbatim record of the proceedings is made, which record includes the
testimony and evidence upon which the appeal is based.
In accordance with Section 286.26, Florida Statutes, persons with disabilities needing special
accommodations to participate in this meeting should contact the office of the City Clerk no later
than 5:00 p.m. on the day prior to the meeting.

MEMORANDUM
September 15, 2020
TO:

Community Redevelopment Agency (CRA) Board

VIA:

James Slaton, Interim City Manager

FROM:

Mark J. Bennett, Development Services Director

RE:

Civic Partnership Request

SYNOPSIS
The purpose of this agenda item is to present a request from Ms. Tiffani Banks, a 5th-year
architecture student, for a Civic Partnership Request with the Community Redevelopment Agency
(CRA).
RECOMMENDATION
Staff recommends the approval of the Civic Partnership Request.
BACKGROUND
Ms. Tiffiani Banks is an architecture student at the University of Miami. She studied Lake Wales
as part of an Urban Design course taught in part by Victor Dover and others. In February of this
year, she visited Lake Wales and spent the remaining portion of the semester designing an
architectural project aimed at redeveloping housing in the Northwest Neighborhood.
Ms. Banks wishes to submit her redevelopment plan for the Northwest Neighborhood for the
MetroLab Competition. To meet an eligibility requirement and receive input about the project
directly from people living in the community, she is requesting that the CRA offer to partner with
her.
The MetroLab Competition is an international contest among 32 universities and 6 countries.
Winning projects will be featured on MetroLab's Innovation of the Month online series, and will
hopefully bring widespread recognition and attention to work that Lake Wales has in progress.
Moreover, this specific project seeks to answer all of the questions this competition poses
concerning how community-identified challenges can be addressed through innovative urban
design initiatives.
The deadline to apply for the MetroLab Competition is September 25th, 2020.

FISCAL IMPACT
None
OTHER OPTIONS
Not Approve the request
ATTACHMENTS
None

MEMORANDUM
September 15, 2020
TO:

Community Redevelopment Agency (CRA) Board

VIA:

James Slaton, Interim Executive Director

FROM:

Mark J. Bennett, Development Services Director

RE:

CRA Resolution 2020-03 – Local Government Contribution Request for Grove
Manor

SYNOPSIS
The purpose of this agenda item is to consider a request from the Pantheon Development Group
and the Lake Wales Housing Authority for a Local Government Contribution of $460,000 from the
Community Redevelopment Agency (CRA).
RECOMMENDATION
Staff recommends the approval of CRA Resolution 2020-03.
BACKGROUND
At the August 11, 2020 CRA Board Meeting, representatives from Pantheon Development Group
and the Lake Wales Housing Authority gave a presentation regarding the proposed improvements
to Grove Manor. The conceptual development proposal includes the following (please see
attached site plan):
Phase l – 86 units, plus a Clubhouse, 2,400 SF Housing Authority Office and a tot lot
Phase II – 100 units plus a basketball and tennis court
Phase III – Up to 150 units
To accomplish this development proposal, Pantheon Development Group and the Lake Wales
Housing Authority are applying for the 9% Low-Income Housing Tax Credits (“Tax Credits”) this
November from the Florida Housing Finance Corporation (FHFC). As part of this application, they
are requesting $460,000 as a Local Government Contribution. A Local Government Contribution
will improve the chances for receiving Tax Credits.
At the meeting, there was also discussion about the potential return on investment from the City’s
proposed $460,000 contribution. Since the meeting, staff conducted an analysis of the Return On
Investment (ROI), and determined that the ROI for the City’s $460,000 contribution would be
approximately 12 years (please see attachment).
While staff strongly supports the effort to redevelop this project, there is a concern that the
conceptual site plan does not meet the intent of the Lake Wales Connected Plan. Attached with
this memorandum is correspondence from Victor Dover of Dover, Kohl & Partners explaining how
the proposed site plan does not comply with the provisions of Lake Wales Connected.
To address these concerns while still allowing for the project to move forward, the proposed
Resolution 2020-03 grants the requested Local Government Contribution of $460,000 with the
following stipulations:
1. Receipt of funds is contingent upon award of tax credits from the Florida Housing Finance
Corporation (FHFC).
2. The request shall comply with the provisions of the Lake Wales Connected Plan,
specifically building and site design standards.

3. The project must comply with all applicable requirements of the Lake Wales Land Use
Regulations.
Approval of the Resolution to allow for the Local Government Contribution with the recommended
stipulations will result in a quality project that will benefit the community.
FISCAL IMPACT
If approved, $460,000 in CRA funds may be encumbered until FY 2022-2023, subject to approval
of the Tax Credit Application by the Florida Housing Finance Corporation.
OTHER OPTIONS
Not Approve the Resolution. Pantheon Development Group and the Lake Wales Housing
Authority would not receive the $460,000 Local Government Contribution.
ATTACHMENTS
CRA Resolution 2020-03
Information Packet from Pantheon Development Group
ROI Analysis
Excerpts from Lake Wales Connected RE: Grove Manor
Memorandum from Victor Dover, FAICP, regarding proposed Grove Manor design

RESOLUTION CRA 2020-03
A RESOLUTION OF THE LAKE WALES COMMUNITY REDEVELOPMENT AGENCY
AUTHORIZING A LOCAL GOVERNMENT CONTRIBUTION OF $460,000 TO THE
PANTHEON DEVELOPMENT GROUP AND THE LAKE WALES HOUSING AUTHORITY
FOR THE GROVE MANOR HOUSING DEVELOPMENT; PROVIDING CERTAIN
CONDITIONS FOR THE GRANT; AND PROVIDING FOR AN EFFECTIVE DATE.

BE IT ENACTED, by the Lake Wales Community Redevelopment Agency as follows:
WHEREAS,

the Community Redevelopment Agency of the City of Lake Wales, Florida,
(hereinafter referred to as the “CRA”) has received a request for a Local
Government Contribution as part of a 9% Low-Income Tax Credit application
to the Florida Housing Finance Corporation to be submitted in November
2020; and

WHEREAS,

it is in the best interest of the CRA to promote the redevelopment of the Grove
Manor Housing Development.

NOW THEREFORE, be it resolved by the Board of Commissioners of the CRA that the Agency
hereby authorizes the expenditure of $460,000, to be provided for in Fiscal
Year 2022-2023, subject to the following conditions:

1. Receipt of funds is contingent upon award of tax credits from the Florida
Housing Finance Corporation (FHFC).
2. The request shall, in all respects, comply with the provisions of the Lake Wales
Connected Plan, specifically building and site design standards.
3. The project must comply with all applicable requirements of the Lake Wales
Land Use Regulations.
DULY APPROVED AND ADOPTED this 15th Day of September, 2020.
Lake Wales Community Redevelopment Agency

Robin Gibson, Chair

1

Grove Manor
Grove Manor is a public housing complex located between Downtown and the
Northwest Neighborhood at 1st Street and Seminole Avenue. The buildings are old
and are in poor condition; some are unoccupied because of damage. The Housing
Authority has plans to redevelop the site. Instead of simply replacing the existing
units, the site could become a complete mixed-income neighborhood, including the
same amount of public housing plus moderate income and market rate units. The
federal Hope VI program helped many cities retrofit public housing into complete
mixed-income neighborhoods; successful case studies demonstrate the value of
complete neighborhoods in creating social and economic opportunities for residents.
The diagrams on the next page illustrate site design considerations that can
produce a complete, connected neighborhood that provides a connection between
Downtown and the Northwest Neighborhood instead of a barrier, and adds an
important piece of the city greenway network.

Right: Examples of mixed-income
neighborhoods.
Top: Savannah Gardens in Savannah, GA
Bottom: Columbia Pare Apartments in New
Orleans, LA {bayoudistrictfoundation.com)

GROVE MANOR
ILLUSTRATIVE PLAN
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Existing Conditions
The Olmsted
Brothers street grid
can be extended
across the site,
creating walkablesized streets and
blocks
The regular
street grid can be
interrupted by
neighborhood green
space opportunities.
Some green spaces
can be located to
save major trees at
the periphery of the
site. A greenway at
the northern end
of the site connects
the city trail
network.
Tree-lined streets
complete the green
network.
Blocks are divided
Into parcels that
are sites for new
buildings. Parcels
are oriented so that
building fronts face
each other, across
streets and public
spaces.
The fronts of new
buildings shape
and define public
space. Buildings are
a variety of sizes, to
accommodate many
types of units.
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August 10, 2020
Dear City of Lake Wales Community Redevelopment Agency Board of Commissioners,
In 2018, Pantheon Development Group, LLC, a joint venture between Smith & Henzy Advis01y Group,
Inc. and MDG Design + Construction, formed a partnership with the Lake Wales Housing Authority
("LWHA") to redevelop the existing Grove Manor Public Housing site into a mixed income, affordable
housing community ("Grove Manor"). LWHA provides affordable housing and services to low income
individuals and families throughout Lake Wales. The site is currently owned by LWHA and is located on
West Sessoms Avenue, northeast of the intersection of West Sessoms Avenue and Dr. Martin Luther King
Jr. Blvd. in Lake Wales, FL. In an effort to develop Grove Manor and provide state-of-the-art, affordable
family housing, LWHA and Pantheon Development Group, LLC are requesting a Local Government
Contribution from the City of Lake Wales.
To bring Grove Manor to fruition, LWHA and Pantheon Development Group, LLC will apply to Florida
Housing Finance Corporation (FHFC) for 9% Low-Income Housing Tax Credits ("Tax Credits") in early
November 2020. The funding process for 9% Tax Credits is highly competitive. Over 200 applications are
submitted annually and only 10-12 projects are selected each year, which equates to approximately a 5-6%
chance of winning an award of Tax Credits.
FHFC sets priorities and if an application meets one of these priorities, it has a better chance of being
awarded 9% Tax Credits. We have the opportunity to position Grove Manor so that it qualifies for two of
FHFC's priorities in the 2020 Medium and Small Counties Request for Applications ("RFA"), the "Local
Community Revitalization Initiative Goal" and the "Local Government Area of Opportunity Funding
Goal. "
To qualify for the "Local Community Revitalization Initiative Goal," an applicant must verify that the
proposed development is part of a local community revitalization plan that was adopted prior to January 1,
2020 and submit the attached FHFC Revitalization Form, which must be completed by the City of Lake
Wales. We believe that "Lake Wales Connected: The Downtown Revitalization Plan" will enable Grove
Manor to qualify for this goal.
To qualify for the "Local Government Area of Opportunity Funding Goal," an app licant must demonstrate
a high level of local government support for the project via a local government contribution in the form of
cash loans and/or cash grants. A development only qualifies for this goal if it is provided a commitment for
a loan or a grant in an amount that is stipulated by FHFC in the RF A (see attached FHFC Local Government
Area of Opportunity Funding Fonn that must be completed by the City of Lake Wales). A single jurisdiction
may only contribute the cash loans and/or cash grants to one development applying for the Local
Government Area of Opportunity Funding Goal.
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Based on the information outlined herein, Pantheon Development Group, LLC and L WHA respectfully
request a soft pay loan or grant in the amount of $460,000, the minimum amount necessary to qualify for
the "Local Government Area of Opportunity Funding Goal" for Grove Manor. By the City of Lake Wales
committing these funds to the development, the likelihood of the project obtaining 9% Tax Credits will
increase significantly. In 2019, there were only 24 applications submitted that qualified for the "Local
Government Area of Opportunity Funding Goal" and of those 24, four were awarded 9% Tax Credits,
which equates to a 17% chance of winning; thereby, nearly tripling an applicant's chance of winning Tax
Credits.
The first five deals that FHFC will be funding in the 2020 Medium and Small Counties RF A are applications
that qualify for the "Local Govermnent Area of Oppo1tunities Goal." The first three applications that will
be awarded funding will be the highest-ranking eligible applications that qualify for the "Local Government
Areas of Opportunity Funding Goal" that were submitted in 2019 (2019 RFA cycle), but not awarded. The
next two applications that will be awarded funding will be the highest-ranking eligible applications that
qualify for the "Local Government Areas of Opportunity Funding Goal" that were not submitted in 2019,
under which Grove Manor would qualify. The next Application selected for funding will be the highestranking eligible application that qualifies for the "Local Community Revitalization Initiative Goal," under
which Grove Manor would qualify. In summa1y, if Grove Manor qualifies for the "Local Government Area
of Oppo1tunity Funding Goal," the project will compete for Tax Credits under three of the first six goals
under which applications are selected for funding by FHFC. This will put the project in a highly competitive
position.
An award of 9% Tax Credits would allow us to redevelop the first phase of Grove Manor, which would
serve as the first step towards realizing the vision outlined in the "Lake Wales Connected" plan - a complete
and connected mixed-income neighborhood located on the Grove Manor campus. We are required to utilize
the contribution from the City of Lake Wales by the completion of the development, which is expected to
occur by the 4th qua1ter of 2023, if we are awarded the Tax Credits in this upcoming RFA.
Our team has had proven success receiving funding under both the "Local Government Areas of
Opportunity Goal" and the "Local Community Revitalization Goal." In 20 19, two applications we
submitted were selected for funding under the "Local Government Areas of Opportunity Goal" (in total,
four applications were selected for funding under this goal) and one application we submitted was selected
for funding under the "Local Community Revitalization Goal" (in total, only our one application was
selected for funding under this goal). Our team has successfully developed over 5,000 affordable housing
units throughout the east coast and we look forward to the opportunity to work with the City in developing
Grove Manor and provide the highest quality affordable housing to the residents of Lake Wales. Please find
more details regarding the project attached.
Thank you,

B~~
I
Darren Smith Managing Member
Pantheon Development Group, LLC
dsmith@smithhenzy.com I 561-859-8520
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Project Summary
Project Name: Grove Manor Phase I
Property Address: On West Sessoms Avenue, northeast of the intersection of West Sessoms Avenue and
Dr. Martin Luther King, Jr. Blvd, Lake Wales, FL.

Number of Units: 86
Unit Mix -New Construction:
Unit Mix & Stabilized Rental Revenue Assumptions:
Total Units

30%AMI:

One Bedroom/One Bathroom - HAP
Two Bedroom/Two Bathroom - HAP
Three BedroonvTwo Batlrroom - HAP

(,

6
13

Total 30% AMI Rent

Total Units

60%AMI:

9

One BedroonvOne Batl1room
Two Bedroom/Two Bathroom
Two Bedroom/Two Bathroom - HAP
Three BedroonvTwo Bathroom

19

3
16

47

Total 60% AMI Rent

Total Units

70%AMI:

One Bedroom/One Batl1room
Two BedroonvTwo Bathroom
Three Bedroom/Two Bathroom
Total 70% AMI Rent

6
7
13
Total Units

80%AMI:

One Bedroom/One Bathroom
Two Bedroom/Two Bathroom
Three Bedroom/Two Bathroom

6
7
13

Total 80% AMI Rent

Total Units

All Units:

10
40

One Bedroom/One Bathroom
Two BedroonvTwo Bathroom
Three Bedroom/Two Batl,room

36

Total Rent

86

PAGE 3 OF 4

Project Description:
Grove Manor Phase I is the first phase of a potential, three phase development planned for the site that
currently contains 140 aging public housing units. Grove Manor Phase I will consist of six ( 6) garden-style
residential apartment buildings (see attached site plan) . The development will be comprised of 86 familysized (one-, two-, and three-bedroom,), affordable housing units. As detailed in the chart above, all of these
units will be set aside for low-income residents at 30%, 60%, 70%, and 80% of the Area Median Income.
This development will be built to market rate standards with high quality features and finishes such as solid
surface flooring throughout the units, stone countertops, energy efficient appliances and bathroom fixtures,
high quality window coverings, ample parking, and pristine landscaping. Grove Manor will also obtain
green building certification. The community will include a central laundry facility, and a multipurpose
community room for resident programs and activities such as employment assistance, financial assistance,
and adult literacy training.
The total costs are estimated to be approximately $20.7MM. The project will be financed using 9% Tax
Credit equity, a constrnction loan, a $460,000 contribution from the City of Lake Wales, a Seller's Note,
and Deferred Developer Fees. Pantheon Development Group, LLC and L WHA expect to close on the
financing by the second quarter of 2022 and expect the constrnction to take approximately fifteen ( 15)
months to complete.
Sources & Uses:
Sources of Funds: Construction
Construction Loan
Tax Credit Equity
Seller's Note
City of Lake Wales Loan
Deferred Develoement Fee
Total Sources of Funds

$
$
$
$
$

Sources of Funds: Permanent
Permanent Loan
Tax Credit Equity
Seller's Note
City of Lake Wales Loan
Deferred Develoement Fee
Total Sources of Funds

$
$
$
$
$

Uses of Funds:
Land Acquisition
Hard Cost
Soft Cost
Reserves
Develoement Fee
Total Uses of Funds

$

$

Total
14,360,548
3,693,277
430,000
460,000
1,788,109
20,731 ,934

% of Total

Total

% of Total

4,080,296
15,638,436
430,000
460,000
123,202
20,731,934
Total

$
$
$
$
$
$

430,000
13,846,284
3,347,072
357,640
2,750,937
20,731,934
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69%
18%
2%
2%
9%
100%

20%
75%
2%
2%
1%
100%
%of Total

2%
67%
16%
2%
13%
100%

Per Net
Buildable SF
$
136.33
$
35.06
4.08
$
4.37
$
16.98
$
$
196.82
Per Net
Buildablc SF
$
38.74
148.47
$
$
4.08
$
4.37
$
1.17
$
196.82
Per Net
Buildablc SF
$
4.08
131.45
$
$
3 1.78
$
3.40
$
26.12
$
196.82

$
$
$
$
$
$

$
$
$
$
$
$

$
$
$
$
$
$

Per Unit
166,983
42,945
5,000
5,349
20,792
241,069
Per Unit
47,445
18 1,842
5,000
5,349
1,433
241,069
Per Unit
5,000
161,003
38,919
4,159
3 1,988
241,069
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FLORIDA HOUSING FINANCE CORPORATION
LOCAL GOVERNMENT VERIFICATION THAT DEVELOPMENT IS PART OF A LOCAL
COMMUNITY REVITALIZATION PLAN
Name of D e v e l o p m e n t ; - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -

Development Location: - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - (At a minimum, provide the address number, street name and city, and/or provide the street name, closest designated intersection and either
the city (if located within a city) or county (if located in the unincorporated area of the county}. If the Development consists of Scattered
Sites, the Development Location slated above must reflect the Scattered Site where the Development Location Point is located.)

The above referenced Development is within the legal boundaries of a community revitalization plan, adopted
on _ _ _ _ _ _ _ _ _ by the appointed or elected body of the general local government with the authority
to regulate the use of the subject site) or an instmmentality thereof(e.g., City, County, Community
Redevelopment Agency). Such plans may be in the fmm of a community redevelopment plan, as outlined in
Section 163.362, F.S., or another type of neighborhood plan formally adopted by one of the entities above or
adopted into a larger local planning framework, but that at a minimum provides the following standards:
•
•

•
•
•

•

Contains a legal description of the boundaries of the community revitalization area and the reasons for
establishing such boundaries shown in the plan.
Shows by diagram or in general terms the approximate amount of open space to be provided and the
street layouts; limitations on the type, size, height, number, and proposed use of buildings; the
approximate number of dwelling units; and property intended for use as public parks 1 recreation areas,
streets, public utilities and public improvements of any nature.
Includes public and private sector (other than the Applicant) investment and/or involvement in the
designated area.
Contains safeguards that the work of revitalization will be carried out pursuant to the plan.
Provide assurances that there will be replacement housing for the relocation of persons temporarily or
permanently displaced from housing facilities within the planning area.
Describes actions taken by the below local govermnent that have or will lead to broader economic
investment in the area.
Describes the public involvement process leading to the adoption of the final plan.

CERTIFICATION
I certify that the foregoing information is hue and correct.

Signature

Print or Type Name

Name of Local Government/
Community Redevelopment Agency

Print or Type Title

Name of Plan/Initiative

Date this form was signed

This certification must be signed by the chief appointed official (staft) responsible for such approvals, Mayor, City Manager,
County Manager/Administrator/Coordinator, Chairperson of the City Council/Commission or Chairperson of the Board of
County Commissioners. Other signatories arc not acceptable.

Form (Rev. xx-20)

FLORIDA HOUSING FINANCE CORPORATION
LOCAL GOVERNMENT VERIFICATION OF CONTRIBUTION - LOAN FORM
Name ofDevelopment: - - - - - - - - - - - - -- - -- - - - - - - - - - - - - - - - - Development Location: - - - -- - -- -- - - - - - - - -- - - - - - - - - - - - - -- {At a minimum, provide the address number, street name and city, and/or provide the street name, closest designated intersection and either the
city (if located within a city) or county (if located in the unincoiporated area of the county). If the Development consists of Scattered Sites, the
Development Location stated above must reflect the Scattered Site where the Development Location Point is located.)

The City/County of _ _ _ __ _ _ _ _ __ , conunits $._ _ _ _ _ __ _ (which may be used as an
FHFC Non-C01poration Funding Proposal in an Application for FHFC funding if it meets the required criteria) in
the fonu of a reduced interest rate loan to the Applicant for its use solely for assisting the proposed Development
referenced above.
The net present value of the above-referenced loan, based on its payment stream, inclusive of a reduced interest rate
and the designated discount rate (as stated in the applicable RFA) is:$_ _ _ _ _ __
No consideration or promise of consideration has been given with respect to the loan. For pmposes of the foregoing,
the promise of providing affordable housing does not constitute consideration. The commitment for this loan must
be effective as of the Application Deadline for the applicable RFA, and is provided specifically with respect to the
proposed Development.

CERTIFICATION

I ce11ify that the foregoing infonnation is true and conect and that this commitment is effective at least through the
date required in the applicable RFA.

Signature

Print or Type Name

Print or Type Title
NOTE TO LOCAL GOVERNMENT OFFICIAL: Additional infonnation is set forth in the applicable Request for Application
under which the Applicant is applying for fonding for the above referenced Development.
This certification must be signed by the chief appointed official (staff) responsible for such approvals, Mayor, City Manager ,
County Manager /Administrntor/Coordinator, Chaitperson of the City Cotmcil/Commission or Chaitperson of the Board of County
Commissioners. If the contribution is from a Land Authority mganized pursuant to Chapter 380.0663, Florida Statutes, this
certification must be signed by the Chair of the Land Autho1ity. One of the authorized persons named above may sign this form
for certification of state, federal or Local Government fimds initially obtained by or derived from a Local Government that is
directly administered by an intermediary such as a housing finance autho1ity, a commllllity reinvestment corporation, or a statece11ified Comm1mity Housing Development Organization (CHDO). Other signatories are not acceptable. TI1e Applicant will not
receive credit for this conllibution if the ce11ification is improperly signed. To be considered for points, the amount of the
contiibution stated on this form must be a precise dollar amotmt and cannot include words such as estimated, up to, maximum of,
not to exceed, etc.

Ifthe Application is not eligible for automatic points, this contiibution will not be considered ifthe certification contains con-ections
or 'white-out' or if the certification is altered or retyped. The ce11ification may be photocopied.
Please note: This fonn may be modified by Florida Housing Finance Corporation per Section 67-60.005, F.A.C .

(Form Rev. 07-2019)
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Memorandum
DATE:

September 10, 2020

TO:

Mark Bennett, AICP, FRA-RP, Development Services Director
James Slaton, City Manager
Karen Thompson, Deputy Director, Community Redevelopment Agency
CITY OF LAKE WALES

FROM:

Victor Dover, FAICP, Dover Kohl & Partners Town Planning

RE:

Critique: Proposed Redevelopment Plan for Grove Manor Public Housing

SUMMARY
We have reviewed the preliminary plan for redevelopment of Grove Manor. This long overdue
initiative is of great importance to the implementation of the Lake Wales Connected vision, and the
City and CRA should provide every possible form of support for it, including technical assistance, to
get it implemented quickly and well. However, it is critical to put the physical plan and development
concept in order. The current proposed Housing Authority plan reflects a good intention to replace
the worn, outdated “housing project campus” with new buildings that will benefit their occupants.
However, the suburban, auto-oriented plan is not worthy of this central, pivotal site at the heart
of a proud historic city, and it will fail to provide some long-awaited, essential benefits to the
surrounding community.
We recommend redesigning the development before proceeding.

SPECIFIC CRITIQUE AND RECOMMENDATIONS
1. Continues campus-style arrangement: As shown, the development would consist of buildings
floating on the site among parking lots, instead of re-establishing a neighborhood form with
traditional streets, blocks, and street-oriented buildings more in keeping with their historic
surroundings. At best, the development would feel like a suburban “garden apartments”
complex, and at worst, could resemble the notorious public housing estates sometimes grimly
called “The Projects”—the ones that most other American cities have worked hard to transform
or replace over the past 30 years with more dignified, safer, humane environments.
Recommendation: Redesign and reconceive the undertaking. A cheerful part of a mixed-income
traditional neighborhood should be the goal. See illustrations in Lake Wales Connected. Follow
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the HOPE VI Principles for Inner City Neighborhood Design which were published by the US
Department of Housing and Urban Development precisely for undertakings of this kind.
2. Over-concentration of poverty: This has been fundamental problem of low-income housing
projects since the 1950s, and because of the well-documented social pathologies, inequities and
injustices associated with concentrated low-income units in campus-style complexes, deconcentration of poverty has been a basic goal of US HUD and local housing authorities all
across the country since at least 1992.
Recommendation: Follow the HOPE VI Principles for Inner City Neighborhood Design published
by the US Department of Housing and Urban Development. Follow the principles in the Lake
Wales Connected documents adopted by the City.
3. Block sizes are too large: For example, the southern block (bounded by Martin Luther King Jr
Blvd, W Seminole Ave, N 1st St and W Sessoms St) measures approximately 1,250 ft east to west
and 500 ft north to south, resulting in a perimeter of approximately 3,500 ft. This is far larger
than the walkable range, where average walkable perimeter should be approximately ¼ mile
(1,320 ft).
Recommendation: In the new design, subdivide the large super-blocks into smaller blocks
averaging approximately ¼ mile in perimeter each at most. Look at the existing historic urban
grid just south of the site for guidance. Extend the surrounding street network into the site.
4. Street spaces are not shaped well by the fronts of buildings: Buildings, particularly along W
Seminole Ave, are placed with wildly varying setbacks resulting in a vaguely shaped street space.
Building setbacks along Martin Luther King Jr Blvd and N 1st St appear excessive.
Recommendation: Align buildings close to streets so that their mass provides a legible edge to
the physical space of the streets. Along the block perimeters, avoid gaps between buildings
larger than approximately 50 feet. Generally, avoid setbacks greater than approximately 30 feet,
which is similar to the houses on the south side of the street.
5. Setbacks and Porches: Like the existing housing project, the proposed buildings along W.
Sessoms Streets are radically dissimilar from their homes of neighbors across the street, both in
their deep setbacks and their architectural form, especially the lack of porches. This will further
destabilize instead of improving the prospects for these historic properties.
Recommendation: Redevelopment should support historic preservation, rehab, and growth in
value of the neighboring houses (as opposed to worsening destabilization and further dissipating
the historic neighborhood form). Apart from adjustments for tree preservation or well-designed
and intentional green spaces, the buildings along Sessoms should be positioned so that they
relate to the historic houses on the other side of the street, and they should incorporate porches
(the urban design principle of “like facing like”).
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6. Surface head-in parking lots are too visually dominant from streets: Overly visible head-in
surface parking lots result in a design that is visually dominated by the automobile and make the
whole area less oriented toward walking.
Recommendation: Place head-in surface parking lots in mid-block locations where they are
visually screened from view by street-oriented buildings placed around the perimeters of the
blocks.
7. Parking ratio: Rough numbers in the chart on the preliminary site plan suggest that the
developers propose a lower parking ratio than might be required by the current zoning. This is
an encouraging start. Over-providing parking in this location is counter-productive. It adds
unnecessary cost to each unit, promotes the units to long-distance commuters instead of
workers in the general nearby area, and, worst, subtracts from the supply of precious land that
can be used for buildings, green spaces, and high-quality streets.
Recommendation: Do not let parking become “the tail that wags the dog.” Limit the overall
supply parking to average between approximately .75 spaces per unit and 1 space per unit, total.
Include some “car-free” units. Combine on-street spaces, midblock parking areas, garages and
“park-under” units to achieve this ratio while balancing it with all other considerations.
8. Streets currently lack critical walkable elements: The space between buildings and street
pavement currently lacks key elements to support pedestrian movement and comfort.
Walkability is a key component of the Olmsted vision for Lake Wales and is covered extensively
in Lake Wales Connected.
Recommendation: The space between buildings and street pavement should include, in the
following order:
a. shared front yard or dooryard with paths to building doors;
b. sidewalk; and
c. planting strip with regularly-spaced shade trees (spaced no more than an average of
approximately 50’ on center); and
d. where needed, parallel or diagonal on-street parking. (Note: On-street parking should
not be head-in).
Recommendation: Follow the principles in the Lake Wales Connected documents adopted by the
City. Draw cross-sections through existing and proposed streets to depict the building-to-street
relationships. Include improvements to the existing streets (including missing street trees) and
design new streets to fulfill the Olmsted city-in-a-garden mission.
9. Tree survey: The site plan suggests that many mature canopy trees will be lost in numerous
locations on the site.
Recommendation: Obtain a tree survey and an assessment of the health and condition of the
mature canopy trees. Redesign the site plan for avoidance of these trees and their roots.
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Incorporate these trees into new strategically located, high-quality green spaces within the
future development, especially at its edges. See conceptual illustrations in Lake Wales
Connected.
10. The plan currently lacks diversity of residential types: The plan currently appears to feature just
a single residential building type repeated over 20 times. This restrictive homogeneity does little
to support economic and demographic diversification of the future mix of households on the
site and help the neighborhood. The documentation we received also makes it difficult to
discern whether there is much diversity within these similar buildings.
Recommendation: Incorporate a broader range of street-oriented residential building types that
achieve a range of price points. Combine low-income, moderate-income/workforce, and nearmarket and market-rate units in an attractive assembly that could include (for instance)
households with working families and seniors with retirement income, instead of solely lowincome residents. Use HOPE VI redevelopments as precedents. Densify the project and lower the
parking ratios, if necessary, to reach the required number of low-income units in the mix; this is
the center of town and close to future jobs and services, where a greater population and reduced
car dependence is highly desirable.
11. CPTED considerations: The standalone “object” buildings, particularly along West Seminole, will
leave unclear the distinctions between public and private space. Spatially well-defined outdoor
spaces are an important aspect of effective defensible space. This is a basic principle of Crime
Prevention Through Environmental Design (CPTED).
Recommendation: Review the redesigned plan in light of established CPTED principles.
Incorporate appropriate garden walls, hedges, porches, balconies and other architectural
elements to reinforce privacy and security in the private realm, and reinforce clear limits to
public space, and ensure public spaces have sufficient natural surveillance, a.k.a. “eyes on the
street.”
12. Adjacency to railroad right-of-way: A rail spur enters Lake Wales and runs along the northern
site boundary. Lake Wales Connected and the City’s and County’s plans depict a future trail
network in this area, and a vital component of that network would be parallel to these tracks.
This is a major opportunity to bring an attractive amenity to the revitalized neighborhood. It is
even conceivable that future passenger rail services could utilize some portion of the City’s rail
lines, so care should be taken to avoid foreclosing the possibility.
Recommendation: Configure the block and street pattern to avoid foreclosing future access to
the future trail. Incorporate a “greenway” buffer along this trail on the north side of the
property, in keeping with the City’s Olmsted parks tradition, linking this area to Lake Wailes Park,
downtown, and the Northwest Neighborhood. Construct this segment of the trail as part of the
redevelopment. Reserve space in the neighborhood or its environs in the event a passenger
station is needed in the future; configure the plan so not to foreclose a future passenger rail
connection.

Lake Wales Community Redevelopment Agency
Grove Manner Redevelopment Analysis
General Estimates by Smith & Henzy Advisory Group
Estimated Building Value (Completed)
$
Estimated Land Value
$
Estimated Market Value
$
Estimated taxable Assessed Value
$

Smith & Henzy Advisory Group Projection:
Item
Millage Rate
Projected Ad Valorem RE Taxes
Units
Total Estimated RE Taxes Per Unit
City's Investment

Amount
$
$
$

Item

Millage Rate
Projected Ad Valorem RE Taxes
Units
Total Estimated RE Taxes Per Unit
City's Investment
Years to Recover Investment

20.4565
60,232
86
700
640,000
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Years to Recover Investment

City Staff Analysis:

2,944,387
736,097
3,680,484
2,944,387

Amount

13.9937
41,203
86
479
640,000

$
$
$
16

Notes/Methodology
Total Millage based on 2019 Tax Bill
((Millage Rate/1000) * Estimated Taxable Assessed Value)
Number of Phase 1 Units
(Projected Ad Valorem RE Taxes / Units)
City investment requested
Rounded up to full value. City's Investment / Projected Ad Valorem
RE Taxes

Notes/Methodology
Total City & County Millage based on Polk PA 2020. Items such as
School Board & SWFWMD rates should be removed as the City will
not receive those.
((Millage Rate/1000) * Estimated Taxable Assessed Value)
Number of Phase 1 Units
Projected Ad Valorem RE Taxes / Units
City investment requested
Rounded up to full value. City's Investment / Projected Ad Valorem
RE Taxes

