
Escambia County, Florida 

Request for Local Government Contribution ($37,500) 

Florida Housing Finance Corporation RFA 2016‐110: Small/Medium County 9% HC 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Please 

compl

ete 

the above information, using additional sheets as necessary, and include a SITE PLAN and ELEVATION. Forward all forms to Meredith 

Reeves, 221 Palafox Place, Suite 200, Pensacola, FL 32502 or mareeves@myescambia.com by MONDAY, OCTOBER 17, 2016.  

Proposed developments will be presented at the November 3, 2016 Escambia County Board of County Commissioners meeting for 

approval for the Local Government Contribution. 

NAME OF DEVELOPMENT:  Pensacola Commons 

PROPERTY ADDRESS: 
 

An 8+ acre parcel that fronts Valle Escondido Drive approximately 200’ west 
of the intersection of Caddy Shack Lane & Valle Escondido on the southwest 
end. 
Pensacola, Florida  

PARCEL REF NO:   

TYPE OF DEVELOPMENT:    Elderly     Family    Special Needs   Homeless 

TYPE OF CONSTRUCTION:    New       Rehabilitation    Acquisition/Rehabilitation 

TOTAL NUMBER OF UNITS:  96 

BR SIZES:  _12_ # 1 BR UNITS  _30_ # 2 BR UNITS  _30_ # 3 BR UNITS 

INCOME SET ASIDES:  ____ # 50% AMI 
UNITS  _10_40% AMI 

__86_ # 60% AMI 
UNITS 

_24_ # OTHER (4BR) UNITS 

PROPOSED RENTS:  Please see attached 
schedule 

   

TOTAL DEVELOPMENT COST:  $18,850,000  COST PER UNIT:  $196,354 

SERVICES/AMENITIES TO BE 
OFFERED AT DEVELOPMENT: 

Please see attached. 

DEVELOPMENT TEAM INFO 
(NOT FOR PROFIT OR FOR 
PROFIT, OWNERSHIP 
STRUCTURE, LISTING OF 
OTHER PROPERTIES 
DEVELOPED): 

The development will be owned by a to‐be‐formed limited partnership.  The 
sole shareholder of the general partner will be The Paces Foundation, Inc., a 
501(c)(3) corporation not‐for‐profit.  The Paces Foundation, Inc. will also be 
the Developer.   
 
Please see the attached background information and properties list. 
 

PROPERTY MANAGEMENT 
TEAM INFO: 

The community will be professionally managed by Royal American 
Management, Inc.  
 
Please see the attached resume. 
 
 

DEVELOPMENT SUMMARY:  Pensacola Commons will consist of 96 units in four three‐story buildings, as 
well as a clubhouse/community building, and associated amenities.  90% of 
the units will be set‐aside for households earning at or below 60% of the area 
median income (AMI), the remaining 10% will be set aside for those 
households earning at or below 40% AMI (Extremely Low Income (ELI) units).  
Of those ELI units, 50% will be set‐aside for special needs populations. 
 
 
 
 



General Information
Reference: 122S302002003001
Account: 053870350
Owners: DRAPER LAKE INVESTMENT LLC
Mail: 3838 N PALAFOX ST

PENSACOLA, FL 32505
Situs: 5555 ESPERANTO DR 32526

Use Code: GOLF COURSE 
Taxing
Authority: COUNTY MSTU

Tax Inquiry: Open Tax Inquiry Window
Tax Inquiry link courtesy of Janet Holley
Escambia County Tax Collector

Assessments
Year Land Imprv Total Cap Val
2016 $474,145 $87,099 $561,244 $561,244
2015 $474,145 $86,298 $560,443 $560,443
2014 $474,145 $88,926 $563,071 $563,071

Disclaimer

Amendment 1/Portability Calculations

Sales Data

Sale 
Date Book Page Value Type

Official 
Records

(New 
Window)

05/2006 5914 361 $1,500,000 WD View Instr
08/2001 4760 1867 $100 WD View Instr
06/2001 4724 61 $715,000 WD View Instr
01/1995 3712 661 $100 WD View Instr

Official Records Inquiry courtesy of Pam Childers
Escambia County Clerk of the Circuit Court and 
Comptroller

2016 Certified Roll Exemptions

Legal Description
BEG AT INTER OF S R/W LI OF MICHIGAN AVE & 
CENTER LI OF A GULF POWER COMPANY EASEMENT 
IN SEC 13 T 2S R 30W S 39 DEG...

Extra Features
ASPHALT PAVEMENT
CHAINLINK FENCE
CONCRETE PAVING
MISC
POOL
WADING POOL

ECPA Home

Real Estate 
Search

Tangible Property 
Search

Sale 
List

Amendment 1/Portability 
Calculations

Back

      Navigate Mode   Account Reference      Printer Friendly Version

Parcel 
Information Launch Interactive Map

Section 
Map Id:
13-2S-30-1

Approx. 
Acreage:
99.8200

Zoned:
HDMU
HDR
MDR

Evacuation
& Flood
Information
Open Report

View Florida Department of Environmental Protection(DEP) Data

+
–

Buildings

Address:5555 ESPERANTO DR, Year Built: 1971, Effective Year: 1971
Structural Elements
DECOR/MILLWORK-AVERAGE
DWELLING UNITS-0
EXTERIOR WALL-STUCCO OV BLOCK
EXTERIOR WALL-SIDING-SHT.AVG.

Page 1 of 4escpaDetail 5555 ESPERANTO DR 32526

10/17/2016http://www.escpa.org/cama/Detail_a.aspx?s=122S302002003001



FLOOR COVER-CARPET
FOUNDATION-SLAB ON GRADE
HEAT/AIR-CENTRAL H/AC
INTERIOR WALL-DRYWALL-PLASTER
INTERIOR WALL-PANEL-PLYWOOD
NO. PLUMBING FIXTURES-14
NO. STORIES-2
ROOF COVER-COMPOSITION SHG
ROOF FRAMING-GABLE
STORY HEIGHT-0
STRUCTURAL FRAME-MASONRY PIL/STL

  Areas - 7296 Total SF
BASE AREA - 2484
BASE SEMI FIN - 2484
OPEN PORCH UNF - 1036
PATIO - 440
UPPER STORY FIN - 852

Address:2355 W MICHIGAN AVE, Year Built: 1971, Effective Year: 1971
Structural Elements
DECOR/MILLWORK-NONE
DWELLING UNITS-0
EXTERIOR WALL-SIDING-SHT.AVG.
FLOOR COVER-CONCRETE-FINISH
FOUNDATION-SLAB ON GRADE
HEAT/AIR-UNIT HEATERS
INTERIOR WALL-UNFINISHED
NO. PLUMBING FIXTURES-3
NO. STORIES-1
ROOF COVER-COMPOSITION SHG
ROOF FRAMING-GABLE
STORY HEIGHT-0
STRUCTURAL FRAME-WOOD FRAME

  Areas - 3040 Total SF
BASE AREA - 2760
OFFICE AVG - 100
UTILITY FIN - 80
UTILITY UNF - 100

Year Built: 1971, Effective Year: 1971
Structural Elements
DECOR/MILLWORK-NONE
DWELLING UNITS-0
EXTERIOR WALL-SIDING-SHT.AVG.
FLOOR COVER-CONCRETE-FINISH
FOUNDATION-SLAB ON GRADE
HEAT/AIR-NONE
INTERIOR WALL-UNFINISHED
NO. STORIES-1
ROOF COVER-COMPOSITION SHG
ROOF FRAMING-GABLE
STORY HEIGHT-0
STRUCTURAL FRAME-WOOD FRAME

  Areas - 1426 Total SF
BASE AREA - 1426
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Year Built: 1971, Effective Year: 1971
Structural Elements
DECOR/MILLWORK-NONE
DWELLING UNITS-0
EXTERIOR WALL-SIDING-SHT.AVG.
FLOOR COVER-CONCRETE-FINISH
FOUNDATION-SLAB ON GRADE
HEAT/AIR-NONE
INTERIOR WALL-UNFINISHED
NO. STORIES-1
ROOF COVER-COMPOSITION SHG
ROOF FRAMING-GABLE
STORY HEIGHT-0
STRUCTURAL FRAME-WOOD FRAME

  Areas - 252 Total SF
BASE AREA - 192
OPEN PORCH UNF - 60

Year Built: 1991, Effective Year: 1991
Structural Elements
DECOR/MILLWORK-AVERAGE
DWELLING UNITS-0
EXTERIOR WALL-CONCRETE BLOCK
FLOOR COVER-CONCRETE-FINISH
FOUNDATION-SLAB ON GRADE
HEAT/AIR-UNIT HEATERS
INTERIOR WALL-EXPOSED BLK/BRK
NO. STORIES-1
ROOF COVER-COMPOSITION SHG
ROOF FRAMING-GABLE
STORY HEIGHT-0
STRUCTURAL FRAME-MASONRY 
PIL/STL

  Areas - 4326 Total SF
BASE AREA - 4182
OPEN PORCH UNF - 144
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Images

2/23/16 

The primary use of the assessment data is for the preparation of the current year tax roll. No responsibility or liability 
is assumed for inaccuracies or errors. 

Last Updated:10/17/2016 (tc.3423)
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Pensacola Commons Pensacola Escambia County, FL 10/17/2016

STABILIZED OPERATING:  
% of Contract Utility Gross Gross

FAMILY Med inc  # Units SF Rent Allowance Rent Income

1 Bedroom/1 Bath - ELI 40% 2 800                      298 149 447 7,152
1 Bedroom/1 Bath 60% 10 800                      522 149 671 62,640

2 Bedroom/2Bath - ELI 40% 3 1,025                   342 195 537 12,312

2 Bedroom/2Bath 60% 27 1,025                   610 195 805 197,640

3 Bedroom/2 Bath - ELI 40% 3 1,100                   380 240 620 13,680
3 Bedroom/2 Bath 60% 27 1,100                   690 240 930 223,560

4 Bedroom/2 Bath - ELI 40% 2 1,250                   409 283 692 9,816
4 Bedroom/2 Bath 60% 22 1,250                   755 283 1,038 199,320

Total 96 103,350               726,120
Clubhouse Other Income 24,000

Percentage Low Income 96 100.00% 750,120
Percentage at 60% 86 89.58% Vacancy Rate 7% -52,508

Percentage ELI (40%) 10 10.42% 697,612
Operating Expenses * -4,535 -435,393
Net Operating Income 262,219

Units % Mix
Total 1br 12 13%
Total 2br 30 31%
Total 3br 30 31%
Total 4br 24 25%

96 100%

Pensacola Commons ‐ Family, rental projections‐income limit
10/17/2016



Pensacola Commons – Services and Amenities 
 
 

All units will be equipped with energy star appliances as well as a variety of green building 
features, ceiling fans, washer/dryer hookups, and pre-wired for cable or satellite.  Pest control will 
be provided at no cost to the resident.  Common amenities will include a clubhouse/community 
building containing an exercise facility; computer center; community gathering room with kitchen 
facilities; laundry room; and leasing offices.  Outdoor amenities include a swimming pool, 
playground, and a gazebo 
 
Services will include an After School Program for Children, Literacy Training and an Employment 
Assistance Program. 











 
 

 

 

Professional Profile 

 

Renée Sandell 

 

Renée Sandell, Chief Operating Officer and Development Director, joined The Paces Foundation, Inc. in 
January 2014. She has been active in the development, financing, construction and management of 
affordable housing since 1989.  Ms. Sandell has been involved in the development of more than 3,000 
units nationwide, utilizing federal programs such as Low Income Housing Tax Credits, CDBG and HOME 
funds; state loan programs; and the Federal Home Loan Bank's Affordable Housing Program in both the 
Atlanta and San Francisco regions. 
 
A principal of Diamond Housing Partners, LLC, Ms. Sandell developed and still retains an ownership 
interest in, an affordable housing community serving farmworkers in central Florida. 
 
As First Vice President and Regional Development Director for Transom Development, Inc., a 
subsidiary of SunTrust Bank, Ms. Sandell was directly responsible for all phases of affordable housing 
development within the State of Florida, including site acquisition, financing, construction and 
development through lease-up and permanent loan conversion. 
 
Ms. Sandell served as Vice President of White Oak Real Estate Development Corp., a West Palm 
Beach development company, where she was responsible for the production of all competitive financing 
applications, carryover applications, cost certifications and credit underwriting, as well as the 
management of all office administration. 
 
Before moving to White Oak, she served as Vice President of The Richman Group of Florida, Inc., a 
subsidiary of, and regional acquisition office and the lead development office for, The Richman Group of 
Companies. During that time, she was responsible for the competitive financing of, as well as underwriting, 
closing and supervision of construction financing for, several hundred affordable housing units. 
 
Prior to joining The Richman Group of Florida, Ms. Sandell managed the processing department of a 
national affordable  housing  developer,  where  she  was  responsible  for  the  production  of  19  
affordable  housing communities throughout the east coast of the United States. 
 
Ms. Sandell began her career in the affordable housing industry at Florida Affordable Housing, Inc., a 
Florida not-for-profit corporation, where she served as Vice President of Administration, as well as Vice 
President of its 
property management corporation, Auburn Management, Inc. 

 







 

 

References:   
Hamilton 
State Bank 

David Dye 
President 

854 Washington Street  
Gainesville, GA 30501 

DDye@hamiltonstatebank.co
m 
(678) 343-2300 x.225 

Community 
National 
Bank 

Tad Wooten 
President 

1502 Avenue M PO Box 
130 
Hondo, TX 78861 

twooten@cnbanktx.com 
(830) 426-5127 

BB&T Martin Fahsel 
Senior VP 

271 17th Street Ste. 900 
Atlanta, GA 30363 

mfahsel@bbandt.com 
(404) 720-8995 

Arnall 
Golden 
Gregory LLP 

Jeffery Adams 
Partner 

171 17th Street Ste. 2100 
Atlanta, GA 30363 

jadams@agg.com 
(404) 873-7014 

Martin Riley 
& Assoc. 

Mike Riley 
Architect 

215 Church Street Ste. 200 
Decatur, GA 30030 

mriley@martinriley.com 
(404) 373-2800 

 



The Paces Foundation, Inc.

As of October 2016

Project Name and Number (if any)                                      Project Address Number of Role & Interest in Project Type and Source of Permanent
Units (i.e. General Partner, Limited Partner 

and Ownership Percentage)
 Financing & Subsidy (if any)

Properties Completed with Permanent Financing Closed
Etowah Village - GDCA / 95-075 366 Old Mill Road, Cartersville, GA 96 100% (out of compliance period) 9% / Conventional / HOME / AHP*
Oconee Springs - GDCA / 96-055 2351 Springhaven Drive, Gainesville, GA 88 100% (out of compliance period) 9% / Conventional / HOME
Nantahala Village - GDCA / 95-033 504 Nantahala Lane, Blairsville GA 55 100% of the .01% GP 9% / HOME / AHP / Conventional
Las Brisas Apartments - TDHCA / 01024 1970 US Highway 277 S, Del Rio, TX 76 100% of the .01% GP 9% HC / AHP / Conventional
Paces Landing - GDCA / 2001-501 100 Paces Court, Gainesville, GA 140 100% of the .01% GP 9% / HUD 223(f)
Autumn Ridge - GDCA / 2002-023 850 Autumn Court, Dalton, GA 130 100% of the .01% GP 9% / Conventional
The Lodge on Marsen (aka Sequoyah Village) - GDCA / 137 Marsen Knob Drive, Mountain City, GA 64 100% of the .01% GP 9% / AHP / Conventional
Grier Manor - GDCA / 2003-037 391 Old Griffin Road, McDonough, GA 64 100% of the .051% GP 9% / HOME
Montgomery Landing - GDCA / 2003-030 714 W. 59th St., Savannah, GA 144 100% of the .1% GP 9% / Conventional
Mineral Springs - GDCA / 2003-031 297 Mineral Springs Road, Blue Ridge, GA 67 100% of the .01% GP 9% / AHP / Conventional
Enota Village - GDCA / 2005-017 875 Murphy St, State Hwy 66, Young 60 100% of the .01% GP 9% / HOME
Campbell Creek - GDCA / 2006-029 351 West Memorial Drive, Dallas, GA 80 100% of the .01% GP 9% / HOME / Conventional
Pines by the Creek - GDCA / 2006-028 60 Heery Road, Newnan, GA 96 100% of the .01% GP 9% / HOME / Conventional
Manor York - SCHFDA / 07001 1122 Manor Close Drive, Rock Hill, SC 72 100% of the .01% GP 9% / AHP / Conventional
Whitehall Commons - GDCA / 2007-013 299 Bryant Street, Cleveland, GA 64 100% of the .01% GP 9% / HOME
Whitehall Manor  - GDCA / 2007-015 42 Whitehall Manor Court, Cleveland, GA 48 100% of the .01% GP 9% / HOME
Rosewood Estates - GDCA / 2008-020 57 Rosewood Circle, Cordele, GA 56 100% - stand alone GA non-profit GHFA Exhange / AHP
Galleria Manor - GDCA / 2008-054 2571 Woodland Terrace, Smyrna, GA 88 100% - stand alone GA non-profit GHFA Exhange / Conventional
Panama Commons - FHFC / 2008-124C 1001 Sherman Avenue, Panama City, FL 92 100% of the .01% GP FHFC Exchange / SAIL / HUD 223(f)
Waterford Estates - GDCA / 2009-055 100 Waterford Trail, Dublin, GA 56 100% - stand alone GA non-profit GHFA Exhange / AHP
Shoal Creek Manor - GDCA / 2009-055 500 Dewy Rose Lane, Locust Grove, GA 66 51% of the .01% GP 9% / HOME / Exchange
Las Brisas Manor - TDHCA / 10262 1972 US Highway 277 S, Del Rio, TX 48 100% of the .01% GP 9% / HOME / AHP / Conventional
Highland Manor - GDCA / 2010-065 198 North Corners Parkway, Cumming, GA 96 100% of the .01% GP 9% / Conventional
Fairfield Manor - FHFC / 2011-097C / 2013-024C 3390 West Park Place, Pensacola, FL 92 100% of the .01% GP 9% / Conventional

Properties Under Construction
Meadowhill Estates - MHC / 12-1-030 East of Nelson Drive South, Hazlehurst, 35 100% of the .01% GP 9% / Conventional
Gateway Apartments - FHFC / 2014-403H Clifford Sims Drive, Port St. Joe, FL 50 100% of the Managing Member HOME / Conventional

Properties Expected to Commence Construction within Next 6 Months (Include all Properties awarded tax credits/funding but construction not yet commenced)
Century Park Apartments - FHFC / 2016-105H / 2015-104B 121 2nd Street, Century, FL 50 100% of the .01% GP MMRB / HOME / 4% HC

Wholly Owned Investment Real Estate (Sole Proprietorship)
Project Name
Galleria Mountain



 
 

Royal American Corporate Profile 

 

Established in 1968, Royal American Companies is headquartered in Panama City, 

Florida. The Royal American Companies are 100 percent owned subsidiaries of Peoples First 

Properties, Inc. This holding company consists of Royal American Development (RAD), 

Royal American Construction (RAC), and Royal American Hospitality (RAH) which maintains 

a diversified involvement in development, construction, and hospitality.  

 

Royal American Management, Inc., (RAM) is an S Corporation and is not a member of 

the holding company but functions as a sister company and works closely with the 

companies within the holding company. RAM is a Licensed Real Estate Brokerage 

Corporation based in Panama City, Florida, with regional offices in Orlando and Miami, 

Florida; and Charlotte, North Carolina. The Company's exclusive charter is to provide 

professional property management services to its clients and it has done so since its 

inception in 1979.  

 

Over the years, RAM has garnered extensive experience in marketing, managing, and 

maintaining apartment properties, and with such, has mastered the ability to balance the 

goals of ownership with the expectations of the residents. As Property Managers, our 

objective is to enhance our clients' investment values. RAM has been awarded the 

prestigious Accredited Management Organization (AMO®) designation as conveyed by the 

Institute of Real Estate Management of the National Association of Realtors. RAM received 

the IREM North Florida Chapter #35 AMO® of the Year Award for 2006, 2007, 2009, 2011, 

and 2015.  

 

 



Currently, RAM manages a large portfolio located in Alabama, Arkansas, Colorado, Florida, 

Georgia, Mississippi, Missouri, North Carolina, Tennessee, Texas, and South Carolina with a 

steady growth rate of over 1,000 units per year.  In addition to managing residential units, 

RAM’s Commercial Division actively manages office buildings and retail facilities in Florida.  

Royal American Management has extensive experience in all types of multifamily property 

management to include:  Conventional, Luxury, LIHTC, RD, and HUD multifamily 

communities, detached home communities,  senior affordable and congregate living 

communities, and assisted living facilities with finance programs to include: Section 8, Bond, 

HOME, SAIL, Hope VI and ALF. 

 

Royal American Management has been selected by the United States Department of 

Housing and Urban development as the Managing Agent for properties controlled by said 

Agency in the States of Florida, Kentucky, Missouri, North Carolina, and St. Croix the U.S. 

Virgin Islands. RAM has been approved by Florida Housing Finance Corporation to provide 

management services for its foreclosure properties. Since February 2009, RAM has managed 

six such properties and quickly repositioned each one for a successful resale.  The 

Company’s recognized standard of excellence, together with its technical experience in 

operating a portfolio containing a wide variety of properties, is recognized throughout the 

industry. 

 

Through the diversity of its residential portfolio, RAM has actual hands-on experience and a 

clear understanding of the physical, economic, social, and security conditions related to 

each type of property that it manages.  The Company has successfully handled situations 

involving hazards to the health and safety of the apartment community residents and/or the 

general public.  Royal American Management has had specific successful experience in 

understanding and dealing with community location, resident selection, apartment 

occupancy, facility maintenance, major physical problems, criminal activity, major drug 

trafficking problems, and/or overall management, in general.  Given its present and past 

portfolios, the Management Company has encountered and successfully handled practically 

every imaginable property management situation and has done so fairly with corporate 

honesty and integrity.   
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