
ORANGE COUNTY

HOUSING FINANCE AUTHORITY 

Attachments 

BACKGROUND 

On April 12, 2026, the Authority received an application from SP North, LLC. for the 
acquisition, construction and equipping of Gale Vista Apartments under the 2026 Open 
Cycle Allocation Process.  The Open Cycle process allows developers to submit multi-

bond consideration throughout the year as long as 
Volume Cap Allocation remains available.   The developer, Southport Development, has 
developed over 6,000 affordable units in Florida.  In addition to bond financing, the 
developer has secured a $5,750,000 loan commitment from Orange County.   

CURRENT 

The Multi-Family Mortgage Revenue Bonds (or tax-exempt loan) are proposed to be 
issued in an amount not to exceed $20MM.  The bonds are short term and will be secured 
by cash or eligible investments during construction.  The bonds are anticipated to carry 

 

In order to comply with the TEFRA, and Division of Bond Finance requirements, a TEFRA 
Public Hearing was conducted on Monday, April 27, 2026 at 10:45 A.M. at the Orange 
County Administration Center, 3rd Floor, OMB Conference Room, 201 South Rosalind Ave, 
Orlando, Florida, 32801. 

The following documents are attached: 

Attachment A . . . . . . . . . . . . . .Project Description and Location Map 
Attachment B . . . . . . . . . . . . . .Related Financials 
Attachment C. . . . . . . . . . . . . . Proforma 
Attachment D. . . . . . . . . . . . . . Financial  of Sales Method 
Attachment E . . . . . . . . . . . . .  OCHFA Board meeting Staff Report of 04/29/2026 
Attachment F . . . . . . . . . . . . . .Proof of Publication of TEFRA Public Hearing 
Attachment G . . . . . . . . . . . . . TEFRA Public Hearing Minutes 



 

 

2026-__-__ 
R E S O L U T I O N 

 
WHEREAS, the ORANGE COUNTY HOUSING FINANCE AUTHORITY (the 

-18, codified in the Code of Orange County at 
Section 2-151 et seq; and 

WHEREAS
a requirement that all industrial development bonds issued after December 31, 1982, for the 
purpose of financing multifamily housing developments require approval by the Authority, and 
each governmental unit having jurisdiction over the area in which the bond financed facility is 
located; and 

WHEREAS, such approval is to be given after a public hearing for which reasonable 
notice has been given; and 

WHEREAS, the Authority is contemplating the issuance of up to $20,000,000 in one or 
more series of Orange County Housing Finance Authority Multifamily Housing Revenue Bonds, 
Series [to be designated] (Gale Vista Apartments
finance the acquisition, construction and equipping of a residential rental project to be owned by 
SP North LLC, for persons of  

PROJECT/LOCATION NUMBER OF UNITS 
Gale Vista Apartments 
2020 Old Dixie Highway 
Apopka, FL 32712 

100 

 
WHEREAS, a public hearing was held at 10:45 A.M. on Monday April 27, 2026, with 

regard to financing this qualified housing development, at the place and time described in the 
Notice of Public Hearing attached hereto as Exhibit A, which Notice was published at least 7 days 
in advance of the hearing date in a newspaper of general circulation in Orange County; and 

WHEREAS, the Authority has presented the issue in the aggregate principal amount set 
forth above for approval to the Board of County Commissioners of Orange County; 

THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY 
COMMISSIONERS OF ORANGE COUNTY: 

SECTION 1.  Authority.  This Resolution is adopted pursuant to the Constitution of the 
State of Florida, Chapters 125 and 166, Florida Statutes, and other applicable provisions of law. 

SECTION 2.  Findings.  The Board hereby finds, determines and declares as follows: 

The Board is the elected legislative body of Orange County, Florida and the issuer of the 
Bonds will be the Orange County Housing Finance Authority. 
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SECTION 3.  Approval.  For the purpose of Section 147(f) of the Internal Revenue Code 

the Project, acknowledging, however, that the Bonds will not be issued until the Authority gives 
its final approval to the issuance of the Bonds.   

 
SECTION 4.  Limited Approval.  The approval given herein shall be solely for the 

purpose of satisfying the requirements of Section 147(f) of the Code and shall not be construed as 
(i) an endorsement of the creditworthiness of the Borrower or the financial viability of the Project, 
(ii) a recommendation to any prospective purchaser to purchase the Bonds, (iii) an evaluation of 
the likelihood of the repayment of the debt service on the Bonds, or (iv) approval of any rezoning 
application or approval or acquiescence to the alteration of existing zoning or land use or approval 
for any regulatory permit relating to the Project, or creating any vested right with respect to any 
land use regulations, and the Board shall not be construed by virtue of its adoption of this 
Resolution to have made any such endorsement, finding or recommendation or to have waived, or 
be estopped from asserting, any rights or responsibilities it may have in that regard.  Further, the 
approval by the Board of the issuance of the Bonds by the Authority shall not be construed to 
obligate the County to incur any liability, pecuniary or otherwise, in connection with either the 
issuance of the Bonds or the acquisition and construction of the Project, and the Authority shall so 
provide in the financing documents setting forth the details of the Bonds. 

 
 

[remainder of page intentionally left blank] 
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SECTION 5.  Effective Date.  This Resolution shall become effective immediately upon 
its passage. 

PASSED AND ADOPTED this 19th day of May, 2026. 

ORANGE COUNTY, FLORIDA 
By:  Board of County Commissioners 
 
 
 
By:___________________________ 

Jerry L. Demings 
Orange County Mayor 

 
Attest:  Phil Diamond, CPA, Orange 
County Comptroller as Clerk of the  
Board of County Commissioners 
 
  
By:____________________________ 
    Deputy Clerk 
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EXHIBIT A 

NOTICE OF PUBLIC HEARING 
ORANGE COUNTY HOUSING FINANCE AUTHORITY 

RESIDENTIAL RENTAL PROJECTS 
 
 

Notice is hereby given that the Orange County Housing Finance Authority (the 
Authority ) will conduct a public hearing concerning the proposed issuance by the Authority of 

its not to exceed $20,000,000 Multifamily Housing Revenue Bonds, Series [to be designated] 
(Gale Vista Apartments) (the Bonds ).  The proceeds of the Bonds would be used to finance the 
acquisition, construction and equipping of the residential rental project listed below for persons of 
low, middle and moderate income:  

PROJECT/LOCATION NO. OF UNITS OWNER 
Gale Vista Apartments 

2020 Old Dixie Highway 
Apopka, Florida 32712 

100 SP North LLC 

The public hearing will be held at the following time and location: 

TIME AND DATE LOCATION 
10:45 A.M. 

Monday, April 27, 2026 
Orange County Administration Center 

3rd Floor, OMB Conference Room 
201 South Rosalind Avenue 

Orlando, Florida 32801 

Interested persons are invited to submit written comments or present oral comments at the 
hearing regarding the proposed issuance of the Bonds.  Written comments should be received by 
the Authority on or before Thursday, April 23, 2026.  Oral comments will be limited to no more 
than 3 minutes per person.  Written comments or notice of intent to present oral comments should 
be directed to: 

 Orange County Housing Finance Authority 
       2211 E. Hillcrest Street 
       Orlando, Florida 32803 
            Attention: Executive Director 
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Description of the proposed development

Development Gale Vista (fka Century Crossing)

Construction Type Mid-Rise
Bond Request 
Amount $20,000,000

Address 2020 Old Dixie Highway in Apopka, FL

Census Tract 178.1

Property ID Number 06-21-28-0000-00-044
Acreage 5.15

Zoning C-C

Gale Vista is a proposed 100-unit family affordable housing development located at 2020 Old 
Dixie Highway in Apopka, FL (PCN 06-21-28-0000-00-044) and further described in the Legal 
Description within this section. The site is approximately 5.15 acres in total, zoned C-C which 
allows for the currently proposed development, with access provided from Old Dixie Highway.
Gale Vista is a part of the Orange County Census Tract 178.1, and is a HUD designated Difficult 
Development Area.

The proposed development will include 100-units comprised of two-bedroom options configured 
as a mid-rise building. All units will be restricted to households earning 70% of the Area Median 
Income or less. Gale Vista will have 45 units set aside for households earning 70% of the Area 
Median Income or less, 40 units set aside for households earning 60% of the Area Median 
Income or less and 15 units set aside for households earning 30% of the Area Median Income or 
less.  While this is a new construction development, there are no existing rental rates, the 
proposed unit and rent breakdown is provided below. 

BR Type # Units AMI % HVAC SF
Gross LIHTC Rent 

2025  

2BR 15 30% 977 $747
2BR 40 60% 977 $1,494
2BR 45 70% 977 $1,743

100

Site amenities at Gale Vista will include open space, luscious landscaping while the residential 
building will provide for a clubhouse and leasing office while the site also feature a host of 
resident amenities including a picnic pavilion, community meeting room, a computer lab, Wi-Fi 
connections, a playground, shuffle board court, a library. All residential units and common areas 
will fully comply with all accessibility codes including ADA, UFAS, Section 504 and Fair 
Housing standards. Additionally, all units will provide reinforced walls for future installation of 
horizontal grab bars in place around each tub/shower and toilet. The building will consist of slab 
on grade foundation systems, impact glass windows, and cementitious/Hardie Board siding. The 



spacious units will also incorporate a host of “green” features including low VOC paint, low 
flow plumbing fixtures and toilets, the use of mold resistant products, energy star certified 
appliances, high efficiency HVAC equipment and water heaters, programmable thermostats and 
energy star rated windows to name a few.  

Gale Vista will comply with the Green Building Standard through the Florida Green Building 
Coalition (FGBC). Southport has successfully complied with the FGBC requirements on 
numerous developments in the past and intends to apply these same standards with respect to 
green building practices to Gale Vista.  

The developer has put forth a design we think ties into surrounding color schemes and 
greenspace while providing a new charm to the area. Gale Vista will have a revitalized design 
while improving the current vacant land.  The proposed Gale Vista development provides an 
exciting opportunity for the Orange County to provide much needed affordable housing 
alternatives to a submarket in dire need of this type of housing.  Southport is eager to partner 
with the County in making this community become a reality, and is confident that Southport’s 
development experience, financial resources, and sense of community needs and awareness will 
ensure that the residents and the County will be proud of the resulting community. Additional 
development design samples can be found within this section including a location map, site 
layout and proposed elevation drawings. 

Along with the additional targeting for very low income households, this application proposes to 
set aside 15% (15 units) as a special targeting for low barrier units. Move-in fees, credit and/or 
rental history, criminal history and extended look-back periods can all produce significant 
barriers to low income families passing tenant screening processes and securing affordable 
housing. However, at Gale Vista when assessing prospective tenants, management will use every 
reasonable accommodation to assist a prospective tenant to achieve approval rather than focusing 
on reasons to deny an applicant. Our approach to low barrier unit applicants will include waiving 
application fees, holding fees and security deposits as well as lower annual income requirements, 
lower credit history requirements, eviction forgiveness and individual assessments for tenants 
with a criminal history. Management will also utilize reasonable look-back periods that do not 
unnecessarily attribute a prospective tenant’s past to their present circumstances. It is our hope 
that tenants, who otherwise would have had their applications denied, can secure affordable 
housing at Gale Vista thanks to our low barrier unit targeting.   

The proposed Gale Vista development provides an exciting opportunity for Orange County to 
provide additional affordable housing alternatives to a submarket in dire need of this type of 
housing. Given these challenging economic times due to the COVID-19 pandemic with high raw 
material costs and an increasing amount of low and very low income families in search of 
housing, we are extremely pleased that Orange County has not only recognized the need for gap 
funding but has the means and is taking the steps necessary to generate new development activity 
in the county. Southport is eager to partner with Orange County in making this project become a 
reality and is confident that Southport’s development experience, financial resources, and sense 



5403 West Gray Street Tampa, FL 33609    Phone: 813-288-6988  Fax:  813-288-1511 

of community needs and awareness will ensure that the residents will have a safe, consistent and 
affordable home at Gale Vista.

A site plan, floor plans, elevation drawings and legal description are attached.  
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Related Financials 
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April 10, 2026

Scott Seckinger
SP North LLC
5403 W Gray St.
Tampa, FL 33609

Re: Gale Vista (the “Project”)
Apopka, FL

 100 LIHTC Units

Berkadia Commercial Mortgage LLC (the "Lender") is pleased to offer permanent financing for the (“Project”) to be 
owned by SP North LLC (“Borrower”).  It is our understanding that the Borrower has been awarded a reservation of 
4% low-income housing tax credits from the State of Florida. We hereby propose providing permanent non-recourse 
financing for the Project through the Freddie Mac TAH TEL Unfunded Forward Commitment Program with terms 
and conditions as described below.

The loan will be subject to the following terms provided below:

Property Gale Vista
Borrower    SP North LLC
Maximum LTV 90%
Minimum DSCR 1.15x
Maximum Permanent Loan Amount $14,800,000
Forward Period 30 months (Forward Period may be extended for up to 6 months subject 

to Freddie Mac approval) 
Permanent Loan Rate 6.14% (current 10-year UST plus a spread of 1.85%)
Permanent Loan Term   15 years
Amortization Period   40 years
Prepayment Premium Period 14.5 years (174 months) of Yield Maintenance followed by 3 months 

1% prepayment; open at par the last 3 months of the Loan term
Loan Origination Fee   1.00% of the permanent loan amount
Lender Due Diligence Fee   $25,000 applied to third party reports
Lender Legal Counsel   $27,500

Required Escrows   Taxes, Insurance, Replacement Reserves

Due Diligence Costs Third-party Plan & Cost Review, Appraisal, Environmental, and credit 
reports will be paid for by the Borrower. 

Closing Expenses Borrower will pay all closing costs including legal, survey and title 
insurance. 





Synovus Bank 
2500 Weston Road, Ste 401 
Weston, FL 33331 

LETTER OF INTENT
FOR CONSTRUCTION LOAN

April 8, 2026

Mr. Scott Seckinger
SP North LLC
5403 West Gray Street
Tampa, FL  33609 

Re: Gale Vista, a 100-unit development
 located in Apopka, FL (the “Property”) 

Dear Mr. Seckinger: 

Synovus Bank (hereafter “Bank”) is pleased to provide you this letter of intent in connection 
with the above referenced property.  This letter of intent is made based upon the initial financial 
information and projections provided to us in support of your loan application, and under the 
following general terms and conditions: 

Borrower: SP North LLC (Applicant). 

Guaranty: The unconditional guaranty of payment and performance of the 
construction loan (described below) by the managing member of the 
Borrower.

Loan Amount: $20,000,000.00 

Interest Rate: BSBY plus 300 basis points, floating with BSBY floor of 50 basis points 

Repayable:  Interest only payments made on a monthly basis, in arrears. 

Term: 24 months 

Origination Fee: 1% of the Construction loan payable at closing.  



Page 2 of 3 

Security: First mortgage lien on the Property and Pledge of Equity Installments 

Closing Costs: Borrower will pay all closing costs related to the closing of the 
construction loan including, but not limited to legal, title, survey, 
architectural, other necessary third-party reports and out of pocket 
expenses.

Conditions to funding Construction Loan: 

Bank acceptable allocation of annual low-income housing tax credits from 
the Florida Housing Finance Corporation. 

Bank acceptable plans and specifications.

Bank acceptable Sources and Uses.

Bank acceptable Appraisal.

Bank approved general contractor and the construction contract. 

Bank acceptable Guarantees of Completion

Such other conditions which are customary and reasonable for a loan of 
this nature and amount.  

The terms of this letter of intent are strictly confidential between the Borrower and Bank.  All 
third-party beneficiary rights are expressly negated.  No person who is not a party to this letter of 
intent shall have or enjoy any rights under this letter.  No change, amendment or modification of 
this letter of intent shall be valid unless made in writing, addressed to the Borrower and signed 
by an authorized officer of Bank. 

Any changes to the Property and the financing will require Bank’s review and approval to ensure 
compliance to our underwriting standards.  This letter of intent does not expire before December
31, 2026 and can only be extended in writing by Bank.

BANK’S OBLIGATION TO MAKE ANY LOANS ARE AT ALL TIMES 
SPECIFICALLY CONDITIONED UPON BANK’S RECEIPT OF SATISFACTORY DUE 
DILIGENCE REPORTS, INCLUDING AN APPRAISAL, A TAX CREDIT 
RESERVATION, AN EQUITY LETTER OF INTENT AND FINAL LOAN 
DOCUMENTS, IN FORM AND CONTENT DEEMED SATISFACTORY BY BANK IN 
ITS SOLE AND ABSOLUTE DISCRETION.





ATTACHMENT  
 

Proforma 
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ATTACHMENT 'E' 

OCHFA Board Meeting 

Staff Report of 4/29/2026 





ORANGE COUNTY
HOUSINGFINANCEAUTHORITY

2211 E. Hillcrest Street, Orlando, Florida 32803  |  Office (407) 894-0014  | Fax (407) 897-6679  | Website: www.ochfa.com

The capital structure currently includes the following sources and uses during the construction 
and permanent phases: 
 

CONSTRUCTION SOURCES PERMANENT

 $                        20,000,000.00  
Multi-Family Mortgage 

Revenue Bonds 
 $                                          -

$                                              - Berkadia First Mortgage $                    14,800,000.00 

 $                          8,688,251.00  LIHTC Equity  $                    14,477,653.00  

$                          5,750,000.00 Orange County HTF $                      5,750,000.00 

$                          1,230,445.00 Deferred Developer Fee $                         991,044.00 

 $                        35,668,696.00  TOTAL SOURCES  $                    36,018,697.00 

   
CONSTRUCTION USES PERMANENT

 $                          2,080,000.00  Acquisition Costs  $                      2,080,000.00 

 $                        21,546,000.00  Construction Costs  $                    21,546,000.00 

 $                          2,075,500.00  Financial Costs  $                      2,075,500.00  

 $                          4,517,205.00  General Development Costs  $                      4,517,205.00 

$                              210,000.00 Legal Costs $                         210,000.00 

 $                              116,292.00 Agency Fees  $                         116,293.00 

 $                                              -   Reserves ODR  $                         350,000.00 

 $                          5,123,699.00  Developer Fees  $                      5,123,699.00 

 $                        35,668,696.00  TOTAL USES  $                    36,018,697.00 

 
The per unit cost is $414,186 and the Debt Service Coverage Ratio (DSCR) is 1.23, exceeding 
the Authority’s minimum DSCR of 1.10. 

Enclosed for your review are copies of the Proforma Analysis, Debt Service Memorandum and 
Reimbursement (Inducement) Resolution #2026-05.

ACTION REQUESTED: 

Board approval of Reimbursement Resolution #2026-05 for Multi-Family Tax Exempt Bonds, 
for the acquisition, construction and equipping of Gale Vista Apartments in an amount not to 
exceed $20MM; authorization for staff and Bond Counsel to proceed with filing with the 
Division of Bond Finance and commence credit underwriting. 
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TEFRA Public Hearing Minutes 



ORANGE COUNTY HOUSING FINANCE AUTHORITY 

TEFRA PUBLIC HEARING TAX EQUITY AND FISCAL REPSONSIBILITY ACT  

 

 
OFFICIAL MEETING MINUTES 

 
Project:  Gale Vista Apartments  Date:  April 27, 2026  Time:  10:45 A.M.  
Location: Orange County Administration Bldg. 3rd Floor- OMB Conference,  201 S. Rosalind Ave, Orlando, FL 32801 

 

OCHFA STAFF 
PRESENT 

Shawn Tan
Director Programs Operations 

 

OCHFA Professionals 
PRESENT 

BCC 
PRESENT 

Danielle Phillips
Orange County Fiscal & Business Services 

 
 
 
 

 

Developer Representatives 
PRESENT 

 
 

MEETING OPENED: Shawn Tan, Director Program Operations, began moderating the meeting at 10:45 A.M. 
 

PURPOSE OF MEETING: 

The TEFRA Public Hearing began by providing its purpose of receiving comments regarding Orange County Housing Finance Authori
(OCHFA/ the Authority), Multi-Family Housing Revenue Tax Exempt Bond issuance, not-to-exceed $20,000,000, for the financing, acquisition, 
rehabilitation or construction of Gale Vista Apartments, a residential rental community for persons of low, middle and moderate income, 
located in Orlando, Orange County FL 32811 - District 2. 

 

PUBLIC COMMENT(s): 

No comments, oral or written, were presented during or before the hearing. 
 
 

ADJOURNMENT 
There being no comments, Shawn Tan, Meeting Moderator, adjourned the meeting at 11:15 A.M. 
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