
Date: 5/15/2026

Application Information:

x x  New Construction x

 Rehabilitation

x  Acq/Rehabilitation x Public Housing Authority Set-Aside

 Adaptive Reuse Nonprofit Set-Aside (9% Only)

Total # of Low-Income Units: 80 # Designed for Families Units: 80 # Transitional Units: 0

Total # Market Rate Units: 0 # Older Persons (55+) Units: 0 # Homeless Units: 0

Employee / Manager Units: 0 # Elderly Persons (62+) Units: 0 # 3+ Bedroom Units: 16

Total # of Units: 80 # Single Room Occupancy: 0 # Supportive Housing Units: 0

Applicant Information:

Development Name: County: Group: Urban

Street Address: County Code: 40

City: Congressional District # : 6

State: SC Zip: Est. Start Date:

Limited Partnership Entity Name:

x Limited Liability Company Street Address:

Non-Profit City: State: Zip: 29204

Other - Identify below Fed ID # :

Contact Person: Telephone:

Email:

How many applications will the principals of this development be associated with? 1

Including all associated developments, approximately how much in tax credits will be applied for by said Principal(s)?

For year: 2026 Page 1

93-4206456

This Application includes a notarized letter affirming a 
knowing and voluntary waiver of the right to request a 
qualified contract for the duration of the extended use 
period. Include notarized letter behind this page.

Please see attached organizational chart for all principals associated with Harden-Laurel, LLC
List each member of the development team with his/her associated developments:  (attach additional pages if necessary)

1,450,000.00                  

843-810-5073LuCinda J. Herrera

cherrera@columbiahousingsc.org

1917 Harden Street

1/1/2027

Harden-Laurel, LLC

29204-1027

SC

Development ID #

1810 Allen Benedict Court

Columbia

Richland

 4% Tax Credit

Harmony at Horizon Village Multifamily

 State Tax Credits

Columbia

 9% Tax Credit

Development Name:

South Carolina State Housing Finance & Development Authority
Low-Income Housing Tax Credit / Tax Exempt Bond Application

Harmony at Horizon Village Multifamily

Application Type: Initial Application











Harmony at Horizon Village Multifamily

Applicant Information (cont.):
Name of Partner / Shareholder % of Ownership Telephone #

 Developer Name: Non-profit For-profit x
 Street Address:  Contact Name:
 City:  Telephone # :
 State:  Fax # :
 Zip:  Email Address:

 Co-Developer: Non-profit x For-profit
 Street Address:  Contact Name:
 City:  Telephone # :
 State:  Fax # :
 Zip:  Email Address:

 Management Entity: Non-profit For-profit x
 Street Address:  Contact Name:
 City:  Telephone # :
 State:  Fax # :
 Zip:  Email Address:

 Consultant:
 Street Address:  Contact Name:
 City:  Telephone # :
 State:  Fax # :
 Zip:  Email Address:

 Tax Attorney:
 Street Address:  Contact Name:
 City:  Telephone # :
 State:  Fax # :
 Zip:  Email Address:

 CPA Company:
 Street Address:  Contact Name:
 City:  Telephone # :
 State:  Fax # :
 Zip:  Email Address:

 Architect Company:  Architect License #:
 Street Address:  Contact Name:
 City:  Telephone # :
 State:  Fax # :
 Zip:  Email Address:

 General Contractor:  GC License #:
 Street Address:  Contact Name:
 City:  Telephone # :
 State:  Fax # :
 Zip:  Email Address:

For year: 2026 Page 2

Atlanta 404-250-4112
Georgia 404-847-9495

3560 Lenox Road; Ste 2900

106 Broad Street
Howell Linkous & Nettles, LLC

John Griffin
Charleston (843) 576-0337
South Carolina

30326 andrew.smith@cohnreznick.com

864-242-2033

McMillan Pazdan Smith Architecture
400 Augusta Street, suite 200 Mike Goll
Greenville

29401 johngriffin@bond-law.com

Cohn Reznick
Andrew Smith, CPA

Tina Sibley
678-514-5900

Georgia 678-514-5919
Atlanta
6780 Roswell Road, Suite C200

30328 tsibley@dorchestermgmt.com

6780 Roswell Road, Suite C200 Torian R. Priestly

1.00%

99.00%

SCAHI Harden-Laurel, LLC

TBG Allen Benedict Court MF, LLC

(803) 254-3886

(678) 514-5904

The Benoit Group, LLC

30328

South Carolina

678-514-5919
tpriestly@thebenoitgroup.com

1917 Harden Street LuCinda J. Herrera

31401 Mike@nsconstructs.com

Savannah 404-617-9539

29601 mgoll@mcmillanpazdansmith.com

NorSouth Construction of Georgia Inc CLG.116522

5/15/2026

111 W 40th St Michael Creeden

GA

South Carolina 864-242-2034

Dorchester Management II

404-213-6524

Columbia (843) 810-5073

South Carolina Affordable Housing Initiatives, Inc.

Atlanta

29204 cherrera@columbiahousingsc.org

Georgia









Harmony at Horizon Village Multifamily 5/15/2026

Development Targeting

Minimum Set-Aside Requirements - Irrevocable Election (Check One)

 At least 20% of the rental units in this development will be rent restricted and occupied by individuals whose income is
 50% or less of Area Median Income.

x  At least 40% of the rental units in this development will be rent restricted and occupied by individuals whose income is
 60% or less of Area Median Income.

 Income averaging option as defined in Section 42(g)(1)(C) of the Internal Revenue Code.

What's the effective date of the maximum allowable rents? LIHTC: 4/1/2025 HOME:

Type Unit Utility Type
# of 

Units
Beds Baths

Square 
Footage

Proposed 
Monthly 
Rent*

Utility 
Allowance

Gross Rent
Maximum 
Allowable 

Rent
% AMGI Assistance Type

1 LI Lowrise 16 1 1.0 839 1,241 165 1,406 521 30 Section 8 Assisted
2 LI Lowrise 16 1 1.0 839 1,241 165 1,406 1,043 60 Section 8 Assisted
3 LI Lowrise 16 2 2.0 1,099 1,371 187 1,558 1,252 60 Section 8 Assisted
4 LI Lowrise 16 2 2.0 1,099 1,371 187 1,558 1,252 60 Section 8 Assisted
5 LI Lowrise 8 3 2.0 1,227 1,780 207 1,987 1,446 60 Section 8 Assisted
6 LI Lowrise 8 3 2.0 1,227 1,780 207 1,987 1,446 60 Section 8 Assisted
7
8
9

10
11
12
13
14
15
16
17
18
19
20

80

*This column will be the reference for annual rental income calculation Tab 7 for LI and/or MR units.

81,648

0

0

3,528

% of Units
Monthly $ / 

Unit
Annual $ / 

Unit
1 100.00% 15.63 187.50
2 100.00% 5.21 62.50
3 100.00% 3.13 37.50
4
5 100.00% 4.06 48.69
6
7

400.00% 28.02 336.19

For year: 2026 Page 6

110,681

The Authority will allow the applicant to petition the Authority on the fifth anniversary date of the placed-in-service date and every five years 
thereafter, to waive the special targeting of 50% of median income and increase the targeting to 60% of median income (provided the 
owner/applicant chose the 40/60 election) if (a) the development has had at least a two year history of vacancies averaging at least 20% which can 
be evidenced to the Authority through project audits and/or (b) the Applicant can demonstrate that other conditions exist which threaten the 
economic viability of the development. The Authority may grant or refuse any waiver requested in its sole discretion.

Detail of Other Income (List each type of other income on a separate line)

25,505

Total LI Units: Total MR Units:

Total Non-Heated Sqft:

Total LI Sqft:

Total Annual Income: 1,344,768

Units Rent and Income

100.000%

100.000%

Unit Details and Proposed Development Income:

Total Bedrooms: Total Residential Sqft:

Late Fees

26,895.00Totals:

Total MR Sqft:

80

# Units

3,895.00

3,000.00
5,000.00

Annual $ Amount

Total Common Sqft:

144

80

80

80

Type of Other Income

Forfeited Deposits 15,000.00

Other (Specify)
Other (Specify)

App/NSF/Key/Damages etc

Other Vending

LI Unit Percentage:

LI Sqft Percentage:

Total Development Sqft:

81,648

80



1917 Harden Street 
Columbia, South Carolina 29204 

(803) 254-3886 

1 | P a g e 

 

 

May 15, 2026 
 

Harden-Laurel, LLC 
c/o The Benoit Group 
6780 Roswell Road NE, Suite 200 
Atlanta, GA 30328 

 
Re: Project Based Voucher Commitment 

 
Dear Harden-Laurel, LLC: 

 
The Housing Authority of the City of Columbia, SC (Columbia Housing) hereby commits to 
enter into an Agreement to Enter into a Housing Assistance Payments (“AHAP") Contract 
and a subsequent Housing Assistance Payments (“HAP”) Contract with Harden-Laurel, LLC 
(the "Owner Entity") with regard to 80 (eighty) rental units to be developed as Harmony at 
Horizon Village, upon successful completion of the project and inspection and acceptance of 
the units by Columbia Housing. 

 
The HAP Contract will identify the following unit mix and initial rents at the Project as follows: 

 
Number of 

Units Br Size Unit Type 
Contract 

Rent 
Utility 

Allowance Gross Rent 

32 1 PBV $1,241 $165 $1,406 
32 2 PBV $1,371 $187 $1,558 
16 3 PBV $1,780 $207 $1,987 

 
The Owner Entity agrees to construct the units in accordance with certain U.S. Department 
of Housing and Urban Development regulations promulgated under 24CFR983, and 
Columbia Housing agrees to enter into a HAP Contract upon Owner Entity's completion of 
the units. 

Under the HAP Contract, Columbia Housing will provide a monthly housing assistance 
payment to the Project equivalent to the difference between the tenant payment and the 
contract rent. The HAP contract will be executed and become effective upon the acceptance 
and delivery of the units and will have a term of twenty (20) years with an upfront extension 
for an additional twenty (20) years. 

 
This commitment is conditioned upon HUD approval of a Subsidy Layering review and the 
successful financing and development of the project. This commitment will expire upon the 
earlier of (i) the closing of the financing for the project, or, (ii) December 31, 2027. 

HOUSING AUTHORITY OF THE CITY OF COLUMBIA, SC 
 

BY: 

LuCinda J. Herrera 
LuCinda J. Herrera, Vice President/Secretary 







Harmony at Horizon Village Multifamily 5/15/2026

Funding:

Source Name Amount Designation Equity Factor
Federal Tax Credit Equity 11,482,835.00 Federal 0.8000
State Tax Credit Equity 7,250,000.00 State 0.4900
Historic Tax Credit Federal
Certified Historic Structure Credit State
Textile Rehabilitation Credit State
Abandoned Building Credit State
Brownfields Cleanup Credit State
Reinvestment Income (4% TEB Only)
Deferred Developer Fee 681,362.66

 Section 1 Total = 19,414,197.66

Lender Name Amount Debt Service Interest Rate Amort Term Financing Source Financing Type Lien Position

PNC 8,362,500.00 600,764.37 6.420% 35 15 Conventional Permanent Financing 1
CHA Loan 1,250,000.00 0.00 1.000% 0 40 Soft Loan Cash Flow 2

3
4

Section 2 Total = 9,612,500.00 600,764.37
Section 1 & 2 Total = 29,026,697.66

Lender Name Interest Rate Amort Term Financing Source
PNC 7.200% 2.5 Conventional

Section 3 Total =

For year: 2026 Page 8

Construction Financing
Financing Type

Section 3 - Construction Loans and Bridge Financing

12,000,000.00

12,000,000.00
Amount

This amount will be used to match development costs.

Section 2 - Permanent Financing (Not Contruction or Bridge Loans)

PNC

Attach a copy of the commitment letter, indicating the specific amount and purpose of its funding behind the appropriate Tab in the Application package.

Section 1 - Tax Credit Funding, Deferred Developer Fees, and Equity
Equity Provider

PNC







 
 
 
 

 
May 11, 2026 
 
Via Email 

MULTIFAMILY CAPITAL 

Lisa W. Thomason 
EVP of Finance 
The Benoit Group, LLC 
6780 Roswell Road NE, Suite C200 
Atlanta, GA 30328 

Re: Harmony at Horizon Village, LP (the "Partnership") 
Harmony at Horizon Village, Columbia, Richland County, South Carolina (the "Property") 

 
Dear Lisa: 

 
I am pleased to provide you with PNC Bank’s (the "Lender") proposal to provide a $12,000,000 
Construction Loan converting to an $8,362,500 Term Loan (the "Credit Facility") for Harmony at 
Horizon Village, an 80-unit affordable housing development located in Columbia, Richland County, 
South Carolina, subject to the following terms and conditions: 
 
 

Borrower Harmony at Horizon Village, LP, a South Carolina limited partnership (the 
"Borrower"). The Construction Loan shall be full recourse to the Borrower until 
conversion to the Term Loan. 

 
 

Guarantor(s) Guarantees of completion and repayment during the development period shall be 
provided by persons or entities acceptable to the Lender. A limited recourse 
guaranty covering typical carve-outs and environmental issues will be required 
during the permanent stage. 

 
 

Credit Facility Construction Loan: $12,000,000 

Term Loan: $8,362,500 
 
 
 

Term of Loan The Construction Loan period will be thirty months. Upon satisfaction of all of the 
conditions for converting the construction loan to the Term Loan provided by 
Lender the Term Loan will be 15 years. The Term Loan will be based on an 
amortization of thirty-five (35) years. 



Harmony at Horizon Village, LP 
Proposal Letter 

May 11, 2026 

2 

 

 

 
 
 

 
 

Interest Rates/ 

Rate Lock 

Construction Loan: One-month SOFR plus 355bp (floating over term of 
Construction Loan). 7.20%, based on One-month SOFR as of May 11, 2026. 

Term Loan: Approximately 200 basis points over the 10 Year U.S. Treasury 
Security. The final permanent interest rate will be determined at the time of rate 
lock, which will occur prior to the construction loan closing. 6.42%, based on the 
10 Year U.S. Treasury Security as of May 11, 2026. 

In order to lock the interest rate for the permanent loan, you must provide us with 
a refundable rate lock deposit equal to 3% of the loan amount. This deposit will be 
returned following the conversion of the permanent loan, or it will be retained by 
Lender in the event that the permanent loan does not close. In addition, Borrower 
must provide a promissory note to Lender at the time of rate lock in the amount of 
5% of the permanent loan amount. This note will be secured by a second deed of 
trust against the Property. The note will be returned to Borrower upon the funding 
of the permanent loan and the deed of trust will then be released. 

 
 

 

Commitment Fees 
(Paid at Closing) 

Construction Loan: 1.00% 
Term Loan: 1.00% 

 
 
 

 
 

Collateral The Credit Facilities shall be secured by a first priority fee mortgage on the land 
associated with the Project and all improvements to be constructed thereon. First 
priority assignment of leases, rents and income from the Project. First priority 
perfected assignment of the construction contract, subcontracts, architectural 
agreements, plans and specifications, permits and all other construction-related 
documents. First priority perfected security interest in all other assets of the 
Borrower related to the Project. 

 
 

 

Environmental 
Indemnity 

The Borrower, Guarantor and other persons or entities specified by Lender shall 
indemnify and hold the Lender harmless from all liability and costs relating to the 
environmental condition of the Project and the presence thereon of hazardous 
materials. 

 
 

 

Appraisal Reports 
and Debt Service 
Coverage 

Lender must receive an appraisal report ("Appraisal Report") satisfactory to it in 
all respects within 90 days prior to the Construction Loan closing date. The 
Appraisal Report will be ordered by Lender from an appraisal firm selected by 
Lender which has either the "M.A.I." designation or is State Certified. The 
maximum loan-to-value based upon achievable restricted rents is 90%, and the 
debt service coverage ratio shall be consistent with Lender's policies.



CAPITAL ASSETS 
1917 Harden Street 

Columbia, South Carolina 29204 
(803) 254-3886 
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May 5, 2026 

Harden-Laurel, LLC 
c/o The Benoit Group 
6780 Roswell Road NE, Suite 200 
Atlanta, GA 30328 

 
RE: Loan Commitment 

 
Dear Harden-Laurel, LLC 

The Housing Authority of the City of Columbia, SC (hereinafter referred to as Columbia Housing” or the 
“Lender”) agrees to make a loan (the “Loan”) to Harden-Laurel, LLC, a South Carolina Limited Liability 
Company (“Borrower”) which shall be used for construction and thereafter as permanent financing for the 
ongoing operation of the referenced property, subject to and upon the following terms and conditions set 
forth in this loan commitment letter (the “Commitment Letter”). 

 
Loan Purpose: Financing for the construction of Harmony at Horizon Village, a Public 

Housing replacement project (the “Development”). 

Mortgage Amount:  The total loan amount will be $1,250,000 (one million two hundred fifty 
thousand dollars). The Loan will be evidenced by a Promissory Note (the 
“Note”) and other loan documents. 

 
Term: The term of the loan shall be 40 (forty) years. In all events, the outstanding 

principal and accrued interest shall be paid in full by the end of the 40th 
year of the term. 

Interest Rate: The note shall bear interest at 1% in effect at the closing date (defined 
below) at the pay rate described below. 

Payments: The note shall be fully amortized over a forty-year term. Payments shall be 
made monthly equal to 50% of available cash flow after payment of first 
mortgage debt. The full amount of the loan shall be paid by the end of year 
40. The outstanding unpaid principal under the Note may be partially 
prepaid at any time prior to the Maturity Date (defined below); provided 
that, in all events, a portion of the outstanding principal balance in amounts 
equal to $5,000 shall not be repaid at any time prior to the Maturity Date 
without the prior written consent of the Lender. 

Security: The loan shall be secured by a deed to secure debt encumbering the 
Development (which includes the underlying real estate), and by a 
perfected security lien in all leases, rents, income and profits from the 
operation of the Development, all personal property, both tangible and 
intangible (including replacements, substitutions, and after-acquired 
property) located on the Development, or used or intended to be used in 
connection with the Development. 



CAPITAL ASSETS 
1917 Harden Street 

Columbia, South Carolina 29204 
(803) 254-3886 
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Conditions: In addition to the conditions set forth in this commitment letter, the 
obligation of the Lender to close on the Loan is expressly contingent upon 
(a) authorization and approval by the Columbia Housing Board of 
Commissioners and any applicable Columbia Housing affiliate Boards; (b) 
the approval of any applicable federal, state, county or other governmental 
agency, body or authority; (c) the Loan Documents shall have been 
prepared and be satisfactory to Lender’s reasonable discretion; and (d) any 
other conditions required by Lender prior to the Closing Date shall have 
been met. 

Loan/Closing 
Documents: Borrower shall, execute and deliver all such closing documents as Lender 

may in its judgment deem necessary or expedient for its protection. Such 
loan documents shall be prepared by counsel for Lender and shall contain 
representations, covenants and agreements satisfactory to Lender in its 
reasonable discretion. 

Expiration: This commitment letter shall expire June 30, 2027 unless extended by the 
mutual agreement of Lender and Borrower; provided, however, that Lender 
may, at its option, terminate this commitment letter: (i) in the event that 
there is any material inaccuracy of adverse change (including without 
limitation, inaccuracies or adverse changes which in the aggregate, may 
be material) in any information or representations contained or made in 
support of the request or application for the Loan; or (ii) in the event of (x) 
any material, adverse change in the financial condition of Borrower or any 
other person or entity to be liable for repayment of the Loan or responsible 
for performance there under. 

 
LENDER: Housing Authority of the City of Columbia, SC 

 
 
 

BY:   
LuCinda J. Herrera, Chief Development Officer 









Harmony at Horizon Village Multifamily 5/15/2026

Financial Summary:

Income and Expense Analysis:

Total Annual Rental Income 1,344,768.00     
Other Income 26,895.00          
Vacancy Allowance (96,016.41)         
        Effective Gross Income 1,275,647.00     

Total Administrative Expenses 269,968.24        
Total Operating Expenses 47,592.80          
Total Maintenance Expenses 97,959.74          
Total Fixed Expenses 145,000.00        
        Total Annual Expenses 560,521.00        

Annual Replacement Reserves 24,000.00          

        Net Operating Income 691,126.00        Debt Coverage Ratio = 1.15       

Total Annual Debt Service 600,764.37        

        Net Cash Flow 90,361.63          

Uses of Funds:

Acquisition -                     Operating Reserves
Site Work 2,500,000.00     
Rehabilitation and New Construction 18,478,377.90   
Professional Fees 1,904,475.00     
Construction Financing 1,261,655.26     
Construction Interim Costs 991,614.00        
Permanent Financing 238,172.50        
Soft Costs 568,950.00        
Syndication Costs 71,344.00          
Developer Fees 2,250,000.00     
Project Reserves 762,109.00        
        Total Development Cost 29,026,697.66   

Sources of Funds:

1 Federal Tax Credit Equity 11,482,835.00   
2 State Tax Credit Equity 7,250,000.00     
3
4
5
6
7
8
9 Deferred Developer Fee 681,362.66        

10 PNC 8,362,500.00     
11 CHA Loan 1,250,000.00     
12
13

      **Total Sources of Funds 29,026,697.66   

Do Uses = Sources? Yes

For year: 2026 Page 12

762,109                     

For any budgeted reserves in excess of the 
required amount, justification and support must 
be provided for the excess amounts (required 
by syndicators or lenders). If the justification 
and support is not provided or is insufficient, 
these reserves my be written down to the 
Authority requested amounts.

**Section 3 - Construction Loans and Bridge Financing from page 8 are NOT included in the calculation of the 
"Sources of Funds" section on this page.









Managing Member




