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Executive Summary

Church Hill Apartments ("the Project"), originally built in 1977, is slated for rehabilitation to modernize and 
improve the property. The development consists of 166 two-story, townhome-style, walk-up units designed 
to serve families under the Housing Authority of Florence (HAFSC). Located just south of 
downtown Florence, South Carolina, the property currently operates as public housing, with plans for a 
RAD (Rental Assistance Demonstration) conversion. This project aims to deliver extensive interior 
and exterior renovations, enhancing the living experience for residents while improving the 
community’s overall aesthetic.

Paces Preservation Partners ("Developer")—a experienced developer and owner of Low-Income Housing 
Tax Credit (LIHTC) communities—is leading this project. Paces Preservation Partners is a 
joint venture between The Paces Foundation and Soho Housing Partners, established to collaborate 
with regional housing authorities across the nation. On this development, the Developer 
has partnered with HAFSC to rehabilitate Church Hill Apartments, ensuring that the 166 
families currently residing in subsidized housing will continue to have access to modern, 
upgraded living spaces. HAFSC has an urgent need to rehabilitate many of its aging public 
housing units into modernized, high-quality affordable housing. This project marks the beginning 
of a significant housing transition for the authority, setting a precedent for future 
developments.

The Developer and HAFSC have carefully assembled a top-tier design team to execute this 
vision. Wallace Architects has been selected as the project architect, known for their extensive 
experience in designing LIHTC properties across South Carolina, ensuring that the architectural 
standards meet the highest quality. Community Construction Group has been chosen as the General 
Contractor, bringing a wealth of experience in LIHTC developments and a commitment to 
superior construction standards. Together, this Design Team will ensure that the Church Hill 
Apartments project is delivered with excellence in both design and build quality.

The design concept for Church Hill Apartments incorporates significant upgrades to both 
interior and exterior elements. Inside, residents will enjoy modern amenities, including upgraded 
appliances, granite countertops in kitchens and bathrooms, and enhanced finishes 
throughout. Exterior renovations will include capital improvements such as new roofs, windows, and 
handrails. Additionally, the community will benefit from improved amenities, including BBQ 
areas, playgrounds, and bike racks, creating an 
inviting environment for families. In addition to rehabilitating the interior, exterior, and amenities, we 
will be undertaking capital improvements, including replacing siding, installing new water heaters, 
upgrading HVAC units, and installing a new roofing system. These enhancements will not only improve 
the quality but also extend the lifespan of the property.

The rendering below, provided in the Site Plans, illustrates the vision of the Design Team for the Church Hill 
Apartments project. The plans are currently being finalized, with working drawings in progress. The 
collaboration between Paces Preservation Partners, HAFSC, Wallace Architects, and 
Community Construction Group aims to deliver a beautiful and functional living environment that 
will serve as a model for future HAFSC housing transitions. 





 Here is an example of another rehabilitation project we're collaborating on with HAFSC, 
highlighting our meticulous attention to detail in upgrading the interiors, including 
flooring, appliances, and finishes.



Utilities 

It is anticipated the tenant will be responsible for electric heating, electric cooking, electric lighting, 
electric air conditioning, and electric hot water while the project will pay for water, sewer, and, trash.  

Number and type of units, bedrooms, parking space and income levels 

The project will maintain its current unit count of 166, ensuring that each family currently residing in the 
community retains their home, in compliance with HUD RAD conversion standards. The entire project 
will operate under a 20-year HAP Contract with HAFSC, offering a mix of 1BD, 2BD, 3BD, and 4BD 
units to accommodate larger families. The project will be applying for 4% LIHTC credits 
and  a bond inducement from SC Housing for $23,500,000 in tax-exempt bonds, with an 
estimated $23,500,000 of bonds to be utilized.



The below tables show the unit mix, set-aside mix, and contractual set-aside splits. 



Amenity Summary 

Paces and HAFSC are committed to enhancing the living experience for residents of Church 
Hill Apartments by upgrading both exterior and interior amenities. Exterior improvements will 
feature modern playground equipment for children, creating safe, enjoyable spaces for families. 
Additionally, new barbecue grill stations, pavilions, gazebos, and bike racks will be installed to 
promote community interaction and outdoor 
leisure.

Interior upgrades will focus on providing energy-efficient living with the installation of Energy Star-rated 
appliances, ceiling fans, and showers. Residents will also enjoy modern conveniences such as built-in 
microwaves, granite countertops, and upgraded cabinetry, ensuring a more comfortable and stylish 
home environment.

On-site maintenance will remain a priority, with dedicated teams providing continuous property and 
tenant monitoring, ensuring that residents feel safe and secure. Paces and HAFSC, in collaboration with 
the property management team, will work tirelessly to foster a well-maintained and protected 
community environment.

To further enhance the quality of life at Church Hill Apartments, an improved trash collection service 
will be contracted. This enhanced service will mitigate unsightly waste issues and prevent unsightly 
dumping, ensuring that the property remains clean and welcoming for all residents.



Identity and Proximity of Services 

Financing Summary 

Church Hill Apartments will be requesting a tax-exempt bond inducement of $23,500,000 from SC 
Housing. These bonds are expected to be directly purchased by an investor, providing the necessary 
funds for construction-period mortgage financing. Once the project stabilizes, the construction financing 
will be replaced by two primary sources: (1) permanent mortgage financing secured through a GSE loan 
with a minimum term of 15 years, and (2) equity raised through 4% federal and state low-income 
housing tax credits.

Currently, the anticipated bond amount stands at $23,500,000, as outlined in the debt commitment 
letters. This bond inducement will fund the extensive rehabilitation of a 166-unit family community 
located in Florence, SC.
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In addition to tax-exempt bonds, Church Hill Apartments will be requesting federal and state tax credits 
from SC Housing and receiving a $14,000,000 soft loan from the Housing Authority of Florence, SC. The 
primary objective of the tax credit application is to secure 4% federal and South Carolina state tax 
credits. Together with the tax-exempt bonds, these credits will empower the project to 
rehabilitate, maintain, own, and operate the development for a minimum of 15 years, ensuring 
continued service to rent-subsidized families and existing tenants from HAFSC's public housing 
community under the LIHTC program. 

This project will include a 20-year Housing Assistance Payment (HAP) contract, ensuring 
that 100% of the property is covered under rental assistance, providing long-term affordability 
for residents. The development will consist of 16 units supported by RAD Project-Based 
Rental Assistance (PBRA) and 150 units under RAD Project-Based Vouchers (PBV). 
This structure will help guarantee stable, affordable housing for families while enabling 
the property to remain financially viable. The combination of PBRA and PBV will also 
provide flexibility in serving residents, creating a sustainable housing model that offers 
security and affordability for low-income households. This rehabilitation will 
transform the current substandard apartments into modernized, high-quality living spaces.

The tax-exempt bonds, in conjunction with the state and federal Low-Income Housing Tax Credits, which 
will be sold for equity to Redstone, are anticipated to provide sufficient financing to close, complete, and 
sustain the project. Despite the increasing costs of construction materials and labor, both regionally and 
nationally, Paces and HAFSC have developed a high-quality design and secured the necessary resources 
to carry out the rehabilitation successfully. Below is a 20-year operational budget that demonstrates the 
sustainability of the project throughout the duration of the HAP contract and the LIHTC compliance 
period.

Proposed Project 20-year Proforma
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Final Summary 

Paces and HAFSC collectively possess the financial strength, experience, and knowledge to complete 
this Project and operate it for the entirety of its useful life.  The Project is expected be taken over in 
year 15 by HAFSC, and they would continue to operate it as a project-based family housing 
community with HAFSC tenants and a Housing Authority legacy property.   The team is striving 
to ensure this Project possesses the quality construction, design, and workmanship to 
provide sustainability and livability well past the initial tax credit compliance period. 

We are available for any additional questions or to provide further material for the property. 

Thank you.
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