












 
 

 

MEMORANDUM 

 

St.  Vincent de Paul  CARES,  Inc .  · 384 15th Street North · St. Petersburg, FL 33705 
Phone: 727-823-2516 · www.svdp.care 

To: Charlotte County Board of County Commissioners 

From: St. Vincent de Paul CARES 

Date : January 22, 2026 

Re :  Vincentian Villas – Request for Additional County Funding Support 

Project Background and Budget Evolution 
The Vincentian Villas project was originally budgeted in 2023 when St. Vincent de Paul (SVDP) applied for and was 
awarded funding through the Florida Housing Finance Corporation (FHFC) for Phase 1 of development. A framework 
for Charlotte County’s financial participation in the project was subsequently established in March 2024. 

As the project advanced through design development, permitting, and underwriting during 2024 and 2025, additional 
site and regulatory requirements were identified. In particular, it was determined that the project site must be raised 
substantially to comply with current code requirements and to ensure long-term hurricane resiliency. 

In some areas, the site must be elevated by up to six (6) feet. These necessary improvements significantly increased 
infrastructure and construction costs beyond the original estimates developed in 2023. 

Updated Project Costs and Funding Structure 
As of January 2026, the total development cost for Vincentian Villas is $14,988,185.60, with the following funding 
sources: 

 Charlotte County Contribution Received: $2,170,000.00 (14.48%) 

 FHFC Contribution: $11,514,715.00 (76.83%) 

 Private Donations: $1,303,470.60 (8.70%) 

Charlotte County’s investment would leverage substantial state and private funding, resulting in a return of nearly 7 
dollars for every 1 dollar invested by the County. 

Population Served and Community Need 
Vincentian Villas is specifically designed to serve one of Charlotte County’s most vulnerable and distressed 
populations. Residents will include individuals who meet all of the following criteria: 

 Persons considered “homeless” as defined in Section 420.621, Florida Statutes; 

 Adult individuals requiring independent living services in order to maintain housing stability or develop 
independent living skills; and 

 Individuals with disabling conditions that are not currently impaired, nor are they likely to impair, their physical 
mobility. 

This population is often unable to access traditional workforce housing and requires deeply affordable housing paired 
with supportive services. 

Affordability and Income Targeting 
The project’s affordability levels are significantly deeper than a typical workforce housing development: 
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AMI Unit Type Number of Units Rent 

22% 1/1 7 $363 

30% 1/1 10 $493 

60% 1/1 8 $987 

60% 2/2 7 $1,185 

More than half of the units will be affordable at rents below $500 per month, subject to annual AMI adjustments. In 
addition, some residents may utilize housing vouchers or other rental assistance programs, further reducing their out-
of-pocket housing costs. 

Timeline and Future Development 
 Estimated Certificate of Occupancy: July 2027

 Future Expansion: A potential Phase 3 remains under consideration and would add 10 additional units,
increasing the total development to 42 units.

Community Impact and Supportive Services 
Vincentian Villas addresses a critical housing need in Charlotte County by rebuilding housing stock and providing stable 
housing options for individuals displaced by Hurricane Ian. 

Beyond housing, the project delivers comprehensive supportive services to promote long-term stability, including: 

 Transportation Services: SVDP provides transportation using organization-owned vehicles for medical
appointments, essential errands, and community activities.

 Case Management: SVDP social workers work directly with residents to develop individualized service plans.

 Benefits and Service Coordination: SVDP connects residents to critical resources including SSI/SSDI, VA
benefits, Medicaid, SNAP, healthcare providers, employment training programs, and other supportive
services.

Due to necessary code compliance and hurricane resiliency measures, the Vincentian Villas project has experienced 
unavoidable cost increases. Additional funding support from Charlotte County is critical to ensuring the successful 
completion of this deeply affordable housing development. 

The County’s investment will leverage significant state and private funding, support disaster recovery efforts, and 
provide long-term stability and supportive services for Charlotte County’s most vulnerable residents. 

Respectfully, 

Michael J. Raposa 
Chief Executive Officer 



Sources and Uses - Vincentian Villas I

CONSTRUCTION COSTS Applicant Costs

Accessory Buildings $0.00
Demolition $30,375.00
Installation of Pre Fab Units $0.00
New Rental Units $3,679,696.00
Off-Site Work $0.00
Recreational Amenities $0.00
Rehab of Existing Common Areas $0.00
Rehab of Existing Rental Units $0.00
Site Work $1,200,000.00
Swimming Pool N/A
Furniture, Fixture, & Equipment $200,000.00
Hard Cost Contingency - in Constr. Cont. N/A
Constr. Contr. Costs subject to GC Fee N/A
General Conditions $0.00
Overhead $628,974.00
Profit $392,261.00
Builder's Risk Insurance $38,336.00
General Liability Insurance $22,035.00
Payment and Performance Bonds $34,686.00
Contract Costs not subject to GC Fee $0.00
Total Construction Contract/Costs $0.00
Hard Cost Contingency $213,750.00
PnP Bond paid outside Constr. Contr. N/A
Fees for LOC used as Constr. Surety N/A
Demolition paid outside Constr. Contr. N/A
FF&E paid outside Constr. Contr. N/A
Other: N/A
Other: N/A
Other: N/A
Other: N/A
Other: N/A



Other: N/A
Total Construction Costs $6,440,113.00

GENERAL DEVELOPMENT COSTS Applicant Costs
Accounting Fees N/A
Appraisal $5,500.00
Architect's and Planning Fees N/A
Architect's Fee - Green Initiative N/A
Architect's Fee - Landscape $13,000.00
Architect's Fee - Site/Building Design $136,985.00
Architect's Fee - Supervision $37,745.00
Building Permits $0.00
Builder's Risk Insurance See above
Capital Needs Assessment/Rehab $0.00
Engineering Fees $31,250.00
Environmental Report $18,300.00
Federal Labor Standards Monitoring $0.00
FHFC Administrative Fees $193,000.00
FHFC Application Fee $1,200.00
FHFC Credit Underwriting Fee $21,121.00
FHFC Compliance Fee $0.00
FHFC Other Processing Fee(s) $0.00
Impact Fee N/A
Lender Inspection Fees / Const Admin $0.00
Green Building Cert. (LEED, FGBC, NGBS) $0.00
Home Energy Rating System (HERS) $0.00
Insurance $0.00
Legal Fees - Organizational Costs $15,000.00
Local Subsidy Underwriting Fee $0.00
Market Study $5,000.00
Marketing and Advertising $0.00
Plan and Cost Review Analysis $0.00
Property Taxes $0.00
Soil Test $5,100.00



Survey $5,000.00
Tenant Relocation Costs $0.00
Title Insurance and Recording Fees $0.00
Traffic Study $3,000.00
Utility Connection Fees N/A
Soft Cost Contingency $32,650.00
Other: Rent Comp Study $0.00
Other: Construction Svcng Fees $0.00
Other: $0.00
Other: $0.00
Other: $0.00
Total General Development Costs $523,851.00

Financial Costs Applicant Costs
Construction Loan Application Fee N/A
Construction Loan Underwriting Fee N/A
Construction Loan Origination Fee N/A
Construction Loan Commitment Fee N/A
Construction Loan Closing Costs N/A
Construction Loan Interest N/A
Construction Loan Servicing Fees N/A
Permanent Loan Application Fee N/A
Permanent Loan Underwriting Fee N/A
Permanent Loan Subsidy Layering Rev. N/A
Permanent Loan Commitment Fee N/A
Permanent Loan Origination Fee N/A
Permanent Loan Closing Costs $59,000.00
Permanent Loan Interest N/A
Permanent Loan Servicing Fee N/A
Bridge Loan Application Fee N/A
Bridge Loan Underwriting Fee N/A
Bridge Loan Origination Fee N/A
Bridge Loan Commitment Fee N/A
Bridge Loan Closing Costs N/A
Bridge Loan Interest N/A
Bridge Loan Servicing Fee N/A



Line of Credit Application Fee N/A
Line of Credit Underwriting Fee N/A
Line of Credit Origination Fee N/A
Line of Credit Commitment Fee N/A
Line of Credit Closing Costs N/A
Line of Credit Interest N/A
Line of Credit Servicing Fee N/A
FHFC Note Short-Term Redemption Fee N/A
FHFC Note Fiscal Agent Fee N/A
FHFC Note Credit Enhancement Fee N/A
FHFC Note Cost of Issuance N/A
FHFC Note Interest N/A
FHFC Note Servicing Fee N/A
Local HFA Note Application Fee N/A
Local HFA Note Underwriting Fee N/A
Local HFA Note Subsidy Layering Rev. N/A
Local HFA Note Origination Fee N/A
Local HFA Note Commitment Fee N/A
Local HFA Note Fiscal Agent Fee N/A
Local HFA Note Credit Enh. Fee N/A
Local HFA Note Rating Fee N/A
Local HFA Note Cost of Issuance N/A
Local HFA Note Closing Costs N/A
Local HFA Note Interest N/A
Local HFA Note Servicing Fee N/A
Local HFA Legal - Tax Counsel N/A
Local HFA Legal - Borrower's Counsel N/A
Local HFA Legal - Issuer's Counsel N/A
Local HFA Legal - Lender's Counsel N/A
Local HFA Legal - U/W's Counsel N/A
SAIL Commitment Fee N/A
SAIL Closing Costs N/A
SAIL Interest N/A
SAIL Servicing Fee N/A
SAIL-ELI Commitment Fee N/A
SAIL-ELI Closing Costs N/A
SAIL-ELI Servicing Fee N/A



EHCL Commitment Fee N/A
EHCL Closing Costs N/A
EHCL Interest N/A
EHCL Servicing Fee N/A
HOME Subsidy Layering Review N/A
HOME Closing Costs N/A
HOME Interest N/A
HOME Servicing Fee N/A
USDA Application Fee N/A
USDA Underwriting Fee N/A
USDA Subsidy Layering Review N/A
USDA Origination Fee N/A
USDA Commitment Fee N/A
USDA Closing Costs N/A
USDA Interest N/A
USDA Servicing Fee N/A
Misc Loan Application Fee N/A
Misc Loan Underwriting Fee N/A
Misc Loan Subsidy Layering Review N/A
Misc Loan Origination Fee N/A
Misc Loan Closing Costs N/A
Misc Loan Interest N/A
Misc Loan Servicing Fee N/A
NHTF: Subsidy Layering Review N/A
NHTF: Commitment Fee N/A
NHTF: Closing Costs N/A
NHTF: Servicing Fee N/A
Legal Fees - Financing Costs N/A
Negative Arbitrage N/A
Forward Rate Lock Fee N/A
Placement Agent/Underwriter Fee N/A
Initial TEFRA Fee N/A
FHA MIP (Prepayment) N/A
FHA Exam Fee N/A
NIBP Commitment Fee N/A
Other: Other Syndication Costs N/A
Other: N/A



Other: N/A
Other: N/A
Other: N/A
Total Financing Costs $59,000.00

NON-LAND ACQUISITION COSTS Applicant Costs
Brokerage Fees - Building N/A
Building Acquisition Cost N/A
Developer Fee on Non-Land Acq. Costs $837,344.00
Other:
Other:
Other:
Total Non-Land Acquisition Costs $837,344.00

DEVELOPER FEE ON NON-ACQUISITION COSTS Applicant Costs
Developer Fee - Unapportioned N/A
DF to fund Operating Debt Reserve N/A
DF to Brokerage Fees - Land N/A
DF to Excess Land Costs N/A
DF to Excess Bldg Acquisition Costs N/A
DF to Consultant Fees N/A
DF to Guaranty Fees N/A
Other: N/A
Other: N/A
Other: N/A
Total Developer Fee On Non-Acquisition Costs $0.00

Land Acquisition Costs Applicant Costs
Brokerage Fees - Land N/A
Land Acquisition Cost $275,000.00
Land N/A
Land Lease Payment N/A
Land Carrying Costs N/A
Other: N/A



Other: N/A
Other: N/A
Total  Land Acquisition Costs $275,000.00

Reserve Accounts Applicant Costs
ACC Reserve (Lender) N/A
ACC Reserve (Syndicator) N/A
Operating Deficit Reserve (FHFC) $261,607.00
Operating Deficit Reserve (Lender) N/A
Operating Deficit Reserve (Syndicator) N/A
Debt Service Coverage Reserve (FHFC) N/A
Debt Service Coverage Reserve (Lender) N/A
Debt Service Coverage Reserve (Syndicator) N/A
Replacement Reserves (FHFC) N/A
Replacement Reserves (Lender) N/A
Replacement Reserves (Syndicator) N/A
Reserves - Start-Up/Lease-up Expenses N/A
Reserves - Working Capital N/A
Other: Acquired Reserves N/A
Other: N/A
Other: N/A
Total Reserve Accounts $261,607.00
Total Uses $8,396,915.00

SOURCES Applicant Costs
Construction Loan First Mortgage N/A
Construction Loan Paydown N/A
Second Mortgage N/A
Third Mortgage N/A
Fourth Mortgage N/A
Bridge Loan N/A
1st Equity Installment N/A
2nd Equity Installment N/A



3rd Equity Installment N/A
4th Equity Installment N/A
5th Equity Installment N/A
GP Equity N/A
SAIL $4,065,411.00
HOME-ARP $1,781,700.00
Deferred Developer Fee $0.00
Other: Acquired Reserves N/A
SVDP Contribution - Private Donations $1,244,460.00
Other: Charlotte County Grant $468,000.00
Total Sources $7,559,571.00



Construction Sources
Source Lender Applicant

SAIL n/a $4,065,411

HOME-ARP n/a $1,781,700

Charlotte County Grant n/a $468,000
SVDP Contribution - Private 
Donations n/a $1,244,460

Fifth Mortgage n/a $0

Sixth/Bridge n/a $0

HC Equity n/a $0

Deferred Developer Fee $0

Deferred GC Fee n/a $0

Additional Equity n/a $0

Total n/a $7,559,571

Permanent Sources
Source Lender Applicant

SAIL n/a $4,065,411

HOME-ARP n/a $1,781,700

Charlotte County Grant n/a $468,000
SVDP Contribution - Private 
Donations n/a $1,244,460

Fifth Mortgage n/a $0

Sixth n/a $0

HC Equity n/a $0

Def. Developer Fee $0

Additional Equity  n/a $0

Total n/a $7,559,571



Sources and Uses - Vincentian Villas II

CONSTRUCTION COSTS Applicant Costs

Accessory Buildings $0.00
Demolition $0.00
Installation of Pre Fab Units $0.00
New Rental Units $3,608,360.00
Off-Site Work $0.00
Recreational Amenities $0.00
Rehab of Existing Common Areas $0.00
Rehab of Existing Rental Units $0.00
Site Work $300,730.00
Swimming Pool N/A
Furniture, Fixture, & Equipment $200,000.00
Hard Cost Contingency - in Constr. Cont. N/A
Constr. Contr. Costs subject to GC Fee N/A
General Conditions $0.00
Overhead $104,829.00
Profit $285,823.00
Builder's Risk Insurance $27,934.00
General Liability Insurance $16,056.00
Payment and Performance Bonds $25,274.00
Contract Costs not subject to GC Fee $0.00
Total Construction Contract/Costs $0.00
Hard Cost Contingency $185,250.00
PnP Bond paid outside Constr. Contr. N/A
Fees for LOC used as Constr. Surety N/A
Demolition paid outside Constr. Contr. N/A
FF&E paid outside Constr. Contr. N/A
Other: N/A
Other: N/A
Other: N/A
Other: N/A
Other: N/A



Other: N/A
Total Construction Costs $4,754,256.00

GENERAL DEVELOPMENT COSTS Applicant Costs
Accounting Fees N/A
Appraisal $5,500.00
Architect's and Planning Fees N/A
Architect's Fee - Green Initiative N/A
Architect's Fee - Landscape $13,000.00
Architect's Fee - Site/Building Design $95,115.00
Architect's Fee - Supervision $33,185.00
Building Permits $0.00
Builder's Risk Insurance See above
Capital Needs Assessment/Rehab $0.00
Engineering Fees $31,250.00
Environmental Report $18,300.00
Federal Labor Standards Monitoring $0.00
FHFC Administrative Fees $193,000.00
FHFC Application Fee $1,200.00
FHFC Credit Underwriting Fee $21,121.00
FHFC Compliance Fee $0.00
FHFC Other Processing Fee(s) $0.00
Impact Fee N/A
Lender Inspection Fees / Const Admin $0.00
Green Building Cert. (LEED, FGBC, NGBS) $0.00
Home Energy Rating System (HERS) $0.00
Insurance $0.00
Legal Fees - Organizational Costs $15,000.00
Local Subsidy Underwriting Fee $0.00
Market Study $5,000.00
Marketing and Advertising $0.00
Plan and Cost Review Analysis $0.00
Property Taxes $0.00
Soil Test $5,100.00



Survey $5,000.00
Tenant Relocation Costs $0.00
Title Insurance and Recording Fees $0.00
Traffic Study $3,000.00
Utility Connection Fees N/A
Soft Cost Contingency $32,650.00
Other: Rent Comp Study $0.00
Other: Construction Svcng Fees $0.00
Other: $0.00
Other: $0.00
Other: $0.00
Total General Development Costs $477,421.00

Financial Costs Applicant Costs
Construction Loan Application Fee N/A
Construction Loan Underwriting Fee N/A
Construction Loan Origination Fee N/A
Construction Loan Commitment Fee N/A
Construction Loan Closing Costs N/A
Construction Loan Interest N/A
Construction Loan Servicing Fees N/A
Permanent Loan Application Fee N/A
Permanent Loan Underwriting Fee N/A
Permanent Loan Subsidy Layering Rev. N/A
Permanent Loan Commitment Fee N/A
Permanent Loan Origination Fee N/A
Permanent Loan Closing Costs $59,000.00
Permanent Loan Interest N/A
Permanent Loan Servicing Fee N/A
Bridge Loan Application Fee N/A
Bridge Loan Underwriting Fee N/A
Bridge Loan Origination Fee N/A
Bridge Loan Commitment Fee N/A
Bridge Loan Closing Costs N/A
Bridge Loan Interest N/A
Bridge Loan Servicing Fee N/A



Line of Credit Application Fee N/A
Line of Credit Underwriting Fee N/A
Line of Credit Origination Fee N/A
Line of Credit Commitment Fee N/A
Line of Credit Closing Costs N/A
Line of Credit Interest N/A
Line of Credit Servicing Fee N/A
FHFC Note Short-Term Redemption Fee N/A
FHFC Note Fiscal Agent Fee N/A
FHFC Note Credit Enhancement Fee N/A
FHFC Note Cost of Issuance N/A
FHFC Note Interest N/A
FHFC Note Servicing Fee N/A
Local HFA Note Application Fee N/A
Local HFA Note Underwriting Fee N/A
Local HFA Note Subsidy Layering Rev. N/A
Local HFA Note Origination Fee N/A
Local HFA Note Commitment Fee N/A
Local HFA Note Fiscal Agent Fee N/A
Local HFA Note Credit Enh. Fee N/A
Local HFA Note Rating Fee N/A
Local HFA Note Cost of Issuance N/A
Local HFA Note Closing Costs N/A
Local HFA Note Interest N/A
Local HFA Note Servicing Fee N/A
Local HFA Legal - Tax Counsel N/A
Local HFA Legal - Borrower's Counsel N/A
Local HFA Legal - Issuer's Counsel N/A
Local HFA Legal - Lender's Counsel N/A
Local HFA Legal - U/W's Counsel N/A
SAIL Commitment Fee N/A
SAIL Closing Costs N/A
SAIL Interest N/A
SAIL Servicing Fee N/A
SAIL-ELI Commitment Fee N/A
SAIL-ELI Closing Costs N/A
SAIL-ELI Servicing Fee N/A



EHCL Commitment Fee N/A
EHCL Closing Costs N/A
EHCL Interest N/A
EHCL Servicing Fee N/A
HOME Subsidy Layering Review N/A
HOME Closing Costs N/A
HOME Interest N/A
HOME Servicing Fee N/A
USDA Application Fee N/A
USDA Underwriting Fee N/A
USDA Subsidy Layering Review N/A
USDA Origination Fee N/A
USDA Commitment Fee N/A
USDA Closing Costs N/A
USDA Interest N/A
USDA Servicing Fee N/A
Misc Loan Application Fee N/A
Misc Loan Underwriting Fee N/A
Misc Loan Subsidy Layering Review N/A
Misc Loan Origination Fee N/A
Misc Loan Closing Costs N/A
Misc Loan Interest N/A
Misc Loan Servicing Fee N/A
NHTF: Subsidy Layering Review N/A
NHTF: Commitment Fee N/A
NHTF: Closing Costs N/A
NHTF: Servicing Fee N/A
Legal Fees - Financing Costs N/A
Negative Arbitrage N/A
Forward Rate Lock Fee N/A
Placement Agent/Underwriter Fee N/A
Initial TEFRA Fee N/A
FHA MIP (Prepayment) N/A
FHA Exam Fee N/A
NIBP Commitment Fee N/A
Other: Other Syndication Costs N/A
Other: N/A



Other: N/A
Other: N/A
Other: N/A
Total Financing Costs $59,000.00

NON-LAND ACQUISITION COSTS Applicant Costs
Brokerage Fees - Building N/A
Building Acquisition Cost N/A
Developer Fee on Non-Land Acq. Costs $727,320.00
Other:
Other:
Other:
Total Non-Land Acquisition Costs $727,320.00

DEVELOPER FEE ON NON-ACQUISITION COSTS Applicant Costs
Developer Fee - Unapportioned N/A
DF to fund Operating Debt Reserve N/A
DF to Brokerage Fees - Land N/A
DF to Excess Land Costs N/A
DF to Excess Bldg Acquisition Costs N/A
DF to Consultant Fees N/A
DF to Guaranty Fees N/A
Other: N/A
Other: N/A
Other: N/A
Total Developer Fee On Non-Acquisition Costs $0.00

Land Acquisition Costs Applicant Costs
Brokerage Fees - Land N/A
Land Acquisition Cost $311,666.61
Land N/A
Land Lease Payment N/A
Land Carrying Costs N/A
Other: N/A



Other: N/A
Other: N/A
Total  Land Acquisition Costs $311,666.61

Reserve Accounts Applicant Costs
ACC Reserve (Lender) N/A
ACC Reserve (Syndicator) N/A
Operating Deficit Reserve (FHFC) $261,607.00
Operating Deficit Reserve (Lender) N/A
Operating Deficit Reserve (Syndicator) N/A
Debt Service Coverage Reserve (FHFC) N/A
Debt Service Coverage Reserve (Lender) N/A
Debt Service Coverage Reserve (Syndicator) N/A
Replacement Reserves (FHFC) N/A
Replacement Reserves (Lender) N/A
Replacement Reserves (Syndicator) N/A
Reserves - Start-Up/Lease-up Expenses N/A
Reserves - Working Capital N/A
Other: Acquired Reserves N/A
Other: N/A
Other: N/A
Total Reserve Accounts $261,607.00
Total Uses $6,591,270.61

SOURCES Applicant Costs
Construction Loan First Mortgage N/A
Construction Loan Paydown N/A
Second Mortgage N/A
Third Mortgage N/A
Fourth Mortgage N/A
Bridge Loan N/A
1st Equity Installment N/A
2nd Equity Installment N/A



3rd Equity Installment N/A
4th Equity Installment N/A
5th Equity Installment N/A
GP Equity N/A
SAIL $4,271,804.00
HOME-ARP $1,395,800.00
Deferred Developer Fee $0.00
SVDP Contribution - Private Donations $94,346.61
Other: Acquired Reserves N/A
Other: Charlotte County Grant $102,000.00
Total Sources $5,863,950.61



Construction Sources
Source Lender Applicant

SAIL n/a $4,271,804

HOME-ARP n/a $1,395,800

Charlotte County Grant n/a $102,000
SVDP Contribution - Private 
Donations n/a $94,347

Fifth Mortgage n/a $0

Sixth/Bridge n/a $0

HC Equity n/a $0

Deferred Developer Fee $0

Deferred GC Fee n/a $0

Additional Equity n/a $0

Total n/a $5,863,951

Permanent Sources
Source Lender Applicant

SAIL n/a $4,271,804

HOME-ARP n/a $1,395,800

Charlotte County Grant n/a $102,000
SVDP Contribution - Private 
Donations n/a $94,347

Fifth Mortgage n/a $0

Sixth n/a $0

HC Equity n/a $0

Def. Developer Fee $0

Additional Equity  n/a $0

Total n/a $5,863,951
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