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Affordable Housing Development – Application                                                                                                                                                                                                (Rev.12/31/24) 

 
Department of Housing & Community Development 

Post Office Box 490—Station 22 
Gainesville, FL 32627-0490 

Ph. (352) 393-8565 
wachteljs@gainesvillefl.gov 

 

Request for 2025 Affordable Housing  
Development Grant 

 
 

APPLICATION 
 

Instructions 
 

1. If you have any questions, contact Neighborhood Planning Coordinator John Wachtel, at 
(352) 393-8565, or by email at wachteljs@gainesvillefl.gov.  
 

2. Applications must be submitted and received by 9:00 a.m. (local time), Monday, February 10, 
2025. Late applications will not be accepted. 
 

3. Applications will be accepted only by email in the form of full color PDFs to 
wachteljs@gainesvillefl.gov. The City WILL NOT accept applications submitted late, by 
mail, or by FAX. 
 

4. All signatures within an application packet must be in blue ink; and all attachments must be 
titled and labeled. 

 
5. Applications must include a PowerPoint Presentation, using the template provided on the 

City’s Housing and Community Development Website. 
 
6. Applicants for this grant must complete and submit the Project Summary JotForm which 

can be accessed by clicking on the following link: https://form.jotform.com/243655068016154 
 

7. Applicants for this grant may be required to present the project, either virtually or in-person. 
 

8. Applicants are advised to review the Gainesville SHIP Local Housing Assistance Plan 
(LHAP) https://www.gainesvillefl.gov/files/assets/public/v/1/housing-amp-community-
development/documents/city-of-gainesville-2023-2026-lhap-final.pdf before completing the 
application process. Strategies C and F of Section II are particularly applicable. 
 

9. Funding awards may be subject to approval by the City Commission and are based on 
funding availability. 
 

10. The City reserves the right to reject any and all applications. 
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Organization/Business Information 
 

 
1) Organization/Business Name:                                            

 
2) Organization/Business Address (City, State, Zip):                                            

 
3) Type of Organization/Business: For Profit Non-Profit Gov. Agency 

 

4) Incorporation Date (Month and Year):                                              
 

5) Estimated Budget for Current Fiscal Year:                                             
 

6) Number of Staff Employed (full time equivalents):                                             
 
 

7) Years of Affordable Housing Development Experience:                                             
 

8) Organization/Business Contact Person and Title:                                             
 
 

9) Telephone:                                             Email Address:                                             

 
 

Development Project Information 
 

 
1. Project Name:                                             

 
2. Project Location/Address:                                             

 
3. Project size in acres:                                             

 
4. Total number of units:                                             

 
5. Describe the project in detail (use number of units, not percentages). Attach 

additional sheets if necessary. What is the mix of affordable and market rate units? 
What is the mix of single-family and multiple-family units? What is the mix of rental 
and for-sale units? What are the building heights, in stories?                                        

 
6. How long is the Affordability Period and how will it be enforced? (NOTE: must be at 

least 10 years for ownership units, and at least 15 years for rental units)                     
 

7. Have you completed a First Step Meeting with the City’s Department of Sustainable 
Development?  Yes, comments attached    Scheduled for __________________ 
(First Step Meeting must be completed before final approval of grant request) 

 

 
  

02/20/2025

Ironwood Associates, Ltd.

Gainesville, FL, 32609

02/2003

$1,700,000

5

28 for Principal

Ed Jennings, Jr./Vice 
President of General Partner

252-284-0774 Repjennings@aim,com

Eden Park at Ironwood

1330 NE 39th Avenue, 
Gainesville, FL 32609

10

104

See Attached

60 years
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Project Funding Information 

Important Notes: 
• City funding for this grant is provided only as reimbursement.
• SHIP funding for this grant must be expended by certain dates. See Exhibit B of the

City’s LHAP.
• Maximum funding is $25,000 per affordable rental unit.
• Maximum funding is $50,000 per affordable single-family unit for first-time homebuyers.

1) Total Project Costs:                           

2) Total City Funding Requested:                         
How much, on a per unit basis, for rental units?             
How much, on a per unit basis, for single-family first-time homebuyer units? 

3) Total Project Funding Sources:
Funding Source Amount 

City funds for Affordable Rental Housing 
City funds for Affordable SF 1st Time Homebuyer Housing 

TOTAL 
(Please list all funding sources--must equal total project costs listed #1 above) 

4) What happens to this project if the City does not fund it, or funds it at a level lower than
requested? 

See Attached

$1,600,000

$1,997,000.00

$15,385

See Template
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DISCLOSURE OF POTENTIAL CONFLICTS OF INTEREST  
 

 
Are there any officers or employees of the organization or members of their immediate families, or 
their business or partnership associates, who will be involved with conducting this project and are: 

 
a) Employees of, or related to employees of, the City of Gainesville?      Yes     No  
b) Members of, or related to Members of the Gainesville City Commission?      Yes     No  
c) Beneficiaries of the program for which funds are requested, either as clients or as paid providers 

of goods or services?      Yes     No  
 

If you have answered YES to any question, please attach a full explanation to the Application. The 
existence of a potential conflict of interest does not necessarily make the project ineligible for funding, 
but the existence of an undisclosed conflict may result in the termination of any funding awarded. The 
disclosure statement must be signed and dated by an authorized organization representative. 

 
I certify to the best of my knowledge and belief that the above information is true and correct.  I authorize 
City of Gainesville to undertake the necessary actions to verify the information supplied.  Further, I give 
permission for City of Gainesville to contact and receive information from my agents, financial institutions or 
other organizations. 
 
                           
Signature of Applicant      Date 
 
                                         
Print Name of Applicant and Title    Date 
      
 
U.S.C. TITLE 18 SEC. 1001 PROVIDES THAT: Whoever in any manner within the jurisdiction of any 
agency of the United States knowingly and willingly falsifies…or makes false, fictitious or fraudulent 
statements or representations, or makes or uses any false writing or document knowing the same to contain 
any false, fictitious or fraudulent statement or entry shall be fined not more than $10,000 or imprisoned not 
more than five (5) years. 
 
 
  

02/10/2025

Ed Jennings, Jr., VP of GP 02/10/2025
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ATTACHMENTS 
Mandatory Items for Application Review 

 
 Item Included in Application 

A. Detailed narrative of proposed project.  
B. Documentation to support property ownership or site control (i.e. Warranty 

Deed, Trust Deed or Letter of Intent to Acquire Property).  

C. Alachua County Tax Collector’s receipt for most recent taxes paid on 
proposed projects.  

D. Map of the proposed development area.  
E. Development costs plan.  
F. Site Plan.  
G. Preliminary drawings of elevations and floorplans.  
H. Development timeline for the project.  
I. Project rent limits and/or sale prices.  
J. A copy of the Applicant’s most recent audit and/or certified financial 

statement.  

K. Copies of commitment and support letters from financial institutions and 
partnering organizations.  

L. Summary of how the project will be marketed, how the project will find 
tenants/homebuyers, and how the project will reach out to the local 
community. 

 

M. A list of paid staff (full and/or part time) that will have responsibility for the 
proposed project including job titles, summary of housing development 
experience, and summary of project duties. 

 

N. A list of all housing developments completed since 2014.  
O. If applicable, up to 5 references from Local Governments that provided the 

Applicant with funding for housing developments that have been completed.  

 

 

 

X

X

X

X

X

X

X

X

X

X

X

X

X



 

  
 
 

 
 

Project Narrative and Description for Eden Park at Ironwood 
 
Eden Park at Ironwood was developed/opened in 2003/2004 as the 104 unit Phase 2 of 
Lewis Place at Ironwood (its neighbor to the East).  It was originally financed with local 
Alachua County Private Activity Bonds, 4% LIHTC, and a SAIL loan.  It was only the 2nd 
multi-family project to use this funding method in Alachua County history, It boasts 64-
3BR/2BA and 40 2BR/2BA units.  At its inception, all the units were provided with a free 
computer and free internet for the 1st year. Like Lewis Place it provided the amenity of 
onsite childcare.  All these amenities are located on an existing RTS bus route, near 
retail/employment hubs/centers. It has successfully completed its initial 15 year LIHTC 
period.  It delivered all of its LIHTC’s in a timely fashion, while receiving full compliance 
designation annually for the past 20 years, by Florida Housing’s agent-Seltzer 
management-They are available upon request. This 2 decades old project has inspired 2 
new charter schools to be built next door and added to he rooftops needed to make NE 
39th Avenue a more vibrant place to live work, and play. The initial development was 
based on 100% of the units/tenants at 60% AMI. 
 
Unlike many other affordable housing developments, we want not only to preserve the 
affordability of the units for the next generation, but modernize and make them more 
sustainable.  We also want to target our most needy neighbors for housing insecurity, 
while giving them unique amenities that Eden Park has pioneered throughout the 
Gainesville community. Starting with Housing insecurity, we applied for and garnered a 
25% PBV contract with Gainesville Housing Authority.  We were among the 1st ever to 
receive this award from GHA-See attached. This will allow up to 26 of our most needy 
families-living below 40-50% AMI to live more secure, by limiting their monthly housing 
expense based on their income. As a result, we will be setting aside 40% of our units –42 
in total  for Very Low Income families at 40%AMI and increased additional 40% of units-42 
@ 80AMI! No other exiting LIHTC property has this deep a set a side! 
 
Additionally. we have taken the childcare amenity to the next level by contracting with 
Episcopal Children’s Services to provide free HeadStart services to the community with 
Eden Park residents, receiving 1st priority. 
 
  
 
 
 
 
 
 

 



 
 
Finally, we are doubling down on our commitment to Sustainability by deploying all New 
Energy Star appliances, while implementing a new low energy 30-year roof system that 
will diminish energy usage and harden the asset to protect the residents during Florida’s 
hurricane/natural disaster seasons that are more prevalent due to global warming than 
ever before. ALL OF THESE PROJECTS ALLOW US TO MEET TO OF THE GOALS IN THE LHAP 
AND AHAC PLAN: 
 

1. More energy efficiency,  
2. Target Workforce Housing i.e. Teachers 
3. More Mixed income housing on the Eastside 
4. More units set aside for Low Income 

 
If this rehabilitation is fully funded, we are already in talks with public/non-profit players to 
create a 1st in Florida, and possibly in the country Solar panel fully self-sustaining energy 
efficient development.  
 
We are asking for only $15,384/unit and providing a total of 60 years of set aside.  This 
request is only 60% of what the maximum, $25,000.  The remaining almost 20% of 
development costs will be provided by the owner/developer.  
 
- Budget attached. 
 
Marketing 
 
We plan to market this project as we always have to the local area residents and 
employers who get tired of having to travel to west Gainesville to have a quality place 
to live. In addition to this direct marketing, we have established a contract with the 
largest apartment marketing entity in the world, Apartments.com to let the entire 
community know what East Gainesville has to offer.  And as always, we will continue to 
market to our most vulnerable citizens at GHA, ACHA, VASH recipients and Secction8.gov. 
 
Staffing 
 
Our success has been due to consistent, experienced staff, who hail from and are vested 
in the community. 
 

1. Owner/VP of General Partner:  
a. Ed Jennings, Jr.-28 years of Affordable Housing Development/Property 

Management Experience 
 

2. Property Manager:  
a. Gail McCray -38 years of Affordable housing Management experience 

 
3. Comptroller:  

a. Shemedra Thomas-25 years of Affordable Housing 
Management/Bookkeeping Experience 

 
4. Maintenance Supervisor:  

a. Terry Crawford-Only 3 years of affordable housing experience 
 
- RESUMES Attached 



 
 
 
 
 
 
Project Timeline 
 
Due to this project being a going concern, the full renovation will take approximately 
One (1) year to complete.  The project will proceed with eight (8) units at a time and 
taking advantage of our existing vacant units as a temporary relocation.  We will 
renovate the current vacant units first and then move eight (8) families at a time in and 
out of their units.  If we need additional space, we will contract with a nearby landlord 
through a master lease arrangement to expedite the process.  
 
If we are a successful grantee and awards are distributed in May 2025: 
 

I. August 2025 Grant execution 
 

II. May Project/Product Mobilization 
 

III. September 2025-Empty Units Rehab begins along with roof Renovation 
 
IV. 8 Additional units every 3-4 weeks there after 

 
V. October 2025-1st 8 Tenants move into hotel apartment or offsite location 

 
VI. July/August 2026-Project Completion 

  





















 

  
 
 

 
 

Budget 
 
 

Use   Amount   

Roof Replacement $230,000   

HVAC   $240,000   

Appliances   $175,000   

Flooring/Paint/Lighting $125,000   

Water Heaters $27,000   

Kitchen-Cabinets/Counter Tops $100,000   

Bathroom/Plumbing/Cabinetry $275,000   

Labor Costs Not Included $750,000   

Landscaping  $50,000   

Parking Lot Striping $25,000   
      

Total   $1,997,000   
      

Source  Amount   

Owner Pre-Paid $60,000   

Owner Capital Reserve $195,000   

Owner Cash  $142,000   

City Funding  $1,600,000   

     
Total  $1,997,000   
 













































 

  
 
 

 
 

Marketing 
 
We plan to market this project as we always have to the local area residents and 
employers who get tired of having to travel to west Gainesville to have a quality place 
to live. In addition to this direct marketing, we have established a contract with the 
largest apartment marketing entity in the world, Apartments.com to let the entire 
community know what East Gainesville has to offer.  And as always, we will continue to 
market to our most vulnerable citizens at GHA, ACHA, VASH recipients and Secction8.gov. 
 
Staffing 
 
Our success has been due to consistent, experienced staff, who hail from and are vested 
in the community. 
 

1. Owner/VP of General Partner:  
a. Ed Jennings, Jr.-28 years of Affordable Housing Development/Property 

Management Experience 
 

2. Property Manager:  
a. Gail McCray -38 years of Affordable housing Management experience 

 
3. Comptroller:  

a. Shemedra Thomas-25 years of Affordable Housing 
Management/Bookkeeping Experience 

 
4. Maintenance Supervisor:  

a. Terry Crawford-Only 3 years of affordable housing experience 
 
- RESUMES Attached 
 
 
 
 
 
 



 

  
 
 

 
 

A list of paid staff (full and/or part time) that will have 
responsibility for the proposed project including job titles, 

summary of housing development experience, and summary of 
project duties. 

 
 

1. Owner/VP of General Partner: Ed Jennings, Jr. 
a. 28 years of Affordable Housing Development/Property Management 

Experience 
b. Project Responsibilities 

i. Project Manager 
ii. Selection of General Contractor and all professional services 

required for the project 
iii. Manage product acquisition and general contractor activities 
iv. Oversee all team members 
v. Coordinate with all city staff on grant execution and project updates 

 
2. Property Manager: Gail McCray  

a. 38 years of Affordable housing Management experience 
b. Project Responsibilities 

i. Coordinate all relocation activities with tenants 
ii. Collect all rental payments 
iii. Respond to all tenant concerns 

 
3. Comptroller: Shemedra Thomas 

a. 25 years of Affordable Housing Management/Bookkeeping Experience 
b. Project Responsibilities 

i. Manage all drawings and disbursements of project funds 
ii. Creation and submittal of all project payments requests for the 

project 
 

4. Maintenance Supervisor: Terry Crawford 
a. Three (3) years of affordable housing experience 
b. Project responsibilities 

i. Responsible for day-to-day contractor oversight 
ii. Responsible for confirmation of completion of all unit renovation for 

CO 
 



 EDUCATION

CURRENT PUBLIC SERVICE
Presidential Appointee - SE Regional Administrator (2010-present)  
US Department Of  Housing and Urban Development 

• Largest Regional office, with approx 11-13 remote field offices, 60 direct 
reports, total management of  950-1100 Federal Civil Service Staff  Mem-
bers 

• Geography includes: Florida, Georgia, South Carolina, North Carolina, 
Alabama, Mississippi, Kentucky, Tennessee, Puerto Rico/Virgin 
Islands(Over 70 million people)  

• Managed all Secretarial/White House Initiative Implementation Including 
but not limited to: RAD, Promise Zones, ConnectHome, FLOTUS Mayor’s 
Challenge, Choice Neighborhood, Sustainable Communities, Prosperity 
Playbook, and NSP 

• Leader in Atlanta Piece by Piece Initiative with 150 organizations address-
ing foreclosure crisis 

• Managed relationships with 900-1000 Public Housing Authorities and over 
250 entitlement communities 

• Responsible for all communication with Federal/State/Local Elected Offi-
cials in the region 

• Led the country in: RAD units(100k), Mayor’s Challenge(600+ elected offi-
cials committed), Father’s Day(1,000+ events hosted), NSP(2 billion dollars 
managed) and Connect Home Implementation(7 communities with over 
3000 connections)  

• Responsible for establishing and implementing Regional Operating Plan 
• Supported approximately 2-3 Billion dollars annually in FHA insured prop-

erties and led the efforts to manage the most challenged properties in this 
portfolio 

• Responsible for overseeing the implementation of  all Union issues as nego-
tiated in the collective bargaining agreement(CBA) 

Elected to Florida House of  Representatives, District 23 
Gainesville/Ocala - 2000-2006 

• Served as Chair and Vice Chair of  Alachua County Delegation 
• Served as member of  Marion County Delegation 
• Served as Chair, 1st Vice Chair and 2nd Vice Chair of  Florida Conference 

of  Black State Legislators (Florida Black Caucus) 
• Board of  Directors, National Conference of  Black State Legislators 
• Served on the following committees/councils 

• Ranking Member, transportation and economic development appropriation committee 
• Served as lead on all issues with Florida Housing Finance Corporation 
• Vice Chair, Colleges and Universities Committee 
• Insurance Council and Business Regulation Committee 

• Selected Legislation Passed 
• Creation of  Digital Divide Council 
• Creation of  the Marvin Davis Civil Rights Act 
• 2010 Minority Health Bill 
• Creation of  Career/Vo-Tech High School Program 
• Passage of  the Workforce Development Housing Initiative Program 

ABBREVIATED CURRICULUM VITAE 

          EDWARD L. JENNINGS, JR	  
           TEL: 352-284-0774 - EMAIL: REPJENNINGS@AIM.COM	

PAST PUBLIC SERVICE

EDUCATION AND TRAINING 

Bachelor of  Arts, University of  Florida, College of  
Liberal Arts and Sciences, Major in Political Science 
with emphasis in Business Administration and 
Spanish-1993 

Graduate/Professional Studies, University of  Flor-
ida, Colleges of  Law and Liberal Arts and Sciences, 
Areas of  focus: Law and Political campaigning 
1993-1995 

Fannie Mae Fellow, State and Local Elected Officials 
Program, Kennedy School of  Government, Harvard 
University-2001 

CERTIFICATION & LICENSURE 

Real Estate Salesperson License, State of  
Florida-1999-present 

Test Eligible, Broker Real Estate Salesperson, State 
of  Florida-2007 



POLITICAL/CAMPAIGN  INVOLVEMENT

PROFESSIONAL EXPERIENCE 

• Delegate Democratic National Convention - 
Boston, 2004 

• Attendee Democratic National Convention - 
Denver, 2008 

• Regional Spokesperson Kerry/Edwards 
Campaign - 2004 

• Fundraising Committee Governor Chiles/
McKay 1990, 1994 

• Campaign Manager, Edward L. Jennings, Sr. 
City Commission Campaigns - 1993, 1994, 
and 1997 

• Provided Regional Coordination Space for 
Obama/Biden Campaign 2008 

• 2008 Obama Campaign Volunteer and 
Fundraiser  

• 2012 Obama Campaign Volunteer 

• 2016 Clinton Campaign Volunteer

Founder/President/CEO, Jennings Development Group, Inc. - 1997 – 2010 
(separated from all housing interests during HUD tenure) 

Consultant 
MLK Mixed Use Project-City of  Bradenton Central City Redevelopment 
Agency(CCRA)-2008 

• Responsible for coordinating Civil Engineer/Architect selection and Site 
Plan development 

• Project Size/Description: 3-story, 19,000 sq. ft. (9 condominiums/5500 sq. ft. 
of  commercial space) 

• Projected Budget-$3.3 million 

Cross Creek Bridge-100 Bed Residential Facility for Substance Abuse Rehabilita-
tion-1997 

• Responsible for coordinating Planning/Zoning/Special Use Process 
• Coordinated Architect/General Contractor selection and Full Site Rehabili-

tation 
• Project Size- 24,000 sq. ft. 
• Total Project Costs-$1.2 million 

Co-Developer/Owner 
Villas at 39 - 2008     

• Assisting in marketing/government approval process 
• Project Description- 100-lot subdivision of  HUD/DCA Manufactured Hous-

ing with 7 acres of  Commercial Property (1st of  its kind in City of  
Gainesville, FL) 

• Initial Budget- $2.7 million 

Tiger Bay Court-96 unit Low Income Housing Tax Credit(LIHTC) Develop-
ment-2007 

• Assisted in Securing Financing and Tax Credit Syndication 
• Project description: 10 acres, 3 Story Development with 96 units 
• Project Costs/Budget: $12.5 million (Financed with IRS Section 42 9% LI-

HTC in a Qualified Census Tract (QCT) 

Eden Park at Ironwood-104 unit LIHTC Development-2004 
• Coordinated Financing and Tax Credit Syndication 
• Project description: 10 acres, 2 Story Development with 104 units 
• Unique feature:  All units equipped with Flat Panel Computers and Broad-

band Access 
• Project Costs/Budget: $8.5 million (Financed with IRS Section 42 -4% LI-

HTC and Local Private Active Bonds, and State Apartment Incentive Loan 
(SAIL) in a (QCT) 

Lewis Place at Ironwood-112 unit LIHTC Development-2000 
• Coordinated Financing and Tax Credit Syndication 
• Project description: 10 acres, 2 Story Development with 112 units 
• Unique feature:  All Units Built to Energy Star Standard-1st of  its kind in 

Florida and received Florida Homebuilder Association Aurora Award.  Also 
onsite daycare 

• Project Costs/Budget: $8.0 million (Financed with IRS Section 42 -4% LI-
HTC and Local Private Active Bonds, State Housing Initiative Program 
(SHIP), and SAIL in a QCT 



COMMUNITY SERVICE 

AWARDS/HONORS 

• PRESENT 

• Leadership Atlanta 2014 
• Board of  Directors, Drew 

Charter School 
• Member Board of  

Trustees, Ebenezer Baptist 
Church 

• Sigma Pi Phi Boule 
• PAST 

• Leadership Gainesville 
XX 

• Leadership Florida XXI 
• Chair, CHOICES 

Healthcare Advisory 
Board 

• Board of  Directors(BOD) 
Gainesville Area Chamber 
of  Commerce 

• BOD, Florida Home-
builders Association 

• BOD, Builder’s Associa-
tion of  North Central 
Florida 

• BOD, United Way of  
North Central Florida 

• Co-Chair, African Ameri-
can Accountability Al-
liance 

• President, East Gainesville 
Development Task Force, 
Inc. 

• BOD, Partnership for 
Strong Families, Inc. 

• Member, Rising Sun 
Lodge #10, F & A M, 
PHA 

• Member, Kappa Alpha 
Psi, Inc. 

• Silver Life Member 
NAACP 

• Member, Gainesville/
Alachua County Realtor’s 
Association( Includes 
state/federal affiliates)

• POTUS Recognition Award 

• FLOTUS Mayor's Challenge 
Award 

• Gwendolyn Sawyer Cherry 
Memorial Award, NAACP 

• Chairman’s Award, Florida 
Insurance Council 

• Freedom Award, Gator Fire 
Council 

• “A” Honor Roll Florida 
Chamber of  Commerce 

• Friend of  Public Education, 
Florida Education Associa-
tion 

• Florida Housing Award, Flor-
ida Housing Coalition 

• Innovative Legislator Award, 
Florida Council of  Instruc-
tional Technology Leader 

• American Council of  Young 
Political Leaders 

• Florida Trend Magazine’s 
Top Freshmen Legislators of  
the Year

Northgate Plaza-28,325 sq. ft. Neighborhood Shopping Center-1999 

• Secured financing including $500,000 WAGES Grant 
• Partnered with East Gainesville Development Task Force Inc. (local non-profit) 

to secure grant 
• Secured partnership with Dollar General(DG) to Train 200 Welfare to Work 

recipients (Only 7 DG Training Stores Nationwide) 
• Recently partnered with FL Department of  Children and Families, Partnership 

for Strong Families, Inc., Casey Foundation, and Alachua County Library Dis-
trict to develop Neighborhood Resource Center targeted toward area families 
to limit abuse and neglect 

• Project Size/Costs- 5.8 acres, $1.25 million 

Property Management-2004-2010 
Responsible for setting budgets, managing staff(17 people), selecting vendors, ad-
dressing all asset management duties, coordinating with local housing 
authorities(Section 8 Choice Voucher Programs), executing contracts, and interfac-
ing with local/state/federal governing bodies(HUD, IRS) 

Properties under current management 
• Tiger Bay Court-96 unit LIHTC Development 
• Eden Park at Ironwood-104 unit LIHTC Development- 
• Lewis Place at Ironwood-112 unit LIHTC Development 
• Northgate Plaza-28,325 sq. ft. Neighborhood Shopping Center









SHEMEDRA THOMAS 
3141 SE 19th Avenue 

Gainesville, FL 32641 
PH. (352) 451-2162         

E-mail:  STHOMAS547@GMAIL.COM 
 

 
 
EXPERIENCE: 
 
IRONWOOD PARTNERS, INC. 
Gainesville, FL 
2010—Present            
COMPTROLLER 

• Financial reporting/Auditing 
• Budgeting 
• Bookkeeping /Record Keeping 
• Monthly Cash Flow Reporting 
• Income/Debt Management 

 
JENNINGS DEVELOPMENT GROUP, INC. 
Gainesville, FL 
2004-2010   
OFFICE/PROPERTY MANAGER 

• Prepare budgets, balance sheets, income statements, cash flow 
reports, profit & loss reports 

• Maintain employee records 
• Maintain bookkeeping records, reconciliation, balancing 
• Manage and maintain all aspects of commercial property 

 
LEWIS PLACE AT IRONWOOD APARTMENTS 
Gainesville, FL 
2000-2004 
LEASING/PROPERTY MANAGER 

• Managed 112 units  
• Managed staff (Office/Maintenance) 
• Implemented marketing practices over a three-year period that 

led to and maintained occupancy of 96% or higher 
• Implemented training courses for Government regulations 
• Coordinated, implemented community and social events  
• Section 8, Students, Tax Credit Property (60%) 

 
 

mailto:STHOMAS547@GMAIL.COM


 
BOONE WASTE MANAGEMENT 
Gainesville, FL 
2000-2004 
CUSTOMER SERVICE/SALES/ACCOUNTING 

• Inbound service/sales calls 
• Schedule Pick Ups 
• Service Agreements 
• Dispatching  
• Billing 

 
SPRINT TELECENTERS 
Tallahassee, FL 
1997–1998 
ADMINISTRATIVE ASSISTANT 

• Assisted Site Manager as needed 
• Developed incentives for sales 
• Processed Employee Time Records 
• Phone, Fax, Weekly reports 
• Record meeting minutes 

 
 
EDUCATION: 

2003-2004                   Gainesville City College                            Gainesville, FL 
1996-1997                   Santa Fe Community College                    Gainesville, FL                        
1992-1996                   Buchholz High School                              Gainesville, FL  

 
SKILLS: 
Type 50 accurate WPM, 10-key Calculator, Data Entry, QuickBooks, Word, Word Perfect, Excel, 
Windows, Office, Lotus, Corel, Novell, Multi-line phone system, Promas, Rent Manager, Onesite/Real 
Page, Pass Point, Adobe, Publisher 
 
CERTIFICATIONS: 
CAM Certified 
Affordable Housing Compliance Training Certificate  
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Maintenance Technician 

IMG_20250210_052937.jpg 

Perfom,ed pool maintenance, 1nstallat1on of HVAC, maintenance on HVAC, removed refngerant and 
pressunzed lines for pressure checks and leaks, replaced fan capacitors and coils. lealc.mg shredder 
val es. check refrigerant levels and pressure using gauges. quarterly PMs.. change and repaired garbage 
disposal, washers, dryers, refrigerator, and microwave. changed out timers ,n stoves. poured concrete 
installed and patched Sheetrock and performed turn duties. Student housing Unc.logg,ng of tubs and 
sin s and toilet. 

IT Maintenance 

Performed maintenance on robotics. automated assembly lines. conveyors. robotic. cranes. welding, 
routing sensors for robotic forklift and toe robots, use laptop to access robot control panel and radio 
wave receiver, download inventory into robots for picking and pulling orders. building maintenance. and 

housekeeping. 

Maintenance Technician 
::>r.3c: rdi..s�,.,e� • ')'3 .3 i:L 
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Performed maintenance on vacuum system. production machinery, three phase 480, bu\ldmg and 

lighting maintenance, HVAC maintenance, light welding, conveyors, photo cells and sensors, forl<lift 

maintenance, plumbing and electrical. all around housekeeping. 

Maintenance Supervisor 

Assigned daily tasks to personal. discuss spending budget with management, performed qualit)t cheo 
of teams work, ptac maintenance. plumbing, electrical, pool, door locks, Sheetrock repair and insta\\ati 
flooring. and housekeeping duties. Unclogging of tubs and sinks and toilet. 

= .. 
- ..,

3yrs. Of college in Communications 
Fayetteville State Uni ersity - Fayetteville, C 

https://mail.google.com/mail/u/0/#inbox/KtbxLrjVmJWvDNKmqdZBsRgMwZzgGHdZCg?projector=1&messagePartld=0.2 
1/1 









AFFORDABLE HOUSING FUNDING REQUEST 
– 

EDEN PARK AT IRONWOOD

Ironwood Associates, Ltd. Eden Park at Ironwood 
City of Gainesville

Affordable Housing Advisory 
Committee 02/10/2025 



Eden Park at Ironwood is a new residential development 
located at 1330 NE 39th Avenue in Gainesville, Florida 32609. 
The project features a variety of amenities and is situated in a 

prime location within the city.

A for-profit organization with 28 years of experience in 
local, state, regional, and national development, 

property management, and government experience. 
Their mission is to meet the needs of the community in 

the community.

IRONWOOD ASSOCIATES, LTD.



PROJECT FUNDING
Eden Park at Ironwood Renovation Budget 

Use     Amount   
 Roof Replacement   $230,000  
  
HVAC     $240,000  
  
Appliances    $175,000  
  
Flooring/Paint/Lighting   $125,000  
  
Water Heaters    $27,000   
 
Kitchen-Cabinets/Counter Tops  $100,000  
  
Bathroom/Plumbing/Cabinetry  $275,000  
  
Labor Costs Not Included   $750,000  
  
Landscaping    $50,000   
 
Parking Lot Striping   $25,000   
 
Total     $1,997,000  
  
Source     Amount   
 
Owner Pre-Paid    $60,000   
 
Owner Capital Reserve   $195,000  
  
Owner Cash    $142,000  
  
City Funding    $1,600,000 

Total                                                                     $1,997,000

• Total Project Units-104
• Total Project Costs-$1,972,000
• Amount of City Funding Requested-

$1,600,000

 What happens to this project if the 
City does not fund it, or funds it at a 
level lower than requested?
 The owner/developer will go to 

the private market to secure 
private debt and apply to 
Alachua County to secure some 
of their Affordable Housing 
Funding



PROJECT TYPE

Project Type Site Size

Building Type Location



UNIT TYPES

• 2-Bedroom/ 2 Baths Units

• 3-Bedroom/2 Bath Units

3BR, 2BA - 1,148SF - Dining/Kitchen

2BR, 2BA - 951SF - Dining/Kitchen



MAXIMUM RESIDENT INCOME AND RENT LIMITS

AMI Leve

Applicable income limits highlighted in yellow.

Rental Income target set-
asides

 42 units at 80% AMI

 20 Units at 60% AMI

 42 Units at 40%AMI

NOTE:
The project has been awarded a 25% 
of units project based unit vouch set-
aside for the next 20 years by the 
Gainesville Housing Authority.  



MONTHLY RENT LIMITS

3-bedroom/2-bathroom units 2-bedroom/2-bathroom units

The project has established monthly tenant rent limits for its rental units to ensure 
affordability for residents.



SPECIAL NEEDS

Disabled (not elderly Homeless Veteran

While there are no designated set asides, Eden Park currently has residents in these categories and 
implements a comprehensive approach to addressing the housing needs of various special 

populations, ensuring that the development caters to the diverse requirements of the community.  
If this funding is secured, Eden Park will set aside additional very low income units.



AFFORDABILITY PERIOD AND ENFORCEMENT MECHANISMS

Rental Unit Affordability Period

Deed Restrictions

Grant Agreement



PROJECT DESIGN

Site Plan



Nearby Amenities and Services that highlight the accessibility and 
convenience to the development:

Pharmacy & Medical Centers
 Shands Eastside Clinic – Primary & specialty care services.
 Walgreens/CVS Clinics – Walk-in medical services.
 Dialysis Center – Essential healthcare access within 2 miles.

 Multiple bus routes connecting to employment centers, 
schools, and retail hubs.

 Close proximity to main transit corridors for easy access to 
the city.

Public Transportation & Bus Routes

 Charter Schools – Two newly developed schools next door.
 Public Schools – Rawlings Elementary, One Room 

Schoolhouse, Stephen Foster Elementary

Schools & Educational Institutions
 Growing Residential & Economic Development – 

Enhancing property values and community appeal.
 Strong Workforce Housing Potential – Close to major 

employment centers.

Other Notable Features



ON-SITE AMENITIES

Recreational and Fitness Facilities Technology and Accessibility Features

Modern and Energy-Efficient Appliances Family-Friendly Conveniences



RESIDENT SERVICES

Education and Youth Support Childcare and Family 
Support

Employment and Financial 
Services

Health and Wellness 
Programs

The project aims to address the diverse needs of the community by offering a comprehensive range of 
resident services to support education, family well-being, employment, and health.
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