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Step One:

In the process was to meet with a broad spectrum of residents, community leaders and those that 

are impacted by activity on the site itself in one on one and group settings to hear their specifi c ideas 

regarding the South Side specifi cally the Orange Avenue corridor and public housing site. Sitting little 

more than a mile from City Hall in downtown Tallahassee, the neighborhood of South City is bounded 

on the north by East Magnolia Drive, Jim Lee Road on the east, Orange Avenue on the south and South 

Monroe Street on the west. The area is predominantly low to medium density residential, with most 

of it designated Central Urban on the City’s offi cial future land use map with a portion on the eastern 

end of the study area designated Residential Preservation. The team met with residents, the Orange 

Avenue United Tenant’s Association, neighborhood leaders from Apalachee Ridge, Indian Head and 

Lehigh, key leaders in the not for profi t community, the Senior staff at FAMU, the Superintendent of 

Leon County Schools, a full complement of City and County department heads and independently with 

each of the City and County Commissioners.  We held conversations with over 70 individuals to get 

a starting point for master planning.  These conversations were followed with research done by JHP 

staff and Moore Bass staff to look specifi cally at the site itself as well as the demographics of the area.  

These interviews took place during the month of July and the team visited Tallahassee several times in 

order to have these meetings.  

Step Two:

This process included a series of workshops held in August, September, October and December.  

Although we were impacted by Hurricane Irma in October the workshops attracted well over 150 

individuals and included Orange Avenue Apartment residents, neighboring communities, city and 

county offi cials and staff.  The workshops included several methods of getting people to share their 

wants, needs, and desires regarding the Orange Avenue Apartment site and the corridor.  Through 

visual preference surveys we learned about style, scale and landscaping options.  The Locate, Place 

and Choose mapping exercise done in the fi rst two workshops helped us to understand what people 

wanted in the neighborhood and where they felt was the best location for each thing.  We also had 

group discussions around tables to glean from folks what they want to see developed in the area 

and how it would impact their daily lives. Tables would then report to the larger group their fi ndings. 

The computerized instant results surveys further refi ned what people want to see and showed them 

instantly what the group agreed upon and where they were apart.  

EXECUTIVE SUMMARY

On September 21, 2016 the Tallahassee Housing Authority issued a Request for Qualifi cations (RFQ 

#160003) for a Developer Partner for the proposed redevelopment of Orange Avenue Apartments and 

a corridor study of Orange Avenue between South Monroe and Blair Stone Road.  Columbia Residential 

formed a team consisting of Columbia Residential and its subsidiaries, Columbia Residential Property 

Management, JHP Architecture/Urban Design, Moore Bass Consulting, Affordable Housing Consulting 

LLC, Broad and Cassel, and PCSG, Inc.  The team entered into a contract to ultimately provide a site 

plan specifi c to the Orange Avenue Apartment site as well as develop a vision for the corridor. The 

intent is to complete the plan and move into implementation as quickly as possible.  This was to be 

accomplished through six months of community engagement. The goal of this community engagement 

was to inform, develop a plan and receive feedback. All of this was to be accomplished through a six-

month process with the community that informed and developed a plan.  In addition, the City and 

County came together around affordable housing and formed a task force that selected the Orange 

Avenue re-development as its primary investment.  This coordination of the City and County will help 

move the project forward faster.  Finally, Purpose Built Communities was invited to make a presentation 

to the Tallahassee community regarding their Education, Healthcare, Housing, Philanthropy model 

which has resulted in Purpose Built Communities supporting work in the corridor and participating in 

some of the workshops.   The following summarizes the engagement process and the report provides 

the results.  

The engagement process included several steps of gathering information.  The team focused on three 

primary things:  Listen-Learn-Advise.  Our goal was to listen to everyone, learn from their observations, 

discuss community needs, and advise based on what would acceptable in order to keep the ultimate 

plan possible.  In an effort to include as many residents as possible throughout the entire process we 

held at least one workshop at the Oliver Hill Community Center on the Orange Avenue Apartment site 

each month. In addition the Tallahassee Housing Authority Board held its meetings when we reported 

on progress at the Oliver Hill Community Center so residents could participate.  
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On September 21, 2016 the Tallahassee Housing Authority issued a Request for Qualifications (RFQ 
#160003) for a Developer Partner for the proposed redevelopment of Orange Avenue Apartments 
and a corridor study of Orange Avenue between South Monroe and Blair Stone Road. 
Columbia Residential formed a team consisting of Columbia Residential and its subsidiaries, 
Columbia Residential Property Management, JHP Architecture/Urban Design, Moore 
Bass Consulting, Affordable Housing Consulting LLC, Broad and Cassel, and PCSG, Inc. The 
team entered into a contract to ultimately provide a site plan specifi c to the Orange Avenue Apartment 
site as well as develop a vision for the corridor. The intent is to complete the plan and move 
into implementation as quickly as possible. This was to be accomplished through six months 
of community engagement. The goal of this community engagement was to inform, develop 
a plan and receive feedback. All of this was to be accomplished through a six- month process 
with the community that informed and developed a plan. In addition, the City and County came 
together around affordable housing and formed a task force that selected the Orange Avenue 
re-development as its primary investment. This coordination of the City and County will help 
move the project forward faster. Finally, Purpose Built Communities was invited to make a presentation 
to the Tallahassee community regarding their Education, Healthcare, Housing, Philanthropy 
model which has resulted in Purpose Built Communities supporting work in the corridor 
and participating in some of the workshops. The following summarizes the engagement process 
and the report provides the results.



Specifi cs related to the corridor vision:

There was a lot of discussion regarding the relocation of the Tallahassee Police Headquarters to a site 

along South Monroe at Orange Avenue.  We heard general support for this initiative.  The idea is to 

make the headquarters part of a larger development that could include housing, a community center 

and the police headquarters. 

Without question all those that participated would like to see retail, restaurants, stores, healthcare, 

etc. return to the area along Orange Avenue near South Monroe and Meridian. Everyone supports the 

use of Blueprint funds for infrastructure improvements and a Star Metro super stop at Orange Avenue 

and Meridian.

Everyone would like to see Wesson Elementary converted into an early learning center focused on 

residents of the South Side community.  In addition, people generally support improvements to Rickards 

and the other schools that serve the area.  People generally support neighborhood schools or some 

potential form of Charter if it will improve the quality of the school and education. 

Many comments were heard about the look and feel of Orange Avenue.  People feel that it was designed 

as a path to get into and out of downtown not as a place to stop and see the neighborhood.  As a result, 

it does not have a welcoming feel to the neighborhood.  

All of these comments infl uenced the fi nal product that you will see in the following pages.  The process 

was robust, included about 50% residents and 50% community stakeholders and thus was a good mix 

to get to a result that is supported by all that are impacted.  

EXECUTIVE SUMMARY

Step three 

JHP took all of the information from each session and synthesized it into the beginnings of a master site 

plan and corridor study.  By the October meetings people could begin to see a plan coming together.  

We recognized that we did not have a good sense of the architecture and scale that people wanted so 

we added a workshop to bring focus to those issues.  We refi ned the visual preference survey results to 

help further narrow down the scale and scope issues so that our site plan would truly refl ect the wishes 

of the residents.  The December workshop highlighted the site plan and corridor study with graphics 

to show the community what we had heard.  Based on the comments we received the plan was very 

close to fi nal in December.  JHP further refi ned the plan and we found it could be fi nalized after the 

January 2018 meetings and workshops.  We held a fi nal presentation workshop as well as a report to 

the Tallahassee Housing Authority Board in February to present the fi nal site plan.

What we learned along the way:  

During the interviews and workshops we learned the following things of note that ultimately had great 

infl uence over the fi nal plan.  

Specifi cs related to the Orange Avenue Apartment site:

Residents in general wish to remain either on site or within the Southside Community. The majority 

of Seniors wish to stay in the community whereas the family population is split about 50/50 of those 

that wish to get a housing choice voucher to move away and those that currently say they want to 

ultimately return to the site. 

˜ Residents want on site green spaces for adults and children of various ages

˜ Families want children’s programs to continue on site

˜ Everyone wants walking trails, benches, areas to sit and enjoy the outdoors

˜ Seniors want better quality units with larger kitchens and bedrooms

˜ Seniors want indoor spaces dedicated to them for craft, art programming, and exercise

˜ Everyone wants Orange Avenue to be a more walkable place so that they feel comfortable   

 walking to Monroe or crossing Orange Avenue to gain access to Jack McLean Park.
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JHP took all of the information from each session and synthesized it into the beginnings of a master 
site plan and corridor study. By the October meetings people could begin to see a plan coming 
together. We recognized that we did not have a good sense of the architecture and scale 
that people wanted so we added a workshop to bring focus to those issues. We refined the 
visual preference survey results to help further narrow down the scale and scope issues so that 
our site plan would truly reflect the wishes of the residents. The December workshop highlighted 
the site plan and corridor study with graphics to show the community what we had heard. 
Based on the comments we received the plan was very close to final in December. JHP further 
refi ned the plan and we found it could be finalized after the January 2018 meetings and 
workshops. We held a final presentation workshop as well as a report to the Tallahassee Housing 
Authority Board in February to present the final site plan.

Specifics related to the Orange Avenue Apartment site:



FEB.
2018

DEC.
2017

WORKSHOP 2: CREATING 
COMMUNITY
With the community’s responses from 
the fi rst workshop, JHP gathers all of the 
data to bring forth a master plan to the 
community. 

WORKSHOP 3: 
REFINING REALITY
JHP comes to a third work shop to pres-
ent a more detailed master plan, site 
plan, and renderings to the community. 

WORKSHOP 4: DRAFT VISION 
With all of the feedback and responses 
from the community, Workshop 4 
presents a near fi nal presentation of the 
redevelopment of Orange Ave. to the 
community.

FINAL PRESENTATION
JHP develops the fi nal iteration to present 
to the Orange Avenue Residents

OCT.
2017

SEP.
2017

JUL.
2017

TEAM IS SELECTED

RFQ SUBMITTAL
As a planning and urban design fi rm, 
along with their history with Columbia 
Residential, JHP is chosen to master 
plan the redevelopment of Orange 
Avenue. 

STAKEHOLDER INTERVIEW
Members from the Tallahassee Housing Authority, 
Columbia Residential, and JHP meet with members 
of the Orange Ave. Community for the fi rst time. 

JHP fi rst meets with the residents 
of Orange Ave. to begin to connect 
with and to get a feel for the 
community’s wants and needs.

OCT.
2016

JUL.
2017

TIMELINE

WORKSHOP 1: KNOWING THE 
NEIGHBORHOOD

AUG.
2017

P C S G inc.
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As a planning and urban design firm, along with their 
history with Columbia Residential, JHP is chosen 
to master plan the redevelopment of Orange 
Avenue.

JHP first meets with the residents Orange 
Ave. to begin to connect and 
to get a feel for the wants and needs.

With the community�s responses from the first 
workshop, JHP gathers all of the data to bring 
forth a master plan to the community.

JHP comes to a third work shop to present a more 
detailed master plan, site plan, and renderings 
to the community.

With all of the feedback and responses from 
the community, Workshop 4 presents 
a near final presentation of the redevelopment 
of Orange Ave. to the community.

JHP develops the final iteration to present to the 
Orange Avenue Residents
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Tallahassee is the capital of Florida. It is the county 
seat and only incorporated municipality in Leon County. 
Tallahassee became the capital of Florida, then the Florida 
Territory, in 1824. In 2016, the population was 190,894, 
making it the 7th-largest city in the state of Florida, and 
the 126th-largest city in the United States. The 
population of the Tallahassee metropolitan area was 
379,627 as of 2016. Tallahassee is the largest city in the 
Florida Panhandle region, and the main center for trade 
and agriculture in the Florida Big Bend and Southwest 
Georgia regions. 
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Sitting a little more than a mile from City Hall in downtown Tallahassee, 
the neighborhood of South City which is bounded on the north by East 
Magnolia Drive, Jim Lee Road to the east, Orange Avenue on the south 
and South Monroe to the west includes at its center the Orange Avenue 
Apartment site owned by the Tallahassee Housing Authority. The area 
is predominantly low to medium density residential, with most of it 
designated Central Urban on the City’s offi cial future land use map with 
a portion on the eastern end of the study area designated Residential 
Preservation.

The Orange Avenue Study Area sits in the shadow of Florida Agricultural 
& Mechanical University (FAMU), which abuts the west side of the 
study area. FAMU is the largest historically black college in the United 
States. But FAMU remains a major economic driver in the neighboring 
area. Florida State University (FSU) is farther from the study area, but 
also has resources that could contribute to revitalization of the Orange 
Avenue Community.

The study area included a commercial corridor from FAMU Way south 
to Orange Avenue and from South Monroe to South Adams. The 
commercial corridor of the study area and the western portion of South 
City to South Meridian Street on the east is included in the Frenchtown/
Southside Community Redevelopment Area (FSSCRA).

ORANGE AVE STUDY AREA

TENNESSEE ST
Orange Ave / South City 
at a Glance:
• 83.5% African-American
• 60% Female
• 21.4% Children under 5
• 76.4% Female-headed Households 
below Poverty Line
• 57.8% Receiving Food Stamps/
SNAP
• 22% No Public or Private Health 
Insurance
• 20% Population Growth Since 2000 
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Sitting a little more than a mile from City Hall in downtown Tallahassee, the neighborhood of 
South City which is bounded on the north by East Magnolia Drive, Jim Lee Road to the east, 
Orange Avenue on the south and South Monroe to the west includes at its center the Orange 
Avenue Apartment site owned by the Tallahassee Housing Authority. The area is predominantly 
low to medium density residential, with most of it designated Central Urban on 
the City�s official future land use map with a portion on the eastern end of the study area 
designated Residential Preservation.
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ORANGE AVE SITE
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SITE MAP

The 29.6 acre Orange Avenue public housing site is composed of 200 public housing 
units located in 119 buildings built between 1971 and 1972, and which are obsolete 
and no longer demonstrate long- term physical and social viability as decent, safe and 
affordable housing. The site is located on Orange Avenue, which is a major commercial 
corridor connecting Blairstone Road to S. Monroe Street and is surrounded by areas 
with major development and redevelopment potential.
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ORANGE AVE CORRIDOR
This Site has been the focus of much discussion and planning in recent years. The 
200 unit Orange Avenue Apartments is uniquely situated along a major east/
west artery which connects Blairstone Terrace and College Terrace; two stable 
areas of signifi cant growth and employment base. The area forms a corridor of 
what can become an extraordinarily diverse, market-driven, mixed-use/mixed-
income development. Together with other publicly and privately owned parcels 
in the Orange Avenue Corridor, vacant and/or under-utilized parcels adjacent 
and nearby, the Orange Avenue Corridor represents one of the most interesting 
development sites in the City.

THE ORANGE AVE CORRIDOR

•Population of about 2,740, of which 83.5% is African American. A large portion 
of the population, 40% is under age 18. This compares with 17.2% for the city as whole, 
20.6% for the state of Florida and 23.3% nationwide. Families with a husband, wife and 
related children make up only 8.3% of the population. One third of households are headed 
by single women with children under age 18.

•Median household income is $14,181 and 68.5% of the population lives 
below the poverty level. 

•Unemployment in the City of Tallahassee is 5.6% compared with 22% among the 
Orange Ave Corridor’s residents. Of those Orange Ave Corridor residents who are employed, 
60% work in the services industry.

• Housing rentals make up nearly 74% of housing units. Median home value is 
$100,926, and almost 15% of housing units are vacant. The Tallahassee Housing Authority 
(THA) owns and operates more than 540 subsidized apartments and scattered homes 
throughout the city and county, including a 200-unit apartment complex in the Orange Ave 
Corridor area.
  
• Crime among the challenges facing the Orange Ave Corridor’s neighborhood is the 
high crime rate. The Community Leadership Council on Gun Violence found the Orange 
Ave area of the City to be one of two areas experiencing the greatest concentration of gun 
violence in Tallahassee, based on statistics assembled by the Tallahassee Police Department.
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ZONING AND SUBDIVISIONS
CU-26/ Central Urban District:  Provide for medium density residential development 
with densities ranging from minimum of 4 to maximum of 26 dwellings per acre. 

CU-45/ Central Urban District:  Provide for medium and high density residential 
development with densities ranging from minimum of 4 to maximum of 45 dwellings 
per acre. 

CU-18/ Central Urban District:  Provide a variety of medium density housing types 
with densities ranging from a minimum of 4  and maximum of 18 dwelling units per 
acre.

Orange avenue apartments

Tallahassee

Florida

MEDIAN HOUSEHOLD INCOME MEDIAN HOUSING VALUE

POPULATION UNEMPLOYMENT RATE

Orange avenue apartments

Tallahassee

Florida

Orange avenue apartments

Tallahassee

Florida

Orange avenue apartments

Tallahassee

Florida

$21,510

27.7%1,116

$39,564

9.1%188,107

$40,036

7.0%19,893,297

$108,760

$181,600

$179,800
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FEB.
2018

DEC.
2017

JULY
2017

OCT
2016

JULY
2017

OCT.
2017

SEPT.
2017

AUGUST
2017

WORKSHOP 1 
KNOWING THE NEIGHBORHOOD........................

During both the Orange Avenue 
Apartment Resident  and the Orange 
Ave Corridor Community workshops 
and mapping exercises we were 
able to gain an understanding of the 
challenges, issues and concerns for 
the community.  

Thru Visual Surveys and 
Presentations we started to 
understand the character and scale 
appropriate to Orange Ave. As part 
of this important phase we also 
continued to visit and understand 
the overall community and began to 
prioritize these diverse issues.  

HOW WE LEARNED

August 19th / 2017 A t 19th / 2017August 19th / 2017

Wesson SchoolW S h lWesson School

August 17th / 2017 A t 17th / 2017August 17th / 2017

Oliver Hill Community Center Oli Hill C it C tOliver Hill Community Center

Table Map Notes

Blue Cards

Red/Green Dots

•Some structures are not benefi cial to the elderly and people with disabilities. 
•Affordability 
•Congestion
•Worry about displacement. 
•Don’t want to see people relocate out of the area that are not prioritized to be the fi rst 
people offered to come back. 
•Community to be pushed out and other people come back. 
•Restaurant (sit and eat)
•Pharmacy
•No need for all high rises.
•Tiny homes
•Give option – this is for you. 
•Clear bus routes and paths for students. ......

WORKSHOPS AND COMMUNITY ENGAGEMENT37 38

WORKSHOP 1 KNOWING THE NEIGHBORHOOD
August 17th / 2017 Oliver Hill 
Community Center

August 19th / 2017 Wesson 
School

Some structures are not beneficial to the elderly and people with disabilities.

Congestion
Worry about displacement.
Don�t want to see people relocate out of the area that are not prioritized to be the first people offered 
to come back.

Pharmacy
No need for all high rises.
Tiny homes
Give option - this is for you.
Clear bus routes and paths for students.



Table Map Red/Green Dots

Our second phase of workshops was about Creating Community and although 
somewhat interrupted by Hurricane Irma we still gathered some great information 
and insight. We presented fi ndings from the fi rst workshop and asked for workshop 
participants to begin specifi cally locating the desired uses and functions previously 
identifi ed. We also thru presentations introduced various building types and scenarios 
for the communities’ education.  

HOW WE LEARNED

•We could use more restaurants and retail. 
•I live in Woodland Drives about a miles from Orange Ave. Would 
like South of Garnes to get investment so it looks like the rest of 
Tallahassee that has received investment. Sidewalks, close quality 
housing for all incomes. Improve schools and provide more voca-
tional training. Better shopping options. 
•Unique and special design of OA apartments. 
•Lived here in the area for 40+ years.
•Don’t like infrastructure around the community. 
•Don’t concentrate the lower income housings or the current 
site – spread it throughout the neighborhood. Mixed use – Mixed 
income – improve schools to increase mid income families that 
have elected to use.

......
Blue Cards

September 7th / 2017 September 7th / 2017September 7th / 2017

Oliver Hill Community Center Oliver Hill Community Center

Table Map Red/Green Dots

•We could use more restaurants and retail. 
•I live in Woodland Drives about a miles from Orange Ave. Would 
like South of Garnes to get investment so it looks like the rest of 
Tallahassee that has received investment. Sidewalks, close quality 
housing for all incomes. Improve schools and provide more voca-
tional training. Better shopping options. 
•Unique and special design of OA apartments. 
•Lived here in the area for 40+ years.
•Don’t like infrastructure around the community.
•Don’t concentrate the lower income housings or the current 
site – spread it throughout the neighborhood. Mixed use – Mixed 
income – improve schools to increase mid income families that 
have elected to use.

......
Blue Cards
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September 
2017

WORKSHOP 2 CREATING COMMUNITY
2017 September 7th / 2017 
Oliver 
Hill Community Center

Table Map

What We 
Learned 
From 
Workshop

We could use more restaurants and retail.
I live in Woodland Drives about a mile from Orange Ave. Would like South 
of Garnes to get investment so it looks like the rest of Tallahassee 
that has received investment. Sidewalks, close quality housing 
for all incomes. Improve schools and provide more vocational 
training. Better shopping options.Unique and special design of OA apartments.
Lived here in the area for 40+ years.
Don�t like infrastructure around the community.
Don�t concentrate the lower income housings or the current site � spread 
it throughout the neighborhood. Mixed use � Mixed income - improve 
schools to increase mid income families that have elected to use.



WORKSHOP 3 
........................................................................................................................................................................................................REFINING REAL.

ORANGE AVE SITE OPTION 2

ORANGE AVE SITE OPTION 1

STREET IMPROVEMENT

WHAT WE LEARNED FROM               WORKSHOP  2

................................... ....

WWWWWWW

FEB.
2018

DEC.
2017

JUL.
2017

OCT.
2016

JUL.
2017

AUG.
2017

SEP.
2017

CORRIDOR PLAN SCHEME 1

CORRIDOR PLAN SCHEME 2

The Urban Planning team 
presented specifi c design options 
for the Community and Residents’ 
review. We asked for specifi c 
feedback thru touch pad polling 
and one-on-one discussions and 
comments. More valuable insight 
was garnered and documented. 

OCT.
2017

REFINING REALITY

WORKSHOPS AND COMMUNITY ENGAGEMENT41 42

OCTOBER 
2017

WORKSHOP 3 REFINING REALITY

The Urban Planning team presented specific 
design options for the Community 
and Residents� review. We asked 
for specific feedback thru touch pad 
polling and one-on-one discussions and 
comments. More valuable insight



October 21st / 2017 October 21st / 2017Octobe 2 st / 20 7

Wesson School Wesson School

October 19th / 2017 October 19th / 2017October 19th / 2017

Oliver Hill Community Center Oli er Hill Comm nit Centery

FEB.
2018

DEC.
2017

JUL.
2017

OCT.
2016

JUL.
2017

OCT.
2017

AUG.
2017

SEP.
2017

WORKSHOP 3 
..........................................REFINING REALITY

HOW WE LEARNED
The Urban Planning and Development 
team continued to get great 
community involvement and feedback 
on the proposed  Orange  Avenue  
Redevelopment strategies and 
the Orange Avenue Apartment’s 
redevelopment. Key points expressed 
were concerns for scale, building 
character, parking lot scale and 
distribution, and issues of detention/
site drainage. Further presentations 
and character exercises continued to 
point the team towards an appropriate 
image and character of the Orange 
Avenue Redevelopments. The team 
continued to be pleased with the 
quality of community involvement and 
comments. 

WORKSHOPS AND COMMUNITY ENGAGEMENT43 44

WORKSHOP 3 REFINING 
REALITY

October 19th / 2017

Oliver Hill Community Centery

October 21st / 2017

Wesson School
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December 7th / 2017 

Oliver Hill Community Center 

D b h /December 7th / 2017

Oli Hill C i COliver Hill Community Center

The Urban Design 
team’s presentation 

of the Draft Vision for 
the Orange Avenue 
Corridor received 

positive feedback and 
refi nement comments. 
Specifi cally concerns 

of site detention, 
drainage and water 
issues along with 

building scale. 
Further feedback on 

character and building 
design pointed the 
design team in the 

appropriate direction 
for the south city 

and Orange Avenue 
Community.   

HOW WE LEARNED

FEB.
2018

DEC.
2017

JUL.
2017

OCT.
2016

JUL.
2017

AUG.
2017

SEP.
2017

OCT.
2017

WORKSHOP 4 
.......................... DRAFT VISION OVERVIEW
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WORKSHOP 4 DRAFT VISION OVERVIEW 

December 7th / 2017

Oliver Hill Community Center



ORANGE AVENUE 
CORRIDOR VISION5

ORANGE AVENUE CORRIDOR VISION47 48

ORANGE AVENUE CORRIDOR VISION 
5



11

OOOOOOOOOppppppppppppeeeeeeennnnnn SSSSSSSSSSSppppppppppppaaaaaaccccccceeeee ///////// PPPPPPPPaaaaarrrrrrrrkkkkkkkkk

OpeOpeOpeOpeOpOpeOpen Sn Sn Sn Sn Sn Spacpacpacpacacpaccp e /e /ee /ee /e / PaPaPaPaaPaParkrkrkrkrrkOOOO SSSS ///

PlaygPlaygygPlaygPlaygroundoundrourounddround

OOOpOpenOpenOpenenenOpen SpaceSpaceSpaceSpacSpaceSpaSpaceSpace / Pa/ Pa/ Pa/ Pa/// ParkrkrkrkrkOpen Space / Park

Academic Early 
Childhood Center

Education Infilled / Improved Single Houses

Home 
Improvements

Commercial 
Node

Commercial 
Node

111111111111111111111111111111111111Senior Village

Mixed Use Redevelopment

Enhanced 
Crosswalks

En
ha

nc
ed

 S
id

ew
al

k 

Enhanced Sidewalk 

Neighborhood Improvement Program 

Mixed Use 
Retail 

Redevelopment

St
ud

ne
t H

ou
si

ng
 

St
ud

ne
t H

ou
si

ng
 

Married/Graduate 
Housing 

Police HQ / 
Community Center 

Orange Avenue 
Apartments Mixed 

Income Village

Us

Potential 
Redevelopment 

Opportunity Sites 
Potential 

Redevelopment 
Opportunity Sites 

Potential 
Redevelopment 

Opportunity 
Sites 

Potential 
Redevelopment 

Opportunity 
Sites 

Potential Retail 
Redevelopment 

Sites

Mixed Use 
Retail 

Redevelopment

d e Rd UUUUUUUUUse
Community 

Garden

Gov.

Senior Village

En
ha

nc
ed

 S
id

ew
al

k 

C
ro

ss
in

g 

C
ro

ss
in

g 

C
ro

ss
in

g 

C
ro

ss
in

g 

NNNNNNNeeeeeeeeeiiiiiigggggggghhhhhhhhbbbbbbbooooorrrrrhhhhhoooooooooooodddddddd SSSSSSSSStttttttaaaaaaaabbbbbbbiiiilllllliiiiizzzzzzaaaaaaattttttiiiiiioooooonnnnnnnn 
aaaaaaannnnnnddddddd IIIIIIImmmmmmmpppppppprrrrrrroooooovvvvvveeeeeemmmmmmmeeeeeeennnnnnnttttttt IIIInnnnncccccceeeeeeeennnnnnntttttiiiiivvvvvveeeeeeeessssssss 

Commercial

Townhome
Community

Urban Village
Housing

Single Family 
Housing 

Single Family 
Housing

Single Family 
Housing

Com
m

ercial: M
edical Related 

and Services

Urban Village
Housing

Townhomes

Townhomes

Senior Village

Potential Retail 
Redevelopment 

Sites

Mixed Use 
Retail 

Redevelopment

in
g

Transit 
Metro Center

Mixed Use 
Redevelopment

U
rb

an
 V

ill
ag

e
H

ou
si

ng

Landscape 
Node

ORANGE AVENUE CORRIDOR VISION49 50



En
ha

nc
ed

 S
id

ew
al

k 

En
ha

n

Commercial

Townhome
Community

Urban Village
Housing

Single Family 
Housing 

Single Family 
Housing

Single Family 
Housing

Com
m

ercial: M
edical Related 

and Services

Urban Village
Housing

Townhomes

TownhomesU
rb

an
 V

ill
ag

e
H

ou
si

ng

Landscape 
Node

The Eastern section of the Orange Avenue Corridor study area abuts the new Tallahassee VA Hospital 
and Rickards High School - offering large expanses of undeveloped land for larger scale/neighborhood 
scale development. We believe that extending Blairstone Road to link-up with Paul Russell road along 
with establishing a pattern and network of neighborhood scaled streets will create opportunities for 
fl exible development while also maximizes the land use possibilities. Additionally, we believe that 
medical related commercial uses (from Medical Offi ces/MOB’s to Pharmacies) could become retail and 
commercial development  anchors on this eastern edge (along Blairstone Rd.  and the intersection with 
Orange Avenue.) 

Residential uses for this part of the Orange Ave Study area could range from Urban Village Housing (Market 
and Mixed-Income in street facing urban arrangement) transitioning into single family neighborhood 
(smaller lot confi gurations) thereby providing much needed housing, housing diversity, and housing 
affordabilty while maintaining contextually appropriate relationships of scale and adjacencies.  

The Orange Ave streetscape pattern developed should be extended eastward into this area. Urban 
scaled sidewalks, crosswalks and streetscape features will be important in the redevelopment of this 
area.

EASTERN CORRIDOR | BLAIRSTONE

11
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WESTERN CORRIDOR |MONROE-ADAMS
The Western section of the Orange Avenue Corridor study area extends from Adams Street/Monroe 
Street eastward to Jim Lee Road with the Orange Avenue Apartments located north of Orange ave 
and Apalachee ridge Neighborhood to the south. During Resident surveys, mapping exercises and 
thru-out the planning process having Orange Ave as a safe, pedestrian friendly/walkable street for the 
community was a principal issue expressed. Residents of the area want to be able to cross Orange ave 
safely - as one interviewee said, “Orange Ave was designed as a nice street for People to GET THRU 
the community - not FOR the Community.” 

Creating opportunities for Retail and most importantly mixed-use type development in the Adams and 
Monroe St areas emerged as an important issue and we want to encourage this type of development. 
Contextually locating in the Orange Ave community some important planned for (or at least envisioned) 
public facilities like the Transit Center along Orange Ave and a possible relocation of the City of 
Tallahassee’s Police department’s HQ  are crucial to the areas sustainable and urban development. 

Lastly, the desire for the Orange Avenue Apartments to be a catalyst for further mixed-income and 
new home development in the community was expressed over and over again. The goal is for more 
senior housing along with a variety of mixed-income housing to be redeveloped in the surrounding 
neighborhood.
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Western Corridor and Monroe-Adams Eastern Corridor and Blairstone
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* Note: These Site Plans and Buildings Shown are Conceptual Visions - Final Buildings and 
Site Plans may evolve and change during the Implementation and after Funding is secured* Note: These Site Plans and Buildings Shown are Conceptual Visions - Final Buildings and 
Site Plans may evolve and change during the Implementation and after Funding is secured

AERIAL LOOKING NORTHEAST - PROPOSED ORANGE AVE 
APARTMENTS CONCEPTUAL REDEVELOPMENT

PROPOSED ORANGE AVENUE APARTMENT REDEVELOPMENT55 56

Note: These Site Plans and Buildings Shown are Conceptual Visions - Final Buildings and Site Plans may 
evolve and change during the Implementation and after Funding is secured.



4).  Put the Community/Residents fi rst - create and foster a strong sense 
of community through reestablishing and strengthening connections to the 
surrounding neighborhood.
5).  Provide pedestrian and neighborhood connections thru highly pedestrian 
sidewalks and streetscape and provide safe/walkable connections across Orange 
Avenue. Provide porches, stoops, entry steps throughout the community to 
reengage the streetscape and create an active street-life and sense of community.

NEIGHBORHOOD CONTEXT VISION

VIEW AT COUNTRY CLUB AND ORANGE AVE
CONCEPTUAL REDEVELOPMENT

1).  To create an economically integrated neighborhood which maximizes housing 
choices along with affordablility in a Mixed-Income model.
2).  Look to leverage new development around The Tallahassee Housing Authority’s 
Redeveloped Orange Avenue apartments as a catalyst for the community - while 
also seeking to utilize City and county opportunities.
3).  To ensure at Least one-to-one replacement of existing housing with the 
neighborhood while providing housing choices - we seek to make the Orange Avenue 
corridor a housing destination in the future! 

URBAN DESIGN GOALS

* Note: These Site Plans and Buildings Shown are Conceptual 
Visions - Final Buildings and Site Plans may evolve and change 
during the Implementation and after Funding is secured

PROPOSED ORANGE AVENUE APARTMENT REDEVELOPMENT57 58

Put the Community/Residents first - create and foster a strong sense of community through reestablishing and 
strengthening connections to the surrounding neighborhood.

Provide pedestrian and neighborhood connections through highly pedestrian sidewalks and streetscape 
and provide safe/walkable connections across Orange Avenue. Provide porches, 
stoops, entry steps throughout the community to reengage the streetscape and create 
an active street-life and sense of community.

Note: These Site Plans and Buildings Shown are Conceptual Visions - Final Buildings 
and Site Plans may evolve and change during the Implementation and 
after Funding is secured
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SITE PLAN

* Note: These Site Plans and Buildings Shown are Conceptual 
Visions - Final Buildings and Site Plans may evolve and change 
during the Implementation and after Funding is secured

Tract 3

Tract 2

Tract 1

Tract 4

Tract 5

Tract 1:
Units:        130 units
Site Area:   7.7 acres

Tract 2:
Units:        100 units
Site Area:   5.9 acres

Tract 4:
Units:        35 units
Site Area:   5.6 acres

Tract 3:
Units:        60 units
Site Area:   4.7 acres

Tract 5:
Units:        65 units
Site Area:   5.7 acres

Orange Avenue

Site Analysis

Entry

Entry

Entry

Entry
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pe

n 
S
pa

ce

Open Space

Open Space

Retention Pond

Retention 
Pond

Open Space

Orange Avenue

Courtyard

Courtyard

Courtyard

Entry

Entry

EntryEntry
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C
ountry C
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r

(60 units)

(35 units)

(65 units)

(130 units)

(100 units)

Total Units:  390 Units

Total Site:    29.6 Acres

Density:       13.2 Units/Acre

Regarding concurrency, the 
properties are located within 
the MMTD and will receive the 
E plus 50 benefi t for traffi c 
impacts.  The project will nearly 
double the number of units, 
from 200 to 390, and although 
at this time it does not appear 
that will signifi cantly impact 
the roadway system, additional 
transit amenities may offset any 
impacts identifi ed. 

The proposed site plan in its current form and level of detail is consistent 
with the land use, density, and intensity requirements of Tallahassee’s 
Comprehensive Plan, as well as the Housing and Mobility Elements.

PROPOSED ORANGE AVENUE APARTMENT REDEVELOPMENT59 60

Density: 13.2 Units/Acre

Note: These Site Plans and Buildings Shown are Conceptual Visions - Final buildings 
and site plans may evolve and change during the Implementation and 
after Funding is secured.



SITE OVERVIEW
* Note: These Site Plans and Buildings Shown are Conceptual 
Visions - Final Buildings and Site Plans may evolve and change 
during the Implementation and after Funding is secured

AERIAL LOOKING NORTHEAST - PROPOSED ORANGE AVE 
APARTMENTS CONCEPTUAL REDEVELOPMENT

PROPOSED ORANGE AVENUE APARTMENT REDEVELOPMENT61 62

Note: These Site Plans and Buildings Shown are Conceptual Visions - Final buildings and site plans 
may evolve and change during the Implementation and after Funding is secured.



HOUSING TYPES

MANOR HOMES
• 2-3 stories with multiple attached units in a larger house or mansion format 
• High quality material with multiple grouped entries/stoops, easily fi ts into neighborhood 
density context

URBAN VILLAGE HOUSING
• 3  stories with multiple units
• Higher density housing

PROPOSED ORANGE AVENUE APARTMENT REDEVELOPMENT63 64

High quality material with multiple grouped entries/stoops, easily fits into neighborhood density context



GREEN BUFFER
• Potential at the Entry Plazas    
   for multitude of Public Uses
• Continuation of Public Space
• Utilizes the fl ood zone

CENTRAL  COMMON AREA
• Provides Green space and Open Space for Orange Avenue 
Residents
• Provides a Pedestrian Green connector through the 
Development

A cursory review of the site from Orange 
Avenue and Country Club Drive by city 
staff established that the majority of 
the neighborhood does not have listed 
species or protected forest issues.  No 
wetlands were readily visible and GIS 
did not show hydrologic features on 
this site.  The ditch/closed conveyance 
along Orange Avenue is a mapped 
element of the Primary Drainage 
System and the City would not treat 
that ditch as a natural feature in the 
NFI.  As development proceeds we will 
consider having standard biological 
surveys required for an NFI completed 
by a local experienced environmental 
fi rm and this information will be 
shared with the City staff before it is 
submitted as a part of the NFI This 
will allow us the opportunity to review 
the information and resolve any issues 
prior to the formal permitting process.

Landscape design will utilize the CPTED 
principles of natural surveillance, 
natural access control and territorial 
reinforcement in the fi nal design of 
our common spaces.
Landscape design will seek to 
incorporate the design of other 
physical features, such as sidewalks, 
pavements, lighting and fences; to 
emphasize public entrances, defi ne 
and reinforce ownership of the 
neighborhood.
Adequate lighting will be provided 
during all non-daylight hours in 
compliance with the standards of 
the Illuminating Engineering Society 
of North America (IESNA) RP-
33 and Crime Prevention Through 
Environmental Design (CPTED) 
standards.

LANDSCAPE CONCEPTS

C
entral C

om
m

on A
rea

Green Buffer Green Buffer

Open Space

Pocket Park

Pocket Park

Pocket Park

Pocket Park

Retention Pond

Retention 
Pond

Orange Avenue

Courtyard

Courtyard

Courtyard

C
ountry C

lub D
r

rryyyy C
y

C
y

C

GGGGGGGGGGGGGGGGGGGGGGGGG

CITY STAFF COMMENTS

PROPOSED ORANGE AVENUE APARTMENT REDEVELOPMENT65 66

Provides Green space and Open Space for Orange Avenue Residents

Provides a Pedestrian Green connector through the Development

Landscape design will utilize the CPTED principles 
of natural surveillance, natural access 
control and territorial reinforcement 
in the final design of our common 
spaces.

Utilizes the flood zone

Landscape design will seek to incorporate 
the design of other physical features, 
such as sidewalks, pavements, lighting 
and fences; to emphasize public entrances, 
define and reinforce ownership 
of the neighborhood.



POCKET PARK
• Small-Scaled Urban open space
• These are be tucked into and scattered throughout 
the site where they serve the Orange Ave Residents  

RETENTION/DETENTION POND
• Designed as Landscaped water feature for residents 
and public
• Provides for Flood and Water detention requirements

Much of the project site is currently within 
the special Flood hazard Area (fl oodplain) 
presented on the effective FIRM panel#292F.  
The fl oodplain on this site could be regulated 
as altered, which allows redevelopment 
of the site provided no fi ll is placed on site 
and all new buildings are elevated so the 
fi nished fl oor elevations are no less than two 
feet above the fl ood elevation.  Parking lots, 
driveways, and pedestrian pathways will be 
allowed within the fl oodplain provided fl ood 
water is less than six inches deep in the 25-
year critical storm.  

It is anticipated that the fl ood elevations in 
this area will be lowered in the foreseeable 
future. Should that become the case, the 
project will be reviewed in accordance with 
the new updated effective fl oodplain map.  

Regardless of a fl ood elevation changes, the 
following elements will be considered during 
the planning effort for the project.  A plan for 
stormwater management to be developed to 
provide water quality treatment for  the fi rst 
1.25-inches of runoff before it is discharged 
off site.  Additionally, a plan for stormwater 
runoff attenuation will be provided to limit 
off-site discharges to pre-development rates.  
All trees on the property will be surveyed 
and located on fi nal development site plans.  
Protected trees will be preserved or possibly 
removed in accordance with the city’s code 
standards for tree protection and removal. 

It is planned that when the fi nal development 
process begins there will be pre-submittal 
meetings to present preliminary plans to 
review staff and seek comment for the 
various departments regarding traffi c safety, 
solid waste management, water and sewer, 
gas, and electric utility connections, public 
safety and school capacity. 
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AMENITY AREA
• Community pool located  
   in a main yard
• Outdoor terrace/patio for 
   Resident’s enjoyment
• Amenities like Fitness  
   room, Meeting space,  
   Computer Lab for 
   Residents
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Much of the project site is currently within the special 
Flood hazard Area (floodplain) presented on 
the effective FIRM panel#292F. The floodplain on 
this site could be regulated as altered, which allows 
redevelopment of the site provided no fill is placed 
on site and all new buildings are elevated so 
the finished floor elevations are no less than two 
feet above the flood elevation. Parking lots, driveways, 
and pedestrian pathways will be allowed 
within the floodplain provided flood water is 
less than six inches deep in the 25- year critical storm.

It is anticipated that the flood elevations in this area will be 
lowered in the foreseeable future. Should that become the 
case, the project will be reviewed in accordance with the 
new updated effective floodplain map.

Regardless of a flood elevation changes, the following elements 
will be considered during the planning effort for the 
project. A plan for stormwater management to be developed 
to provide water quality treatment for the first 1.25-inches 
of runoff before it is discharged off site. Additionally, 
a plan for stormwater runoff attenuation will be 
provided to limit off-site discharges to pre-development 
rates. All trees on the property will be surveyed 
and located on final development site plans. Protected 
trees will be preserved or possibly removed in accordance 
with the city�s code standards for tree protection 
and removal.

It is planned that when the final development process begins 
there will be pre-submittal meetings to present preliminary 
plans to review staff and seek comment for the 
various departments regarding traffic safety, solid waste 
management, water and sewer, gas, and electric utility 
connections, public safety and school capacity.



WATER DETENTION
STRATEGIES

BENEATH PARKING AREAS - PIPING

SITE PLAN

LANDSCAPED DETENTION AREAS

LANDSCAPED DETENTION AREAS

USING NATIVE/REGIONAL LANDSCAPE 

WATER DETENTION 

Zone AE 
- 100 Year
 (Floodway)

Zone AE 
- 100 Year

Zone X5 
- 500 Year

(PRELIMINARY) FLOOD ZONE MAP

Water Quality and detention issues are major issues in Tallahassee and we have tried to plan-for 
approaches that both will meet detention requirements while being economical and attractive. After 
meetings, feedback and assistance from both the city of Tallahassee’s and Leon County’s Engineering 
departments we learned that there is an ongoing new FEMA LOMR assessment of the FEMA fl ood zones 
for this Orange Avenue Area but that it is not anticipated to be complete until later in 2018. Moore Bass 
Associates (our civil engineer planning team member) helped us establish the existing fl ood zones, 
make some basic initial detention requirements estimates, and develop some strategies to meet these.

There has been signifi cant City and County investments in storm sewer and water management along 
Orange Ave already, however fl ooding remained an issue in our resident surveys. To address this issue 
of fl ooding and to stay back out of the Flood zone we developed the idea of a linear plaza/promenade 
along Orange Avenue - this will also be a detention area (thru landscaped depressions and possibly 
buried pipes/chambers). Additionally, along the eastern edge of the property we have planed for larger 
detention areas to provide “up-stream” capacity. 

A major conveyance pipe transects the site.  Buildings will not be planned over the pipe. The pipe will 
be analyzed for adequate conveyance capacity. There may be a possible relocation of the pipe in the 
fi nal development process.

Final planning of the site will be coordinated with the Public Infrastructure’s Putnam Drive roadway 
project.  ROW for sidewalk and on-street parking will be planned for along THA’s northern property 
adjacent to Putnam Drive. An opportunity may exist for shared drainage conveyance/ pond to assist 
with redevelopment of the THA property. 
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Water Quality and detention issues are major issues in Tallahassee and we have tried to plan-for approaches that both will meet 
detention requirements while being economical and attractive. After meetings, feedback and assistance from both the city of 
Tallahassee�s and Leon County�s Engineering departments we learned that there is an ongoing new FEMA LOMR assessment 
of the FEMA flood zones for this Orange Avenue Area but that it is not anticipated to be complete until later in 2018. 
Moore Bass Associates (our civil engineer planning team member) helped us establish the existing flood zones, make some 
basic initial detention requirements estimates, and develop some strategies to meet these.

There has been significant City and County investments in storm sewer and water management along Orange Ave 
already, however flooding remained an issue in our resident surveys. To address this issue of flooding and to 
stay back out of the Flood zone we developed the idea of a linear plaza/promenade along Orange Avenue - this 
will also be a detention area (through landscaped depressions and possibly buried pipes/chambers). Additionally, 
along the eastern edge of the property we have planed for larger detention areas to provide �up-stream� 
capacity.

A major conveyance pipe transects the site. Buildings will not be planned over the pipe. The pipe 
will be analyzed for adequate conveyance capacity. There may be a possible relocation of the 
pipe in the final development process.



It is the partnership’s goal to replace 100% of the public housing bedrooms currently at Orange Avenue 

Apartments in a new mixed-income environment and unit mix that refl ects current resident needs and 

market conditions.  In order to achieve the desired mixed-income environment we will have to replace 

the current 200 units of public housing with approximately 550 or more units of mixed-income housing.  

Thus, we will not be able to replace all of the public housing units on-site.  The fi nal site plan included in 

this report indicates the following unit mix and assumes that we will only build 1, 2, 3 and 4 Bedroom 

Units.  This is based on current market conditions and is subject to change as each phase of the 

development goes to design, fi nancing and construction.  The fi nal unit mix will be determined based 

on market studies and conditions at the time each development is ready for fi nancing and construction.

Orange Avenue Apartments

New Site Plan Acres # of Units 1 Br 2 BR 3 BR 4 BR
Tract 1 7.7 130 23 62 36 8
Tract 2 5.9 100 18 48 28 6
Tract 3 4.7 60 11 29 17 4
Tract 4 5.6 35 6 17 10 2
Tract 5 5.7 65 12 31 18 4

Totals 29.6 390 70 187 109 24
                                    Total Bedrooms               70 374 328 95 867

HOUSING DEVELOPMENT SUMMARY

The Request for Qualifi cations (RFQ) requested a new site plan that would provide for 100% 

replacement of the public housing units in a mixed-income environment.  It is assumed that will be 

accomplished through a mixed-fi nance process that involves Low Income Housing Tax Credits (LIHTC), 

conventional fi nancing, along with soft subordinate funds from several sources, including but not 

limited to; Replacement Housing Factor funds, other Housing Authority funds, City of Tallahassee and 

Leon County funds (CDBG, HOME, 4% Bonds, etc.), Deferred Development Fee and additional funds 

from philanthropic entities if available.  Each phase will be fi nanced independently based on the current 

costs to build, availability of funds and the market conditions at the time of construction.  Thus, each 

phase will be evaluated as they come to the market for fi nancing. 

Orange Avenue Apartments currently consists of the following unit and bedroom mix:

Orange Avenue Apartments Units and 
Bedroom Mix
BR # of Units Total # of BR
1 34 34
2 64 128
3 64 192
4 32 128
5 6 30

Total to be 
Replaced

200 512
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The Request for Qualifications (RFQ) requested a new site plan that would provide for 100% replacement of the 
public housing units in a mixed-income environment. It is assumed that will be accomplished through a mixed-fi 
nance process that involves Low Income Housing Tax Credits (LIHTC), conventional financing, along 
with soft subordinate funds from several sources, including but not limited to; Replacement Housing Factor 
funds, other Housing Authority funds, City of Tallahassee and Leon County funds (CDBG, HOME, 4% 
Bonds, etc.), Deferred Development Fee and additional funds from philanthropic entities if available. Each 
phase will be financed independently based on the current costs to build, availability of funds and the market 
conditions at the time of construction. Thus, each phase will be evaluated as they come to the market 
for financing.

1 34

5 6

It is the partnership�s goal to replace 100% of the public housing bedrooms currently at Orange Avenue Apartments 
in a new mixed-income environment and unit mix that reflects current resident needs and market 
conditions. In order to achieve the desired mixed-income environment we will have to replace the current 
200 units of public housing with approximately 550 or more units of mixed-income housing. Thus, we will 
not be able to replace all of the public housing units on-site. The final site plan included in this report indicates 
the following unit mix and assumes that we will only build 1, 2, 3 and 4 Bedroom Units. This is based 
on current market conditions and is subject to change as each phase of the development goes to design, 
financing and construction. The final unit mix will be determined based on market studies and conditions 
at the time each development is ready for financing and construction.



The chart above indicates that we can replace 349 bedrooms on-site in 157 units thus we must 
replace 165 bedrooms off-site.  We are currently working to secure property for off-site housing.  
We anticipate that we will need two off-site properties in order to meet the required bedroom count 
for replacement of 100% of the bedrooms currently on-site.  We anticipate developing a senior 
only property and possibly one other family property in order to accomplish our ultimate goal of 
replacement housing. In the end of this process the Orange Avenue site will produce more than 200 
units of replacement public housing units plus add to the affordable housing inventory in Tallahassee 
through rent restricted LIHTC units as well as add new market rate units to the Orange Avenue Site.

Tract 3

Tract 2

Tract 1

Tract 4

Tract 5 Total Units:  390 Units
Total Site:    29.6 Acres
Density:       13.2 Units/Acre

Tract 1:
Units:        130 units
Site Area:   7.7 acres

Tract 2:
Units:        100 units
Site Area:   5.9 acres

Tract 4:
Units:        35 units
Site Area:   5.6 acres

Tract 3:
Units:        60 units
Site Area:   4.7 acres

Tract 5:
Units:        65 units
Site Area:   5.7acres

Orange Avenue
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(60 units)

(35 units)

(65 units)

(130 units)

(100 units)

Total Units:  390 Units
Total Site:    29.6 Acres
Density:       13.2 Units/Acre

HOUSING DEVELOPMENT SUMMARY
We envision the following mix of Public Housing, LIHTC and Market rate units by tract:

Tract 1 Public Housing LIHTC Market Total
1 BR 9 8 6 23
2 BR 25 22 16 62
3 BR 15 13 9 36
4 BR 3 3 2 8
Total BR-Tract 1 115 101 72 289
Total Units 52 46 33 130

Tract 2 Public Housing LIHTC Market Total
1 BR 7 6 5 18
2 BR 19 17 12 48
3 BR 11 10 7 28
4 BR 2 2 2 6
Total BR-Tract 2 89 78 56 222
Total Units 40 35 25 100

Tract 3 Public Housing LIHTC Market Total
1 BR 4 4 3 11
2 BR 12 10 7 29
3 BR 7 6 4 17
4 BR 2 1 1 4
Total BR-Tract 3 56 47 34 136
Total Units 25 20 15 60

Tract 4 Public Housing LIHTC Market Total
1 BR 3 2 2 6
2 BR 7 6 4 17
3 BR 4 3 2 10
4 BR 1 1 0 2
Total BR-Tract 4 31 27 17 76
Total Units 14 12 8 35

Tract 5 Public Housing LIHTC Market Total
1 BR 5 4 3 12
2 BR 12 11 8 31
3 BR 7 6 5 18
4 BR 2 1 1 4
Total BR-Tract 5 58 51 36 144
Total Units 26 23 16 65

All Tracts-On-Site Public Housing LIHTC Market Total

Total BR all Tracts 349 304 215 867
Total Units all 
Tracts

157 136 97 389
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2 BR 25 22 16 

Total Units: 390

Total Site: 29.6

Density: 13.2 Units/Acre



Assuming that we meet the above schedule for the development of the fi rst phase of housing we would 
begin moving residents off-site in January 2021.  Simultaneously with the above stated schedule 
the team would work with HUD to gain approval for demolition/disposition of the Orange Avenue 
Apartments during 2019.  Once HUD approvals are in hand we would begin phasing the development 
of on-site housing as shown above as Phase II.  By producing an off-site property fi rst, we can then 
vacate a section of the property to demolish and build new.  The phasing of the on-site housing will 
be determined once all approvals are in place and the need at the time of development.  The site plan 
is currently shown in 5 tracts.  Based on current funding sources and potential allocations of LIHTC 
we envision building out the site in 2 or 3 phases.  Again this will be determined as the fi nancing is 
available and the market dictates.

HOUSING DEVELOPMENT SUMMARY

To accomplish all of this and minimize relocation we intend to begin with an off-site development.  As 
stated above we are seeking an off-site property within the Southside community for our fi rst phase 
of development.  Based on the feedback from residents we think that a senior property should be the 
fi rst phase of development.  This allows us to provide new housing to seniors currently living at Orange 
Avenue and keep them within the neighborhood as they requested.  The following timeline is our best 
estimate of when units will be ready for relocation purposes.

  Secure off-site property    April 2018

  Schematic Design and site plan   May-June 2018

  Florida Housing Corporation issues RFA  October 2018

  Application for LIHTC Allocation   December 2018

  Allocation of 9% LIHTC from FHC   March-April 2019

  Design Development-Architectural   April-May 2019

  Community Engagement Sessions   April- May 2019

  Construction Documentation-Architectural  June-August 2019

  Bid and Permit     August-September 2019

  Financial closing     October- November 2019

  Submit Demo/Dispo for on-site work  October 2019

  Construction Completion Phase I   December 2020

  HUD approval for Demo/Dispo   March 2020

  LIHTC application Phase II on-site   October 2020

  Initial Occupancy Phase I    January 2021

  Phase II LIHTC award    March 2021

  Phase II Construction Closing   October-November 2021

  Phase II Construction Completion   December 2022

PROPOSED ORANGE AVENUE APARTMENT REDEVELOPMENT75 76

To accomplish all of this and minimize relocation we intend to begin with an off-site development. As stated above we are seeking an off-site property within the Southside community for our first phase 
of development. Based on the feedback from residents we think that a senior property should be the first phase of development. This allows us to provide new housing to seniors currently living 
at Orange Avenue and keep them within the neighborhood as they requested. The following timeline is our best estimate of when units will be ready for relocation purposes.

Assuming that we meet the above schedule for the development of the first phase of housing we would begin moving 
residents off-site in January 2021. Simultaneously with the above stated schedule the team would work with HUD 
to gain approval for demolition/disposition of the Orange Avenue Apartments during 2019. Once HUD approvals 
are in hand we would begin phasing the development of on-site housing as shown above as Phase II. By producing 
an off-site property first, we can then vacate a section of the property to demolish and build new. The phasing 
of the on-site housing will be determined once all approvals are in place and the need at the time of development. 
The site plan is currently shown in 5 tracts. Based on current funding sources and potential allocations 
of LIHTC we envision building out the site in 2 or 3 phases. Again this will be determined as the financing 
is available and the market dictates.
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