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J-H REALTY PARIS, LP 
2964 Peachtree Road NW, Atlanta, GA 30305 

 

July 12, 2024 

 

Mr. Cody Campbell 
Director of Multifamily Finance 
TDHCA 
221 East 11th Street 
Austin, TX 78701 
 
Via Email: cody.campbell@tdhca.state.tx.us 
 
Re: Placed-In-Service Extension & Carryforward Request 
 Celebration Paris, Paris, Lamar County 
 TDHCA# 22219/23814 
 
Dear Cody, 
 
J-H Realty Paris, LP (the “Owner”) received a 2022 allocation of Housing Tax Credits from the Texas 
Department of Housing and Community Affairs (“TDHCA”) for the construction of Celebration 
Paris (the “Development”).  The Owner executed a 2023 Carryover Allocation Agreement stipulating a 
December 31, 2025 placed in service date.  Additionally, the TDHCA Board approved an Ownership 
Transfer and Material Amendment request on March 7, 2024 and the Asset Management Department 
released its addendum to the underwriting report on April 26, 2024 approving the revised project 
structure. 
 
As you are fully aware, the unforeseen construction and financial market upheaval have had a significant 
negative impact on affordable housing developments across Texas.  Celebration Paris is not immune to 
these challenges.  Material changes in ownership, design and project size were absolutely necessary to 
return Celebration Paris back to a viable and feasible transaction.  This has taken significant time and 
resources to accomplish.  We are within 45 - 60 days of a financial closing with Sterling Bank and Freddie 
Mac and commencement of construction.  However, all parties are concerned with the placed in service 
deadline, leaving only 13 - 14 months to construct the community.  While that construction timeline is 
possible under perfect conditions, it leaves no room for delays caused by weather, supply chain or labor 
shortages.  Without an extension to the placed in service date, Freddie Mac will not formally approve 
their loan and HTC investment commitments and close the transaction.   
 
Adding to the delay was the record rain fall that northeast Texas received this Spring.  Lamar County 
received a disaster declaration on May 22, 2024 for the impacts it received from severe storms and 
flooding.  The declaration is attached. The Geotechnical engineer could not mobilize their drilling rig due 
to the excessive rain and resulting field conditions.  Without the geotechnical report, the structural 
engineer could not finalize their plans, which in turn impacted the architect’s ability to submit for 
building permits.  This was a 30 – 45 day delay. 
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Therefore, the Owner is requesting a 6 month extension to the placed in service date and that the 
Owner be permitted to return the Tax Credits and that TDHCA reallocate the Tax Credits to the Owner in 
the current year in accordance with §11.6(5) of the 2023 QAP relating to Force Majeure. 
 
Actions Taken Since Material Amendment and Asset Management Underwriting Approval 
 
Since Board and Asset Management approval we have been fully engaged in closing this transaction and 
the following has been accomplished: 

 Debt and equity commitments with Sterling Bank, Freddie Mac and Berkadia Mortgage have 
been executed 

 All due diligence and 3rd party reports are underway and will be delivered by July 15 with the 
exception of the Plan & Cost Review 

 All legal counsel teams have been fully engaged and draft equity, debt and ground lease 
documents have been circulated.  Weekly closing calls are underway with the entire closing 
group 

 The site’s subdivision has been approved by the City of Paris 
 ALTA surveys have been prepared and circulated to all legal teams 
 Title commitments have been updated 
 Architectural, civil and landscape plans have been submitted to the City of Paris for permitting 
 General Contractor is actively bidding the project for final construction contract amount 

 

As you can see, we are fully engaged and rapidly approaching a closing date.  However, Freddie Mac has 
a 30-day review and final approval process, making a closing before Labor Day unlikely.  With a 
September 2024 closing, this leaves a 13 - 14 month construction window to meet the December 31, 
2025 PIS deadline.   

We believe the Owner and Development meet all the requirements in Section 11.6(5), in that: 
 
1. The events that caused the delay occurred before issuance of 8609s and were 
sudden, unforeseen circumstances outside the control of the Development Owner.  
 
2. The delays were not caused by willful negligence or acts of Owner, any Affiliate, or 
any other Related Party. 
 
3. The Owner has provided evidence and a timeline of the events that was the direct 
result of the delays. 
 
4. Though there was little that could be done to mitigate the effects of weather and the COVID-19 
Pandemic, the Owner has been working diligently with the City of Paris, the Architect, and the General 
Contractor to value-engineer and redesign the overall site plan to help offset the volatility of current 
market conditions, making the Development feasible once again.  The Owner has also been working 
diligently with lenders and investors to close the transaction 
 
5. The Force Majeure threatens to prevent the Owner from meeting the Place in Service requirements of 
the 2023 Carryover Agreement. 
 
6. The requested current year Carryover Agreement would allocate the same amount 
of Tax Credits as those that would be returned. 
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7. There have not been any insurance proceeds received related to the
Force Majeure event.

We are within 60 days of financial closing and commencement of construction.  But, our financial 
partners will not close the transaction without the requested 6-month extension and tax credit 
carryforward.  Time is of the essence, and we request to be heard at the TDHCA Board meeting to be 
held September 5, 2024.  

Thank you for your careful consideration and partnership as we bring much needed, and long awaited, 
high-quality elderly housing to the City of Paris.  Please let us know if you need any additional 
information at this time.

Sincerely,

___________________    ____________________     
Alan Naul     C. Breck Kean
Javelin Group, LLC    Rea Ventures Group, LLC

Attachments:

1. Berkadia Debt & Equity Assurance Letters 
2. Lamar County Disaster Declaration and Announcement

____________________ 
C. Breck Kean

________________________________________________________________ _____
Al N l
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July 11, 2024

Mr. Cody Campbell
Director of Multifamily Finance
TDHCA
221 East 11th Street
Austin, TX 78701

Re: Placed-In-Service Extension & Carryforward Request
Celebration Paris, Paris, Lamar County
TDHCA# 22219/23814

Mr. Campbell, 

Berkadia Affordable Tax Credit Solutions (BATCS) has been engaged in review and consideration of a 
LIHTC equity investment in Celebration Paris since June 2023 and recently executed an LOI (June 2024) 
after receiving preliminary approval to proceed from its most active equity investor, Freddie Mac.

Since executing the LOI, BATCS has initiated formal due diligence and underwriting and anticipates 
delivering an investment package to Freddie Mac for final approval in the coming weeks. BATCS has 
closed 7 LIHTC equity transactions with Freddie Mac representing $260 million in equity since December 
2022 and is confident in their ability to close this transaction.

Please note that all due diligence and 3rd party reports are underway and will be delivered by late July. 
BATCS legal counsel has circulated the first draft of the LPA for discussion, and we are targeting a closing 
date in mid-September. 

However, given the passage of time and delays in the initial underwriting and due diligence phase, 
coupled with the 30-day review requirement for the investment package, the current December 31, 
2025, placed-in-service deadline has emerged as a significant barrier to closing this transaction because 
the current timeline does not adhere to the investor’s risk tolerance policy.  Therefore, we respectfully 
request an extension of the placed-in-service deadline to , 2026.  Receipt of this extension will 
enable us to proceed swiftly toward closing this transaction in September 2024. Thank you for your 
consideration of this request and please let us know if you need any additional information at this time. 

Sincerely,

_________________________________________________________________

Brian Blanchard
Senior Director – Acquisitions 
Berkadia Affordable Tax Credit Solutions



July 11, 2024

Mr. Cody Campbell
Director of Multifamily Finance 
TDHCA
221 East 11th Street 
Austin, TX 78701

Re: Placed-In-Service Extension & Carryforward Request 
Celebration Paris, Paris, Lamar County
TDHCA# 22219/23814

Mr. Campbell,

Berkadia Affordable Mortgage Banking has been engaged and under application to provide the
permanent financing for Celebration Paris since May 2024 as Seller/Servicer on behalf of Freddie Mac. 

Since executing the application, Berkadia Mortgage Banking is finalizing our underwriting and closing 
package for Freddie Mac’s issuance of their Commitment to Permanent Financing. Berkadia has closed 
over $3 Billion in Affordable Housing transaction in 2023, making us the largest Affordable Lender with 
Freddie Mac, Fannie Mae and HUD.  We are confident in our ability to close Paris Celebration within 
the coming months, targeting a closing in September.

With a targeted closing of September 2024, the placed-in-service deadline is a significant barrier to
closing this transaction because the current timeline does not adhere to the investor’s risk 
tolerance policy. Therefore, we respectfully request an extension of the placed-in-service deadline to 

, 2026. Receipt of this extension will enable us to proceed swiftly toward closing this 
transaction in September 2024. Thank you for your consideration of this request and please let us 
know if you need any additional information at this time. 

Sincerely,

Heather Olson
Managing Director – Mortgage Banking – Affordable Housing

5100 Town Center Circle
Suite 500
Boca Raton, FL 33486
Email: heather.olson@berkadia.com
Direct: (770) 286-6446
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