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Dear President DePietro:

The Adirondack Community Development (ACD) and Censere Consulting, LLC., (Censere) are pleased
to submit the enclosed response to your Request for Qualifications for Affordable Housing Project
Development for the City of Hudson.

ACD has a demonstrated track record of recent success with redeveloping neighborhoods using the
mixed-finance approach. ACD will be the Prime Developer and will manage and assemble the
Development Team. ACD is a vertically integrated company that includes its property management
affiliate, Mayfair Property Management Group, and Piedmont Construction, its construction arm.

Censere's principal, Jimmy Miller, served as Deputy Assistant Secretary for Housing to the Governor of
New, President of the New York State Housing Trust Fund, Deputy General Manager for New York City
Housing, Executive Director for the Housing Authority of the City of New Haven and Interim Executive
Director for Ansonia Housing Authority and the Bridgeport Housing Authority, simultaneously.

Together ACD and Censere have developed or managed almost 30,000 units. These projects include
9% or 4% Low-Income Housing Tax Credits (LIHTC), HOME, USDA, New York State Housing Trust Fund,
FHA 221(d)(4), New York State Homeless Housing Assistance Program, and Federal Home Loan Bank
financing.

The Development Team will consist of the Project Architect, General Contractor, Piedmont Construction;
Attorney, Reno & Cavanaugh; Property Manager, Mayfair Property Management

Respectfully Submitted,

Victor Salerno,
Chief Executive Officer & Partner
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1. LETTER OF INTEREST



a. Name, title, telephone number, and e-mail address for the person authorized to sign for the
organization.

Contact Name: VICTOR SALERNO

Title: CEO

Contact Phone: 917.355.8725

Contact Email: victor.salerno@mayfairmgt.com
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2. CONTACT INFORMATION

mailto:victor.salerno@mayfairmgt.com
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3. COMPANY INFORMATION

Adirondack Community Development LLC
Year Founded: 2018
Number of Continuous Years in Business: 3
Ownership Status: LLC
Corporate and Local Office Location: New York, NY
Number of Employees: 3

Censere Consulting, LLC
Year Founded: 2005
Number of Continuous Years in Business: 16
Ownership Status: LLC
Corporate and Local Office Location: Ossining, NY & New Haven, CT 
Number of Employees: 3



The Farnam Courts Transformation Plan is an integral part
of the City of New Haven Mill-River Revitalization Plan.
Farnam Courts’ plan is comprised of several phases. The
plan involved the demolition of the existing 240 units on-site
anabandoned warehouse off-site. The Farnam Court project
provided 262 housing units, almost 7,500 square feet of
commercial space, and a 30,000 square community park.
The project also provides for 173 RAD and Low-Income
Housing Tax Credit assisted units and 32 market-rate units.
Jimmy Miller, CEO of Censere, directed every aspect of the
strategic planning process, including master planning,
detailed site planning, and financial feasibility analysis.

The project was designed to promote a family-oriented
community environment and increase the supply of affordable housing in this area as well as help to revitalize the Mill
River-Fair Haven neighborhood. It reconnects the development to the surrounding street grids and with the Wooster
Square neighborhood where abundant shopping and services are located. The total development cost is pegged at
approximately $128 million. Almost $100 million in other public and private funds were leveraged for this development.

Censere Glendower also worked with the residents and community partners to obtain vital support for the project.
Censere also developed the Relocation Plan that governs the temporary and permanent relocation of families and the
Section 3/MBE/WBE Plan to ensure employment opportunities for low-income residents of the development and the
community.

Phase 1 On-Site

Phase I on-site of the has been completed and lease-up is underway. This phase involved the construction of two new
mid-rise buildings with 94 residential units, 86 of which are assisted under RAD and Low-Income Housing Tax Credit Pro-
grams and eight of which are market-rate units.
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4. NARRATIVE DESCRIPTION OF COMPARABLE PROJECTS

As stated earlier, Jimmy Miller, the CEO of Censere, has led the redevelopment of almost 12,000 units of housing. With 
more than four decades of experience as an executive, Jimmy has been recognized across business sectors for his unique 
blend of thought-leadership, vision, and an in-depth, level of knowledge and intuitiveness. Jimmy’s accomplishments 
and experience include serving as deputy general manager of the 180,000-unit New York H ousing Authority, where 
he managed $8 billion in assets and created the Single-Family H omeownership Program and the Multi-Family 
Homeownership Program. While serving as deputy assistant secretary to the Governor of New York, he created the New 
York State Housing Trust Fund Program and the state's first Qualified Allocation Plan.

As mentioned in the Cover Letter, Censere has developed almost 12,000 housing units and appurtenant retail and 
community space at a cost of almost $2.5 billion and closed more than 20 Rental Assistance Demonstration (RAD) 
projects totaling more than 1,600 units. The key to the Team’s success is a fluid process for developing clear, concise, and 
comprehensive development plans with a focus on the who, what, where, and how of a community's affordable housing 
needs. The development plan is always an extension of the community’s needs assessment and reflects t he broader 
community's understanding of its needs and opportunities.

We have successfully provided strategic planning expertise for a myriad of neighborhood revitalization projects. Three 
major strategic planning initiatives similar in size and scope to those listed in the RFQ include the Mill River Revitalization 
Plan, the West Rock Transformation Plan, and the Quinnipiac Terrace Hope VI Revitalization Plan.

FARNAM COURTS-MILL RIVER TRANSFORMATION PLAN



The phase includes the construction of management and
community space, and about 5,000 square feet, first-floor
retail, and commercial space fronting on Grand Avenue. The
development also includes a community center, fitness
center, offers free wireless internet in the common areas, a
business center, as well as an on-site management office.
The units will all incorporate Energy Star appliances and
additional upgrades for the market- rate units including
stainless steel appliances and solid surface countertops.
The total development cost for this phase is approximately
$ 42.4 million. Funding for this phase came from a myriad of
sources including: $6.5 million from ECC Moving to Work; $7
million in HUD subsidies; $20 million from the Community
Development Trust Construction Loan; $16 million in equity
contributions from Redstone Equity Partners; $7.2 million

from Chase Bank; $8 million from the City of New Haven; and $833,386 from the State of Connecticut for Brownfield
cleanup.

Farnam Court Phase 2 On-Site

Phase 2 on-site includes development of an additional 111 units. This phase consists of the demolition of 92 units and the
construction of 111 townhomes, 87 of which will be assisted under RAD and 24 of which will be market-rate. The 87 RAD
units will consist of 53 2-BR units, 28 3-BR units, and six 4-BR units, while the 24 market units will be composed of 122-BR
units, 11 3-BR units, and one 4-BR unit. Construction for this phase is expected to start in summer 2018. The total project
cost of Phase II is $55.5 million.

Fair Haven Off-Site

The Farnam Courts RAD project includes the transfer of 57 project-based units off-site to Fair Haven. The Fair Haven off-
site phase is comprised of Eastview Terrace Phase 2 at 185 Eastern Street and 197 Chatham Street locations in New Haven.
Eastview Terrace Phase 2 consists of 25 affordable townhome rental units; 17 one-bedroom, six (6) two bedroom, and two
(2) three-bedroom units of which seven (7) two-bedroom units are handicapped accessible, and two (2) three-bedroom
units are handicapped accessible. The development already has a large community center with on-site management and
maintenance offices as well as activities for the youth in the neighborhood through the Boys and Girls Club, a computer
lab and gymnasium that is used for a myriad of purposes. This project is the second and final phase of the overall Eastview
Terrace development bringing the total number of units to 127. This project has closed and is 100% occupied.

The second parcel located at 197 Chatham Street was an abandoned warehouse that has been demolished and
remediated to eliminate any potential environmental hazards. This phase includes a mixed-use, multi-building community
containing 32 rental units of which 11 are two-bedroom apartments, and 21 are three-bedroom apartments. The
development also includes four (4) handicap accessible rental units on the first floor. There are approximately 1,832
square feet of community space on the front of Rowe Street and a playground and fitness center. Wireless internet in the
common areas, a business center, as well as an onsite management office. This phase is also 100% occupied. The phase
contains 57 Low-Income Housing Tax Credit units. The total development cost of Fair Haven is $30 million: $24 million of
other public and private funds were leveraged
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WEST ROCK REVITALIZATION PLAN
Prior to the implementation of the West Rock Revitalization Plan, the site included 491 deteriorated housing units. The
community was divided from the nearby Town of Hamden by a six feet fence that had stood for 50 years. Residents
had to travel miles to access the nearby shopping area in Hamden. The plan called for the development of almost 450
units of mixed-financed, mixed-income housing and appurtenant community and retail space. To date, more than 500
units have been constructed and occupied. The community is now linked to Hamden by two public streets. The revitalized
community also replaced a deteriorated strip mall with a 47-unit mixed-use facility for elderly and disabled families that
includes 9,000 square feet of new commercial space and 4,600 square feet of community space. The facility also includes a
medical center that not only serves its residents but those of the entire West Rock community. The development includes
13 RAD units and 34 project-based units; all of the units are LIHTC units. The total development cost of the West Rock
Revitalization was approximately $200 million. Jimmy Miller,

CEO of Censere directed every aspect of the strategic
planning process, including master planning, detailed site
planning, and financial feasibility analysis.

QUINNIPAIC TERRACE HOPE VI REVITALIZATION PROJECT

During his more than four decades of strategic planning and
community development, Miller has directed the
development of numerous four HOPE VI projects, many
involving LIHTC financing, including the award-winning
HOPE VI Quinnipiac Terrace development. Located in New
Haven, CT, this development consisted of 256 public
housing units of which approximately 170 were occupied at
the time of the HOPE VI application submission. When the
HOPE VI grant was awarded to the Housing Authority of
New Haven, there were approximately 154 families
remaining in Quinnipiac Terrace/Riverview. Riverview, which
is non- contiguous to the main Quinnipiac Terrace site,
consisted of 12 dwelling units in three buildings, all of which
were vacant and boarded up at the time of application
demolished. The new Quinnipiac Terrace devel- opment

consists of 209 new housing units, 164 on-site public housing and Housing Choice Voucher project-based units, 29 off-site
public housing units at the St.
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Anthony public housing development site, and 16 additional units of single-family homes developed by ECCO, a local faith-
based initiative, on land donated by HANH. Many have hailed the design of the project as spectacular and well adapted
to Fair Haven as a waterfront community. The complex has new streets, opening to the newly renovated local school
and a new park and is fully integrated into the neighborhood. This is now one of New Haven’s unique and wonderful
neighborhoods. The total development cost was approximately $88 million.
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ACD and its partners specialize in the preservation of development of high-quality affordable housing and workforce
housing and the redevelopment and repositioning of value-added multifamily housing located throughout the United
States. ACD's affiliate, the Mayfair Management Group is a national full-service management and development company.
It manages and operates over 140 apartment communities with nearly 18,000 units across eight states through its wholly-
owned subsidiary Mayfair Management Group, LP.

ACD's vast portfolio includes HUD 811, LIHTC, RAD, USDA, public housing, HOME, and conventional properties.

Censere's portfolio includes the development of almost 12,000 units across the full spectrum of housing programs
including RAD, LIHTC, HOME, HOPE VI, 221(d)(4), New York State Housing Trust Fund, New York State Urban Initiatives,
New York State Homeless Housing Assistance Program, and Federal Home Loan Bank Affordable Housing Program.

These projects have been developed in urban areas similar and size to Hudson, including Albany, New York, Newark, New
Jersey, St. Croix, Virgin Islands, Laredo, Texas, Alton, Texas, Denison, Texas, and Athens, Texas.
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5. EXPERIENCE WITH DEVELOPMENT AND OPERATION IN MUNICIPALITIES OF
COMPARABLE SIZE



BROOKSIDE MIXED FINANCE DEVELOPMENT
The Brookside Development, which consisted of two phases, is a part of the West Rock Revitalization Plan that was
described above. Brookside Apartments involved the construction of 222 units of housing, with 20 of these units being
homeownership replacement units. Brookside Phase 1 Rental development contains 101 affordable rental units in 28
rent- al buildings and includes a management/maintenance building with a community meeting room. All of the units
are tax credit eligible units whose residents will be qualified in accordance with Section 42 of the Internal Revenue Code.
Of the 101 affordable rental units, 50 units are public housing units that benefit from Section 8 operating subsidy in
accordance with a mixed-finance amendment to the Annual Contribution Contract. Of the remaining 51 units, 50 benefits
from project-based Section 8 subsidy in accordance with a Housing Assistance Payment contract. One unit will be a non-
income generating unit set aside for the maintenance supervisor. Total development cost was approximately $42 million.
Brookside Phase 2 Rental community also consists of 101 rental units, including 50 public housing replacement units and
51 project-based assisted units. The total development cost for this phase was approximately $29 million.
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6. DESCRIPTION OF EXPERIENCE FINANCING MIXED-USE, AFFORDABLE OR
MIXED-FINANCE HOUSING



WILLIAM T. ROWE MIXED-FINANCE DEVELOPMENT
Jimmy Miller directed the demolition of the 176-unit William T. Rowe Public Housing Development. The new William T.
Rowe contains 104 mixed-income units is built on land previously owned by the Yale-New Haven Hospital. It negotiated
the swap of the old Rowe parcel for the new one. Additionally, it applied and obtained ARRA funding. Financing for the

new Rowe came from a myriad of sources including 4
percent tax-exempt bonds, $4 million from the City of New
Haven, deferred developer fees, and $3.0 million
Replacement Housing Fund. Trinity Rowe served as the
developer. The total development cost was $35 million

The project also included the redevelopment of adjacent
homes by providing homeowners with low-interest and no-
interests loans.

NEW BRUNSWICK HOPE VI REVITALIZATION PLAN
While serving as regional director for the Atlantic Region for The Community Builders, Inc., Miller directed the demolition
of the deteriorated New Brunswick Homes Public Housing Development that served as the catalyst for the implementation
of this Plan.

Phase 1

Hope Manor combines 68 units of mixed-income, affordable housing with 9,625 square feet of retail space, and a
community-oriented safe play space. The site for Hope Manor is conveniently located less than two blocks east of the
center of downtown New Brunswick. This prime location assures lower-income families of participation in the ongoing
redevelopment of the Lower George Street neighborhood. This site was completed in 2001 and is currently occupied.

Phase 2

Once the site of New Brunswick Homes, the new Riverside Complex is now the home of 76 units of mixed-income
affordable housing. Like Phase 1, the development includes town- home style units which include driveways and garages,
as well as six (6) units that comply with the Americans with Disabilities Act (ADA) to provide full accessibility for families
with a disabled household member. In addition, Phase 2 has two “tot lots” for small childrenand a community building
whose use and programming is availed to all residents in the new HOPE VI units of all the phases of development. This
site was completed in 2005 and is currently occupied.

Phase 3

The old Lord Stirling School, an anchor of the neighborhood both architecturally and institutionally, will get a second life
as a Section 202 funded senior-disabled housing complex. Just two blocks from the Phase 2 site, the school has been
renovated and converted into at least 48 one-bedroom units. Income qualifications are the same as for public housing
and the units are restricted to households whose members are 62 and over (or whose head of household is disabled).
This site was completed in 2007 and is currently occupied
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7. PROJECT FINANCING CA

ACD has the financial capacity to provide the predevelopment expenses and the customary completion guarantees needed
to bring the project to fruition. The principals of ACD have a net worth of approximately $50 million and liquid assets of
approximately $5 million. Anticipated sources of funds include:

• Federal Low-Income Housing Tax Credit

• New York State Housing Trust Fund

• New York State Housing Finance Authority Tax Exempt Bond Program

• HOME Program

• Federal Home Loan Bank Affordable Housing Program

• HCR New Construction Program

• New York State Brownfield Tax Credit Program

• Federal Housing Trust Fund Program

• HCR Supportive Housing Opportunity Program

The Team has recently obtained financing from Merchants Banks, Lument, The Richman Group, Hudson Capital, Greystone
Servicing, Goldman Sachs, Redstone Capital, and the National Equity Fund,
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None of the Team Members have been involved in any litigation that could have an
adverse impact on the entities financial conditioms.
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8. DESCRIBE ANY LITIGATIONS THE DEVELOPMENT TEAM HAVE BEEN INVOLVED IN
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9. EXECUTED AND NOTARIZED FORMS
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