
 
 
 

 
  

Dane County Affordable Housing Development Fund  
RFP #118054 

 FAIR OAKS 
APARTMENTS 

 





 
 
 
 
 

Table of Contents 
 
 
Signature Affidavit 1 

Response to General Requirements / Tabs 1-8  

Tab 1:  Introduction (4.1) 2-7 
Tab 2:  Development and Service Team Background (4.2) 8-16 
Tab 3:  Project Description (4.3) 17-20 
Tab 4:  Housing First (4.4) 21-22 
Tab 5:  Targeted Population (4.5) 23 
Tab 6:  Supportive Services Plan (4.6) 24-32 
Tab 7:  Tenant Screening Policies (4.7) 33-34 
Tab 8:  Funding Leverage (4.8) 35 
 

Required Forms  

Tab 9:  Attachments B, C, D & E 36-39 

 



2 
 

4.1 - Introduction 

______________________________________________________________________________ 

The following is a response to the Dane County’s Affordable Housing Development Fund 

Request for Proposal #118054. This proposal stipulates that it is predicated upon the terms and 

conditions of this RFP and any supplements or revisions thereof.  The proposed project is called 

The Fair Oaks Apartments.  

The Fair Oaks Apartments, located at 134 S. Fair Oaks Avenue in Madison, will be an 80 unit 

multi-family development with 68 affordable apartments, 16 of which will be geared toward 

individuals and families in need of supportive services. These supportive services will focus on 

assisting families that are homeless and/or those at risk of becoming homeless and military 

veterans.   

The Fair Oaks Apartments will be developed, owned and managed by Stone House 

Development, Inc. and/or its affiliates.  Stone House has developed and been the management 

agent of 22 affordable housing projects throughout the state of Wisconsin with eleven being in 

the Madison area.  In addition, Stone House provides third party property management services 

to multi-family properties. The most comparable is the Revival Ridge Apartments, which is 

owned by the City of Madison Development Authority (CDA), and of which Stone House has 

been the management agent since 2009.  

Stone House’s knowledge of the Madison market is a direct result of their ownership and 

management of these similar properties. Two properties close to this site, City Row and Park 

Central, have maintained full occupancy for six and eight years respectively.  The long waiting 

lists for these properties and high demand for affordable housing in the City of Madison is a 

testament to the strong demand for affordable housing in Madison. 

Most recently, Stone House opened the Breese Apartments in January of 2018. The site is 

located less than 3 miles from the proposed location. The Breese Apartments unit mix is very 

similar to what is proposed for Fair Oaks as it also provides supportive services to homeless 

families and military veterans.  The supportive services provided at The Breese are provided by 

The Road Home and the Dane County Veterans Service office.  These agencies will also be 
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providing the necessary supportive services to the residents of Fair Oaks including on-site 

supportive services by The Road Home in a provided office within the development.  

In addition, Stone House opened the Pinney Lane Apartments in early 2016.  This site is located 

less than 2 miles from the proposed location.  The lease up was extremely successful and the 

property has maintained 100% occupancy since opening and has a long waiting list.  The Pinney 

Lane Apartments has also maintained a successful partnership with Movin’ Out, who provides 

supportive services and is located within the development.  

The Fair Oaks Apartments will be a four story, new construction building with underground 

parking.  The exterior will be a combination of brick and siding.  The building is an L shape with 

the outdoor gathering spaces for residents geared toward Starkweather Creek.  
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As the site plan illustrates the project offers 11 three-bedroom townhouses with private 

entrances (the doors are marked with a brown dot).  The communal space is protected from 

streets and includes grille stations, a playground and resident garden plots.  Entrance to the 

underground parking is off Gateway Place and low traffic side street. 
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The apartment interiors include all energy star appliances including washers and dryers in every 

unit.  Flooring is vinyl plank and each apartment includes spacious cabinets and ample storage.  

Standard market rate apartment amenities such as window coverings and walk-in closets are 

included as well. 

 

 

 

 

 

 

 

 

 

 

A large community room is an important feature in every Stone House project, including Fair 

Oaks Apartments.  The space allows for informal gatherings of residents, scheduled events such 

as pot-lucks and the like.  The community room is adjacent to the outdoor grilling and picnic 

area. 
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Two features standard in every Stone House project are an exercise room and a business 

center.  Residents who cannot afford gym membership can enjoy free use of the space at a time 

that is convenient for them.  The business centers include computers, printers and fax machines 

for use by all residents. 
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Project Location and Area Amenities Map 

 

Access to Public Transportation 

Madison Metro transit is available 7 days per week within .3 of a mile from the site with ample 
routes to childcare, grocery, shopping and the like. 
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4.2 – Development and Service Team Background 

______________________________________________________________________________ 

Utilizing Section 42 Tax Credits 

Twenty of the twenty-two Stone House developed properties utilize highly competitive Section 

42 tax credits through the state allocating agency, WHEDA, while the other two properties 

provide a portion of affordability through WHEDA financing.  Stone House is a leading 

developer of affordable tax credit properties in Madison.  The Fair Oaks Apartments applied for 

and received an allocation of LIHTC (low income housing tax credits), one of the largest hurdles 

in affordable housing developments.   

Public / Private Joint Ventures 

Stone House will be the managing member of the Fair Oaks Apartments ownership entity, as 

well as the property manager.  As such, Stone House will provide construction and operating 

guarantees, as it has in all past projects.  Maintaining long term relationships with investors, 

partners, lenders and WHEDA is a high priority at Stone House.   

The Park Central Apartments, which is located 2 miles from the proposed project, was financed 

with tax exempt bonds in 2008.  It is an excellent example of a public/private partnership in 

that Stone House partnered with Commonwealth Development to obtain CDBG financing.   

The Pinney Lane Apartments, also located in Madison, successfully partnered with Movin Out in 

2016.  Movin Out is not only a partner in the development but is also the supportive service 

provider for the disabled residents.   

Developing Multi-Family Properties for Low-Income Households 

Stone House Development, Inc. is a Madison based real estate developer and property 

management firm specializing in the infill development of affordable rental housing. Stone 

House is wholly owned by Helen Bradbury and Richard Arnesen and was founded in 1996.  

Since 1996 we have completed twenty-two affordable housing developments throughout the 

state of Wisconsin with the most recent LIHTC property being The Breese Apartments in 

Madison.  Our vast history with low income housing tax credit properties shows our experience 

and capacity to successfully develop affordable housing properties.  
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Development of Permanent Supportive Housing with Supportive Services 

Stone House began developing properties with supportive housing services in 2016 with the 

Pinney Lane Apartments by providing supportive services through Movin Out for disabled 

residents and through the Madison based Veterans Service Office for military veterans.   

Additionally, Stone House Development partnered with The Road Home as the supportive 

service provider for homeless families at the recently opened Breese Apartments as well as the 

Dane County Veterans Service Office for military veterans.   These two most recent supportive 

housing partnerships will again be used at the Fair Oaks Apartments where The Road Home will 

be provided with an on-site office to allow them to provide their services on a daily basis.  

Property Management 

Stone House Development has been providing property management services to affordable 

multi-family properties since its inception in 1996.  In addition to providing full management 

services to properties we own and develop, we also provide property management to third 

party affordable housing owners.  Successful management of LIHTC apartments is key in the 

long-term success of these properties.  We provide full service management that includes 

accounting, tenant relations, marketing, maintenance, Section 42 compliance and facilities 

management.  Stone House will be the long-term property management provider for the Fair 

Oaks Apartments.  

Stone House’s owners are Helen Bradbury, President, and Richard Arnesen, Vice President.  Key 

management staff members include, Kasie Setterlund, Director of Operations, and David 

Michlig, in-house CPA and Controller.  Kasie and Dave have each been with Stone House for 

over 18 and 20 years respectively.   
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Development Project Portfolio 

 

Development Experience 

• The Breese Apartments 
This 65 unit mixed income, multi-family development is located on the east side of the Capitol in 
Madison, Wisconsin adjacent to the Lyric Apartments. 16 of the units are targeted to those needing 
supportive services. This property provides office space for The Road Home who provides 
supportive services to nine families who live at the property. The Dane County Veterans office is the 
supportive services provider for our Veteran residents. This is the most recent project completed by 
Stone House Development and opened in December 2017.  
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• The Lyric Apartments 
This 138 unit high rise mixed income, mixed use multi-family development is located on 
the east side of the Capitol in Madison, Wisconsin.  This development also contains 70,000 
square feet of commercial space spanned over 3 floors.  This development opened in 
August 2017.  

 
 

• Pinney Lane Apartments, Madison, Wisconsin 
Pinney Lane Apartments opened in March 2016.  This 70 unit mixed income multi-family 
development is located on the east side of Madison.  This is a certified Green Built Home 
property and contains 4,000 square feet of commercial space currently being leased by 
Movin’ Out.  Movin’ Out is also the supportive services provider for our disabled residents.  
The Dane County Veterans office is the supportive services provider for our Veteran 
residents.  
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• Arbor Crossing Apartments, Shorewood Hills, Wisconsin 

Arbor Crossing Apts opened in August 2013.  This 80 unit mixed income multi-family 
development is located in the Village of Shorewood Hills.  The project is certified as a 
Green Built Home and is using many green building features such as water source in 
floor radiant heat and solar domestic hot water.  This project also contains 10,000 square 
feet of commercial space and is fully leased. The total project cost was $16,000,000. 

 
 
 
 

• The Overlook at Hilldale, Madison, Wisconsin 
The Overlook at Hilldale opened in September 2011 and was fully leased by October 
2011.  This 96 unit affordable, multi-family development is centrally located in 
Madison.  The project is certified as a Green Built Home and is using many green 
building features such as water source in floor radiant heat, solar domestic hot water and 
unique recycled finishes such as carpet made from recycled bottles. The total project cost 
was $18,000,000. 
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• City Row Apartments, Madison, Wisconsin 
City Row Apartments opened in late summer of 2010 and is located on Madison's near 
east side and offers 83 units of affordable housing. The property was the first WHEDA 
project closed in the state of Wisconsin in 2009 utilizing TCAP funds. The project is 
certified as a Green Built Home and is the first Energy Star-qualified multifamily high-rise 
building in Wisconsin and only the 17th in the nation.  This project opened on time and on 
budget with a cost of $16,500,000. 

 
 
 

• The Overlook at Midtown, Madison, Wisconsin 
The Overlook at Midtown opened on time and on budget in late summer of 2010. This 
project is certified Green Built and contains 88 apartments. This is an affordable housing 
tax project on Madison's west side. The project cost was $16,000,000. 
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• Park Central Apartments, Madison, Wisconsin 
The Park Central Apartments is an urban infill development, and is proudly the first certified 
multi-family Green Built Home in the state of Wisconsin.  This 100% affordable, new 
construction project consists of 76 apartments.  Phase I of this project was completed in 
March 2008 and phase II was completed in June 2008 This project was completed on time 
and on budget with a final cost of $11,420,000. 
 

 
 
 

• Wausau East Townhomes, Wausau, Wisconsin 
Wausau East Townhomes is an urban infill development featuring 24 townhouse style 
apartments. This new construction, mixed income project was completed on time and on 
budget in September 2008. The total project cost was $4,480,000. 
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• Flats on the Fox, Green Bay, Wisconsin 
The Flats on the Fox is an 8-story urban infill development located in downtown Green 
Bay.  This new construction, mixed income project features 64 units and two commercial 
spaces.  The Flats on the Fox was completed on time and on budget in September 2008.  
The total project cost was $11,350,000. 
 

 

 

• Castings Place Apartments, Milwaukee, Wisconsin 
Castings Place Apartments is an urban infill development located in Milwaukee’s 5th Ward.  
This new construction, 55 unit with a commercial suite project was completed on time and 
on budget in August, 2007.  The total project cost was $10,680,000. 
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• Hubbard Street Lofts, Milwaukee, Wisconsin 
This 51 unit mixed income apartment project is an urban infill, new construction project in 
Milwaukee’s Brewer’s Hill neighborhood.  Construction was completed on time and on 
budget in January, 2006. Total project cost was $7,500,000. 

 

 

• The Madison Mark, Madison, Wisconsin 
The Madison Mark is a twelve-story, downtown, mixed-income rental property of 112 units 
and 12,000 square feet of commercial space.   This project represents the first significant 
affordable housing property in downtown Madison.  The financing for the project includes 
TIF from the City of Madison, Section 42 affordable housing credits, and two subordinate, 
gap-financing loans from WHEDA as well as conventional debt financing.  The project 
opened on time and on budget in February 2005.  The project cost was $22,000,000. 
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4.3 – Project Description 

______________________________________________________________________________ 

The proposed project is a new construction building containing 80 units, 68 of which will be 

reserved as affordable housing with a 30-year affordability period. The impact this will have on 

the neighborhood is a positive and necessary one as one of the top neighborhood goals per the 

Neighborhood Plan is to ensure the availability of quality, affordable housing.  

The proposed site is located at 134 S. South Fair Oaks Avenue, Madison, Wisconsin.  The 

nearest large cross street to the site is Atwood Avenue. We have chosen this site because it is in 

a well-established residential neighborhood with parks, schools, public transportation and 

shopping.  The project is geographically located to maximize access to jobs, transit, schools and 

other key amenities. The Goodman Center, which provides an array of services to the 

community, is a short walk from the site. The site offers the benefits of proximity to jobs with 

residential amenities. These features are key in choosing locations for affordable housing. The 

building will also have office space for a service provider from the non-profit The Road Home, 

who will have a full-time position serving residents of The Fair Oaks Apartments. 

The project will cost $16,982,000 to construct.  As the attached Sources and Uses of Funds 

shows it will be financed by a permanent mortgage from WHEDA in the amount of $4,850,000; 

an additional WHEDA loan of $500,000 repaid through cash flow; City of Madison TIF in the 

amount of $322,000; City of Madison Affordable Housing Fund financing in the total amount of 

$1,350,000; equity of $8,960,000; and a deferred developer’s fee of $250,000.  In spite of 

maximizing all other available sources of financing, the project has a funding gap of $750,000.  

This shortfall is primarily due to rising construction costs and declining equity pricing.  The 

County funding in the amount of $750,000 would close that gap.  The developer proposes that 

the County purchase the land in the amount of $750,000 and lease it to the project for $1 per 

year.   

Construction for the project could begin as early as September 2018.  All City of Madison zoning 

approvals have been secured.  Both the TIF and the Affordable Housing Fund financings have 
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been secured.  WHEDA is in the process of finalizing their loans and the developer has two 

equity options it is considering.  The project would maintain its affordability for thirty years. 

 

Unit Mix 

Affordable Housing Units      
Size Affordability  Quantity     

1 50% CMI 16     
1 60% CMI 8     
2 50% CMI 17     
2 60% CMI 8     
3 50% CMI 3     

       
Affordable & Supportive Housing Units     
Size Affordability Quantity Type of Supportive Housing    

1 30% CMI 8 Military Veteran    
3 Project Based Vouchers* 8 Homeless Families    

       
Market Rate Units      
Size Quantity      

0 12      
       
Total Affordable Units = 68      
Total Market Rate Units = 12      
Total Units = 80      
       
*These are Section 42 Low Income units with attached Project Based Vouchers.  This limits the tenant 
rent portion to 30% of their income, providing the utmost level of affordability.   
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4.4 – Housing First 

______________________________________________________________________________ 

Stone House actively supports the County’s Housing First goals and will continue to do so at The 

Fair Oaks Apartments.  By working directly with The Road Home, a 17-year-old Madison based 

nonprofit organization dedicated to providing opportunities for homeless children and their 

families, we will be housing homeless families into eight 3-bedroom apartments with voluntary 

supportive services.  The demand for affordable 3-bedroom apartments in Dane County is at an 

all-time high.  By working through the Housing First initiative and The Road Home we will 

ensure that homeless families that are the most vulnerable receive a housing priority.  

These eight 3-bedroom apartments that are set aside for homeless families will have Project 

Based Section 8 vouchers through the Dane County Housing Authority.  The Fair Oaks 

Apartments successfully received these vouchers through an RFP process.   These project-based 

vouchers will allow families to receive vouchers without applying through the tenant-based 

voucher system, which typically has a very long waiting period.  Tenants will pay 30% of their 

income as rent which keeps them as affordable as possible.  

Homeless Outreach and Services 

The Road Home will be provided with an on-site office at the Fair Oaks Apartments for its 

exclusive use.  This office will be staffed by The Road Home social workers for ongoing case 

management.   The Road Home works in conjunction with numerous agencies such as the 

Salvation Army and the YWCA to place homeless families into affordable housing.  These 

agencies work together to find suitable housing for families in need through the Dane County 

Homeless Services Consortium list.  

Per the executive director of The Road Home, Kristin Rucinski, “our case management services 

are very holistic with the main goal of helping families maintain housing.”  The case managers 

will work with directly with residents.  These case managers are social workers well trained in 

best practices in assisting with all the areas of living that affect housing stability.   
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The Road Home has expressed its support for this project due to its ideal family-oriented 

location and their understanding of the quality of the project.  The proximity to schools, 

playgrounds, jobs, public transportation, a grocery store and a stable, single family 

neighborhood are all factors that make this project attractive.  The Road Home has seven years 

of experience operating a similar program called Housing and Hope, which is permanent 

supportive housing for 15 families at each of two locations with on-site case managers. 

Screening Policies 

Stone House ensures our resident screening policy seeks to advance the housing needs of 

homeless families instead of creating a barrier.  All too often these families face obstacles that 

prevent them from qualifying for housing.  These obstacles include poor or lack of rental history 

and credit, low income to rent ratio and/or criminal background.   

Stone House Development will implement the same tenant selection criteria plan that we did at 

The Breese Apartments which also has 3-bedroom apartments reserved for homeless families.  

This tenant selection plan allows the participation in supportive services in lieu of a cosigner.  

This means that in instances where an applicant would not qualify unless they have a cosigner, 

their participation in supportive services will make up for their lack of meeting the resident 

selection criteria, such as credit, evictions and poor rental history.  This will help those that are 

vulnerable to housing obstacles secure housing as qualified cosigners may often be hard for 

them to obtain. In addition, there will not be an "automatic denial" for those applicants that 

owe a previous landlord money or have a past eviction on their record.   
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4.5 – Targeted Population 

______________________________________________________________________________ 

Stone House fully supports utilizing the “by name list” of homeless persons prioritized for 

housing maintained by the Dane County Homeless Services Consortium. The Road Home, our 

supportive services provider for homeless families, uses this list for housing referrals and will 

continue to do so for the Fair Oaks Apartments.  The Road Home will provide referrals to us for 

those at the top of the list that are the most vulnerable in terms of homelessness.    

 

Very Low-Income Families  

The 68 affordable apartments at the Fair Oaks Apartments will serve low to moderate income 

individuals and families. Eight of these apartments, all three bedrooms, will be targeted to very 

low-income families experiencing homelessness.  These eight apartments will also have project-

based Section 8 vouchers.  This will financially assist homeless families by allowing them to pay 

30% of their income towards rent.  This is an extremely valuable tool that ensures families are 

paying affordable rent in comparison to their income and provides a permanent housing to 

those the most vulnerable.  

 

The homeless families served will be those that are chronically homeless, meaning they are 

either 1) an unaccompanied homeless individual with a disabling condition who has been 

continuously homeless for a year or more, or 2) an unaccompanied individual with a disabling 

condition who has had at least four episodes of homelessness in the past 3 years.  These 

conditions include mental illness and alcohol and drug addictions.  

 

Military Veterans 

Eight one-bedroom apartments will be targeted to military veterans.  Although homelessness is 

not a requirement as it is for the three bedrooms, more often than not many military veterans 

in need of affordable housing are homeless.   These apartments will provide valuable financial 

assistance as they are reserved for those veterans that earn less than 30% of the Dane County 

Median Income.   These Veterans will receive supportive services through the Dane County 

Veterans Service Office.  
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4.6 – Supportive Services Plan 

______________________________________________________________________________ 

 

Stone House is committed to working with our supportive services providers, The Road Home 

and the Dane County Veterans Service Office, to ensure our resident screening practices and 

property management services fulfills the housing needs of this vulnerable population in need 

of quality, affordable housing.  This includes 8 three-bedroom apartments for homeless families 

and 8 one-bedroom apartments for military veterans.   

The funding of these supportive service providers is provided through the operations of the Fair 

Oaks Apartments.  The Road Home will be paid an annual fee to help off-set expenses of the 

on-site social worker for the homeless families.  In addition, an on-site office will be donated to 

The Road Home.  This office is essential for our homeless families to have services available to 

them without typical barriers such as transportation to social service agencies.  

In addition to supportive services, it is essential that the housing is affordable.  The eight 3-

bedroom apartments for homeless families will have project-based Section 8 vouchers for each 

apartment limiting the tenants portion of the rent to 30% of their income.  The eight 1-

bedroom apartments for military veterans will be at 30% of the Dane County Median Income 

through the Low-Income Housing Tax Credit program.  

Attached is the Memorandum of Understanding between the Fair Oaks Apartments and each 

supportive service provider.  These MOU’s outline our agreement and the services each agency 

will provide to our residents.   Please note participation in supportive housing services are 

voluntary and not required of our residents.  In addition, residents may also seek supportive 

services through other agencies.  

The success of our residents in obtaining and sustaining housing is of utmost importance to us.  

We are fully committed to their needs in achieving long term stable housing.  
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4.7 – Tenant Screening Policies 

______________________________________________________________________________ 

The Fair Oaks Apartments will support Housing First initiatives and immediate housing needs by 

using broad tenant screening policies.  These expanded tenant screening policies and 

procedures assisted many homeless families move in to Stone House’s Breese Apartments this 

year.  These screening polices were created with input from The Road Home, the City of 

Madison CDA, the Dane County Housing Authority as well as representatives from the Salvation 

Army and YWCA.  Based on the success of this project we will be implementing the same 

screening policies at the Fair Oaks Apartments.  

Our expanded tenant screening policies meet the criteria listed in Attachment E of the RFP. We 

agree to the following: 

 

Stone House will implement a tenant selection criteria plan that allows the participation in 

supportive services in lieu of a cosigner. This means that in instances where an applicant would 

not qualify unless they have a cosigner, their participation in supportive services will make up 

for the lack of meeting the resident selection criteria. This will help those that are vulnerable to 

housing obstacles secure housing, as qualified cosigners may often be hard to obtain.  
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At the Fair Oaks Apartments, we will continue to use this expanded tenant selection criteria, as 

well as provide applicants opportunities to provide input to us on their individual situation(s) 

and circumstances that may not easily be described on a standard rental application. The 

additional information often provides a more complete portrait of an applicant’s history and 

reasoning behind “flaws” in their housing or credit history.  As an example of the success of this 

tenant screening plan, only one household at The Breese Apartments was denied housing and it 

was based on a lengthy and current criminal and drug conviction record.  
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4.8 – Funding Leverage 

______________________________________________________________________________ 

The funding gap for the project is projected to be $750,000 with a total project cost of 

$16,982,000, which equates to a 4% shortfall.  When the project was initially underwritten the 

price equity participants would pay per LIHTC was at least 5% higher than it is in today’s 

market.  This factor, combined with construction cost increases resulting from natural disasters, 

has caused the gap.  Recognizing the volatility in the equity market, WHEDA has made 

additional “soft financing” in the amount of a $500,000 loan repayable out of cash flow 

available to the project.  Stone House has sought and received the maximum amount of TIF and 

City of Madison funding that is available.   Stone House has competitively bid the construction 

contract and, based on prior experience, believes that any additional cost reductions will 

adversely affect the quality of the project.  In addition, Stone House has developed twenty prior 

affordable projects and has a strong relationship with equity investors.  The project received an 

allocation of 9% credits in the 2018 round.  The pricing offered by its equity partner for this 

project is as favorable as it can be. 

The project will contain 68 affordable apartments with 76% of them offered to individuals and 

families with incomes at or below 50% of the Dane County median income, including 8 three 

bedrooms with Project Based Vouchers.  The remaining affordable units will be at or below 60% 

of the Dane County median income.  There will be 115 affordable housing bedrooms in the 

project.  The County funding requested is approximately $6,500 per bedroom to facilitate a 

thirty-year period of affordability. As the project is outside the County jurisdiction, Stone House 

is proposing that the $750,000 in County funds be in the form of a land loan.  The developer 

currently owns the site and proposes to sell it to the County for $750,000 and lease it back for 

$1 per year.  The land was purchased by Stone House in February, 2017.   
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