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Greystone Affordable Housing Initiatives LLC 

Preserving Oft-Overlooked Housing 

Greystone Affordable Housing Initiatives LLC (Greystone) recently orchestrated a 

complex financial transaction to preserve 1,058 affordable housing units deemed at 

risk of exiting the U.S. Department of Agriculture’s (USDA’s) Rural Development 

Section 515 program.  The company bundled 24 separate multifamily properties 

serving low-income households in 12 different counties scattered across rural Florida 

into a single bond issue and transferred them to new ownerships (an affiliate of The Hallmark Companies, Inc.), 

which extended the affordability restrictions for another 30 years.  

Although the primarily garden-style communities maintained an average vacancy rate of less than 10 percent, 

all were built in the late 1970s and early ‘90s and were showing their age. “The buildings were approaching the 

end of their lives,” said Tanya Eastwood, President of Greystone’s affordable housing group. “They had 

minimum built‐up capital reserves for extensive rehabilitation, and there were little viable resources within 

Rural Development to assist with large‐scale preservation. Many of the properties were also at the end of their 

restricted‐use agreements; therefore, the owners were ready to sell and exit the program.” 

Greystone is a real estate finance and transaction management firm with a deep passionate focus on meeting the 

challenges frequently experienced by both non‐profit and for profit owners with the recapitalization and 

preservation of affordable housing properties. The company assists with the acquisition, and rehabilitation of 

properties, including performing due diligence, securing financing, and managing the rehab process. 

The Florida preservation initiative began in the fall of 2015, and was certainly no easy feat. Preserving these 

units required a highly complex $130 million effort, combining both public and private funding. It included a 

single issuance of $42 million in multifamily private activity tax‐exempt bonds by Osceola County Housing 

Authority, and a purchase of 4 percent Federal Low Income Housing Tax Credits by Boston Financial 

Investment Management, generating $28 million in capital contributions. The financing plan also included the 

assumption and subordination of $27 million of original USDA Section 515 debt, which is a direct loan 

program designed to provide subsidized loans to owners of affordable housing in rural markets. Final funding 

included senior debt of $30 million and other funding sources totaling $3 million. 

The complexity came from not only the sheer volume but also all the different parties involved ‐ with some 

having different or competing agendas. “We were dealing with 24 different sellers who we had to get to the 

table at the same time and numerous deadlines related to tax credits, bonds, financing applications and 

approvals, and third party reports with varying expiration dates,” said Campbell Brown, Senior Vice President 

of Greystone. 

 “One of the most unique elements that Greystone brings to the table as a transaction manager is that we are 

investing in the deal from day one,” continues Eastwood. “When you try to close on 24 properties at the same 
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time, it takes a tremendous amount of money to complete appraisals, market studies, capital needs assessments, 

rehab scopes of work and drawings, legal due diligence, etc. That is often a real stumbling block for many of 

the current Rural Development property owners, as most do not have that kind of ‘at‐risk’ money lying around. 

And chances are that, if one never closed, the costs are never recouped.” In this particular transaction, 

Greystone invested close to $1.4 million in due‐diligence costs, with an exposure of more than $2 million if the 

deal did not close. 

Substantial renovations, averaging $32,000 per unit, will include both interior and exterior improvements. 

Particular emphasis will be placed on bringing the properties up to modern standards, addressing accessibility, 

functional obsolescence and deterioration. The rehabilitation plan includes a fast‐paced construction process, 

estimated to be completed within 12 months, during which time no residents will be permanently displaced. 

A National Model 

Greystone believes this initiative can serve as a valuable model for preserving other aging Rural Development 

properties. There are approximately 14,500 remaining Rural Development properties across the country, 

representing close to half a million units with over $5 billion of estimated capital needs. However, preservation 

done one at a time would be economically impractical. Furthermore, the learning curve for such complex 

financings for most owners and operators (whose daily focus is typically property management) would be 

frustratingly steep – not to mention the necessary time commitment would cripple most organizations. 

Greystone continues to provide both the creative solutions and crucial financing needed to satisfy the often 

conflicting needs of multiple parties, and the disciplined transaction management to get deals done. Greystone 

is dedicated to sustaining and expanding affordable housing throughout the United States, particularly in rural 

markets. 

Contact: Tanya Eastwood, President, (919) 573-7502; 4025 Lake Boone Trail, Suite 209, Raleigh, NC 27607; 

tanya.eastwood@greyco.com 

Achievements in Partnership with Affordable Housing Owners 

Portfolio Transactions Closed AL, FL, GA, KY, NC, SC, TN, & VA 

Portfolio Transactions in Progress FL, GA, KY, LA, OK, MI, NC, NJ, NY, & SC 

Affordable Properties Preserved to Date – 

Completed 

238 properties, 8,287 units 

Affordable Properties Preserved to Date – In 

Progress 

180 properties, 7,859 units 

Average Portfolio Size 24 properties, 803 units 

Total Development Costs on Completed Portfolios $842 million 
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