
September 2, 2026 

Maryland Department of Planning 
120 E. Baltimore St, Suite 2000 
Baltimore, MD 21202 

ATTENTION: Executive Director of Clearinghouse 

SUBJECT: Laurel Grove III 
3460 Laurel Grove Road 
Federalsburg, Maryland 21632 
Project No. RDE1734G3115 

Dear Sir or Madam: 

On behalf of Green Street Housing and The U.S. Department of Agriculture, Rural Development Rural Housing 
Service (Agency), Gill Group is initiating the Executive Order 12372, “Intergovernmental Review of Federal 
Programs,” process in order to obtain feedback and concurrence from interested parties on financing a proposal.  
The Agency is being asked to consider providing financial assistance for the proposal described below. 

Laurel Grove III is an existing family, affordable housing development constructed in 2002 consisting of 12 units. 
Rehabilitation is split between unit-specific upgrades and common area improvements. Major upgrades include 
significant investments in mechanical systems including plumbing, HVAC, and electrical, with new water 
heaters, bathtubs, HVAC units, and upgraded wiring and fixtures. New Energy Star appliances like refrigerators, 
dishwashers, and stoves are included. Doors, windows, and hardware are being replaced, while interiors will 
receive new trim, drywall repairs, painting, luxury vinyl tile flooring, and cabinetry updates. The rehab 
emphasizes modernizing infrastructure, enhancing accessibility, and improving energy efficiency throughout the 
complex. 

Please submit comments to Jake Epperson at jake.epperson@gillgroup.com and Allie Mims at 
allie.mims@gillgroup.com If you choose not to respond within 60 days of this correspondence, the Agency will 
assume that you have chosen not to respond and may proceed with its decision. If you have any questions or 
comments, please contact the undersigned Gill Group participants at (800) 428-3320. 

Sincerely,  
Gill Group, Inc. 

Alexandria N. Mims  Jacob G. Epperson, P.G. 
Junior Environmental Consultant Director of Environmental Services
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Laurel Grove Acres II & III 

3460 Laurel Grove Road, Federalsburg, MD 21632 

Caroline County 

Executive Summary 

Green Street Housing, LLC ("GSH") and People for Better Housing, Inc. ("PBH") are pleased to present 
Laurel Grove Acres II & III, the acquisition and substantial rehabilitation of 36 units of affordable family 
rental housing in Federalsburg, Maryland. The development preserves an existing USDA-assisted rural 
housing community and, together with Laurel Grove Acres I, completes the recapitalization of the Laurel 
Grove Acres campus. 

Laurel Grove Acres II & III involves seven residential buildings currently owned by People for Better 
Housing, Inc., a community-based 501(c)(3) nonprofit that has owned and operated the community since 
its original development. The project is located in an area defined as rural by DHCD and USDA. The project 
has significant local support in the form of a Payment In Lieu of Taxes ("PILOT") from Caroline County. 
People for Better Housing has maintained an active PILOT with the County since 1984, providing a 25% 
reduction in real property taxes, and a copy of the 1984 Payment In Lieu of Taxes agreement (the Mutual 
Agreement) is included with the application.  

The projected $14,540,002 development effort is proposed to be financed with Federal, State, and Private 
resources. The sponsors are requesting approximately $1,080,000 in annual Low Income Housing Tax 
Credits from CDA, as the project is located in an area defined as rural by DHCD and Federalsburg is a non-
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entitlement jurisdiction. The financing includes a new USDA Section 538 guaranteed first mortgage of 
$2,700,000, the assumed USDA Section 514 loan of $492,657 and assumed USDA Section 515 loan of 
$851,979, LIHTC equity of $8,639,136 from Cinnaire, a subordinate seller note of $1,379,688 provided by 
People for Better Housing, and deferred developer fee of approximately $476,542. This Executive 
Summary identifies the key facts about Laurel Grove Acres II & III and is followed by a Threshold Checklist, 
Threshold Narrative Review, Applicant Self-Scoring, and a Narrative Review of Competitive Scoring Criteria 
for the project. As computed by the project sponsors, the Laurel Grove Acres II & III project scores 181.97 
points. 

Laurel Grove Acres II & III is located along Laurel Grove Road in Federalsburg, Caroline County, on 
Maryland's Eastern Shore. The community comprises seven residential buildings addressed 3460 through 
3466 Laurel Grove Road. The location provides residents with convenient access to local shopping and 
service opportunities as identified in the project's Market Study. 

Laurel Grove Acres II & III will serve the Federalsburg and Caroline County family population, offering a 
low-income community serving households earning 30%, 40%, 50%, 60%, 70%, and 80% of area median 
income. The community will include eighteen (18) 743 square foot two-bedroom units and eighteen (18) 
998 square foot three-bedroom units. Twelve (12) units (33.33%) will target households at or below 30% 
of area median income, three (3) units (8.33%) will target households at or below 40% of area median 
income, fourteen (14) units (38.89%) will target households at or below 50% of area median income, five 
(5) units (13.89%) will target households at or below 60% of area median income, one (1) unit (2.78%) will 
target households at or below 70% of area median income, and one (1) unit (2.78%) will target households 
at or below 80% of area median income. The average income targeting for the thirty-six (36) affordable 
units in the project is equal to 45% of AMI. 

Four (4) units (10%) will be set aside to create permanent housing opportunities for persons with 
disabilities. Six (6) units (15%) will be set aside to create permanent housing opportunities for persons 
experiencing homelessness. Rent and income levels will be restricted to no more than 30% of area median 
income for these units. The project will provide notice of unit availability and accept tenant referrals from 
the Department of Health and Mental Hygiene and the Maryland Department of Disabilities.  
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Green Street Housing looks forward to partnering with People for Better Housing, Inc., who will hold 49% 
of the general partner ownership. Founded in 1977, People for Better Housing is a community-based 
501(c)(3) nonprofit organized to promote the social welfare of Dorchester and Caroline Counties and to 
develop decent, safe, sanitary, and affordable housing. People for Better Housing originally developed 
and continues to own the existing Laurel Grove Acres community, and the partnership will ensure the 
Community continues to serve the neediest families in Caroline County. 

Since Laurel Grove Acres II & III will feature substantial rehabilitation at an average cost of approximately 
$175,000 per unit and/or $178 per square foot in construction costs, it will feature a high quality of 
exterior and interior project components and features. The project is expected to achieve all 33 possible 
points under Section 4.6 of the Guide. All applicable unit appliances, lighting fixtures, and fan equipment 
will be Energy Star rated, and will include a refrigerator, range, and a dishwasher, as well as a ceiling fan 
in the living/dining room and in bedroom(s). Water conserving "Water-sense" labeled products will be 
installed in all units and the community center. Highly efficient split system heat pumps and water heaters 
will be installed. The project will be rehabilitated and certified to the National Green Building Standard 
(NGBS) to promote a high level of energy efficiency, a healthy indoor environment, and sustainable 
construction practices. Lorax Partnerships, a RESNET/BPI rater who is on the DHCD list of Qualified Energy 
Auditors, is a member of the development team and will lead the development team's focus on the 
implementation of energy conservation measures, which will produce significant and quantifiable energy 
efficient measures.  

Laurel Grove Acres II & III will be managed by Gateway Management Services, LLC of Potomac, MD. 
Gateway is an experienced, woman-owned property management company with more than 10,000 
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affordable units under management across seven states and the District of Columbia, and extensive 
experience managing USDA-RD, HUD, and LIHTC financed communities. In addition to traditional property 
management activities, resident services will be provided by People for Better Housing, which operates 
an established tenant services program at the existing Laurel Grove Acres community and will provide 
resident services for Laurel Grove Acres II & III. 

The Development Team is cognizant of the Department’s goals to boost production and the Housing Starts 
Now initiative. Our proposed financing structure is a straightforward path through USDA. As discussed in 
the concept meeting, we will be proceeding right into the USDA process after this submission, so that 
when awarded, we can be into the USDA processing branch accordingly. That, combined with the minimal 
plan review and approval process we experienced on Laurel Grove I, ensures that the redevelopment of 
Laurel Grove Acres II & III provides the opportunity to bring 36, well built, desirable, and lovable affordable 
units into the CDA portfolio.  
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Figure 2– Aerial Photograph (APE) 
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Figure 3– Tax Map 
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Dumpster

Exterior View of Apartment Building
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Typical Living Room

Typical Kitchen
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Typical Bedroom

Typical Bathroom
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Property Entrance

View of Laurel Grove Road Looking East

Project Name: Laurel Grove II & III
Project Number: E912G3115 Page #11



View of Laurel Grove Road Looking West

View Looking North
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View Looking South

View Looking East
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View Looking West

Maintenance Shed and Maintenance Shop (Part of Phase I) (1)
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Maintenance Shed and Maintenance Shop

Maintenance Shed and Maintenance Shop
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Maintenance Shed and Maintenance Shop

Maintenance Shed and Maintenance Shop
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Sprinkler Room

Exterior Tenant Storage
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Pad-mounted Transformer

Stormwater Drain
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Storm Drain
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