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ÒŪģāƻɂƐɌ ľĨţģā

10:00 -10:05   Welcome and Framing

10:05 -10:30   Rehabilitation Overview

10:30 -10:45   Atlantica Properties Case Study 

10:45 -11:00  ARRC Capital Partners Case Study 

11:00-11:20  Q + A Session

11:20-11:30  Academy and Session Closeout
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What is Preservation Next?
Preserving Affordability in Small to Medium Multifamily Properties and Protecting Residents from Displacement

PRESERVATION NEXT

Small and medium sized properties provide a crucial foundation for affordable housing in this country: 80 percent of homes in 
these buildings are available to people who earn less than 80 percent of the area median income

Through Preservation Next, Enterprise is committed to preserving affordable 
small to medium multifamily homes and ensuring that residents have access to 
safe, healthy, and resilient places to live.

To truly preserve these homes and protect affordability for residents now and 
into the future, we must:

Å Protect existing affordability where it currently exists. 

Å Provide housing stability and prevent displacement of existing residents and 
families.  

Å Invest in healthy, sustainable, and resilient homes.  

Å Foster responsible stewardship by mission -aligned owners. 

Solutions at the intersection of renter and owner stability to promote an eviction 
prevention -first approach



Southeast 
Preservation 
Academy

October 2023 ȹ 
May 2024

Sessions

PART 1: Defining the Opportunity

Understanding Small/Medium Multifamily

Organizational Sustainability and Business Planning

Property Identification, Evaluation, and Acquisition

PART 2: Preparing for Preservation

Preservation Development Models

Policy Impacts on Preservation and Housing Stability

Financing SMMF Preservation (In -Person)

PART 3: Tackling a Project

Sustainability, Resilience, and Health for SMMF

Property & Asset Management

Navigating Rehabilitation and Sustainability

Dates

October 17, 2023

November 14, 2023

December 5, 2023

January 16, 2024

February 6, 2024

March 26, 2024

April 9, 2024

April 30, 2024

May 21, 2024
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Recordings:



A Special Thank You to the Funders of Preservation Next
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Preserving Affordability in Small to Medium Multifamily Properties and Protecting Residents from Displacement

Elizabeth Richards
ENTERPRISE, SENIOR PROGRAM DIRECTOR

At Enterprise, Elizabeth leads program development and 
delivery for the National Preservation Next program. 
Elizabeth has 20+ years of experience funding and 
managing nonprofit community development 
organizations, implementing local, city -level and cross -
market initiatives, and delivering policy and finance 
solutions for affordable homes and communities.

Meaghan Vlkovic
ENTERPRISE, VP AND MARKET LEADER, SOUTHEAST 

{ĨāľŃāţɌŜĨāģƐɌEţƘĨƉƆƉŇƐĨɂƐɌƆƉŪľƉāŢŢāƘŇĝɌƵŪƉřɌŇţɌƘŃĨɌ
Southeast region, focused on providing an array of 
resources to affordable housing and community 
development partners. This includes capacity building 
assistance for proactive preservation and production of 
housing, and helping communities plan for future 
development, such as transit -oriented development 
opportunities.

Gabriella Lott
ENTERPRISE, SOUTHEAST FELLOW, HOUSING 
PRESERVATION AND PRODUCTION

At Enterprise, Gabriella supports the Southeast Market 
¤ĽĽŇĝĨɂƐɌƆƉĨƐĨƉƴāƘŇŪţȡɌĝŪŪƉģŇţāƘĨģɌŇţƴĨƐƘŢĨţƘȡɌāţģɌ
faith -based development programs. She also helps to 
ŪƉľāţŇǃĨɌƘŃĨɌÊŪƞƘŃĨāƐƘɌ{āƉřĨƘɌ¤ĽĽŇĝĨɂƐɌĝŪŜŜāĜŪƉāƘŇŪţɌ
with community -based organizations, public agencies, 
and affordable housing developers.

PRESERVATION NEXT
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Navigating Rehabilitation and Sustainability of SMMF Properties

Darion Dunn
CO-FOUNDER AND MANAGING PARTNER, ATLANTICA  PROPERTIES

Darion is the co -founder and managing partner of Atlantica Properties, a 
vertically integrated real estate investment and asset management company in 
Atlanta with a mission to empower individuals by establishing thriving, holistic 
communities. 

Darion began his career as a real estate investor in 1998 acquiring and 
rehabilitating single family and multifamily properties. His experience includes 
working as a project manager for civil engineering firms, where he was 
responsible for managing transportation, infrastructure and capital 
improvement projects. Darion also has served as the Director of Capital 
Improvements and Planning for the Buckhead Community Improvement District, 
managing projects for one of the most dynamic regions in the Southeast. 

@āƉŇŪţɂƐɌĨƺƆĨƉŇĨţĝĨɌāƐɌāɌƉĨāŜɌĨƐƘāƘĨɌŇţƴĨƐƘŪƉȡɌƆƉŪĽĨƐƐŇŪţāŜɌĨţľŇţĨĨƉȡɌāţģɌ
community leader gives him a unique perspective as the principal of Atlantica 
Properties. 

PRESERVATION NEXT
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Navigating Rehabilitation and Sustainability of SMMF Properties

Richard Taylor
MANAGING PARTNER, ARRC CAPITAL PARTNERS

ÃŇĝŃāƉģɂƐɌĝāƉĨĨƉɌƐƆāţƐɌƻĨāƉƐɌŪĽɌƆƉŇƴāƘĨɌĨƈƞŇƘƻɌŇţƴĨƐƘŇţľȡɌ{ʈ ɌāģƴŇƐŪƉƻɌāţģɌ
strategic corporate advisory. He has successfully executed transactions totaling 
billions of dollars in deal value and advised both publicly - and privately -held 
companies on mandates ranging from distressed asset sales to tax -efficient M&A 
structuring.

Prior to Founding ARRC, Richard worked as an investor at NextGen Growth 
Partners, a lower -middle market private equity fund specializing in majority 
buyouts. He focused on deal execution and ongoing portfolio management. Prior to 
NextGen, Richard worked as an investment banker at Robert W. Baird, where he 
specialized in M&A advisory and strategic corporate advisory. Prior to Baird, 
Richard worked as an investment banker at Raymond James.

In addition to his private sector experience, Richard has also worked in the public 
sector, including in municipal finance investment banking at Raymond James and 
municipal fixed income sales and trading at Morgan Keegan.

PRESERVATION NEXT
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REHABILITATION
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Rehab Is a Substantial Cost
ÅOften older properties with deferred 

maintenance

ÅImprovements needed for safety and 
environmental quality for residents

ÅUpdates needed for major building 
systems and energy efficiency, 
resiliency, and reconfiguration 

ÅNeed to determine scope and assemble a 
competent team.

PRESERVATION NEXT

An Overview for SMMF Rehabilitation
Determining the Scope of Rehabilitation

Key Questions
1. What are the highest priorities you will 

need to address?

2. Are there ways to minimize the impacts on 
residents and avoid displacement or long -
term relocation?

3. What regulatory considerations  impact 
your rehabilitation plan and decisions?

4. How will the options impact the cost and 
financial feasibility of the rehabilitation?



Professional inspection and in -ģĨƆƘŃɌĨƺāŢŇţāƘŇŪţƐɌŇţĝŜƞģĨȤɌɌ
ÅInterior and exterior improvements and building structure and systems . 

ÅImmediate, medium and long -term repair and rehabilitation needs . 

ÅReview of important documents , such as evidence of code violations to address.

ÅA cost analysis  over the next 12-20 years for all major repairs and replacements 
(informs the rehab plan and the scale of your replacement reserve).

Example property conditions assessment standards used by funders:
ÅProject Capital Needs Assessment  (PCNA) (used by HUD)

ÅPhysical Needs Assessment  (PNA) and Property Condition Report  (PCR) 
(used by Fannie Mae and Freddie Mac) 

ÅCapital Needs Assessment  (CNA) 
(used by USDA Rural Development and many state housing authorities)

13
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Determining the Scope of Rehabilitation

Assessing Property Conditions

https://www.hud.gov/sites/documents/9001a_orcf.doc
https://www.hud.gov/sites/documents/DOC_19478.PDF
https://aeiconsultants.com/wp-content/uploads/2022/01/SAMPLE-PCA-Fannie-Mae.pdf
https://www.rd.usda.gov/files/CNATemplate.xlsm


14

PRESERVATION NEXT

Determining the Scope of Rehabilitation

Setting Priorities

High priority items, as a hierarchy:
ÅLife safety.

ÅImmediate repairs and deferred maintenance.

ÅImmediate needs that affect building operations and 
costs, such as improving utility efficiency.

ÅImmediate or intermediate needs that impact quality 
of life and aesthetics.

ÅIntermediate needs that will cost more to repair later 
or have the potential to create more significant costs 
if they fail before replacement.

Costs Funds

Affordability 
for residents

Financing 
Strategy

Budget

Project 
vision

Code 
upgrades

Critical 
repairs

Toolkit links : Integrative Design Project Priorities Survey ; Project Mission Writer

https://www.greencommunitiesonline.org/sites/default/files/gcc_templates/egc_priorities_survey_12-21_-updated.pdf
https://www.greencommunitiesonline.org/sites/default/files/design-matters_project-mission-writer_1.pdf
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Sample Rehab Budget Excerpt
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Budgeting for Rehabilitation

PRESERVATION NEXT



Primary Cost Contributors

Key Scope Elements: 
ÅTypical maintenance vs major renovations  and 

reconfiguration

ÅMajor building systems  that need upgrading 
(roofing, electrical, mechanical, plumbing, drainage)

ÅAccessibility  features for common spaces or units. 

ÅDisaster resilience  features (seismic, hurricane, or 
others), but also a substantial risk mitigant.

ÅStructural  problems 

ÅRelocation  of residents 

ÅMajor environmental remediation  
(Lead-based paint, asbestos, mold)
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Budgeting for Rehabilitation

Large variations in 
cost and scope

Light rehab : 
- Minor repairs & cosmetics 
- As little as $10,000 per unit. 

ȿZƞƘɌƉĨŃāĜɀ: 
- Major repairs, remodeling, 
  system replacements, and 
  space reconfigurations 
- Often $80,000+ per unit.

PRESERVATION NEXT



Health Hazards ȹ Costs to Remediate
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Budgeting for Rehabilitation

PRESERVATION NEXT

Asbestos

$600 -1,200

$12-18/linear foot

~$6/linear foot

Inspection:

Removal:

Encapsulation:

Lead-Based Paint

$300 -500

$10-18/square foot

~$5/square foot

Two common health and safety concerns for properties 
built before 1978: asbestos and lead-based paint
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Disaster 
Resilience 
Requirements 
including special 
zones, requirements, or 
incentives  

Accessibility 
to comply with the 
Americans with 
Disabilities Act

Local Labor 
Requirements
such as local hiring or 
wage requirements

Rent 
Regulations
including rent controls 
and stabilization 
regulations

Parking 
Requirements
for a minimum number 
of spaces per unit

Nonconforming 
Structures 
that no longer meet 
zoning requirements

Building Code 
Requirements 
such as adding 
sprinklers

Allowed Density
under zoning, 
especially if you plan 
to add units

PRESERVATION NEXT

Regulatory Considerations for Rehab
Managing the Rehabilitation Process
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Primary Users 
after rehabilitation

Knowledge and Insight 
on the building and 
ŃŪƵɌŇƘɂƐɌƞƐĨģ

Information Sharing 
with those directly impacted

When and How? 
Depends on your project

PRESERVATION NEXT

Engaging Existing Residents
Managing the Rehabilitation Process

Toolkit link : Engaging Stakeholders

https://preservation-next.enterprisecommunity.org/engaging-stakeholders
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PRESERVATION NEXT

Developing a Rehab Plan
Managing the Rehabilitation Process

8-Step Plan:
1. Identify immediate or urgent needs  you will need to address

2. Check intermediate needs  to address in the next 3 -10 years

3. Determine relevant regulatory considerations

4. Identify which green or healthy building and resilience  priorities to include

5. Decide if you need an architect  and drawings

6. Consult with your general contractor on scope 

7. Engage existing residents  to discuss and understand their priorities

8. Determine which rehab scope elements create efficiencies and should be included



Enterprise Green Communities and Health Tools
PRESERVATION NEXT

23

Enterprise Green Communities Criteria

Health Action Plan Toolkit

POAH's Trauma Informed Housing

Enterprise Affordable Housing Decarb 
Hub 

Enterprise Grants - Summer 2024  

https://www.greencommunitiesonline.org/introduction
https://www.enterprisecommunity.org/impact-areas/racial-equity/health-and-housing/health-action-plan
https://traumainformedhousing.poah.org/
https://www.enterprisecommunity.org/decarb-hub/about-the-hub
https://www.enterprisecommunity.org/decarb-hub/about-the-hub
https://www.enterprisecommunity.org/grant-opportunities


Technical Resources
www.enterprisecommunity.org/r
esources/climate -risk-reduction
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ATLANTICA PROPERTIES 
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Company Summary

Founded in 2010, Atlantica Properties is a vertically integrated real estate investment and asset 
management company with a mission to empower individuals by establishing thriving, holistic 
communities.  Since its inception, the company has achieved success by acquiring and managing 
assets that produce strong financial returns.  With a focus on workforce housing, Atlantica 
employs hands-on business practices and strong industry relationships to execute on 
opportunities that produce equitable outcomes.

With over 40 years of combined real estate experience, the leadership team at Atlantica 
Properties is positioned to become one of the premier multifamily brands in the Atlanta market.

Asset Management Services
Å SFR Portfolio & Multifamily Acquisition
Å Real Estate Development
Å Property Management
Å Residential & Commercial Sales

Property 
Management

Sales

Acquisition &

Development

The company is managed by its co-founders, Darion 
Dunn and Trenton Dunn.  Darion and Trenton Dunn are 
brothers who were born and raised in Atlanta.  They 
each have an intimate knowledge of the Atlanta 
landscape, which has helped shape their real estate 
business.
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Benefits & Challenges of Preservation

Benefits

Å Affordable/older rental units are in high demand
Å Project costs can be less expensive than new construction
ÅOperations can begin quicker than new construction
Å Need less experience than new construction development

Challenges

Å Commercialization of affordable housing (hedge funds)
Å Lack of government subsidies and incentives
Å Private capital can be expensive (15%+ returns for private equity)
Å Housing stock is aging with significant capital often necessary to maintain 

and/or renovate older properties
Å Identifying the capital improvement needs can be difficult
Å Avoiding displacement of tenants due to construction and/or rent increases
Å Local permitting process can be difficult to navigate (life safety & ADA codes)
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Defining the Need for Preservation

ÅGrowing number of households 
struggle to pay rent

Å Housing diversity is essential for 
thriving economy

Å Preservation can curb rising costs 
of rentals and home sales

ÅMore than 70% of rental 
units are in properties 
with less than 20 units
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Defining the Solutions for Preservation

Best Solutions are Multi-tiered

Philanthropic 
Capital

Government 
Incentives

Mission-based Owners & 
Lenders

Å For-profit & non-profit owners should 
work together to increase capacity

Å Expanded access to low-cost loans for 
scattered site projects

Å More investment needed from philanthropic 
community

Å Reframing affordable housing conversation as an 
Essential Public Service (like health care and public 
safety)

Å Property tax abatements
Å Lower permitting fees
Å5ŜŦŜǊǊŜŘ ƛƴŎƻƳŜ ǘŀȄŜǎ όƭƛƪŜ h½Ωǎύ
Å Expanded public finance (equity & debt)
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Case Study: Multifamily Acquisition & Rehab

Subject Property Details
Å Atlanta, GA (Peoplestown)
Å 94-unit LIHTC Property
Å Built in 1999
Å 6 year remaining on LIHTC 

Land Use Restriction 
Agreement (LURA)

Å Physical Occupancy: 80%
Å Economic Occupancy: 50%
Å Major deferred 

maintenance (water leaks, 
HVAC, roofs, etc.)

Å Backlog of evictions

Class-C multifamily properties generally suffer from the same common issues:
Å Deferred Maintenance
Å Rent Collections
Å Improper Management
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Case Study: Multifamily Acquisition & Rehab

Major Due Diligence Tasks
Å Zoning Report
Å Property Condition Report
Å Phase I Environmental
Å Phase II Environmental (if 

necessary)
Å Utility & property tax bills 

analysis
Å Insurance quotes
Å Construction cost estimate
Å Market study (rent and sales 

comps)
Å Financing Term Sheets

If a property is unstabilized or distressed, property 
owners (and lenders) might provide helpful 
ǎƻƭǳǘƛƻƴǎΧ

Supplemental Due 
Diligence Tasks
Å Meet with surrounding 

property owners
Å Research potential property 

tax and/or financing incentives
Å Consider creative partnerships
Å Consider creative revenue 

models (co-living, PSH, etc.)



Atlantica Properties |   2

Case Study: Multifamily Acquisition & Rehab

Contract Negotiations with Seller
Å Asking price was $7.5M Č Final contract price was $6.5M

Å Seller only wanted 30-day due diligence period Č Final due diligence period was over 90 days

Å Seller wanted all-cash sale Č Final capital stack included $1.1M soft seller note (no payments 
until sale)

Solid Business Plan + Experience = Better Terms!

Financing Negotiations with Lenders
Å Lenders wanted at least 10% Sponsor down payment Č Final capital stack included 100% 

financing for acquisition and rehabilitation costs

Å [ŜƴŘŜǊǎ ǿŀƴǘŜŘ ŎŀǎƘ ǊŜǎŜǊǾŜǎ ƘŜƭŘ ƛƴ ƭŜƴŘŜǊǎΩ ŜǎŎǊƻǿ ŀŎŎƻǳƴǘ Č Final negotiations allowed 
ŎŀǎƘ ǊŜǎŜǊǾŜǎ ƛƴ {ǇƻƴǎƻǊΩǎ ōŀƴƪ ŀŎŎƻǳƴǘ

Å Lender wanted Sponsor to pay renovation costs through reimbursement Č Final loan terms 
included $250,000 loan advance at closing to pay for initial renovation costs
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Case Study: Multifamily Acquisition & Rehab

Construction Cost Estimate & Contractor Selection
Å Request cost estimates from experienced, licensed contractors

Å Make sure that the sub-contractors are also reputable and licensed

Å /ǊŜŀǘŜ ŀ ǊŜƴƻǾŀǘƛƻƴ ǇǊƛƻǊƛǘȅ ƭƛǎǘ ŀƴŘ ŎƻƳǇƭŜǘŜ ǘƘŜ ǘƻǇ ƛǘŜƳǎ ŦƛǊǎǘΧ¢ƘŜ Ŧƛƴŀƭ Ŏƻǎǘ ƳƛƎƘǘ ŜȄŎŜŜŘ 
the initial budget!

Å ¢ƘŜ ǊŜƴƻǾŀǘƛƻƴ ōǳŘƎŜǘ ǎƘƻǳƭŘ ŀƭƛƎƴ ǿƛǘƘ ǘƘŜ ƻǾŜǊŀƭƭ ōǳǎƛƴŜǎǎ ǇƭŀƴΧŀ ǾŀƭǳŜ-add project will have 
different priorities than a deferred maintenance project.

Final Renovation Budget:  $1,100,000

Peoplestown Business Plan
Å Complete deferred maintenance items:  water leaks, HVAC repairs, roof repairs, siding repairs, 

parking lot improvements

Å Increase security:  adding over 30 security cameras, repair pedestrian & vehicular gates

Å Exterior aesthetic improvements:  landscaping, pressure washing, new signage

Budget needs to include Contingency & Construction Management Fee
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Case Study: Multifamily Acquisition & Rehab
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Case Study: Multifamily Acquisition & Rehab

Operations & Maintenance Plan
Å Select a hands-on Property Management company that is experienced with renovation projects

Å Contractor should communicate well with Property Manager

Å Get a Cost Segregation Study to maximize income tax savings

Å Sponsor is ultimately responsible for the performance of the property!

²ƛǘƘ ǇǊƻǇŜǊ ƳŀƴŀƎŜƳŜƴǘΧLƴŎƻƳŜ ƛǎ ǘƘŜ hǳǘŎƻƳŜ

Rental revenue increased by 116% in just 5 months!

Month Total Income

May 2024 97,965.59

Apr 2024 95,136.87

Mar 2024 72,452.45

Feb 2024 88,915.03

Jan 2024 45,282.03



Darion Dunn
Managing Partner
404-932-1540
ddunn@AtlanticaProperties.com

Trenton Dunn
Managing Partner
678-887-8147
tdunn@AtlanticaProperties.com

541 10th Street, Suite 249, Atlanta, GA 30318  / www.AtlanticaProperties.com

Acquisition & Development | Property Management | Commercial & Residential Sales
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