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Recent Development Activity   

 

In September, the team received a threshold notification regarding the May 9% tax credit application from 

the Maryland Department of Housing and Community Development (“DHCD”) stating that the Sanctuary 

project did not advance, citing Section 3.7.1, General Terms. The letter indicated that the request for 

$500,000 in PRHP funds exceeded the allowable amount, stating that PRHP was to be counted toward the 

$2 million maximum allowable request of Rental Housing Program Funds (“RHFP”), which was also being 

requested. This determination was unexpected because neither the 2025 Guide nor the QAP mentioned 

that PRHP would be counted toward the RHFP limit. The only reference to this concept appeared in a single 

sentence in Multifamily Notice 25-3. Several subsequent Notices were issued, including Notice 25-7, which 

discussed available resources and cited a $2 million RHFP limit but made no mention of PRHP. 

Additionally, the state-published form 202, the development budget, which is required to be submitted with 

the applications, indicated a limit of up to $2.5m RHFP could be requested. Finally, the project’s proposed 

funding structure, including the RHFP and PRHP requests, had been reviewed with DHCD staff during the 

pre-application meeting without objection. This created a reasonable reliance that the proposed funding 

structure was acceptable. 

 

The team submitted an appeal with additional supporting documentation for reconsideration; however, the 

appeal was ultimately denied. This was a surprising decision and one that in prior rounds would not have 

resulted in a threshold disqualification, especially for a project with the level of public and community 

support that Sanctuary has received. 

 

On November 6, Pennrose met with the City of Hyattsville (Jeff Ulysse and David Cristal) to provide an 

update on the LIHTC application outcome. The discussion included application scoring, the threshold 

notification, and potential adjustments to improve the project’s competitiveness and feasibility for the next 

LIHTC funding round. The team also provided a preliminary timeline of actions leading into the next fiscal 

year. A few days later, on November 10, 2025, the Prince George’s County Council adopted CR-137-2025 

and CR-138-2025, approving the 2025 West Hyattsville–Queens Chapel Sector Plan. 

 

On December 17, the team was notified that the project was awarded $340,000 through the State 

Revitalization Program (SRP) for the 9% Sanctuary project. The following day on December 18, the team 

met with Maryland DHCD to debrief the 2025 9% LIHTC application. During this meeting, the team sought 

additional feedback on the threshold determination and discussed key items to address in the next 

submission to strengthen the application and avoid similar issues. 

 

On January 14, the team received a letter dated January 9 from the Prince George’s County Planning 

Department confirming that 6201 Belcrest Road was officially rezoned from RSF-65 to RTO-H-E. 

 

At the federal level, the project also advanced. On February 5, 2026, the team received notification that 

the Sanctuary project was awarded $2,000,000 through the Congressionally Directed Spending 

application, with support from the offices of Angela Alsobrooks and Chris Van Hollen. 
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On Tuesday, February 3, the team attended Maryland DHCD’s first listening session on the new program 

guide to better understand anticipated changes and prepare for the upcoming LIHTC round. On February 5, 

the team attended an in-person meeting with FUMCH’s Building Committee to provide recent updates and 

discuss next steps in preparation for the next LIHTC funding cycle. During this meeting, the team discussed 

changes in the draft LIHTC guide, including the proposed increase in the maximum 9% LIHTC award from 

$1.5 million to $2.0 million. As a result, the team is evaluating a revised unit mix that increases the 9% 

family component from approximately 50 units to 80 units, while reducing the 4% senior component from 

the originally planned 70 units to approximately 40 units, maintaining the overall 120-unit program. The 

team is continuing to explore options and configurations and will work with project partners and 

stakeholders to refine the approach and determine the most feasible path forward. 

 

The next 9% LIHTC competitive round is anticipated to be announced in May or June. In addition to the 9% 

round, the team is preparing for several upcoming funding opportunities, including the Federal Home Loan 

Bank of New York (FHLB) Affordable Housing Program, with a March 20, 2026 deadline; Prince George’s 

County DHCD HOME Funds, opening January 26, 2026 with a March 31, 2026 deadline; and the Maryland 

State Revitalization Programs, opening May 27, 2026 with a July 1, 2026 deadline. These applications will 

help position the project for the next LIHTC round and strengthen the overall funding stack. 

 

The team remains actively engaged with project partners, funding agencies, and local stakeholders to 

strengthen the development’s financial feasibility and positioning for the next LIHTC application round. 
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Development Team 

 

Discipline Firm 

Lead Developer/Owner Pennrose, LLC 

Developer/Owner Sanctuary AP3, Co. 

Architect Architecture by Design 

General Contractor Harkins Builders, Inc. 

Civil Engineer ATCS, PLC. 

Management Company Pennrose Management 

Construction Manager Innova Building Solutions 

Environmental Consultant DAC Hillman 

Green Rater Innova Building Solutions 

 

 

List of Development Activities (Completed and Upcoming) 

 

Date Activity Status 

Q2 2023 Submitted application to HAPGC for 8 project-based vouchers for the 9% 

project 

Complete 

Q1 2024 Initiated development Team (Builders, Architect and Engineers) Complete 

Q2 2024 Applied for State Revitalization Funds Complete 

Q2 2024 Initial Project Concept Plan Created Complete 

Q2 2024 Detailed Discussion with Management Company About Amenities, Units 

Matrix and Layout 

Complete 

Q2 2024 Presentation and Project Update to Congregation Complete 

Q3 2024 Predevelopment Budget Created Complete 

Q3 2024 Project presented at New Business Development Meeting (Internal 

Pennrose Process) 

Complete 

Q3 2024 Commenced Metrorail Alignment Design and As-Built Drawings  Complete 

Q3 2024 Met with Senior Policy Advisor from Senator Chris Van Hollen’s Office to 

discuss CDS Funding for FY26 and other Funding Sources 

Complete 

Q3 2024 Applied for Maryland Community Forestry Catalyst Fund Complete 

Q4 2024 Further Discussions of Site Plan with County Agencies and MNCPPC Complete 

Q4 2024 PG County Voucher Meeting with Property Management (PMC) Complete 

Q4 2024 First draft of the larger 9% building initiated by Architectural Firm Complete 

Q4 2024 In-Person Meeting with Rev. Dr. Yvonne Wallace Penn at FUMCH  Complete 

Q4 2024 Preliminary Investigation w/ Geotechnical Engineer Initiated Complete 

Q4 2024 Submitted the Amazon Equity Housing Fund application Complete 

Q4 2024 Completed site stakeout activities, conducted by ATCS Complete 

Q4 2024 Scheduled drilling operations for borings Complete 

Q4 2024 Application Prep for COC Notice of Funding Opportunity  Complete 

Q4 2024 Boring drillings conducted Complete 

Q4 2024 COC Notice of Funding Opportunity Submitted  Complete  

Q1 2025 Geotech Report to be published  Complete 

Q1 2025 PG County HOME/HITF Application Prep Complete 

Q1 2025 PG County HOME/HITF Application Submitted Complete 
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Q1 2025 FY 26’ Congressionally Directed Spending Application Complete 

Q1 2025 9% Tax Credit Application Prep Complete 

Q2 2025 Presented PILOT request to the Mayor and City Council of Hyattsville. Complete 

Q2 2025 

 

Presented project and PILOT request to the Mayor and City Council of 

Hyattsville. 

Complete 

 

Q2 2025 Presented project and PILOT request to the City’s Planning Committee Complete 

Q2 2025 

 

PILOT request was listed as an Action Item on the City Council agenda; 

Council voted during the meeting 

Complete 

 

Q2 2025 

 

Development team met with Renee Ensor-Pope to update project 

financials and revise Form 202 for the LIHTC application. 

Complete 

 

Q2 2025 

 

Received notice of available soft funding through HOME, HITF, and PILOT 

programs. 

Complete 

 

Q2 2025 

 

Requested a LIHTC pre-application meeting with DHCD to ask project-

specific questions and gather feedback. 

Complete 

 

Q2 2025 

 

Submitted LIHTC application, delivered hard copy with full set of plans 

and specs, and submitted electronic and portal versions. 

Complete 

 

Q2 2025 9% Tax Credit Application/Review Award Complete 

Q2 2025 Fiscal Year 2026 State Revitalization Programs Submission (4% & 9%) Complete 

Q2 2025 Fiscal Year 2026 SRP Application Review/Award Complete 

Q3 2025 Received MD DHCD’s Threshold Letter on 9% LIHTC Application Complete 

Q4 2025 Met with City of Hyattsville to discuss LIHTC application outcome Complete 

Q4 2025 PG County Council approved the 2025 West Hyattsville–Queens Chapel 

Sector Plan 

Complete 

Q1 2026 Received notification of award of $340,000 through SRP for 9% Project Complete 

Q1 2026 Sanctuary project address rezoned from RSF-65 to RTO-H-E Complete 

Q1 2026 Project awarded FY26 Congressionally Directed Spending Complete 

Q1 2026 In person meeting with FUMCH’s Building Committee to provide updates Complete 

Q2 2026 Preliminary Plan of Subdivision Process  

Q2 2026 Detailed Site Plan Process  

Q4 2026 Recorded Plat and Site Plan  

Q4 2026 WSSC Water and Sewer Plan/Permits  

Q4 2026 Fine Grading and Building Permits  

Q1 2027 Closing Coordination Calls / Financial Closing  

Q1 2028 Construction Commencement/ Completion  

Q4 2028 Leasing Period/ 100% Leased Up  

Q1 2029 Conversion to Permanent Loan  
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Project Affordability 

Area Median 

Income 

9% Project 

Units 

4% Project 

Units 

Maximum Income per Household 

   1 Person 2 Person 3 Person 4 Person 

Up to 20% AMI 20 0 $22,960 $26,240 $29,520 $32,780 

Up to 30% AMI 0 0 $34,440 $39,360 $44,280 $49,170 

Up to 40% AMI 0 0 $45,920 $52,480 $59,040 $65,560 

Up to 50% AMI 0 0 $57,400 $65,600 $73,800 $81,950 

Up to 60% AMI 60 40 $68,880 $78,720 $88,560 $98,340 

 

 

 

 

 

Current Site Plan (Updated 2/9/2026) 

Project Unit Mix 

Project Unit Mix 9% Project 4% Project 

Studio Unit 0 0 

1 Bedroom Units 32 38 

2 Bedroom Units 24 2 

3 Bedroom Units 24 0 

Total 80 40 
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9% Project Information (Updated 2/9/2026) 

4% Project Information (Updated 2/9/2025) 
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SOURCES AND USES BY PROJECT 

 

 

 

 

 
 

SANCTUARY 9% PROJECT  SANCTUARY 4% PROJECT 

Uses  Amount Sources Amount  Uses  Amount Sources Amount 

Construction Costs $ 21,672,986 Freddie Forward 

FTEL  

$ 8,980,000  Construction Costs $ 13,986,493 Freddie Forward 

FTEL  

$ 2,550,000 

Construction-related 

Fees 

$    2,960,984 Rental Housing 

Program Funds 

$ 2,000,000  Construction-related 

Fees 

$   2,335,743 Rental Housing 

Program Funds 

$ ---- 

Financing Fees and 

Charges   

$     2,613,384 State Revitalization 

Program 

$ 340,000  Financing Fees and 

Charges   

$   2,118,205 State Revitalization 

Program 

$ ---- 

Acquisition Costs  $    1,191,645 PG County 

HOME/HITF 

$ 2,800,000  Acquisition Costs  $ ---- PG County 

HOME/HITF 

$ 3,200,000 

Developer’s Fee   $    2,500,000 Rental Housing 

Works 

$ ----  Developer’s Fee   $ 2,266,581 Rental Housing 

Works 

$ 2,500,000 

Syndication Related 

Costs 

$       264,500 Congressionally 

Directed Spending 

FY 2026 

$ ----  Syndication Related 

Costs 

$    227,616 Congressionally 

Directed Spending 

FY 2026 

$ 2,000,000 

Guarantees and 

Reserves   

$    973,703 Energy/ MEEHA 

Funds 

$ 150,000  Guarantees and 

Reserves   

$ 615,803 Energy/ MEEHA 

Funds 

$ 60,000 

N/A $ ---- LIHTC Equity 

 

$ 17,198,280  N/A $    ---- LIHTC Equity 

 

$ 6,503,771 

N/A $ ---- Deferred Developer 

Fee 

$ 625,000  N/A   $ ---- Deferred Developer 

Fee 

$ 245,259 

N/A  ---- Additional DDF $ 83,922  N/A  ---- Additional DDF $ ---- 

N/A $ ---- Gap/(Surplus) $ 0  N/A $ ---- Gap/(Surplus) $ 4,491,411 

TOTAL USES $ 32,177,202 TOTAL SOURCES $ 32,177,202  TOTAL USES $ 21,550,441 TOTAL SOURCES $ 17,059,030 
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TOTAL SOURCES AND USES 

 
 

Potential Additional Sources 
Application Deadline Amount 

MD DHCD State Revitalization Program  Awarded $340,000 

MD DHCD RHW (TOD Boost)  Rolling $2,500,000 

Community Forestry Catalyst Fund (CFCF September 2026 $100,000 

Amazon Housing Equity Funds  Fall 2026 $4,000,000 

Maryland Affordable Housing Trust (MAHT) September 2026 $75,000 

Federal Home Loan Bank March 2026 TBD 

PG DHCD HOME Funds Awarded $6,000,000 

CDBG   Fall 2026 TBD 

 

 

 

 

 

 

 

 

 

 

SANCTUARY PROJECT 

Uses  Amount Sources Amount 

Construction Costs $ 35,659,479 Freddie Forward FTEL  $ 11,530,000 

Construction-related Fees $    5,296,727 Rental Housing Program Funds $ 2,000,000 

Financing Fees and Charges   $     4,731,589 State Revitalization Program $ 340,000 

Acquisition Costs  $    1,191,645 PG County HOME/HITF $ 6,000,000 

Developer’s Fee   $    4,766,581 Rental Housing Works $ 2,500,000 

Syndication Related Costs $       492,116 Congressionally Directed 

Spending FY 2026 

$ 2,000,000 

Guarantees and Reserves   $    1,589,506 Energy/ MEEHA Funds $ 210,000 

N/A $ ---- LIHTC Equity 

 

$ 23,702,051 

N/A $ ---- Deferred Developer Fee $ 870,259 

N/A  ---- Additional DDF $ 83,922 

N/A $ ---- Gap/(Surplus) $ 4,491,411 

TOTAL USES $ 53,727,643 TOTAL SOURCES $ 49,236,232 
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Project Summary (Updated 2/9/2026) 

 

Pennrose, LLC and Sanctuary AP3 Co., have formed a partnership and are working closely with the First 

United Methodist Church of Hyattsville on a development of a portion of the 8.17-acre land currently owned 

by the church in Hyattsville, MD. 

 

The church remains active in the community and seeks to provide affordable and senior housing on the part 

of the site not occupied by its church building. Situated in a prime Hyattsville location, the site is directly 

across the street from the Hyattsville Crossing/Prince George’s Plaza Metro Station (Green Line). This 

location offers convenient access to Prince George’s County and Washington, D.C., including key areas like 

Gallery Place and L'Enfant Plaza and other major regional access to the entire Washington D.C. Metro area. 

The surrounding neighborhood is a robust rental market, characterized by numerous high-end, market-rate 

developments with high rents and low vacancy rates. Nearby amenities include the Metro Station, Giant 

Food, Safeway, Whole Foods, Prince George’s County Mall, Target, Prince George’s Community College, and 

the University of Maryland College Park. 

 

The development plan calls for three separate buildings to be constructed on the site: two financed with 

9% Low-Income Housing Tax Credits (“LIHTC”) and one financed with 4% LIHTC. The projects are being 

advanced as a coordinated “twin” development. The 9% project will serve families earning between 20% 

and 60% of Area Median Income (“AMI”), while the 4% project will serve seniors earning up to 60% AMI. 

The project team plans to resubmit the 9% LIHTC application in the next competitive round, anticipated to 

open in Q2 of 2026. 

 

The development will feature 120 residential units, 80 units in the 9% project and 40 units in the 4% 

project, composed of a mix of 1-bedroom, 2-bedroom and 3-bedroom apartments. The buildings will offer 

ample management and amenity spaces, including multipurpose rooms, fitness centers, and other 

community spaces.  The current iteration of the design includes a four-story elevator building (4% senior 

building) and two three-story enclosed breezeway buildings (9% family buildings). The buildings will 

incorporate an attractive mix of brick and other durable and attractive exterior materials, achieve NGBS 

and Energy Star certifications, and offer many energy saving features for the benefit of the residents. 

 

Overall, this combined development effort will total approximately $53 million and will provide high-quality, 

affordable, intergenerational housing in a well-established rental market with transit access to the greater 

Washington, D.C. Metro Area. The 120 affordable housing units represent a significant investment in 

Prince George’s County and will offer housing that incorporates sustainable design, energy efficiency, and 

green building standards. These features align with the housing priorities outlined in Prince George’s 

County’s 2035 Adopted General Plan. Moreover, the level of county, state, and federal investment in 

projects like this underscores the commitment to delivering new apartment buildings with transit access 

for many low-income families in this area of the county. 

 


