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I. Executive Summary

Business Entity: Carras Community Investment, Inc.

Background: Carras Community Investment, Inc. was formed in 1990 with offices in Fort
Lauderdale, Florida, Boston, Massachusetts and Atlanta, Georgia. The firm’s primary services are
redevelopment, community and economic development, and development finance consulting
services for public, non-profit organizations, financial institutions and developers. During the
past 30 years, the firm has worked in over 35 states, 200 communities and has produced numerous
plans, studies, and implementation strategies for a variety of clients that has resulted in over $2
billion in community development investment activity. The firm’s principal, James Carras, has
been recognized as a national expert in community and economic development and development
finance including a 2021 Harvard University Advanced Leadership Initiative Fellow, Lifetime
Achievement Award from the Council of Development Finance Agencies, the John Hay Whitney
Fellowship and the City of Fort Lauderdale Proclamation “for exemplary contributions to our
community.”

The firm’s Principal, James Carras, is the primary employee along with Stephanie Rosendorf,
Senior Research Associate. The firm works in collaboration with numerous other firms including
those listed in this proposal (Elbert Waters, E. L. Waters and Company, LLC and George Gadson,
Geophil Enterprises, Inc.)

Main Office: 1701 Northeast Sixth Street, Fort Lauderdale, Florida 33304

Office location: 1701 Northeast Sixth Street, Fort Lauderdale, Florida 33304
(Note: The firm will be relocated post-pandemic from this residential zone address to a non-residential zone
address in the city of Fort Lauderdale within the next 90 days)

Officers, Principals: James Carras, Principal

Key elements of the proposal

Arts and culture are essential for building community, supporting development, nurturing health
and well-being, and contributing to economic opportunity. Collectively, arts and culture enable
understanding of the past and envisioning of a shared, more equitable future. In disinvested
communities, arts and culture act as tools for community development, shaping infrastructure,
transportation, access to healthy food, and other core amenities. In communities of color and low-
income communities, arts and culture contribute to strengthening cultural identity, healing
trauma, and fostering shared vision for community. Development of a community-based plan is
essential to creating an Arts and Culture District in the Sistrunk Community. However, most
importantly, detailed and precise implementation steps must be identified, resources allocated
and a workplan created.
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Our goal is to provide staffing services to the newly formed Economic Development Corporation
(EDC), Invest Fort Lauderdale, Inc., a critical entity for the implementation of the Arts and
Culture Plan along with the CRA and the City of Fort Lauderdale. For the past two years, Carras
Community Investment, Inc. has been the primary consultant to the Fort Lauderdale CRA in the
design, planning and creation of the EDC. We successfully worked with key community leaders,
CRA and City staff as well as CRA Board members and City Commissioners to actualize the EDC.
We have reviewed national promising practices and have a comprehensive understanding of
capital resources as well as implementation strategies for arts and culture districts particularly in
African American communities.
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II. Experience and Qualifications

Number of years of experience — 45 years

Business Structure (registered State of Florida) Chapter S corporation; Registered State of Florida
Active Florida Corporation: Document NumberP09000071983

Company address, phone number, fax number, E-Mail address, web site, contact person(s), etc.
1701 Northeast Sixth Street

Fort Lauderdale Florida 33304

Telephone: 954.415.2022

Fax: 954-764-7579

Email: carras@bellsouth.net

Web site: https:/ /www linkedin.com/in/carras/

Contact: James Carras, Principal

Relative size of the firm, including management, technical and support staff; licenses and any other
pertinent information shall be submitted.

Employees: 2
Subcontractors for this Proposal: 2
Subcontractor network: 9

Carras Community Investment, Inc. Professional Experience

Over the past thirty-five years, Carras Community Investment, Inc. has provided advisory
services to numerous community and economic development, finance and public agencies
across the country in identifying market opportunities and challenges, designing solutions and
implementing them. My firm has worked with several community and economic development
organizations and firms in creating viable and well leveraged financing programs and
intermediaries.

Carras Community Investment, Inc. has focused on advocating and promoting fair lending
and creating innovative community investment and economic development partnerships
including the $1 billion Massachusetts Bankers Association Community Investment Plan. The
Plan spawned the Massachusetts Housing Investment Corporation, the Massachusetts
Community and Banking Council and the Massachusetts Minority Enterprise Investment
Corporation. Carras Community Investment, Inc. prepared the business plans for the three
corporations.

Most recently, the firm has created strategic planning and capitalization strategies including
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funding applications for clients that serve predominantly low opportunity communities and
minority businesses such as the Southeast Florida Community Development Fund, Urban
League of Broward County CDFI, Brick City Development Corporation, Florida Black Business
Investment Board, Inc., the Neighborhood Housing Services of South Florida, and Sustainable
Communities Fund of Houston, Texas. Previously, the firm has completed minority business
needs assessments in Massachusetts, Maryland, Florida and Cincinnati, Ohio. The firm has
worked with the Council of Development Finance Agencies over the past ten years as a Technical
Advisor particularly for brownfield financing options for six cities and their redevelopment
projects.

Carras Community Investment, Inc. has extensive experience with Opportunity Zones
both in Florida and nationally. The firm provided advisory services to six Florida
communities in the early stages of the tax incentive issuance, prepared three Opportunity
Zone Investment Prospectuses for Fort Lauderdale, Lauderhill and Miami Gardens, and
provided advice to stakeholder groups in Broward, Miami-Dade, Hillsborough, Lee,
Duval counties. The firm also conducted two Opportunity Zone Conferences and
Marketplaces in Miami and Jacksonville attended by over 300.

James Carras, Principal, has over 35 years of experience in community and economic
development finance ranging from an Advisor to the Mayor of Boston to creating
organizations including the Massachusetts Minority Investment Corporation, Delaware
Community Investment Corporation, South Florida Community Land Trust, the
Broward Housing Partnership and Massachusetts Housing Investment Corporation. Mr.
Carras is a member of the faculty of the Kennedy School of Government/Graduate School
of Design/Extension School where he teaches Policy Making in Urban Settings and
Financing Community Economic Development.

Biography - Principal, James Carras

James Carras is a 2021 Advanced Leadership Initiative Fellow at Harvard University where he is
focusing on equitable development finance research. For the past six years, he was a member of
the faculty at Harvard University’s Kennedy School of Government, Graduate School of Design,
Extension Schools as well as Tufts University’s Department of Urban Policy and Planning
teaching courses on Urban Policy and Financing Community Economic Development.
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As Principal of Carras Community Investment, Inc. he has been consulting with mission- driven
organizations and government agencies as well as financial institutions and developers for the
past 30 years. Carras Community Investment, Inc., has facilitated the creation and capitalization
of over fifty community development corporations (CDCs), development financial institutions
(CDFls) and public private partnership initiatives. He is the author of numerous affordable
housing and equity studies, and revitalization plans and has served as the Founding Executive
Director of the National Association of Affordable Housing Lenders, the Founding President of
the Broward Housing Partnership and the South Florida Community Land Trust.

Mr. Carras has provided financial feasibility advisory services to over twenty public development
finance agencies as well as private and non-profit developers. He is certified by the National
Development Council (NDC) as an Economic Development Finance Professional and completed
NDC’ s Rental Housing Finance course. He has taught financial feasibility for affordable housing
projects for the past 25 years currently at Harvard University and previously at Tufts University,
University of South Florida and M.I.T. He currently serves as a Research Fellow at the Harvard
University Bloomberg City Leadership Initiative focusing on equitable economic development
and development finance and as a Technical Advisor at the Council of Development Agencies
(CDFA) on affordable housing and brownfield financing.

Prior to establishing his consulting business, he served as a Community Development Advisor to
the Mayor of Boston and was the Executive Director of the Massachusetts Urban Reinvestment
Advisory Group where he was awarded the John Hay Whitney Fellowship. Mr. Carras is
recognized as a national development finance expert with a particular focus on Low Income
Housing Tax Credits, New Markets Tax Credits, Opportunity Zones, the Community
Development Financial Institution Fund and the Community Reinvestment Act.

Mr. Carras was awarded a Bachelor of Arts Degree in Urban Sociology from Suffolk University
in Boston, completed graduate work at Tufts University’s Department of Urban and
Environmental Policy and received a master’s degree from Harvard University’s John F. Kennedy
School of Government in Public Administration.

Mr. Carras has published various articles and publications including ones focusing on New
Markets Tax Credits for the American Planners Association and the Federal Reserve Bank of
Boston, the Community Reinvestment Act for the American Planners Association, the Federal Home
Loan Bank of Boston, National League of Cities and the National Community Reinvestment
Coalition and Affordable Housing Loan Consortia for the National Association of Affordable
Housing Lenders. Most recently, he was the recipient of the Council of Development Finance
Agencies (CDFA) Lifetime Achievement Award (2029) and was recognized by the City of Fort
Lauderdale for his service and contributions to the City (2020).

He has been a resident of Fort Lauderdale since 1985 and has served the community in a variety
of roles. He has served as Chair for the Broward Housing Council and the Broward County
Minority Economic Development Board and as Vice Chair of the City of Fort Lauderdale’s
Economic Development Advisory Board and a member of the Fort Lauderdale Community
Redevelopment Agency Advisory Board. He served as Vice Chairman of the Harvard Kennedy
School Alumni Board of Directors and Vice Chair for the Broward Schools Committee for
Harvard College. Mr. Carras has also served on the Board of Directors for St. Demetrios Greek
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Orthodox Church, the Broward Alliance for Neighborhood Development, Haymarket Bank and
advisory boards for the United Way of Broward County, Neighborhood Lending Partners and
Paradise Bank. For eight years, he served as the Chairman for the Fort Lauderdale Greek Festival
as well as the President of the Himmarshee Village Association.

James Carras, The Narrative

James Carras has dedicated his career to his core beliefs and values in addressing poverty,
inequities and providing opportunities to all. He was born in Boston, the youngest of four
children and raised by his single mother. They resided in a public housing project that Jim
witnessed as a child transform from an economically and racially integrated place to live to a
segregated, by policy, disinvested community. These childhood experiences led him to major in
sociology and ultimately study on the graduate level, urban policy and planning.

His graduate thesis, on providing evidence of redlining in a Boston neighborhood, documented
the blatant discriminatory practices of a large thrift institution. His research became an issue
during a gubernatorial campaign. The next Governor responded by creating the first state-
regulated Community Reinvestment Act and created a Mortgage Review Board. Jim was
appointed by the Governor to serve as a public member. Ultimately, Jim created the
Massachusetts Urban Reinvestment Advisory Group, a public interest research organization that
researched bank lending performance and negotiated numerous precedent-setting community
investment agreements. Based on this seminal work, he was awarded the John Hay Whitney
Fellowship and advised numerous organizations in the Southeastern United States to conduct
similar research and negotiate lending agreements.

Jim ultimately created his own consulting firm providing advisory services that focused on the
implementation of CRA initiatives including better market understanding of community needs
and demand, asset and capital assessments of low-income communities and most importantly
the development of new institutions, collaboratives and social impact lending and investment
organizations. He led the planning effort to create the Massachusetts Housing Investment
Corporation, the Massachusetts Minority Enterprise Investment Corporation, the Delaware
Community Investment Corporation as well business plans for over twenty community
development financial institutions.

In his home community of Fort Lauderdale in Broward County, Jim has been an advocate and
leading voice in implementing affordable housing strategies with the creation of organizations
including the Broward Housing Partnership and the South Florida Community Land Trust,
where he served as the founding President of both organizations. For the past two years, he
served as a consultant to the Fort Lauderdale Community Redevelopment Agency (CRA)
providing consulting services that created the economic development corporation, Invest Fort
Lauderdale, Inc., prepared an analysis of the potential on an Arts and Culture District for Historic
Sistrunk based on best national models, and designed the Emergency Business Loan Fund. In
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2020, he was recognized by Fort Lauderdale’s City Commission for his lifetime contributions to
the Fort Lauderdale community. On the national front, he worked with community investment
lenders from across the country to create the National Association of Affordable Housing Lenders
(NAAHL) and served as its first Executive Director.

Jim’s upbringing instilled in him the value of sharing one’s knowledge with others for the
betterment of the underprivileged. To that end, Jim first taught a course at Tufts University while
a graduate student there in the '70’s. Since then, he has taught over 60 classes at Tufts, M.L.T.,
Florida Atlantic University, the University of South Florida and currently at Harvard’s Kennedy
School of Government and Graduate School of Design. His courses on community development,
economic development finance, and urban policy all have one thing in common - what is our role
in removing economic and social disparities and creating initiatives to provide fair and just
inclusion for all.

Jim has worked closely with the Council for Development Finance Agencies for the last ten years.
He has served as a Brownfield Redevelopment Advisor on six site visits with CDFA staff as well
as a Course Advisor for the Housing Finance course which has been taught twice over the past
year. In addition, he has served on numerous discussion panels focusing on development finance
tools and Opportunity Zone strategies. In 2019, he received the CDFA Lifetime Achievement
Award.

In addition to his teaching and consulting activities, Jim volunteers in his local community
whether organizing and attending meetings in his original home community of Jamaica Plain or
now in Fort Lauderdale where he has served on four County and City Advisory Boards. Outside
of his professionally related activities, Jim served as President of a business association in the
historic neighborhood where his office was located and chaired the Fort Lauderdale Greek
Festival for over ten years for his church. He is an avid reader of history and biographies, travels
frequently to his ancestral home of Lesvos, Greece and enjoys his home in Fort Lauderdale,
especially in the winter, with his wife of 30 years, Alicia.
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Biography, Stephanie Rosendorf Diaz, Esq., Senior Plannet/Research Associate

A resident of South Florida for nearly her entire life and a current resident of the city of Fort
Lauderdale, Stephanie is a licensed Florida attorney. She graduated from Marjory Stoneman
Douglas High School, attended college at Florida Atlantic University in the University Scholars
Program, and subsequently graduated from the University of Miami School of Law in 2016.

During law school, she participated in multiple clinics, including the Miami Law Center for Ethics
& Public Service (CEPS). As a CEPS Fellow, she worked with low-income homeowners and
tenants, local clergy, the Collaborative Development Corporation (CDC), and other local
stakeholders in persuading the City of Miami Planning, Zoning and Appeals Board to make
zoning decisions consistent with the best interests of the community. Due to her research and
advocacy on behalf of underserved Miami residents, Stephanie was honored by Miami Law with
the Exemplary Service to the Poor Award before graduation.

Upon becoming a licensed attorney, she moved back to Broward County and settled in Fort
Lauderdale, where she’s been a resident for over five years. She worked for two and a half years
as a Commission Aide to Broward County Commissioner (Senator) Nan Rich, where she worked
with the Senator on a variety of issues, including affordable housing, public transportation, and
local land use and planning. During this period, she also had the privilege of completing a
fellowship in the New Leaders Council Broward County Class of 2018.

For the past three years, Stephanie has worked as a senior communications strategist, where she
crafts, refines, and oversees various communications, marketing, and social media campaigns for
clients in both the public and private sectors. She also is in her fifth semester of working as a
Course Assistant in Urban Development Policy at the Harvard Extension School.
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Furthermore, Stephanie performs freelance research and writing assignments on various public
policy issues, with a particular focus on affordable housing, land use, planning, and community
development. In early 2020, she was the principal author of Reducing Regulatory Barriers to
Affordable Housing in Broward County, a report containing recommendations on easing regulatory
burdens negatively impacting the development of affordable housing in Broward County.

LICENSES
Admitted to Florida Bar, September 2016

EDUCATION
University of Miami School of Law, Coral Gables, FL
Juris Doctor, Magna Cum Laude, May 2016

Florida Atlantic University, Boca Raton, FL
Bachelor of Arts in Political Science, Summa Cum Laude, May 2013
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Related Projects and Clients - Carras Community Investment, Inc.

Cities of Opa-locka, Lauderhill, Dania Beach, Eagle Lake
Finding of Necessity study and CRA Plan

Community Development Financial Institution CDFI strategic plans, market studies,
capitalization strategies, and funding application for over 30 CDFIs nationally including,
Newark, Providence, Lakeland, FL, Miami, Fort Lauderdale, Rockford, Illinois, Houston, and
Boston.

New Markets Tax Credits - Community Development Entities (CDEs) strategic plans, product
development, capitalization strategies and funding applications for nine clients including Coral
Springs, FL, and New York, and Tallahassee

Opa-locka Choice Neighborhood Plan for Magnolia Gardens
Participated with a consulting team and the Opa-locka CDC in preparing a plan for the Niles
Gardens neighborhood.

City of Fort Lauderdale Community Redevelopment Agency

Prepared the feasibility analysis for the creation of an economic development corporation
(Invest Fort Lauderdale) community development financial institution, community
development entity, Emergency Business Loan Program, research on funding sources,
background research on African American Arts and Cultural Districts and Opportunity Zone
strategy and marketing.

Opportunity Zone Funds: City of Miami Gardens, Lauderhill, Fort Lauderdale
Prepared an Investment Prospectus for the City’s Opportunity Zones.
Miami-Dade County Beacon Council and JAXUSA (Jacksonville)

Planned and conducted two Opportunity Zone Conferences in 2019.

Clearwater Downtown
Engaged by the largest private developer stakeholder to prepare a financing implementation
strategy for downtown Clearwater.

City of Fort Lauderdale Beach Business Improvement District (BID) Business Plan.

Himmarshee Village Association, President 1997-2011
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Provided district trade association services including planning, event planning and
management, marketing, funding, and entertainment district compliance with the City. Also,
created plan for a proposed Business Improvement District.
City of Opa-locka Downtown Master Plan 2021
Prepared market analysis, funding and financing implementation strategies, economic
analysis and recommendations.

City of Lawrence, Massachusetts, 2021 - 2026 Economic Prosperity and Sustainability Plan

Subcontractors

E.L. Waters and Company, LLC.

E.L. Waters and Company, LLC, established in 2005 provides consulting planning, zoning, and
development services for public and private clients in Miami-Dade, Broward, and Palm Beach
Counties. The firm is a certified as a Disadvantaged Business Enterprise by the Florida Unified
Certification Program.

Currently, the Firm is the Planning and Zoning Consultants for the City of West Park, Florida;
City of Miami Gardens, Florida (pop. 110,000). Also, the Firm served as Planning and
Development Consultants for the City of Opa-locka, Florida and prepared a Finding of Necessity
Study for the Southeast Overtown Park West Redevelopment Agency of the City of Miami,
Florida.

Bert is a Life Member of Omega Psi Phi Fraternity, Inc., former board member of the Urban
League of Greater Miami, Inc., and former Board Member of the Urban League of Broward
County, and former member of One Hundred Black Men of South Florida, Inc. Bert was the
Executive Director and Cofounder of the Community Design Center of Columbia, Inc., and a
neighborhood planning/design nonprofit organization in Columbia, South Carolina. Also, he
served as a member of the Planning Accreditation Board (an Affiliate of the American Planning
Association), Site Visit Team.

Bert received a Bachelor’s of Technology in Architectural Engineering from Florida A&M
University; Master’s in City Planning/ Urban Design from Georgia Institute of Technology; and
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a Juris Doctor degree from the University Of Miami School of Law. Mr. Waters is a John L. Loeb
Fellow in Advanced Environmental Design, Harvard University Graduate School of Design.

In addition, Mr. Waters completed the U. S. Department of Housing & Urban Development,
Community Builder Fellows, Executive Program in Public Management, Harvard University
John F. Kennedy School of Government. Also, he is an ELI Fellow, Executive Leadership
Institute, National Forum for Black Public Administrators. Bert is an avid Jazz
Trumpet/Flugelhorn player.

George Gadson

George E. Gadson, President of Geop hil Enterprises, Inc. has over 20 years of management
experience with large banking institutions, public and private corporations and not-for -profit
organizations, providing services such as organizational development, strategic planning,
economic development strategies, capacity building, public art administration, and more.

He has worked in economic development as the former Vice President of Business Development
at the Broward Alliance (formerly the Broward Economic Development Council) where he
managed the Small Business Development Program, providing business research, marketing,
financial and technical assistance to businesses seeking to expand, relocate, and remain in
Broward County.

As a former Principal Planner of Regional Economic Development at the South Florida Regional
Planning Council, Gadson provided oversight and assistance to program administrators and
project managers in the economic development programs. He ensured timely compliance with
all statutory rule and contract requirements and coordinate and facilitate meetings and
workshops.

Additionally, as former Associate Director for Business and Corporate Development Gadson at
Florida Atlantic University-Florida Institute for Career and Employment Training, Gadson
conducted customized management training and facilitated client and community survey
analysis for government, busines and non-profit organizations.
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Specific Related Experience

Broward County Cultural Corridor Project-Evaluated art deficiencies in 3 adjacent cities to
determine community needs and feasibility for development of innovative visual and performing
art programs.

City of Dania Beach Design Plan - Created a design plan for a future Art and Antique District
that incorporated use of historic buildings and placement of art throughout the city, creating a
sense of place and a destination for art and antique enthusiasts.

Community of Liberia- Liberia Economic Services - Design Plan- Hollywood, FL- Created a
design plan for a community park, transforming it into a historical museum without walls that
would capture historical African American figures, making the park an educational community
gathering place.

Reference:
James Shermer, Grant Administrator
Broward County Cultural Division
JShermer@broward.org
Phone: 954-357-7502

Public Art Consultancy

City of Lauderhill, FL: Public Art Consultant- Developed and implemented the city’s Public Art
Master Plan for over 15 capital improvement projects including: parks, playgrounds, cultural and
municipal buildings.

Reference:
Desorae Giles-Smith, City Manager
City of Lauderhill
Dgiles@lauderhill-fl-gov
954-730-3004

City of Tamarac- Currently working as the city’s public art consultant in the implementation of
the city’s Master Plan by developing calls to artists for projects; identify and present opportunities
for public art integration on Capital Improvement Projects; provide updates to the city’s public
art website as new public art projects are finalized. Identify funding resources for community
engagement projects.

Reference:
Maxine Calloway
Community Development Director
City of Tamarac
Maxine.calloway@tamarac.org
954- 597-3542
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City of North Lauderdale - Currently working as the city’s public art consultant in the
development of a three-year master plan; identify and present opportunities for public art
integration on Capital Improvement Projects.

Reference:
Tammy Reid-Holguin
Community Development Director
City of North Lauderdale
tholguin@nlauderdale.org
954-597-4737

Certifications

Lean Six Sigma Excellence-Brown Belt- Harrington Institute, Inc.1®

III. Approach to Scope of Work

The Fort Lauderdale Community Redevelopment Agency (CRA) and the City of Fort Lauderdale
along with community partners have created and implemented a redevelopment plan for the
Northwest Fort Lauderdale/Sistrunk neighborhood over the past twenty years. As the CRA is
nearing its” “sunset” (i.e., end of CRA authorization), there is a significant need to focus on ongoing
planning, resource accumulation and implementation strategies for the future. To that end, the
CRA has created Invest Fort Lauderdale, Inc., an economic development corporation (EDC). Carras
Community Investment, Inc. has been the CRA’s consultant in planning and creating the EDC. The
CRA and Carras have created a unique funding vehicle to provide cash flow for the EDC. For every
incentive that the CRA provides from 2020 to the sunset in 2025 will require a payback provision
that will be used to fund the CRA. For instance, a CRA incentive to a developer will result in an
annual payment of $600,000 for five years to Invest Fort Lauderdale. Approximately $20 million in
incentives are currently planned with much of that requiring a payback provision. Thus, the EDC
will have a capital base to operate for the near and long-term future.

In conjunction with the creation of the EDC, Carras worked with the CRA to create and implement
an Emergency Business Loan Program that provided forgivable loans to small area businesses
($10,000 loans). Itis anticipated that the loan portfolio of nearly $1 million will be utilized to provide
a capital base for a new CDFI. It is anticipated that the consultant will prepare a business plan for
the new CDFI.

Finally, Carras worked with the CDFI in creating the concept of an Arts and Culture District for the
Historic Sistrunk community. Based on our research of best practices and models, the CRA decided
to pursue this strategy by issuing this RFP for an Implementation Strategy.

The Carras Community Investment, Inc. team proposes to work with the CRA, City and
collaborating partners to staff and manage Invest Fort Lauderdale, the ED