                                                                                                                                                                                                                                                                                                        ATTACHMENT A

DEKALB COUNTY HOME MULTIFAMILY AFFORDABLE HOUSING
ASSISTANCE

APPLICATION POLICIES

Minimum Procedural Requirements and Policies:

P-1.	Policy Compliance Requirements:
Applicants will be required to fully comply with all applicable policies.  Policies may be waived, modified, added, or removed only at the discretion of the Director of the DeKalb County Human & Community Development Department with or without notice.  Waivers or modifications of policies by applicants must be requested in writing and supported by documentation as needed or required by the Human & Community Development Department.

P-2.	Application Package:
Initial Application Review Requirements:  The Human & Community Development Department will accept and process only those applications, which are complete and contain the following Initial Application Review Supporting Documents (as applicable) at a minimum.  These documents should be submitted in a loose-leaf notebook with tabs numbered to correspond with the document as indicated:

Document and Policy Number					Form No.	  	Tab No.
Application							Form 100		        1
Resumes of all development team principals (O/D-1)						        2
Experiences Summaries for Owner & Developer (O/D-1)		Form 105		        3
Ownership Entity Organizational Documents (O/D-1)						        5
Financial Statements and Tax Returns (O/D-1)						        6
Annual Operating Expense Budget (P-19)				Form 125	  	        7
Sources of Funds (F-4)						Form 130		        8
Sources and Uses of Funds(F-4)					Form 135	  	        9
15-Year After-Tax Income Projections (F-5)				Form 140	      	      10
Evidence of Site Control/Proof of Ownership (O/D-4)				                    12
Interior, Exterior and Aerial Photographs					      	 	     18
Financing Letters of Intent & Section 3 Plans				      	    	     21
Equity Investment Letter (F-11)						    	   	     22
Other Lender Packages (P-3)						   		     23
Actual Operating Statements for Last Two Years (P-19)			 		     24
Nonprofit Eligibility Questionnaire (O/D-1)				Form 110	 	     25
Rent Register Form (R-6)						Form 115	 	     26
Building/Unit Profiles (R-12)					Form 116	  	     27
Owner/Developer Agreements								     28
Utility Allowance Documentation (R-8)							     29
Rehabilitation Assessment/Scope of Work (O/D-5)					  	     30
Certificate of Handicapped – Accessible and Equipped Units (R-1)				     33
Owner/Housing Authority Tenant Priority Agreement						     36
Application Preference Documentation						  	     38

Loan Underwriting Information:  Applicants for loans will be required to submit the following items within 30 days of the date that the conditional funding commitment is issued.

Document and Policy Number				Form No.	            		Tab No.
Experience Summaries of Property Manager			Form 106			    4
Market Study										  11
Zoning Confirmation Letter								  13
Neighborhood & Community Maps	 							  14
Management Agent Questionnaire				Form 120			  15
Project Management Information Summaries		Form 121			  16
Management Plan and Proposed Lease Form							  17
Affirmative Marketing Plan								  19
Section 3 Outreach Plan									  20
Owner/Developer Agreement								  28
Design Specifications									  31
Evidence of Project Subsidies							         	  32
Certificate of Handicap – Accessible and Equipped Units					  33
Special Needs Services Provider Agreement							  34
Supportive Services/Self-Sufficiency Plans 							  35
Energy Standard Certificate								  37		
Firm Financing Commitments (F-2)					    	  	  39
Proposed Management Agreement (O/D-2)				    		    	  40
Appraisal (O/D-3)							     		  41
Environmental Reports (R-10)					     	    		  42
Temporary Relocation Plan (P-9)				 		    		  43
Contractor’s Qualification Statement (P-14)		AIA Form A305 		  		  44
Soils Report								 		  45
Schedule of Values (O/D-5)						 		  46
Construction Work Schedule (O/D-5)					  		  47
Proposed Owner/Architect Agreement		AIA Form                 			  48
Proposed Owner/Contractor Agreement (P-14, P-21)	AIA Form              			  49 

Loan Closing Information:  Applicants for loans will be required to submit all items prior to loan closing and within 30 days of the date the County issues a firm commitment.

Document and Policy Number			Form No.	 			Tab No.
Site Survey						 		      		   50
Insurance Certificates							      		   51
Wood Infestation Report									   52
	Architect’s Certificate								   	   53
	Initial HOME Income Certifications and Updates (R-12) Form 117				   54
	Final Management Agreement (O/D-2)							   55
	Final Owner/Architect Agreement			AIA Form			 	   56
	Final Owner/Contractor Agreement (P-14, P-21)	AIA Form				   57
Certification of Cost Reasonableness							   58				

P-3.	Other Lenders Packages:
Applicants will be required to provide copies of funding application packages submitted to other lenders and financial resource providers.

P-4.	Consolidated Plan Compliance:
All applications must comply with the current DeKalb County Consolidated Plan as certified by the Human & Community Development Department.

P-5.	Application Deadlines:
	The Human & Community Development Department shall establish and publish 
dates to accept applications for HOME assistance at least once a year, if funds are available. Following the close of this application period, any subsequent request to consider project funding during that year must be communicated in writing to the Human & Human & Community Development Department.  Any additional application periods during a program year will be determined at the discretion of the Human & Community Development Department Director and published appropriately. 

P-6.	Ineligible Properties:
	Subdivided properties under multiple ownership, which were once part of a single 
assembled and developed tract are unacceptable unless assembled back under one ownership.

P-7.	Phased Developments:
	Applications for partial or phased developments will not be accepted.

P-8.	Developers in Default:
The Human & Community Development Department will not accept any applications from any developers, or any projects that have partners or participants, who are in default on any DeKalb County loan or any other public sector lenders or investors, including the U.S. Department of Housing and Urban Development.

P-9.	Relocation/Displacement Policy:
To the maximum extent feasible, permanent displacement of persons occupying a proposed HOME assisted project will be minimized.  Projects proposing this will only be considered for funding in the event that, as part of the redevelopment, the character of the residents to be served will be changed either to or from a special population (e.g. elderly or disabled) and the existing residents do not qualify to continue to reside on the property.  In the event any permanent or temporary displacement is proposed, a detailed plan shall be submitted to the Human & Human & Community Development Department.

P-10.	Risk and Concentration of Portfolio:
A thorough review of an applicant and all entities that the applicant or its principals are involved in will be conducted.  Any time the total assistance to one (1) developer and related entities will exceed 35% of the total HOME loan portfolio, the Department will initiate additional review steps before an application will be approved in order to insure sound decisions are made and minimize the risk for default in the HOME loan portfolio.  To accomplish this, a thorough review of the applicant and all entities that the applicant or its principals are involved in will be conducted.  This review will include financial statements/forecasts, occupancy levels of apartment complexes, general condition of properties owned, credit standing/evaluation, proposed financial structure and position of County’s loan, and similar items.  The applicant agrees to provide the information requested and to fully cooperate with the Human & Community Development Department and the Housing Authority of the County of DeKalb, Georgia (Housing Authority) in this review, including providing personal financial statements. Financial information requested will be maintained in a confidential manner and will not be made available for public inspection.

If it is determined, based on this review, that HOME funds could be at risk of default/non-payment, then the applicant will be informed of the pending denial of the application and given ten (10) days to request re-consideration.  This request along with any supplemental information supplied by the applicant will be reviewed when received and a decision will be made as to whether or not to permit the 35% limit to be exceeded.  If approved by the Community Development Director, then the application will continue in processing.  If disapproved, then the applicant will be notified of the denial of the application.

Each time an application is submitted that provides for a development that includes the applicant, et al in excess of 35% of the County’s HOME loan portfolio, the additional review will be required.  This policy does not apply to the DeKalb Housing Authority or its nonprofit subsidiaries.

P-11.	Services to Promote Resident Self-Sufficiency:
The Human & Community Development Department requires that all projects provide the supportive services necessary to provide basic needs and services to the residents who are being served by this program.  Preference will be given to projects that provide extensive supportive services that promote positive community and individual growth, stability and self-sufficiency.  As part of the application, the Borrower shall submit a plan identifying the services to be provided, compensation, and performance standards to be applied to the program and staff.  Additional supportive information must be attached to document the service provider’s current organization, staffing and past experience.  If the services are to be provided by an external entity, copies of the agreement with that entity must be provided at the time of application.

P-12.	DeKalb County Responsibility for Determination of Assistance:
The determination of applicants to be assisted, the amount of assistance, loan terms, the County’s loan position and security of same, and other conditions is the sole responsibility of the Director of the Human & Community Development Department.  The Human & Human & Community Development Department may seek assistance from the Housing Authority, other public and private agencies and consultants.

P-13.	Housing Authority Program Responsibilities:
	Acting as an agent of the County, the Housing Authority shall have the responsibility for:

A.	Preparation, Execution and Administration of all Loan Documents and Related Instruments, to include:
1. Property Improvement Agreement: This agreement shall be by and between the Authority and the owner and will detail necessary requirements and conditions of default.
2. Deed to Secure Debt
3. Loan Agreement
4. Promissory Note
5. Assignment of Leases and Rents
6. Contractor’s Consent to Assignment
7. Architect’s Consent to Assignment
8. Any other instruments needed to effect the loan

B. Representing the County at the loan closing.

C. Servicing of HOME loans and payments to the Home Investment Trust Fund Local Account.

D. Review of initial tenant income eligibility and annual recertification of tenants’ income eligibility.  The Authority will review for corrections and maintain on file the Initial Income Certification. Annual Recertification (Form #117) shall be prepared by the owners, kept on site, and reviewed by Authority staff as part of the annual monitoring.

E. Compliance by owner of initial project rents.

F. Annual re-examination of rents and income as revised by HUD for the HOME Program through the period of affordability.

G. Monitoring general compliance with all program regulations during the term of the loan.

H. Annual inspections through the period of affordability (see Appendix A) to ensure compliance with local property standards and HQS.

I. Section 3 outreach and MBE/WBE compliance.

J. Rehabilitation/Construction Process:
1. Confirm scope of work and cost estimates
2. Preside at bid opening
3. Work progress inspections
4. Process draw requests
5. Project close out and final draws
6. Davis Bacon wage rate compliance

P-14	Contract Bids:
The Housing Authority will attempt to obtain a minimum of three construction contract bids.  One of those may be from an owner-contractor. Construction contacts may be awarded with less than three bids at the discretion of the Housing Authority and the Human & Community Development Department.  The Housing Authority will not close a construction loan unless the approved contract with the General contractor has been fully executed. With approval from the Human & Community Development Department, the developer may administer the construction contract bid process.

P-15	Intercreditor Agreements:
If feasible, before a loan is closed, an Intercreditor Agreement will be executed by all other lenders in a specific project.  At a minimum, the Intercreditor Agreement will address the following:
· cross-collateralization by all parties
· an approved budget 
· an approved draw request
· limitations on all fees
· notices of delinquencies
· procedures for draws and change orders
· method of payment

Applicants will facilitate meetings with all lenders early in the loan-underwriting period.

P-16.	Payment and Performance Bonds:
A 100% Payment Bond and Performance Bond and, as a rule, an independent General Contractor will be required.

P-17.	Rates and Terms:
Each loan will be negotiated on a case-by-case basis with rates and terms determined by the organizational nature of the applicant and the specifics of the project.  HOME funds will not be used for refinancing existing debt or loan assumptions.  In preparing the initial application, applicants should make the following assumptions with regard to rates and terms depending upon the type of applicant and the project:

A.	Non-profit applicants not also seeking Low-income Housing Tax Credits for the project should prepare their applications based upon an interest rate of 3% and a term no greater than the period of affordability as required by HOME regulations.  (Regulatory Policies R-5). Those non-profits that are qualified as Community Housing Development Organizations (CHDOs) under the HOME program may prepare their application with different rates and terms.  The Human & Community Development Department Director will approve rates and terms.  This decision will be based upon an evaluation of the population to be served, subsidy levels, rents to be charged, the projected financial strength of the project, the financial capacity of the applicant, and their history of completing projects in DeKalb County and the metro Atlanta area. 

B.	All applicants seeking 9% Low-income Housing Tax Credits for the proposed project through the Department of Community Affairs should prepare their applications based upon a 3% interest rate with a maximum loan term of 10 years.  Loans are to be amortized over the 10-year term and balloon loans will not be considered.  

Tax credit projects applying for a HOME loan will be evaluated on a case by case basis and subject to the availability of funds and the County’s determination of the minimum level of HOME funding necessary to assist the project in being awarded an allocation of 9% tax credits. 

P-18.	Maximum Cap on Subsidy:
In order to maximize the benefits of a limited loan fund, the County will not fund more than 15% of the total project costs for a for profit developer.

P-19.	Annual Financial Statements:
Audited financial statements shall be completed for every year during the term of the loan, and maintained on site. These shall be subject to review as part of the Housing Authority’s annual monitoring.

P-20.	Affirmative Action – MBE/WBE Involvement:
During the construction term, the owner is required to report to the Housing Authority the number and dollar amounts of each MBE and WBE contractor or subcontractor.  This information is to be reported to the Housing Authority on Appendix E and must be submitted in order to access the final construction draw.

P-21.	Owner/Contractor Agreements:
The Human & Community Development Department and the Housing Authority reserve the right to inspect and approve all owner/contractor agreements.  In the situation where the owner is also the Contractor, all draws must be on an actual cost basis, less 10% retainage, and even then, may be subject to a partial reimbursement to monitor completion.  When a General Contractor is involved, all draws will be based on work completed less 10% retainage.

P-22.	Owner Section 3 Outreach Plan:
The Owner/Applicant shall submit an Outreach Plan in compliance with Section 3 Clause of the HUD Act of 1968 (see Appendix D).  The plan should be submitted prior to loan closing and should describe all plans to train, recruit, and/or employ low and moderate-income persons in order to provide economic opportunities.  This policy shall apply to all contractors including management.

P-23	Subordination Request:
Should subsequent financing be sought by the borrower after closing the Housing Authority loan, these requests should be made to the Authority.  The Housing Authority will review the rates, terms, and other particulars of the proposed transaction and make their decision based upon this review.  In the event the subordination is approved, an agreement between the Housing Authority and the new lender will be executed which may alter the terms of the existing loan to the borrower.  Under no circumstances will this subordination lessen the compliance obligations of the borrower under the HOME Program.  It will apply to financial interest only.


Organizational and Development Policies:

O/D-1	Relationships:
As part of the application, the Borrower must submit a detailed organizational chart outlining all relationships affecting the project, including any interlocking relationships, any legal agreements between the various entities in the development, and resumes for all principals involved in more than 10% of any transaction within the development.

O/D-2 	Management Agreements, Plans, and Experience:
As part of an application for an occupied property, the Borrower shall submit a formal management agreement identifying the manager of the property, services to be provided, compensation, and performance standards that will govern the management of this specific property.  Additional supportive information must be attached to document the management agency’s current organization, staffing and past experience.

O/D-3	Appraisals:
The application shall include an appraisal by a MAI-certified appraiser.  The appraisal must establish a single value that will be used to determine the loan value of the property.  The appraisal must have been completed within six months of the date of application.  The Human & Community Development Department may be willing to accept the appraisal used by the primary lender.

O/D-4	Proof of Ownership:
The application package must contain evidence of site control of the property, in the form of a security deed, option, purchase agreement, or any other legal form acceptable to the Department.  The loan will not be closed until the Department receives evidence that firm site control has been finalized and the applicant has total control of the project site.

O/D-5	Rehabilitation Scope of Work:
As part of the application, the developers must submit a detailed strategy for the rehabilitation of the property, including a specific scope of work scheduled and cost estimates.  The strategy must include schematics by a licensed architect or engineer that specifies the intended work.  The scope of work must be supplemented with working drawings, typical floor plans, and “as is” photographs.  Every item in the scope of work must include cost assumptions.

Regulatory Policies:

R-1.	Legal and Regulatory Compliance:
Compliance with the HOME regulations at 24 CFR and all-applicable Federal, state, and county laws, regulations, ordinances and policies will be required.

R-2.	Handicapped Accessibility:
The submitted project must comply with all requirements of the Americans with Disabilities Act (ADA), the Fair Housing Act, and Section 504 of the Rehabilitation Act of 1973, as applicable. A minimum of 5% of the units must be totally accessible by those with mobility impairments and 2% accommodated for those with sensory impairments.

R-3.	Consolidated Plan Compliance:
The submitted project must comply with the County’s Consolidated Plans required by the U.S. Department of Housing and Urban Development (HUD).  This assurance shall be incorporated into the application and shall be signed by the Borrower.

R-4.	Affirmative Marketing:
The Borrower will provide a plan in the application package to identify all methods that will be used to affirmatively market the project.  The borrower should identify population(s) least likely to occupy the project and list specific measures to be taken to advise this population of the availability of housing opportunities at the site.  This must all be reported on HUD Form 935.2 which can be completed on line and down loaded at: www.hudclips.org.  

R-5.	Period of Affordability:
HOME regulations require the HOME Assisted Rental Units to be rent controlled for various lengths of time based upon the average amount of HOME funds invested per unit.  The following affordability period schedule is mandated for HOME Assisted Properties:

ACTIVITY			Per Unit HOME $		Minimum Affordability Period

		Rehab/Acquisition		Less than $15,000/unit		5 years
		or Rehab Only

		Rehab/Acquisition		$15,000-$40,000			10 years
		or Rehab Only		

		Rehab/Acquisition		Greater than $40,000			15 years
		or Rehab Only

		New construction or		Not applicable				20 years
		acquisition of newly
		constructed housing

NOTE:  The period of affordability for properties assisted with DeKalb HOME funds will be the length of the loan or the required HOME period of affordability, whichever is longer.  

R-6.	Initial Tenant Income Eligibility of HOME Tenants:
Property owners shall be responsible for initial income eligibility determinations, using the Income Certification Form #117, for all existing tenants and submit them to the Housing Authority prior to loan closing.  Likewise, each project owner, or management representative, will complete an Income Certification Form #117 for each new tenant of a HOME assisted unit and must submit Unit Status Reports monthly to the Housing Authority.  Refer to Policies R-7, R-8, and R-9 for income and rent requirements.  Annual income is the gross amount of income anticipated to be received by all adults in a family during the 12 months following the effective date of the determination of tenant income eligibility.

R-7.	Future HOME Rents and Tenant Leases:
HUD will annually publish Fair Market Rents and calculations of rents affordable to families earning 50% or less than the AMI and those between 50% and 80%.  Based on HUD’s calculations, HOME rents may increase or decrease.  The maximum monthly rent may change if applicable gross rents, income adjustments, or the monthly allowance for utility services change.  Any increase in rents must be approved in advance by the Housing Authority.  Additionally, leases to be used on the project must be approved by the Housing Authority.  Tenants in HOME assisted units must be given at least 30 days written notice before increases are implemented and are subject to other provisions of the lease.  Tenants occupying HOME assisted units whose annual incomes exceed 80% of median may stay in their HOME assisted apartments.  However, all tenants that are over the income limits must pay no less than 30% of their adjusted monthly income for rent and utilities.

R-8.	Income and Affordable Rent Requirements of HOME Assisted Units:
Participating projects shall have at least 20% of its HOME Assisted Units occupied by households who have annual incomes that are 50% or less of median income.  These units must be adjusted for family size as established by HUD at rents that do not exceed 30% of annual income of a household at 50% of median income minus tenant paid utilities (see Appendix A for Utility Schedule prepared by the Housing Authority).  As HUD provides updated rents and incomes, and the Housing Authority provides updated utility schedules, they will be automatically incorporated into this program.  The 50% Income and Rent Schedule applicable can be found on page 6 of Form 100.

The remaining assisted units may be occupied by households with incomes that are 80% or less of median income adjusted for family size as established by HUD.  The 80% income and rent schedule applicable to these units can be found on page 6 of Form 100.

R-9.	Ninety Percent Requirement:
HOME funding must be used such that 90% of the HOME assisted units are occupied by families whose annual incomes do not exceed 60% of the median family income for the area.  The balance of the units may be occupied by tenants with annual incomes between 60% and 80% of median income.  These income schedules can be found on page 6 of Form 100.

 R-10.	Environmental Impact:
All projects must have a completed Phase I environmental study before an application is submitted.  If a Phase II study is required, the project will not be considered for funding until all environmental matters have been successfully resolved.

R-11.	Property Standards:
All “HOME assisted units” must meet all applicable local codes and rehabilitation standards for residential property as required by DeKalb County. Property owners must agree to yearly on-site inspections by the Housing Authority for compliance with these standards.

R-12.	Rent Roll Verifications:
For all rehabilitation projects in which one or more units are occupied at time of application, one Rent Register Form #115 must be completed for each occupied unit and one Building/Unit Profile, Form #116 must be completed for each building, vacant or occupied.  These forms must be submitted with the initial application material.
	
The borrowers must provide the Housing Authority a monthly report on current occupants.

R-13.	HOME Subsidy Layering:
As required by HUD Guidelines, the Department will evaluate projects that propose the use of HOME funds in combination with other governmental assistance (including tax credits) to ensure that no more than the necessary amount of HOME funds is invested in any one project than is necessary to provide affordable housing.

R-14.	HOME Program Maximum/Minimum Expenditures:
The minimum HOME expenditure is an average of $1,000 per HOME assisted unit.  The maximum average subsidy per HOME assisted unit is established by bedroom size and may not exceed the 221d(3) limits by HUD periodically.  (See Appendix D)
 

Financial Underwriting Policies:

F-1.	Market Study:
A market study that determines needs and absorption rates for the particular housing requested in the application may be requested on the discretion of Human & Community Development Department.  The Department reserves the right to request another market study, further information, or clarification of any information presented in the market study.  The market study must be conducted by a firm acceptable to the Department.

F-2.	Firm Financial Commitments:
All financial commitments, other than from DeKalb County, must be “firm” and include a written statement that outlines an exact maximum loan amount, all rates, terms, and collateral.

F-3.	Financial Feasibility Requirement:
The loan from DeKalb County is to be viewed as necessary in order to fill a “gap” that make the project financially feasible.  The County will only consider applications where HOME funding is essential to expand affordable housing resources.
	
F-4.	Sources of Funds and Sources and Uses of Funds Statements:	
The application must include a Sources of Funds Statement- Form 130 an a Sources and Uses of Fund Statement – Form 135 which identify all financing sources and all financing uses.  The application must clearly identify sources equal to the uses outlined in the application.

F-5.	Pro Formas:
The application package must include a detailed construction pro forma that outlines all sources, all expenses, and all assumptions that were used in constructing the pro forma.  Also, the application package must include a detailed 15-year, after tax, income projection operating pro forma.  The years used in the operating pro forma shall coincide with the maximum terms of any loans financing this project.

F-6.	Return on Equity:
The annualized cash-on-cash rate of return to the owners of a development shall not exceed 12% over the term of the DeKalb County loan.  Excess cash flow shall be determined to be any cash flow after the 12% return is achieved.  Excess cash flow will be reinvested in the project to reduce the monthly payments of the renters and, thereby, extending the affordability of the project to lower income tenants.

F-7.	Soft Costs:
The DeKalb County HOME funds generally are not to be used to finance project “soft” costs unless it is determined to be critical to the success of the project by the Human & Community Development Department and no other potential funding sources are available.  Project soft costs are defined as appraisals, attorneys’ fees, architectural fees, construction related Cost, engineering fees, and other development costs not associated with the actual hard construction acquisition or permanent financing of the project.  The Human & Community Development Department reserves the right to determine whether an expense is a “soft” cost or not. 

F-8.	Construction Financing:
The Department will consider construction financing for not-for-profit and for-profit developers.  Construction will be monitored to determine that progress is made and drawdowns are taken in a timely manner.

F-9.	Construction Contingency:
All developments must provide for a construction contingency in the development budget.  Construction contingencies shall be limited to 5% of the total contract amount for a rehabilitation job.

F-10.	Developer’s Overhead, Developer’s Fees, and Consultant Fees for Development:
Developers’ fees are defined as developers’ overhead, developers’ fees, and consultants’ fees.  Total developers’ fees for all categories combined can be no more than 15% of total project cost less the developer fee and the cost of the land.  No part of the developers’ fees can be disbursed until all loan conditions have been met and the construction loan has been converted into a permanent loan.  Under no condition will DeKalb County reimburse developers for costs incurred on a project prior to a written agreement with the borrower.

F-11.	Equity Investment:
If the borrower is an entity other than a 501 (c) tax-exempt corporation, the borrower must contribute equity in the amount of at least 8% of total project costs.  The equity requirement may be satisfied by providing a cash equity contribution, grants, unsecured forgiveness loans, or reinvested developer’s fee (only if reinvested as equity or as an unsecured loan).  The final determination of whether the equity test has been met will be determined by the Human & Community Development Department.  Equity investments in “cash” will be evidenced by a signed letter from a lender certifying that the borrower has liquid assets equal to the equity injection in unencumbered funds.

F-12.	Replacement Reserves:
The Department will require that a project have a replacement reserve for all developments.  The amount of the monthly contributions to this account shall be a minimum $25 per unit per month for rehabilitation and $20.00 per unit per month for new construction.  

F-13.	Operating Reserves:
At all times, the project must retain an amount equal to at least four months of total debt service payments as operating reserves.

F-14.	Tax Credit Allocations:
An application that includes low-income housing tax credits, as a financing source will not be considered for final funding consideration until the project has received firm tax credit allocations by the Department of Community Affairs.  If the final tax credit allocation is less than the amount submitted in the application, the project will be further reviewed by the Human & Community Development Department.


F-15.	Underwriting Criteria:
All HOME Multi-Family Rental Rehabilitation Project will be required to conform to the  Human & Community Development Department’s underwriting criteria as follows:

	Debt Coverage ratio (for senior debt):			1.25 – 1.30

	Debt Coverage ratio (for all debt):				1.05 – 1.15

	Annual Revenue Increase:					2%

	Annual Operating Expenses Increase:			3%

	Annual Minimum Operating Expense:			$4,000 per unit/annual

	Minimum Operating Deficit Reserves Required:		4 months total debt service

	Minimum Replacement Reserves     		              $25.00 per unit per month
       Required for Rehabilitation:                                                          ($300 per unit per year) 
      
       Minimum Replacement Reserves                                               $20.00 per unit per month 
       Required for New Construction:                                                   ($240 per unit per year)                         
       
	Maximum Loan to Cost Ratio:				92%

	Maximum Annual Cash-On-Cash Rate of Return:		12% (initially)

	Total Developers’ Fees:					Limited to 15% of Total Project Cost,
                                                                                                            minus the budgeted developer fee and the
                                                                                                            cost of the land
                                                                                                            
	Minimum Equity Investment:				At least 8% of project costs if a for-	
								profit developer
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