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Accountants: Allowances and reserves, 80-83

cooperative/condominium financial changes in deposits to, 77

auditing, 760 operating reserves, 81

expenses, 79 prefunded replacement, 59

role of, 25-26 replacement reserves, 82-83
Acquisition loans, 88-89 vacancies and bad debts, 80
Acquisition phase, of real estate American Institute of Architects (AIA)

development, 15-16 documents:

Adjustable rate mortgages (ARMs), 91
Adjustments, in purchase contracts, 435436
Advertising expenses, 78
Affordability, determining, 71-73
Affordable housing, 3-11

and federal policies, 9

change in nature and character of, 9 American Land Title Association (ALTA), 538

current Frends in, 6-10 Americans with Disabilities Act (ADA),
decline in federal support, 6 53-54

fall in rental housing supply, 8 Amortization, loan, 92-94, 105

homeownership rate, 3 Annual Contributions Contract (ACC), 301

&'xeg-income (cjommmllzties,; Apartment Investment and Management
e Economy Corporation, Company (AIMCO), 261

opportunities for nonprofit organizations, Apartment rehabilitation survey, 785-790
Appeals panels, residential community, 721

ATA document A101, 593-598

ATA document A201, 599-602

competitive bidding and, 579

design/build contracts, 590-593

negotiated contract with gross maximum
price, 585-590

homeownership, 10

rental housing, 11 Appraisals:
i ing’ i cost approach, 39
public housing’s role in the development costs 57

of, 282

role of states, 6 Federal regulations and, 4041

scrutiny of government-sponsored
enterprises, 10

shift to suburbs, 7

state of America's working poor, 4-6

Tenant-based rental assistance, 6

income capitalization approach, 39
lenders fee, 95

market comparison approach, 38
methods of, 38—40

modified income capitalization approach,

Affordable Housing Act of 1990, 3 46-48 _
Affordable housing loan consortia, 160-217 per-unit cost analysis, 4648

Affordable Housing Program (AHP), subsidized housing and, 42-44
141-142 Appraiser, role of, 31

competitive process, 142-144 Appropriated funds, 116-117

homeownership set-aside program, 144, Architect:
229 building program development, 565
technical and app]ication assistance, design evaluation for feasibility and cost,
144-145 566
Affordable rental housing fees, 56

owner's representative during
decline in growth of, 4 construction, 566-568
AIDS (acquired immunodeficiency role of, 25-26, 561-568
syndrome): during acquisition and construction,
grants for providing support services, 359 28
rent subsidies for, 358 during feasibility, 26-28

current state in America, 4
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Asbestos, 52
selective rehabilitation and, 689
“As is” sale, 438-439
Assignment rights, in purchase contracts, 442
Attorneys:
free or pro bono services, 23-24
general counsel, 22
legal fees, 57,79, 95
specialized counsel, 22-23

Bad debts, 80
Balloon mortgages, 93
Baltimore City Homes Inc., 672
Bargain sales, 348
Board and care facilities, mortgage insurance
for, 273, 322
Bond financing;:
general obligation bonds, 117
in mixed-finance transactions, 290
revenue bonds, 117
state and local government
general, 117-118
taxable bonds, 118-128
tax-exempt bonds, 118-128
Bookkeeper, role of, 25-26
Bring IT Home campaign, 7
Brokerage commissions, 441
Brooke Rents, 575
Brownfields Redevelopment Initiative, 132
Budgeting, cooperatives/condominiums,
757-761
Building inspection techniques, 676677
Building permits, 539

California Community Reinvestment
Corporation, 164-166
Cape Affordable Housing Loan Consortium,
166-172
Capital sources, 88-104
equity, 245-278
equity and sales proceeds, 103-104
grants, 102, 225-244
loans, 88-102, 107-217
public housing funds, 279-313
Capitalization (cap) rate, 46
Central Florida Community Reinvestment
Corporation, 168-169
Certificates of occupancy, 539
Certified public accountants, see
Accountants, 760
Charitable purpose test, 504-506
Chattels, security agreements for, 97
Chlorofluorocarbons (CFCs), 53
Cincinnati Development Fund, 169-171

City “in rem” property, 349
City or region-wide funding collaboratives,
238-244
Cleveland Housing Network, case study, 368
Closing costs, in purchase contracts, 436
Collection losses, 76
Commercial banks lending, 139-140
Commercial facilities, 74
Community Development Block Grants
(CDBG), 6, 71, 108-110, 132, 295-296
Community Development Corporations
(CDC), 151-153
Community development entity (CDE), 265
Community Development Financial
Institutions (CDFI), 156
Community Financing Consortium, Inc., 171
Community Investment Corporation, 172
Community Investment Corporation of
North Carolina, 175
Community Investment Funds (CIF) loan
program, 141
Community Investment Program (CIP), 141
Community organizer, role of, 29-31
Community Preservation & Development
Corporation (CPDC), 375-380
Community Preservation Corporation, 176
Community Reinvestment Act (CRA), 101,
139, 162, 244
Competitive bidding, 577-585
developing bid documents, 579-585
invitations to bid, 578-579
process of, 577-578
Comprehensive property management
approaches. See also Rental property,
717
Condemnation, 440
Condominiums:
annual budget, 758
cooperative housing compared, 745752
financial statements, 759-760
house rules, 753, 762-768
identity and form of ownership for, 474
legal documents, 748
mortgage insurance programs for, 320
operating reserves, 758-759
overview of, 473-474
replacement reserves, 759
settling permanent loan, 716
technical and legal counseling, 761
training issues, 761
Connecticut Housing Investment Fund, Inc.,
180
Consortium of Sales Area Lenders, 179
Construction codes, applying in selective
rehabilitation, 691-692
Construction contingency, 54
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Construction contract, 593-602
AIA document A101, 593-598
AITA document A201, 599-602
Construction management, selective
rehabilitation and, 682—683
Construction manager, role of, 29, 575
Construction phase, of real estate
development, 15-16
Construction process, 553-664
checklist for, 605
completion of construction, 603-604
construction loan, 554
contract negotiation and bidding, 577-593
competitive bidding, 577-585
design/build contract, 590-593
negotiated contract with gross
maximum price, 585-590
participants and responsibilities, 555-575
construction manager, 575
general contractor, 568-575
owner, 556-561
participants_ roles, 555
rehabilitating occupied property, 602-603
Construction, architects role in, 28
Continuum of Care funding, 234
Contractor, selective rehabilitation and,
683-684
Controllability, in expenses, 84
Conversion fees, 57
Cooperative housing:
annual budget, 758
condominiums compared, 745752
financial statements, 759-760
house rules, 753, 762-768
identity and form of, 472-473
legal documents, 752
operating reserves, 758
overview of, 471-472
replacement reserves, 759
technical and legal counseling, 761
training issues, 761
Corporations:
defined, 467
profit versus nonprofit, 467468
Cost approach, appraisal, 39
Cost estimates, in selective rehabilitation,
666-681, 708-709
Credit enhancement, 118, 318, 325
government mortgage insurance, 318, 323
personal asset pledges, 325
private for-profit mortgage insurance,
324,325
private nonprofit mortgage insurance,
325
third-party guarantees, 318
Credit reports, 95

Dallas Affordable Housing Partnership, 182
Date of acceptance clause, 442
Davis-Bacon wages, 305
Debt coverage ratio, 98
Debt service, in mixed-finance transactions,
290
Deed, 96, 435, 535-536
Defensible space concepts, 728
Delaware Community Investment
Corporation, 183
Department of Housing and Urban
Development (HUD):
attracting pension fund investments, 149
determining affordability and, 71
developing housing for homeless,
233-236
Economic Development Initiative (EDI)
grants, 227
Empowerment zones and Enterprise
Communities initiative, 130-132
Habitat for Humanity International, 227
supportive housing for elderly, 129
supportive housing for people with
disabilities, 129-130
Deposit, in purchase contracts, 432434
Design/build contract, 590-593
approach of, 590-593
construction contract, 590
Designated blighted area, 122
Detroit Neighborhood Investment
Corporation, 186
Development fees, in mixed-finance
transactions, 291
Development teams, 19-32
accountant/bookeeper, 25-26
appraiser, 31
architect, 25-26
attorneys, 21-24
community organizer, 29-31
conflicts and, 32
construction manager, 29
financial development specialist, 20-21
general contractor, 29
multiple roles, 32
oversight, 32
property management company, 28
sponsor, 20
track record of, 97
Diaz Opinion, 283-284
Direct Loans, 133
Disabilities /handicaps:
grants for housing for, 232
grants for providing support services,
358, 359
rent subsidies for, 357, 358
supportive housing for, 129
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Economic Development Initiative (EDI)
grants, 227
Edgewood Seniors Limited Partnership, 378
Edgewood Seniors Preservation
Corporation, 377
Elderly:
grants for housing for, 232
grants for providing support services,
358, 359
public housing and, 308-309
rent subsidies for, 357
supportive housing for, 129-130
Electric expenses, 78
Electrical systems, selective rehabilitation
and, 691-692
Eminent domain, 440
Empowerment zones, 130
Energy consumption, reducing, 362
Energy efficiency, improving in selective
rehabilitation, 686—687
Enterprise Communities, 130
Enterprise Foundation, 149-151, 684
Enterprise Mortgage, Inc., 343, 344
Enterprise Social Investment Corporation,
252, 256258
Enterprise zones, 361
Environmental conditions, costs to address,
51-53
Equity funding:
Fannie Mae's American Communities
Fund, 260
historic investment tax credit, 262-264
low-income housing tax credit and,
246259
real estate investment trusts, 261-262
Equity funds, creation of, 245
Equity, and raising capital, 103-104
Escrow agreements, 433, 551
Exempt-facility bonds, 120-123
Expense projection. See also Total
development costs, 69-84
allowances and reserves, 80-83
controllability of expenses, 84
general guidelines, 74
lenders role in, 83-84
past operation expense evaluation, 75-77
annual cost adjustments, 75
annual costs per expense category,
75-77
without operating history, 77-80
Expense tracking, 25-26

Facts-and-circumstances test, 505-506
Fair Housing Act, 479480
Fair housing laws, 479480

Fair market rent (FMR), 112
Fannie 3/2, 336
Fannie Mae, 10, 327, 336
American Communities Fund, 260
community land trust mortgage loans,
335,336
community lending programs, 336
Fannie Mae’s community home buyer’s
program, 336
lease-purchase mortgage loans, 326
low-income housing projects and, 251,
259
partnership offices, 327
single-family housing programs, 327
subsidized second mortgages, 337
Farmers Home Administration, 354
Federal Deposit Insurance Corporation
(FDIC), 139, 163
Federal deposit insurance corporation
disposition properties, 347, 348
Federal government:
grants, 225-236
for developing housing for elderly, 232
for developing multifamily owned
housing, 230232
for developing single-family
homeownership, 225-229
for downpayment assistance, 229-230
for housing for homeless, 233-236
for low-income purchasers, 229-230
persons with disabilities, 232
Safe Neighborhood Action Grants, 232
loans, 129-138
Brownfields Redevelopment Initiative,
132
empowerment zones and enterprise
communities initiative, 130-132
Portfolio Reengineering program,
128-138
rural cooperative loans, 134-135
rural rental housing loans, 135-136
self-help housing loans, 137-138
supportive housing for elderly,
129-130
supportive housing for people with
disabilities, 129
USDA Rural Housing Service, 132-134
mortgage insurance programs, 318, 323
Federal Home Loan Bank, 141, 142-144
Federal Home Loan Mortgage Corporation
(Freddie Mac). See Freddie Mac, 326
Federal Housing Act of 1934, 3
Federal Housing Finance Board, 140
Federal National Mortgage Association
(Fannie Mae). See Fannie Mae, 326
Finances, managing rental property, 719
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Financial development specialist, role of,
20-21
Financial Institutions Reform, Recovery, and
Enforcement Act of 1989 (FIRREA),
4041, 140
Financial statement, for cooperatives/
condominiums, 759-760
Financing. See also Capital sources
applying for, 465-466
fees, 56, 94-95
requirements, determining ownership
entity and, 476
Fire casualty, 322
Fire egress, selective rehabilitation and, 690
Fire safety issues, selective rehabilitation
and, 691
Fire-ratings of materials, 690
First Housing Development Corporation of
Florida, 187
501(c)(3) bonds, 123-127
501(c)(3) organizations, 467468
Flexible subsidy, 359
Foreclosed multifamily property disposition
properties, 346, 347
Foundation Communities, Inc, 373-375
Freddie Mac, 10, 336, 338
Affordable Gold, 124, 336
Affordable Gold 3/2, 337
Affordable Housing Group, 336, 338
Affordable Seconds, 337, 338
low-income housing projects and, 251,
259
multifamily disposition program, 348
Native American housing, 336
rural homeownership, 338
Fuel expenses, 78

Gas expenses, 78

General contractor, 568-575
allowances and, 571-572
as superintendent for project, 572
clean up and, 574
construction procedure supervision, 570
construction schedule and, 573
document review, 569
indemnifictation and, 574
permits/fees/notices and, 571
project documents and materials and, 573
role of, 29
taxes and, 571
use of site and, 574
warranty and, 570

General obligation bonds, 117

General partner in a limited partnership

structure, 510

Ginnie Mae, 338, 339
Good title, 99-100
Government agencies, selective
rehabilitation and, 684-685
Government National Mortgage Association
(Ginnie Mae). See Ginnie Mae, 326
Government regulations, settlement process
and, 539-540
Government-sponsored enterprises (GSEs)
Fannie Mae and Freddie Mac, 10
Grants. See also Subsidies, 102
federal government, 225-236
for-profit corporations, 244
private nonprofit foundations, 236244
state and local governments, 236
Greater New Haven Community Loan Fund,
189
Grievance hearings, public housing and, 309
Guaranteed Loans, 132
Guaranteed maximum price (GMP), 587
Guarantees, in mixed-finance transactions,
292
Guard rails, 690
Gut rehabilitation, avoiding, 685-686

Habitat for Humanity International, 227
Hawaii Community Reinvestment
Corporation, 190
Hispanic homeownership, 3
Historic investment tax credit, 262-264
certified historic structures, 263
claiming, 264
introduction to, 262
overview of, 262
qualified rehabilitation expenditures, 263
recapture provisions, 264
HOME Investment Partnership Program
(HOME), 110-116
funds, 354
limitations of, 112-114
matching requirements, 111
mixed-finance transactions, 294-295
special nonprofit set-aside of, 114-116
use of funds, 110-111
Home Ownership Partnership (HOME)
funds, 6
Homeless SuperNofa, 233
Homeless:
developing housing for, 233-236
grants for providing support services, 358
project feasibility case study, 373-375
rent subsidies for, 356, 357
shelter plus care, 356, 357
surplus non-HUD properties and, 345,
346
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Homeownership:
determining ownership entity and,
471474
grants for single families, 225-229
low- and moderate-income family
assistance, 319
multifamily conversion to
apartment rehabilitation survey,
785-790
condominium and cooperative
housing, 745-752
determining form of ownership, 756
developing scope of work, 755
evaluating building condition, 755
feasibility analysis report, 797-803
household survey forms, 774-779
legal documents and, 745-754
planning tools, 770-773
preliminary building evaluation
report, 791-796
relationship with residents, 756
resident profile report, 780-784
securing financing, 756
securing resident information, 754
state and local conversion laws,
752-754
rent subsidies for, 355, 356
set-aside funds, 229
Homes for South Florida, 192
HOPE VI funds, 225-226, 282, 288-289, 311,
312
eligible uses, 291
HOPE VI Program, 282
House rules, sample, 762-768
Household survey forms, 755, 774-779
Housing and Community Development Act
of 1968, Section, 561-563
Housing and Community Development Act
of 1974, loan guarantee provision
(Section 108), 109
Housing and Urban Development (HUD):
federal deposit insurance corporation
disposition properties, 347, 348
mortgagee in possession properties, 346,

public housing capital funds, 288-290
single-family property disposition, 345
state housing finance agency risk-sharing
pilot program, 324
Housing Assistance Payments Contract, 149
Housing Assistance Payments program, 353
Housing business licenses, 539
Housing codes
applying in selective rehabilitation,
691-692
violation, in purchase contracts, 439

Housing Development Fund of Lower
Fairfield County, Inc., 194

Housing Development Grants (HODAG),
110, 323

Housing Opportunities for Persons with
AIDS (HOPWA), 358

Idaho Community Reinvestment
Corporation, 196
Income capitalization approach, appraisal, 39
Income projection. See also Subsidies
projection
determining affordability, 71-73
from nonresidential use, 74
general guidelines, 70
identifying targeted levels, 70-71
Income:
increasing. See also Subsidies projection,
349, 360
tracking, 25-26
Income-based admissions, public housing
and, 308
Indemnification, in mixed-finance
transactions, 292
Individual Development Accounts (IDAs),
229
Inflation, expense projections and, 75
Inspection checklist, in selective
rehabilitation, 701
Inspection clause, in purchase contracts, 440
Inspections, maintenance, 723
Institute for Community Economics (ICE),
154-156, 160
Institute of Real Estate Management (IREM),
45,80
Insulation from liability test, 506-509
favorable factors, 507-508
unfavorable factors, 508
Insurance, property, 532
Interest payments, prior to completion, 56
Interest rates, loan, 90-92
Intermediate care facilities, mortgage
insurance for, 322, 323

Joint ventures, 503-526
checklist for, 523-526
low income housing tax credit and,
518-522
options for structuring relationship,
510-518
bona fide function, 514
flexibility in operations, 513
for-profit subsidiary, use of, 515-517
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general partner in limited partnership,
510

limited liability corporations, 510-517

limited partner in limited partnership,
510

national geographic ruling, 515-517

parent_s assets insulation, 512

parent_s exempt status protection, 512

single-member nonprofit LLCs, 518

sources of capital, 513

subsidiary as participant in
partnership, 512-513

Kentucky Mountain Housing Development
Corporation (KMHDC), 380-381

Land trusts, 158-160, 476
Lead-based paint, 53
hazards in selective rehabilitation,
687-689
laws and regulations, 55-59
Lead-Based Paint Hazard Control grants, 132
Lead-Based Paint Poisoning Prevention Act
of 1971 (LPPPA), 53
Lease purchasing housing, project feasibility
case study, 368
Leases and rents, assignment of, 97
Lenders: 538
loan charges, 94-95
project considerations, 97-102
Community Reinvestment Act
considerations, 101
debt coverage ratio, 98
developmental team record, 97
guarantees and, 101
income and expense projections, 98
lien priority position, 99-100
loan-to-value ratio, 98
secondary market sales and, 100
role in expense projections, 83-84
Letter of value, 44, 60-62
Licenses and permits, 57, 78
Lien priority position, 99-100
Life insurance companies, loans from,
145-147
LIHTC, See also Low-income housing tax
credit (LIHTC), 7
Limited liability companies (LLC), 510-517
Limited partner in a limited partnership
structure, 510
Limited-equity cooperatives, 119-120
Living Cities National Community
Development Initiative, 153

Loan sales on secondary market, 325, 344
Enterprise Mortgage, Inc., 343, 344
Fannie Mae, 327, 336
Freddie Mac, 336, 338
Ginnie Mae, 338, 339
sales of multifamily loans, 341, 344
sales of single family loans, 326, 341

Loans. See also specific lending source,

107-217

application attractiveness, 102
common loan provisions, 89-96
federal government, 128-138
financing fees/lender charges, 94-95
interest rates and, 90-92
lender considerations and, 97-102
maturity and amortization of, 92-94
prepayment provisions, 95-96
private for-profit entities, 138-149
private nonprofit entities, 149-217
public lenders, 107-108
security and, 96-97
settling permanent, 714-716
state and local governments, 108-128
types, 88-89 nonprofit housing

development

Loan-to-value ratio, 98

Local community foundations, 160

Local community land trusts, 158-160

Local Initiatives Support Corporation (LISC),

151-153, 341

Long Island Housing Partnership, 197

Low-Income Housing Fund (LIHF), 156-158
loan packaging, 163
Revolving Loan Fund, 154, 157, 216

Low-income housing tax credit (LIHTC):

518-522
applying for, 250-251
benefits of, 246247
exempt-facility bonds and, 120-122
fund availability, 251252
Enterprise Social Investment
Corporation, 256-258
Fannie Mae investments, 251
Freddie Mac investments, 251, 259
National Equity Fund, 252-256
in mixed-finance transactions, 297
in neighborhood-based projects, 152
in nonprofit housing development,
247-248
ownership decisions and, 476
program requirements, 249-250
compliance period, 250
low-income use, 249
rent restrictions and, 249
types of properties, 250
role of, 296298
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Low-income housing tax credit (LIHTC)
(continued)
securing property after compliance
period, 251

tax credit rates and costs, 247-248
Low-income housing:

project feasibility case study, 368-371

tax credit tax syndicators, 252, 275
Low-income purchasers, grants for, 229-230

Maintenance:
contracts, 78
expenses, 78
management, 722-725
inspections, 723
resident training, 724
sharing planning with residents, 725
Management company selection:
experience in multifamily housing, 477
fees, 478
monthly reporting, 478, 483-501
Management information systems, rental
property, 732
Manna Inc., case study, 369-371
Manna Mutual Homebuyers Club, 481482
Market comparison approach, appraisal, 38
Marketing expenses, 58
Massachusetts Housing Investment
Corporation, 199
Maximum occupancy plans:
demand exceeding supply, 480481
supply exceeding demand, 481482
Mixed Finance, 286
Mixed-income communities, 9
Mixing Public Housing Capital, 286288
Modified income capitalization approach
analysis, 4648
Mortgage insurance:
federal programs, 318, 323
private for-profit mortgage insurance,
324,325
private nonprofit, 325
state and local government programs,
323,324
Mortgage revenue bonds, 118-120
limited-equity cooperatives, 119-120
single family and condominium units, 119
Mortgages, as security, 96
Multifamily housing development, grants
for, 230-232
Multifamily Housing Property Disposition
Act of 1994, 111
Multifamily mortgage insurance programs,
320, 323
Multiyear income and expense projections,
366-367

National Affordable Housing Act of 1990, 110
National Association of Community
Development Funds (NACDLF), 158
National Commission of Severely Distressed
Public Housing, 283
National Community Development Initiative
(NCDI), 153-154, 237
National Equity Fund, Inc. (NEF), 252-256
National Housing Services of America
(NHSA), 339, 341
NeighborWorks, 339
National Housing Trust/Enterprise
Preservation Corporation, 371
National nonprofit foundations, 160
Negotiated contract with gross maximum
price, 585-590
approach of, 585-586
construction contract development,
586-590
Nehemiah Housing Opportunity Grants
programs, 110, 312, 323
Neighborhood Networks (NN), 359, 360
Neighborhood Reinvestment Corporation,
684
NeighborWorks, 339
NeighborWorks organizations (NWOs), 339
Network for Oregon, 201
Nevada Community Reinvestment
Corporation, 203
New Hampshire Community Reinvestment
Corporation, 204
Nonamortizing loans, 92, 93, 106
Non-Housing and Urban Development
(HUD):
surplus properties for assisting homeless,
345, 346
Nonprofit corporations, 467-468
Nonprofit sponsor, determining ownership
entity and, 474-475
Nonprofits
special treatment by government, 540
Nonresidential income, 74
Notice clause, in purchase contracts, 443
Nursing homes, mortgage insurance for, 322,
323

Occupancy issues, in public housing

funding, 306-309

developments for elderly, 308-309

grievance hearings, 309

income-based admissions, 308

payment of fees, 309

rent, 309

security deposits, 309

waiting lists, 307-308
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Office expenses, 78
One Economy Corporation, 7
goals of, 7
Operating expenses:
reducing, 360, 362
reserves, 81
for cooperatives /condominiums, 758
subsidies, 284, 358, 360
applying for, 465-466
in mixed-finance transactions, 290
in public housing funding, 306
Operating funds, 281, 293
treatment of, in mixed-finance
transactions, 297
Operations management, property, 732
Options, 444447
exercise of, 446
purchase and option agreement
differences, 444
unique terms of, 445447
failure to exercise option, 447
granting of option, 445
option period, 446
purchase price, 445, 447
Owner take-back financing, 139
Owner's role, in construction process,
556-561
responsibilities to architect and
contractor, 557-561
selecting architect, 556
selecting general contractor, 557
Owners affidavit, 546
Ownership entity, determining:
corporations, 466468
divided ownership and, 476
financing and subsidy requirements and,
476
general, 466
homeownership housing and, 471-474
leasehold interests, 476
nonprofit sponsor and, 474475
partnerships, 468469
rental housing and, 470

Partnerships. See also Joint ventures, 468-469

low-income housing tax credit and,
518-522
tax-exempt leasing rules and, 521-522
Payroll expenses, 78
Pension funds, loans from, 147-149

Performance and payment bond (P&P bond),

14
Performance specifications, 681
Performance standards, for property
management, 734

Permanent loans, 89
settling on, 714-716
condominium and single-family
homes, 716
rental and cooperative housing,
715-716
Permits, estimated costs, 57
Personal property taxes, 79
Personnel hiring, rental property, 731
Per-unit cost analysis, appraisal, 46-48
Piedmont Housing Alliance, 371
Pledges of personal assets, 325
Plumbing systems, selective rehabilitation
and, 691
Points, 56
Prefunded replacement reserves, 59
Preliminary building evaluation report,
791-796
Preliminary official statement (POS), 126
Prepayment provisions, loan, 95-96
Prepurchase considerations, 465-501
applying for financing and operating
subsidies, 465-466
determining ownership entity
corporations, 466—468
factors in, 470476
partnerships, 468-469
divided ownership and leasehold
interests, 476
interview and selection of management
company, 477478
plans for renting and selling units,
478482
Preventative maintenance, 722
Private for-profit lenders, 138-149
commercial banks, 139-140
grants from, 244
life insurance companies, 145-147
owner take-back financing, 139
pension funds, 147-149
savings and loans, 140-145
Private for-profit mortgage insurance, 324,
325
multifamily, 325
single-family, 324, 325
Private lenders, in mixed-finance
transactions, 298
Private management, in public housing,
310-311
Private nonprofit foundations:
entity loans, 149-217
affordable housing loan consortia,
160-217
Enterprise Foundation, 149-151
Institute for Community Economics,
154-156
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Private nonprofit foundations (continued)
local community foundations, 160
local community land trusts, 158-160
Local Initiatives Support Corporation,
151-153
Low Income Housing Fund, 156-158
National Association of Community
Development Loan Funds, 158
National Community Capital
Association, 158
National Community Development
Initiative, 153-154
national nonprofit foundations, 160
grants from, 236-244
Private nonprofit mortgage insurance, 325
Private-activity bond financing, 123
Professional fees, 55
Professional management expenses, 77
Project completion costs. See also Project
completion phase, 55-59
appraisal, 57
architectural fees, 56
conversion fees, 57
environmental study, 57
financing fees, 56
lender's legal fees, 57
license and permits, 57
loans, 56
marketing expenses, 58
prefunded replacement reserves, 59
professional fees, 55
property transfer and recordation taxes/
fees, 55
relocation expenses, 58
soft cost contingency, 59
title insurance, 57
Project completion phase. See also Project
completion costs, 713-803
contracting or managing directly, 734-735
developing multifamily homeownership,
745-754
evaluating property management
performance, 740-745
maintaining rental property, 717-733
managing and budgeting for rental /
multifamily ownership, 754-757
of real estate development, 16
permanent loan settlement, 714-716
property management standards, 734
resident services development, 733
selecting good management company,

phase of real estate development, 14-16
report, 797-803
case studies
for very low income, 369-371
homeless housing, 373-374
lease purchasing housing, 368
rental housing, 377
description of, 363-381
financial pro formas
description of, 364-368
multiyear income and expense pro-
jections, 366-367
notes to, 367-368
schedules, 367
Property description, in purchase contracts,
431
Property deterioration clause, in purchase
contracts, 439
Property disposition set-aside program, 353,
355
Property inspection fees, 95
Property insurance, 78, 532
Property location survey, 532, 543
Property management company, role of, 28
Property management:
rental
collecting data, 741-742
complete management plan, 737-740
contracting or managing directly,
734-735
converting to homeownership, 743,
754-757
evaluating performance, 740-745
good management proposals, 737
monitoring progress, 742
requests for proposals, 735, 736
review property status, 743
selecting management company,
735-740
timely reports, 742
transitioning to resident management,
743-745
setting performance standards for, 734
Property tax rate changes, 75
Property taxes, reducing, 360, 361
Property transfer taxes, 55
Property:
improving, 48-54
Americans with Disabilities Act, 53-54
construction contingency, 54

735-740 environmental conditions, 51-53
Project feasibility: new construction, 50-51
architects role in, 26-28 rehabilitation, 49-50
defined, 35 purchase of, 37-48
determining preliminary feasibility, 36 appraisal methods, 3840
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appraisals and Federal regulations,
4041
appraisals and subsidized housing,
42-44
gathering of information, 45
information evaluation, 4648
letter of value, 44
self-determination, 44-45
Public housing authorities (PHAs), 226
advantages of, 286
disadvantages for, 288
Public housing development transactions
elements of, 298-313
Public housing funds, 279-313
affordable housing and, 280-285
capital funds, 289-290
development funds, 289
eligible uses, 291
ineligible uses, 291-293
modernization funds, 289
mixed-finance transactions and
advantages of
bond financing and, 290
Community Development Block
Grants and, 295-296
condominium form of ownership, 311,
311-313
Davis-Bacon wages and, 305-306
development by PHA affiliates, 301
disadvantages of, 288
disposition of property to private
owners, 302-303
eligible uses, 291
HUD review, 299
ineligible uses, 291-293
introduction to, 288-293
long-term use restriction, 301
low-income housing tax credit and,
297
occupancy issues, 306-309
operating subsidy, 306
private lenders and, 298
private management and, 310-311
procurement, 299-301
prohibition on conveyance, 301
public housing capital funds, 289-290
public housing ownership and,
311-313
relocation and, 303-305
shadow law of, 284-285
state alocation plan, 298
tenant empowerment, 310
treatment of operating funds, 297
Public lenders. See also Federal loans,
108-128

Public-purpose organizations, selective
rehabilitation and, 684-685
Purchase contracts:
acceptance clause, 442
acknowledgment clause, 444
adjustments, 435436
assignment rights, 442
binding effect, 442
brokerage services, 441
choice of law, 441
closing and recording costs, 436
conditions and operation of property,
438-440
as is sale, 438439
fire/casualty/condemnation/eminent
domain, 440
further property deterioration, 439
outstanding housing code violations,
439
deed, 435
description of property, 431
earnest money deposit, 432433
escrow, 433
financing arrangements, 432
general provisions, 443
identifying parties, 430
inspection by purchaser, 440
notice clause, 443
personal property, 431
purchase price, 431
real property, 431
representations and warranties, 440
risk of loss provision, 438
sample contract, 448
settlement provisions, 436437
tenancies, 437438
existing tenants, 437
future tenants, 437
time of essence clause, 441
title, 434435
Purchase price, in purchase contracts,
431-432

Radon, 51, 689
Real estate development process:
acquisition and construction phase, 15-16
addressing specific needs, 17
feasibility phase, 14-15
nonprofit organizations and, 13-14
project completion phase, 16
Real estate investment trusts (REITs),
261-262
Real Estate Settlement Procedures Act of
1974, 529
Recording costs, in purchase contracts, 436
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Redevelopment bonds, 122-123
Reducing total development cost, 344, 349
bargain sales, 348
city “in rem” properties, 349
federal deposit insurance corporation
disposition properties, 347, 348
Freddie Mac multifamily disposition
program, 348
HUD mortgagee in possession properties,
346,347
HUD-owned single-family property
disposition, 345
surplus non-HUD properties for assisting
homeless, 345
Rehabilitation mortgage insurance, 319
Rehabilitation specialist, 675-676
agreement with owner, 695-700
building inspection techniques of,
676677
Rehabilitation specification and estimating
software, 681
Rehabilitation standards, 678-679
Rehabilitation, property, 49-50, 602-603
Relocation expenses, 58
Rent control, 539
Rent counseling, 721
Rent supplements (Section 101), 354
Rental Assistance Program, of Farmers
Home Administration, 354
Rental housing:
determining ownership entity and, 470
project feasibility case study, 377
settling permanent loan, 715-716
source of, 4
Rental property:
maintaining, 717-733
maintenance management, 722-725
management information services, 732
managing finances, 719
personnel issues, 731
rule enforcement, 721
security, 725-730
tenant selection, 720-721
Repair expenses, 78
Replacement reserves, 82-83
for cooperatives /condominiums, 759
Requests for proposals, property
management company, 736—737
Resident organizations, 721
Resident Profile Report, 755, 780-784
Resident services, developing, 733
Residential Lead-Based Paint Hazard
Reduction Act of 1992, 53, 66
Resolution Trust Corporation (RTC), 172
Resource and Conservation Recovery Act
(RCRA), 52

Revenue bonds, 117
Risk of loss provision, in purchase contracts,
438

Rule enforcement, rental property, 721
Rural cooperative housing loans, 134-135
Rural Housing Service

rental assistance program of, 354
Rural rental housing loans, 135-136

Safe Neighborhood Action Grants, 232
Sales proceeds, and raising capital, 103-104
Savings and Loan Associations (S&Ls), 140
Savings Association Mortgage Company
(SAMCO), 208
Schedules, financial, 367-368
Secondary market sales, 100
Section 3 funds (Housing and Community
Development Act of 1968), 561-563
important definitions, 562-563
numerical goals and, 563
other activities if goals not met, 564
responsibilities, 565
Section 8 rental assistance, 349, 350
Security:
loan, 96-97
assignment of leases and rents, 97
mortgage/deed of trust, 96
security agreements, 97
rental property, 725-730
careful tenant selection and, 730
defensible space concepts, 728
designing safe property, 728-729
involving residents, 726-727
police involvement, 727
public housing and, 309
Selective rehabilitation, 666709
applying construction codes, 691-692
applying existing housing codes, 691-692
as a new discipline, 669670
as public policy, 692-693
avoiding gut rehabilitation, 685-686
benefits of, 667
choosing property for, 676677
comparisons with substantial
rehabilitation, 670-672
computerized specification-writing and
estimation systems, 681
construction management and, 682-683
contractor pool and, 683-684
defined, 668
defining methods and materials, 681
designing project, 679-681
formal approaches, 674
funding issues, 692
government agencies and, 684-685
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health and safety issues, 689691
improving energy efficiency, 686-687
informal approaches, 674
information sources and tools, 693-694
lead-based paints and, 687-689
managing, 673-675
project conceptualization, 678-679
public purpose organizations and,
684-685
role in affordable housing industry,
668—669
sample inspection checklist, 701
using rehabilitation specialist, 675-676
when wrong choice, 672673
Self-determination, appraisal, 4445
Self-help housing loans, 137-138
Self-sufficiency programming, 291
Service coordinators, 733
Set-aside restrictions, 121
Settlement agent, 527-528
Settlement company, selecting, 530-531
Settlement process, 527-552
checklist, 541
deed, 535-536
documents, 536, 547
financing statement, 550
government regulations, 539-540
lender requirements, 538
postsettlement, 537-538, 551
property insurance, 532
property location survey, 532, 543
role of settlement agent, 527-528
selecting settlement agent, 529-531
settlement statement, 533-535, 544
title insurance, 528, 531
utility transfers, 533
Settlement provisions, in purchase contracts,
436437
Settlement statement, 533-535, 544
Sewer expenses, 78
Single-family homes: 702-707
settling permanent loan, 716
Single-room occupancy projects, 322, 356, 357
Site control, 14, 15, 429-430
options, 444-447
purchase contracts, 430444
securing in writing, 429430
Site managers, 732
Software, rehabilitation specification and
estimating, 681
Soil surveys, 559
Sources and uses statement, 365-366
Special needs populations, operating
expense subsides for, 358, 359

Stairways, rises and runs of, 690
Standard bid specifications, work-write ups
and, 680
State allocation plan:
in mixed-finance transactions, 298
State and local government: 108-128
conversion laws, 752754
grants from, 236
loans, 128
appropriated funds, 116-117
bond financing, 117-118
Community Development Block Grant
Loan Guarantees, 109-110
Community Development Block Grant
program, 108-109
general obligation bonds, 116-117
HOME Program, 110-116
tax exempt bond financing, 118-128
taxable bond financing, 128
mortgage insurance programs, 323, 324
Stewart B. McKinney Homeless Assistance
Act, 233
Subsidiary, as participant in partnership,
512-513
Subsidies
use of, 142
Subsidies:
federal subsidies, 359, 360
flexible subsidy, 359
Neighborhood Networks, 359, 360
operating expense subsidies for special
needs populations, 358, 359
rent subsidies, 349, 350
expiring, 350, 353
for elderly, 357
for homeownership, 355, 356
for people with AIDS, 358
for people with disabilities, 357, 358
Subsidized housing, appraisals and, 4244
Subsidy requirements, determining
ownership entity and, 476
Superfund and Reauthorization Act of 1986
(SARA), 52
Supportive Housing for Persons with
Disabilities, 232
Supportive Housing for the Elderly, 232

Tampa Bay Community Reinvestment
Corporation, 210

Targeted income levels, 70-71

Tax syndicators, low-income housing, 252,
275

Taxable bond financing, 128
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Taxes:
personal property, 79
property transfer and recordation fees, 55
real estate, 79
reducing, 361
Tax-exempt bond financing, state and local
government, 118
501(c)(3) bonds, 123-127
considerations regarding, 127-128
exempt-facility bonds, 120-122
mortgage revenue bonds, 118-120
redevelopment bonds, 122-123
Tax-exempt leasing rules, partnership
allocations and, 521-522
Tax-exempt status, joint ventures and
charitable purpose test, 504-506
insulation from liability test, 506-509
Tenancy provisions, in purchase contracts,
437438
Tenant empowerment initiatives, in mixed-
finance developments, 310
Tenant Rents, 293
Tenant selection:
rental property, 720-721
security and, 730
Third party guarantees. See also Credit
enhancement, 318
Thrift Institutions Community Investment
Corporation of New Jersey, 211
“Time of essence” clause, 441
Title insurance, 57, 528, 531
company selection, 529
policy issues, 538
sample of, 552
Title, in purchase contracts, 434435
Total development costs (TDCs):
defined, 36-37
improving property, 48-54
in mixed-finance transactions, 292
project completion, 55-59

project feasibility and, 35
purchasing property, 37-48
Traffic studies, 560

U.S. Department of Housing and Urban
Development (HUD), 4, 324
Underground storage tanks, 52, 63-65
Uniform Commercial Code (UCC-1), 97
Uniform Limited Partnership Act, 469
Uniform Partnership Act, 469
Uniform Relocation Assistance and Real
Property Acquisition Policies Act of
1970, 58
Urban Revitalization Demonstration (URD)
program, 283, 288
USDA Rural Housing Service, 132-134
rural cooperative housing loans, 134-135
rural rental housing loans, 135-136
self-help housing loans, 137-138
Utility rates, reducing, 362
Utility tax rate changes, 76
Utility transfers, 533

Vacancies, 76, 80
Veterans Administration loan guarantee
programs, 320

Waiting lists, public housing and, 307-308

Washington Community Reinvestment
Association, 214

Water expenses, 78

Wisconsin Partnership for Housing
Development, 215

Work write-ups, 676, 679-681, 708-709

Youthbuild, 226, 230-232
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