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APPLICATION PACKAGE

INTRODUCTION

One of the goals for the use of NSP funds in DeKalb County is to acquire, rehabilitate, and or
redevelop, foreclosed multifamily rental property in Areas of Greatest Need as identified in the
County’s NSP application submitted to HUD on November 25, 2008. As NSP funds are limited,
this application process is competitive. Therefore, successful proposals must thoroughly and
concisely address the information requested in this document. All organizations interested in
submitting a response should become familiar with the following documents that can be found on
the DeKalb County website (www.co.dekalb.ga.us):
1. Map of DeKalb County Areas of Greatest Need
2. The County’s NSP application submitted to HUD on November 25, 2008, as a Substantial
Amendment to the 2008-2012 Consolidated Plan
3. The HUD Regulations governing the Neighborhood Stabilization Program
4. Discussion Paper, “How to Spend $3.92 Billion: Stabilizing Neighborhoods By Addressing
Foreclosed and Abandoned Properties” by Alan Mallack, October 2008, Federal Reserve
Bank of Philadelphia

NSP funds will be leveraged with other funding sources to increase the supply of affordable housing
in mixed income communities, by taking a holistic approach to housing and related resident
services. This approach encourages proactive approaches to housing problems, comprehensive
services, the establishment of linkage between the providers of services and the families in need in
order to enhance the quality of life, promote upward mobility, and the economic self-sufficiency of
the families who reside in the housing developments. NSP multifamily funds will be targeted to
meet the affordable housing needs of families with incomes at or below 50% area median income.
The number of 50% AMI level units in each project will be in proportion to the NSP funds invested
(for 50% AMI) in comparison to the total project cost. Applicants should identify sources of
leveraged funds to serve households up to 120% AMI and create mixed income communities.

PROGRAM DESCRIPTION

NSP funds may be offered by DeKalb County as conditional loans for the acquisition,
rehabilitation, and/or redevelopment of foreclosed multifamily rental properties to provide housing
that will be affordable to very low to middle income households of DeKalb County. The DeKalb
County Consolidated Plan has identified very low-income households, overcrowded households,
residents of substandard housing, low-income senior citizens, and families paying a
disproportionate percentage of their income towards rent and utilities as the County’s populations in
most need of this assistance. Implementation of the NSP Program is a cooperative effort of the
Community Development Department and the Housing Authority of DeKalb County. The Housing
Authority of DeKalb County acts as the County’s agent in the administration of its multifamily
rental NSP lending program. Should an applicant receive a funding commitment, the Housing
Authority will be the entity that will contract with the borrower to provide the NSP loan. Note: Any
reference to HOME funds should be interchanged with NSP funds.
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NSP LOAN CONDITIONS

Each NSP loan will be negotiated on a case-by-case basis with rates and terms based upon an
evaluation of the population to be served, subsidy levels, rents to be charged, the project financial
strength, the financial capacity of the applicant, and the applicant’s history of completing projects in
DeKalb County and the metro area. The terms of the loan shall be no greater than the period of
affordability as required by the NSP regulations. The Community Development Director will
provide final approval for all negotiated rates and terms.

NSP funds are available as a conditional loan with an interest rate and term to be determined based
on the overall financing of the project and the fulfillment of the County’s underwriting criteria (See
Policies P-17 and F-15 in Attachment A, “DeKalb County NSP-Multifamily Affordable Housing
Assistance Application Policies”). The terms of these loans shall be for a period based upon the
NSP mandated minimum affordability period (5-20 years) (Policy R-5) or the term of the NSP loan,
whichever is longer. All loans will be evidenced by a Promissory Note and secured by a Deed to
Secure Debt and other instruments as needed (Policy P-12).

APPLICATION PROCESSING AND PROJECT IMPLEMENTATION PROCEDURES
AND REQUIREMENTS

The Process: An Overview

All applications must be received on or before April 30, 2009. The processing of applications is
done in three phases. Phase 1 involves a 30-day review of the application for completeness and
adequacy of documentation. Phase 2 involves a 30-day assessment of the application and all
supporting documentation to determine compliance with County policies (see Attachment A). At
the end of phase two, a conditional commitment of funding letter may be issued based on: a)
availability of NSP funds; b) compliance with County policies and related issues; and c) the
applicant’s proposal to address the County’s preference issues. Phase 3 includes loan underwriting
(after which a firm commitment letter would be issued), preparation of construction contact
documents; contract bidding and award, and loan closing. The timing of this phase is dependent
upon a number of factors that vary from project to project. The following is a more detailed
discussion of the application process. The application could be denied at any point in the process.

Phase One: Initial Application Review

The Community Development staff will conduct an initial review to determine if an application
warrants further consideration. Applications that are late, incomplete, or fail to meet minimum
requirements (see Procedural Requirements and Policies in Attachment A will be rejected. Owners
will be notified within 30 days of submission if their application is to be given further consideration
or rejected. Applications may be given provisional status pending submission of additional
information or clarification identified in the notification.

The Community Development Department will accept and process only those applications that are
complete and contain the following Initial Application Review Supporting Documentation (as
applicable) at a minimum. Four copies of these documents should be submitted in a loose-leaf
notebook with tabs numbered to correspond with the document as indicated. A brief discussion of
these documents can be found in Attachment B.
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Document and Policy Number Form No. Tab No.
Project Description
Application Form 100
Resumes of all development team principals (O/D-1)
Experience Summaries for Owner & Developer (O/D-1) Form 105
Experience Summary for Property Manager (O/D-2) Form 106
Document and Policy Number cont. Form No. Tab No.
Ownership Entity Organizational Documents (O/D-1) 6
Financial Statements and Tax Returns (O/D-1) 7
Annual Operating Expense Budget (P-19) Form 125 8
Sources of Funds (F-4) Form 130 9
Sources and Uses of Funds (F-4) Form 135 10
15-Year After-Tax Income Projections (F-5) Form 140 11
Evidence of Site Control/Proof of Ownership (O/D-4) 12
Zoning Confirmation Letter 13
Neighborhood and Community Maps 14
15
16
17
18
19
20

abd~oNDBEF

Management Agent Questionnaire (O/D-2) Form 120

Project Management Information Summary (O/D-2) Form 121

Management Plan and Proposed lease Form (O/D-2, R-7)

Affirmative Marketing Plan (R-4)

MBE/WBE Outreach-Section 3 Plans (P-20, P-22)

Financing Letters of Intent & Section 3 Plans

Equity Investment Letter (F-11) 21
Nonprofit Eligibility Questionnaire (O/D-1) Form 110 22
Rent Register Form (R-6) Form 115 23
Owner/Developer Agreement 24
Rehabilitation Assessment/Scope of Work (O/D-5) 25
Evidence of Project Subsidies 26
Special Needs Services/Self-Sufficiency Plans 27
Supportive Services/Self-Sufficiency Plans (P-11) 28

Phase Two: Project Assessment-County Policies and Preferences

Following the notification of further consideration to the owner, the Community Development staff
will continue its assessment of the project application materials and required supporting
documentation. During this phase, the Housing Authority will perform a limited physical
assessment of the property, the construction proposals, and the proposed financing. Their limited
findings will be reported to the Community Development Department for consideration along with
the Housing Authority’s recommendations as to proceeding.

The Community Development Department assessment during this phase will concentrate on the
adequacy of the information contained in the preceding documents to meet the requirements of the
applicable County policies in Attachment B of the HUD regulations, and other relevant
requirements in the referenced Appendices. In order to be considered for a conditional funding
commitment, applicants must demonstrate compliance with all procedural requirements and funding
policies.

Following this assessment, a conditional funding commitment letter will be issued to the applicants,
who in the judgment of the DeKalb County Community Development Department have the highest
level of compliance with the County’s policies, HUD regulations, and other relevant requirements;
and proposed the most significant response to the preference issues. The commitment of funding
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will be conditioned upon successful loan underwriting, contract bidding, and loan closing as will be
discussed in the next section.

Phase Three: Project Underwriting Contract Bidding, and Loan Closing

Phase three includes: loan underwriting (after which a firm commitment letter would be issued),
preparation of construction contract documents, contract bidding and award, and loan closing:

Following the conditional commitment notice, the Community Development Department will
continue the application assessment which will include financial underwriting involving the
application of the County’s underwriting criteria (see Policy F-15) using the information provided
in Form 130-Sources of Funds, Form 135-Sources Uses of Funds, Form 140-Fifteen Year After Tax
Income Projections, Form 125 — Proposed Annual Operating Budget, Form 100-

Rent Schedules, and other applicable information. The County’s Underwriting Criteria is 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 $3,200 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%

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

Loan Underwriting Information: If not included in the initial application submittal, the Applicant
will be required to provide the following items within 10 working days after the conditional funding
commitment. Four copies of these documents should be submitted in a loose-leaf notebook with
tabs numbered to correspond with the document as indicated. A brief description of these
documents can be found in Attachment B.
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Document and Policy Number Form No. Tab No.

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) AlA Form A305 44
Soils Report 45
Schedule of Values (O/D-5) 46
Construction Work Schedule (O/D-5) 47
Proposed Owner/Architect Agreement AlA Form 48
Proposed Owner/Contractor Agreement (P-14, P-21) AlA Form 49

If the Applicant’s proposed financial structuring meets all DeKalb County Underwriting Criteria
and related policies, a firm funding commitment letter will be sent to the Applicant with a copy to
the Housing Authority.  This letter will outline the proposed loan amount, terms, and any
contingency issues. Upon issuance of this letter, the agent will conduct a property inspection for the
purpose of determining the adequacy of the proposed scope of rehabilitation and cost estimates if
the project is proposing rehabilitation rather than new construction. To accomplish this, a
representative of the Housing Authority will notify the owner and set up an appointment for the
inspection of the property. This inspection will be conducted by Housing Authority staff and may
include DeKalb County or municipal code enforcement officials. A list of code violations and local
property standard (See Appendix A) deficiencies will be completed and provided to the property
owner. This list is meant to be comprehensive; however, if additional code violations or property
standard deficiencies are cited at a later date, the owner will be responsible for making the
necessary corrections (Policy R-11).

The Housing Authority will inform the Owner and the Community Development Department of any
deficiencies in the scope of work and specifications. Using the list of code violations and property
standard deficiencies as a reference, the property owner will prepare and submit a revised scope of
work and cost estimate of the proposed repairs. This will include the necessary work to correct
substandard conditions, make essential improvements, and repair major housing systems in danger
of failure so, when the rehabilitation is completed, the property will comply with the applicable
local housing codes and property standards.

If necessary, the owner will submit a revised/corrected application package or appropriate portions.
Upon acceptance and approval of the revised information, the Housing Authority will schedule a
meeting with the Owner and the Community Development Department to review the requirements
and schedule for bidding and awarding construction contract and loan closing.

Loan Closing, Construction, and Compliance Monitoring

The Housing Authority will proceed to obtain bids for the construction. Likewise, the Housing
Authority will proceed to develop the loan documents and related materials to convey the NSP
funding assistance to the owner (Policy P-13).

The prospective contractors will obtain copies of the bid package from the owner’s architect and
submit their bids to the Housing Authority.
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The Housing Authority will open bids and provide them to the owner with an approved low bidder
meeting specifications that is not on HUD’s list of debarred vendors.

Pending construction contract award and execution, the Housing Authority will schedule and
proceed with the loan closing (Policy P-13).

Loan Closing Information: The following loan closing supporting documentation must be provided
prior to loan closing to the Housing Authority. Four copies of these documents should be submitted
in a loose-leaf notebook with tabs numbered to correspond with the document as indicated. A brief
discussion of these documents can be found in Attachment B.

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

In addition to administering and servicing the NSP loan for the County, the Housing Authority will
inspect the progress of the work, monitor for Davis-Bacon wage rate compliance, approve and
process all draw requests, and conduct the project close-out. Following construction, the Housing
Authority will monitor throughout the loan term to ensure that all compliance requirements are
being met.

Housing Authority Application Procedures and Requirements

Projects in which the Housing Authority or its nonprofit subsidiary has an ownership interest may
be considered for grants rather than loans. The Housing Authority will oversee the construction
procurement and rehab process just as they do in other projects. The Department of Community
Development will monitor these projects for ongoing affordability compliance issues just as the
Housing Authority does for other projects. This will include reviewing and granting prior approval
for rent increases, annual on site monitoring of each project, and implementing a monthly/quarterly
reporting system. This will also include conducting unit inspections. The Housing Authority will
manage the project during construction and carry out all Davis-Bacon requirements during that
time.

The Housing Authority, or its non-profit subsidiary, must submit the following information to the
Community Development Department in order to be approved for funding:

Comprehensive Project Description
Sources and Uses Budget (Form 135)
Sources of Funds (Form 130)

Annual Operating Budget (Form 125)
Building/Unit Profile (Form 116)
Rent Register (Form115)
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NSP Income Certification (Form 117)

After Tax Income Projection (Form 140)

Management Agent Questionnaire (Form 120)

Social Services Plan for the Residents

Comprehensive Work Scope with itemized cost breakout
Phase | Environmental Assessment

As with other applicants, this information may be submitted in another format as long as all of the
required details are provided. Community Development Department Staff will evaluate the project
to determine the necessity of providing NSP funds, the form this assistance will take, the
appropriate level of assistance, and the appropriateness of proposed rents.
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APPLICATON FOR NSP FUNDS FOR MULTIFAMILY PROJECTS AFFORDABLE
HOUSING ASSISTANCE GUIDE

INTRODUCTION

This guide is to be used by all applicants seeking development financing assistance from the
DeKalb County Neighborhood Stabilization Program (NSP). Applicants are expected to be familiar
with the contents of this guide. Failure to follow the instructions in this guide may result in rejection
of an application package.

The applicant must be the individual or entity that will own the property and be the recipient of the
financing or the Borrower on the loan. If the Owner and Developer are not identical, it is expected
that the Developer will assist in the completion of the application package, but the Owner must sign
the application and is responsible for its content.

This application package will be used to evaluate all requests for DeKalb County NSP funding
assistance for multifamily affordable housing development. Four copies of the complete application
and all documentation must be submitted to the Community Development Department.

APPLICATION FORM —-100 Tab -1

. General Information
e Development Information
All applicants must complete this section. If the development currently has a name
which is different from the name you plan to use, enter the name you plan to use,
followed by the existing name in parentheses.

e Assistance Request Information
All applicants must complete this section. Enter the amount requested.

» Developer Information

All applicants must complete this section. If development is to be done by partners or a
joint venture, enter the information for the managing partner. A qualified Minority-
owned Business Enterprise (MBE) is one in which more than 50% control of the
ownership and operation of the business is held by persons from racial minority groups.
A qualified Woman-owned Business Enterprise (WBE) is one in which more than 50%
control of the ownership and operation of the business is held by females, regardless of
race.

* Proposed Ownership Entity
All applicants must complete this section, even if the proposed Owner is the same as the
Developer. Enter information concerning the entity that is expected to own the property
when the loan is closed. This need not be the entity that currently owns the site, as long
as this entity has control of the site through an option or contract.
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1. Development Team Information

General

All applicants must complete this section, although certain team members may be
omitted if the type of development does not require them. Enter the name and phone
number of the development team members that apply to your development.

Specific
As part of the application, the following must be attached:
1. A detailed organizational chart outlining all relationships affecting the project
2. Any interlocking relationships,
3. Any legal agreements between the various entities in the development must
be attached
4. Resumes for all principals involved in more than 5% of any transaction
within the development must be attached
5. By-laws
6. Articles of Incorporation
7. Listing of Board of Directors
8. Partnership Agreements
9. Audited financial statements for all parties involved in this project (Policy

O/D-1). Also refer to Form 105-Experience Summaries for Owner &
Developer, Form 106- Experience Summary for Manager, Form 120-
Management Agent Questionnaire, and Form 121-Project Management
Information Summary.

1. Non-Profit Determination

General
Only applicants who are non-profits, or developments with a non-profit acting as
developer or property manager, should complete this section.

Specific
Complete Form 110 Non-Profit Eligibility Questionnaire and provide supporting
documentation as required (Policy O/D-1).

IV.  Development Plan Information

NSP-MFA

General

All applicants must complete this section. Provide information in this section relating to
the project as proposed, which may or may not be similar to the existing situation (Also
see Policy O/D-5) for additional construction plans, specifications and cost estimates to
be attached).

Energy and Equipment Information

All applicants must complete this section. If systems are to be modified or replaced, or
amenity packages are to be modified, provide information on the systems and appliances
that are to be in place after rehabilitation (Policy R-12). If systems are not to be
replaced, provide specifications of systems currently in place.
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V. Site Information

General
All applicants must complete this section and attach proof of ownership documentation
(Policy O/D-4).

VI.  Development Rent Schedules

NSP-MFA

Income and Affordable Rent Requirements of NSP Assisted Units

Participating projects shall have its NSP-assisted units occupied by households who have
annual incomes are 50% or less of median income adjusted for family size as established
by HUD at Low NSP Rent minus tenant-paid utilities (See Appendix A for the current
approved DeKalb County Utility Schedule). As HUD provides updated rents and
incomes, and the Housing Authority provides updated utility schedules, they will be
automatically incorporated into this program. Current high and low NSP Rents and
Income schedule applicable can be found on page 6 of Form 100 (Policy R-8).

Monthly Utility Allowance

All applicants must complete this section. This table is to be completed for systems to
be in place after the completion of construction. Information on allowance amounts can
be found in Appendix A.

Low, Moderate, and Middle -Income Units

This table is to be completed by all applicants who have one or more units that they have
elected to lease at rent levels affordable to households at 60% to 120% of AMI.
Information should be provided on each unity type.

Very Low-Income Units

This table is to be completed by all applicants who have one or more units that they have
elected to lease at rent levels affordable to households at 50% of AMI. Information
should be provided on each unit type. Note that the net rent cannot exceed the maximum
gross rent for that unit type as provided on the previous page, minus the utility allowance
for that unit type (Policy R-8).

Other Units

This table is to be completed by all applicants who have one or more units that they have
elected not to restrict to low or very low-income household rents. Information should be
provided on each unit type.

Employee and Model Units

All applicants must complete this section. If the applicant does not intend to provide
rent concessions to employees or does not plan to set up any permanent model units,
enter zero in the unit count spaces. If units are to be used for these purposes, their rents
should be included in income projects, and rent reductions or losses are to be included in
operating expenses.

Rental Assistance Information
All applicants must complete this section.

12



VII.

VIII.

XI.

e Housing Authority Waiting List Information
Applicants who intend to make formal arrangements with the Housing Authority must
complete this section.

Relocation Information

e General
All applicants must complete this section. See Policy P-9 regarding temporary and
permanent displacement. If you answer yes to either of these questions, you will be
expected to include a budget for relocation costs in your Uses of Funds (Form 130).

Development Subsidy Information

e All applicants must complete this section. DeKalb County is required to certify that the
level of public support for each development is limited to the amount necessary and
appropriate to create affordable housing. Enter in the chart all funds requested under this
application, and any other government assistance applied for (Policy F-3).

e Credit Enhancements
All applicants must complete this section.

e Existing Subsidies
All applicants must complete this section.

Supportive Services Information

e General
All applicants are required to provide self-sufficiency supportive services and must
complete this section with a specific management and operations plan (Policy P-11).

Financing and Development Schedule

» General
All applicants must complete this section. Under the financing items, enter information
related to Non-DeKalb County sources only.

Certification

» General
An authorized representative of the proposed owner of the development must sign this
application. If the proposed Owner is a partnership, each general partner must sign.
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SOURCES AND USES GUIDE
(References Forms 130, 135, and 140)

A Sources of Funds Statement- Form 130, a Sources and Uses Statement — Form 135, and a 15 year
After-Tax Income Projection — Form 140, must be submitted for developments proposed for
financing. These statements must be prepared in accordance with this guide. Applicants may
submit the required information in another format as long as all information is provided as
requested. The Community Development Department will review this information in the manner
described in this guide (Policies F-4 & F-5).

1.

SOURCES OF FUNDS STATEMENT (Form 130)
The total sources of funds should be itemized according to the following categories:

Construction and Bridge Financing
Enter the lender/investor’s name, amount, rate, and term for all sources available for
construction and lease-up. This period must not exceed 24 months (Policy-F-8).

Permanent Financing

Enter the lender/investor’s name, amount, annual debt services, interest rate, and term for
all sources of permanent financing. A source listed as a construction period source, which
will remain, as a permanent source should be listed in both sections (Policy F-2)

For the purpose of listing DeKalb County loans, applicants should anticipate receiving a
loan on standard terms, with a minimum 3% annual interest rate, fully-amortized over a 15
year term. While the rate and term will be negotiable, this will be the beginning point for
underwriting the project (Policy F-5).

Low-Income Housing Tax Credit Proceeds, if anticipated, should be shown at the amount
to be realized from the syndication of the credits, without any reduction for related
expenses (Policy F-14).

Historic Tax Credit Proceeds, if anticipated, should be shown at the amount to be realized
from the syndication of the credits, without any reduction for related expenses (Policy F-4).

Owner’s Cash Equity should be shown as the amount committed to the project, which must
be at least 8% of total project cost. Owner’s cash equity is money invested in a
development for a share of all of the development’s future profits and bears the first risk of
any loss. This can be in the form of a developer’s fee, which remains in the development as
equity (Policies F-11 and F-14).

SOURCES AND USES OF FUNDS STATEMENT ( Form 135)(Policy F-4)

Enter the construction sources in the boxes at the top of page 1 first. If an additional source
will be available at permanent closing, list that source as well (Policy F-8).

Enter the projected line item amount for each expenditure item in the Total Projected Cost
column, and then enter the amount from each listed source that will be used to pay for each
particular line item.
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DeKalb County will underwrite the developer/sponsor’s development costs for accuracy,
necessity, reasonableness, eligibility, and compliance with appropriate regulatory
requirements. A line item cost comparison with similar developments, market conditions,
regional data and other factors will be conducted to determine your proposal’s
comparability and reasonableness. If any specific development cost items varies
significantly from comparable factors or data, you may be required to submit additional
documentation showing that such development cost item budget is reasonable.

When completing the form, please use the following definitions:

Land

Direct costs of land acquisition, including all amounts paid to seller, loans assumed,
amounts paid to release encumbrances on the land, legal and broker fees, acquisition fees
paid in connection with the transfer of ownership, and carrying costs from the day of
acquisition to the start of construction (Policies O/D-3 and O/D-4).

Acquisition of Existing Structure

Direct costs necessary to acquire the buildings in a housing development, including all
amounts paid to a seller, loans assumed, fees paid to release encumbrances on the
development, legal and broker fees, acquisition fees paid in connection with the transfer of
ownership and carrying costs from the date of acquisition to the start of construction.

Demolition
This demolition is the clearing of existing buildings for new construction, not the interior
demolition that is a common part of rehabilitation work.

Site Work

Site work includes the costs of earthwork, utilities installation, trenching, pipe bedding,
manholes and catch basins, roadway paving, parking lots, lawns, and planting. These costs
will vary from one development to another because no two sites are precisely alike. The
site work costs do not include off-site improvements.

Off-Site Improvements

Many developments, particularly in new construction, require work to be done off-site at
the expense of the development. This could include roads and sidewalks, sewer and water
extensions, and other similar utility work.

New Construction

New construction costs include amounts agreed to be paid for material and labor of the
general contractors, plus all subcontracts. This amount should match the figures in the
general contractor’s bid and the construction contract (Policy O/D-5).

Rehabilitation

Rehabilitation costs include amounts agreed to be paid for materials and labor of the
general contractor, plus all subcontracts. This amount should match the figures in the
general contractor’s bid and the construction contract (Policy O/D-5).
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Accessory Buildings

Non-residential space to be used for retail, office or other purposes that will be used by
persons other than tenants. These costs include amounts agreed to be paid for materials and
labor of the general contractor for this space, plus all subcontracts for work on this space,
plus a pro-rata share of builder’s profit, overhead, and general requirements. This amount
should match the figures in the general contractor’s bid and the construction contract.
Community and recreational buildings for the exclusive use of development tenants are
considered residential and should be included under New Construction or Rehabilitation
(Policy O/D-6).

General Requirements

Contractor’s general requirements include, but are not limited to, the following:
- Supervision

- field engineering

- field office expense (including clerical employee’s wages)

- temporary sheds

- toilets

- tool storage and shops

- temporary heat, water

- light and power for construction

- equipment rental (if not included in trade item costs)

- clean-up and rubbish disposal

- building permits

- watchman wages and/or theft and vandalism insurance (or allowance for such losses)
- medical and first aid facilities

- temporary walkways and fences

- sidewalk and street rental

- temporary roads

- siding and docking facilities.

Builder/Contractor Overhead
Contractor’s overhead includes such items as main office expenses, field supervision, tools,
and minor equipment, and insurance (Policy F-10).

Builder/Contractor Profit

If there is an identity of interest between the developer and the builder, the builder’s profit
is limited to ten percent (10%) of construction and rehabilitation costs. An identity of
interest is a financial, familial, or business relationship that permits less than arm’s length
transactions. This includes, but is not limited to existence of a reimbursement program or
exchange of funds; common financial interests; common officers or stockholders; or family
relationship between office, directors or stockholders. The Community Development
Department will determine whether an identity of interest exists (Policy F-10).

Site Security
Costs of maintaining security of the construction site should be entered separately and paid

by the Owner directly. In most cases, the cost of securing the site is included in the
construction contract under general requirements (Policy F-7).
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Construction Contingency

Construction contingency is an allowance for unforeseen difficulties or for oversights during
the estimate process. Generally, the contingency allowance is a percentage of the total
construction costs. A construction contingency of 2% is required for new construction and
at least 5% for rehabilitation (Policy F-9).

Architect Fees

Architect fees vary with the type of construction and overall development sizes (total
construction cost). These fees may also vary depending upon degree of design difficulty
economic conditions in the particular area (Policy F-7).

Real Estate Attorney

Legal expenses required in obtaining required zoning approvals such as rezoning
applications, special permit applications, variance applications, and related appeals should
be shown on this line. Acquisition and loan closing attorney fees should not be shown here
(Policy F-7).

Consultant/Processing Agent:
Fees to independent firms or individuals for obtaining access to non-traditional financing
sources (Policy F-7).

Engineer Fees:

Engineer fees vary with the type of construction and development size (total construction
cost). These fees may also vary depending upon degree of design difficulty and complexity
of the construction. These fees are not included in the development’s construction costs and
vary with development size. Also included are topographic surveys, test borings, sub-
surface exploration, soil testing, and utility tap fees (other than those included in
construction contract). Some of these expenses may be included in your contract with the
architect; exercise care to prevent duplication of cost allowance (Policy F-7).

Construction Insurance:

Allow for accrued portion of premiums on owner’s insurance coverage during the
construction/renab contract period. If the development is to be occupied during
rehabilitation, only incremental builder’s risk insurance should be listed.

Construction Interest:
Allowance for construction interest should run through lease-up to conversion of the
construction loan to a permanent loan.

Construction Loan Origination Fees:

Construction loan origination fees include fees charged by the construction lender for the
examination and processing of the development loan application, inspection fees,
commitment fees, lender legal fees, and mortgage insurance fees. If the fees include
itemized charges for appraisals, market studies, or environmental assessments, those
amounts should be shown separately below. If such fees are included but not itemized, they
should be shown here and “Lender Fee” should be noted when your each the individual soft
cost lines below (Policy F-7).
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Construction Loan Credit Enhancement Fees:
Construction loan credit enhancement fees are charged by the mortgage insurer or
construction lender as a condition of making the loan (Policy F-7)

Construction Real Estate Taxes:
Allowance for accrued real estate taxes for the construction/rehab period only for new
construction and unoccupied rehab developments (Policy F-7)

Credit Reports
Fees paid to lenders specifically for credit reports can be shown here, but only if not shown
on construction or Permanent Loan fee lines (Policy F-7).

Permanent Financing Fees and Expense

Permanent financing fees charged by the permanent lender for making the loan may include
the initial service charge by the mortgagee, discounts fees, lender’s legal fees, and FNA or
GNMA fees. If the fees include itemized charges for appraisals, market studies, or
environmental assessments, those amounts should be shown separately below. If such fees
are included but not itemized, they should be shown here and “Lender Fee” should be noted
when you reach the individual soft cost lines below (Policy F-7).

Bond Cost of Issuance
Payments made directly to the Bond Underwriter to cover the legal and regulatory costs of
issuing the bonds (Policy F-7).

Bond Underwriter’s Discount
Payments made directly to the Bond Underwriter to cover the costs and risks of marketing
the bonds in the primary market (Policy F-7).

Bond Premium
Payments made directly to the Bond Underwriter (Policy F-7).

Title and Recording Expenses

Title and recording expenses include recording costs for all loans and mortgages, mortgage
and stamp taxes, and the cost of these policies in connection with construction and
permanent loans. Survey costs and legal fees paid in connection with these items are also
eligible (Policy F-7).

Legal Fee
Legal expenses include costs incurred by the owner for legal services required in connection

with the financing of the development. This line item should not include costs associated
with land acquisition or costs incurred in obtaining zone approvals (Policy F-7).

Prepaid Mortgage Insurance

This line item is limited to the amounts paid or accrued, and is based on a per annum
percentage of the maximum insurable mortgage amount in the firm commitment, for the
same amortization period (Policy F-7).
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Property Appraisals

Fees to independent property appraisers commissioned directly or by a lender. Do not
duplicate Construction or Permanent Loan fees if appraisal fees were collected by the lender
and are shown in either of the Loan Fee lines above (Policies O/D-3 & F-7).

Market Studies
Fees to independent real estate professionals to determine the demand in the current metro
Atlanta real estate market for a project of the type being proposed (Policy F-1).

Environmental Reports

Fees to independent professional engineers for preparation of environmental assessment
reports commissioned directly or through a lender. Do not duplicate Construction or
Permanent Loan Fees if environmental assessment fees were collected by the lender and
shown on either of the Loan Fees lines above (Policies R-11 & F-7).

Tax Credit Fees
Application and reservation fees to be paid for allocation of Low-Income Housing Tax
Credits if applicable (Policy F-7).

Other Monitoring Fees

Compliance monitoring fees to be paid to the Georgia Department of Community Affairs or
other organizations to cover required annual monitoring activities for Resolution Trust
Corporation developments or those receiving tax credits (Policies F-15 & F-7).

Relocation Costs

Costs incurred as a result of temporary and permanent relocation activities during the
construction period. This does not include funds held in escrow to subsidize rents for very
low-income tenants remaining in the development (Policies P-9, F-7 & R-4).

Initial Marketing and Rent-Up Costs

Allowance for pre-leasing and initial lease-up period marketing efforts, as well as initial
costs for setting up an on-site leasing office. Also includes funds set aside to cover
operating deficit form the start of lease-up to stabilization and conversion to permanent
financing (Policy F-7).

Bond Monitoring Fees
Fees paid specifically for the monitoring of developments financed with tax-exempt bonds
(Policy F-7).

Organizational Expenses
Costs of setting up the development team and proposed ownership entity, such as limited
partnership agreement development and filing (Policy F-7).

Bridge Loan Fees
Bridge loan fees consist of fees and interest incurred by a developer on loans obtained by the
pledge of investor’s deferred capital contributions (Policy F-7).
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Tax Opinion
Legal expenses incurred in order to obtain required certifications for the Low-Income

Housing Tax Credit Program, or to syndicate those credits if applicable (Policy F-7).

Developer Overhead
Direct and indirect actual costs of the developer from the date of application to permanent
loan closing for this development (Policies F-7 & F-10).

Developer Fee

Profit to the developer and/or owner. The maximum total developer fee can be no more than
15% of the total project cost minus the budgeted developer fee and the cost of the land. This
includes not only fees, but also overhead and consultant fees (Policies F-7 and F-10).

Operating Reserves

Funds set-aside to cover unexpected operating deficits after stabilization and conversion to
permanent financing. DeKalb County requires a minimum reserve to be maintained at all
times (Policy F-7 and F-10).

Escrows
Amounts required by lenders to be escrowed for such items as real estate taxes, property
insurance, repairs and replacements at or before conversion to permanent financing.

3. 15 YEAR AFTER-TAX INCOME PROJECTIONS (Form 140) (Policy F-5)
Utilize the definitions below in completing the Multi-Year Operational Pro Formas.

Total Potential Rent Income

Assume that all units in the development are fully occupied at the applicable market and
NSP rents in year one. For years two through fifteen, increase the rents by 2% per year
(Policy F-15).

Other _Income
Add income from activities such as vending machines, coin laundry facilities, pet fees, late
fees and other non-rent income.

Vacancy Allowance
Assume a 7% vacancy and collection loss.

Annual Operating Expense

Enter the Total Annual Operating Expenses from the Annual Operating Expense Budget
(Form 140) for Year One. In years two through fifteen, increase this item by 3% per year
(Policy F-15).

Debt Service
Subtract debt service payments in the amounts set forth in the Sources of Funds Statement
(Form 130).
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Income Taxes
Use the maximum marginal rate for the type of return, depending on the type of investor.

This section should only be filled out if the applicant for funding is or includes a for-profit
entity.
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DEKALB COUNTY NSP- MULTIFAMILY AFFORDABLE HOUSING ASSISTANCE
APPLICATION

l. General Information

e Development Information

Development Name:

Address:

, Georgia Zip Code:

Census Tract:

Types of development activities planned (V all that apply):

[J Acquisition [J New Construction [ Rehabilitation % occupied
. Amount of Assistance Requested $
. Developer Information Federal ID#
Contact Person: Phone:
Firm Name: Phone:
Address: Fax:
City: State: Zip Code:

Is this firm a qualified Minority-owned Business Enterprise (MBE)? O Yes O No

Is this firm a qualified Woman-owned Business Enterprise (WBE)? O Yes O No
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DEKALB COUNTY NSP- MULTIFAMILY AFFORDABLE HOUSING ASSISTANCE

APPLICATION
. Proposed Ownership Entity (This entity must be formed as of date of application)
Entity Name: Federal ID#
Legal Form: [ individual [ General Partnership [ Limited Partnership
(V one) [ For-Profit Corporation [J Non-Profit Corporation [ other:
General Partner Information (if applicable): (List Managing General Partner on first line).
Fed. ID# or
Name: Soc. Sec. No.: Owns %
Fed. ID# or
Name: Soc. Sec. No.: Owns %
Fed. ID# or
Name: Soc. Sec. No.: Owns %
. Development Team Information  (Name and Phone Number) V here if
MBE or WBE
Contractor:
Property Manager: W
Consultant: O
Owner’s Attorney: O
Tax Attorney: |
Closing Attorney: |
Tax Accountant: W
Physical Needs Assessor (if applicable): O
Architect: W

Does the developer or owner hold a direct or indirect financial interest in any development team
member listed above? O ves O No

If yes, provide details of the relationship:
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DEKALB COUNTY NSP- MULTIFAMILY AFFORDABLE HOUSING ASSISTANCE
APPLICATION
. Non-Profit Determination

To qualify for non-profit preference, a non-profit must materially participate in the development and
operation of the project throughout the compliance period. Within the meaning of IRC §469(h),
“a(non-profit) shall be treated as materially participating in an activity only if the (nonprofit) is
involved in the operations of the activity on a basis that is regular, continuous, and substantial.”

Indicate type of non-profit participating in this development (v one):

O rss501(a) O IRs501(c)3) O IRs501(c)@) O IRs501(c)3) O other
Is “fostering low and moderate income housing” listed among the purposes of the non-profit in

its Articles of Incorporation? [ ves [ No

V. Development Plan Information

Total Number of Units Planned: Number of Low-Income Units Planned:

Residential Floor Area Planned: sqg. ft. Low-Income Unit Floor Area Planned: sq. ft.
Unit Targeting:

O Elderly, __ units O Family, _ units O pisabled ______units

[ other: , units

Housing Types Planned (v all that apply):
O Single Family Detached O Row House/Townhouse [ Two Family Detached
O Garden Apartments O Multi-Story, No Elevator O Multi-Story, Elevator

Type of Occupancy Planned: O standard Rental [ Transitional |:|Sing|e Room Occupancy

O condominium O Cooperative O other:
Recreational Facilities Planned:

Commercial Space Planned:
Accessory Building Planned:
Development Security Planned:

Total Number of Buildings Planned: Total Number of Parking Spaces:

Total Floor Area Planned: sq. ft.  Non-Residential Floor Area Planned: sq. ft.
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DEKALB COUNTY NSP- MULTIFAMILY AFFORDABLE HOUSING ASSISTANCE
APPLICATION

. Energy and Equipment Information

Heating System (v one): [ Electric Baseboard [ Central Forced Air

O Gas O Electric [ Heat Pumps [J wall Heaters

Efficiency Rating: [ other:

Air Conditioning System (v one): [J None Provided [J window Units

O Gas [ Electric [ Central Forced Air [J Motel-Style Units
Efficiency Rating: [ Heat Pumps

Domestic Hot Water (v one): O Single Units Supply [ Shared Supply

O Gas [ Electric
Efficiency Rating:

Equipment Included with Low and Very Low-Income Units (V items provided):
[0 rRange [ Refrigerator [0 Garbage Disposal [ pishwasher
[ Kitchen Exhaust J W/D Hook-ups [ Washing Machine O Dryer

[ on-Site Laundry O Security Alarm [ other

Equipment Included with Other Units (v items provided):

[0 rRange [ Refrigerator [0 Garbage Disposal [ pishwasher
[ Kitchen Exhaust J W/D Hook-ups [ Washing Machine O Dryer

[ on-Site Laundry O Security Alarm [ other

V. Site Information

Form of Site Control (V one): [ option [ contract [ Deed

Date of Acquisition:

Expiration date of option or contract: Price $
Site Area: acres  Seller's Phone Number: ( )

Seller's Name:
Mailing Address:

City: State: Zip:
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DEKALB COUNTY NSP- MULTIFAMILY AFFORDABLE HOUSING ASSISTANCE

APPLICATION

Site Information - Continued

Does current site zoning allow multifamily residential use? O ves O No

If current zoning does not allow this use, has a rezoning application been filed? O ves O No

Is the site currently connected to:

Public Water Supply? O ves O No cable Television System? O ves OnNo
Public Sewer System? O ves O No Telephone System? O ves O No
Natural Gas Distribution System? O ves O No Electric Power System? O ves
O no

Are the following features present at the proposed development site?

All or part in 100-yr. floodplain? [ vyes O No Standing water? O ves O No
Railroad tracks within 300 feet? [ ves O No Creek, lake, river frontage? O ves O No
High tension wires? [ ves O No Ravines or steep grades? O ves O No
Major rock outcroppings? [ vyes O No Airport clear zone? O ves ONo
Trash or imported fill? [ ves O No  Unstable soil conditions? [ Yes [ No
Explosive materials within 300 ft? O ves O No High noise levels? O ves O No
Hazardous Materials [ ves [0 No  Toxic Waste Sites Oves ONo

Identify any other unusual site features:
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DEKALB COUNTY NSP- MULTIFAMILY AFFORDABLE HOUSING ASSISTANCE

APPLICATION
VI. Development Rents
. Maximum Gross Rents including Tenant Paid Utilities (effective April, 2008):
Unit Size 0-BR 1-BR 2-BR 3-BR 4-BR
Low NSP- Rents $622 $667 $801 $925 $1032

Income Schedule for Families at 50% AMI, 60%AMI, 80% AMI and 120% AMI

Family Size 50% AMI 60% AMI 80%AMI 120% Family Size 50%AMI 60%AMI  80%AMI  120% AMI
1 $24,900 $29,880 $39,850 $59,800 5 $38,450  $46,140 $61,500  $92,300
2 $28,500 $34,200 $45,550 $68,350 6 $41,300  $49,560 $66,050  $99,100
3 $32,050 $38,460 $51,250 $76,900 7 $44,150  $52,980 $70,650  $105,950
4 $35,600 $42,720 $56,950 $85,450 8 $47,000  $56,400 $75200  $112,800
. Monthly Utility Allowances

Complete the following table of allowances for tenant-paid utilities using Utility Allowance Table
provided by the Housing Authority (Appendix B)

Expense Item | Type To Be Paid By Allowance by number of bedrooms
Heating Clowner | OTenant | 0-BR | 1-BR | 2-BR | 3-BR | _BR
Cooking Clowner | OTenant

Hot Water Cowner | OTenant

Lighting Cowner | OTenant

Arr Cowner | OTenant

Conditioning

Water/Sewer Oowner | OTtenant

Trash Oowner | OTenant

Refrigerator Cowner | OTenant

Total monthly tenant paid utilities
Revised: 04/11/08
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DEKALB COUNTY NSP- MULTIFAMILY AFFORDABLE HOUSING ASSISTANCE

APPLICATION
. Low Income Units (80% of Area Median Income)
Enter your proposed net rents for units targeted for low-income households in this table:
Unit Type Number of Units | Monthly Net Total Monthly Average Floor
Rent per Unit Rent for Unit Type | Area (square feet)
BR $ $
BR $ $
BR $ $
BR $ $
Non-Rental Income:
(Identify Source) $
Less Vacancy Allowance of % $ )
Total Monthly Income from Low-income Units $
What is the estimated annual increase in net rent? %

Note: Net rents equal the monthly gross rents less the tenant paid utilities.

. Very Low-Income Units (50% of Area Median Income)
Enter your proposed net rents for units targeted for very low-income households in this table:
Unit Type Number of Monthly Net Rent | Total Monthly Average Floor
Units per Unit Rent for Unit Area (square ft)
Type
BR $ $
BR $ $
BR $ $
BR $ $
Non-Rental Income
(Identify source) $
Less Vacancy Allowance of % ($ )
Total Monthly Income from Very Low-Income Units $
What is the estimated annual increase in net rent? %
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. Middle Income Units (120% of Area Median Income)
Enter your proposed net rents for units targeted for low-income households in this table:

Unit Type Number of Units | Monthly Net Total Monthly Average Floor
Rent per Unit Rent for Unit Type | Area (square feet)
BR $ $
BR $ $
BR $ $
BR $ $
Non-Rental Income:
(Identify Source) $
Less Vacancy Allowance of % ($ )
Total Monthly Income from Low-income Units $

What is the estimated annual increase in net rent?

%

Note: Net rents equal the monthly gross rents less the tenant paid utilities.

DEKALB COUNTY NSP- MULTIFAMILY AFFORDABLE HOUSING ASSISTANCE

APPLICATION
. Other Units
Enter your proposed net rents for all unrestricted units in this table:
Unit Type Number of Monthly Net Rent | Total Monthly Average Floor
Units per Unit Rent for Unit Area (square ft)
Type
BR $ $
BR $ $
BR $ $
BR $ $
Non-Rental Income )
(Identify source) $
Less Vacancy Allowance of % % )
Total Monthly Income from Very Low-Income Units $

What is the estimated annual increase in net rent?

%
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. Employee and Model Units

Check (V) one for each of the following selections:

Number of employee units planned:

[ included in unit count

O common space

[J included in unit count
O common space (not eligible for tax credits)

Number of permanent model units planned:

. Rental Assistance Information

Unit Type Number of Units | Monthly Net Total Monthly Average Floor
Rent per Unit Rent for Unit Type | Area (square feet)
BR $ $
BR $ $
Total Monthly Rental Income Foregone 63 ) _

Do you expect to receive a commitment for any rental subsidies for this development? O ves O No

If you answered yes, please V the type of subsidy expected:

[ section 8 Moderate Rehabilitation
[ section 8 Project Based Assistance

|:| Other:

Number of units expected to receive assistance:

Number of years remaining in assistance contract:

Form 100
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DEKALB COUNTY NSP- MULTIFAMILY AFFORDABLE HOUSING ASSISTANCE

APPLICATION

. Housing Authority (HA) Waiting List Information (optional)

Describe households on waiting list for public housing (does not include waiting list for Section 8
program) to be targeted. Include information related to number of households on waiting list and
number or percent who could be served by proposed project based on family size, income, and rent
they can afford to pay.

Describe the number of units, unit mix, and rent structure to be implemented to specifically target
need identified above.

VII. Relocation Information

Relocation is the moving of residential tenants from their original leased space.

Will your development plans require any tenants to move temporarily? O ves O No
Will your development plans require any tenants to move permanently? [ ves CIno
VIIl.  Development Subsidy Information

If any of your development financing sources are provided directly or indirectly with Federal, State,
or local government funds, enter the amounts in the following table:

LOANS GRANTS
Tax Exempt Bonds $ C.D.B.G. $
C.D.B.G. $ Housing Trust Fund | $
Housing Trust Fund | $ HOME $
HOME $ State Government $
NSP $ Local Government $
If tax-exempt financing is to be used, what percentage of the total cost does it cover? %

If taxable bond financing is to be used, enter amount of expected proceeds. $
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DEKALB COUNTY NSP- MULTIFAMILY AFFORDABLE HOUSING ASSISTANCE

APPLICATION

. Credit Enhancements
Will the permanent financing have any kind of credit enhancement? O ves [Ono

If yes, what kind of enhancement?

. Existing Subsidies in Developments to be Acquired

Does your development plan include acquisition of units with existing subsidies? Oves O
No

If yes, please indicate the kind of existing subsidy (v all that apply):
O section 221(d)(3) Below Market Interest Rate O section 236
[ section 8 Project Based Assistance O other

Does your development plan seek to preserve federally-assisted low-income housing which would

otherwise convert to market rate use through mortgage prepayment, foreclosure or expiring
subsidies?

O ves O nNo

IX. Supportive Services Information

If you plan to provide supportive services to your tenants, please provide the following:

. Description of the tenant population to be served:

. Description of the services to be provided and the rationale for service selection:
. Description of the intended benefits of the services to be provided:

. Description of how services are to be provided:

. Description of service provider and financing:
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DEKALB COUNTY NSP- MULTIFAMILY AFFORDABLE HOUSING ASSISTANCE

APPLICATION
X. Financing and Development Schedule

For each item in the chart below, enter the month and year when that item is expected to be
accomplished. If an item does not apply to your development, enter N/A.

SITE ACTIVITY MONTH/YEAR

Option

Contract
Closing

Zoning Approval
Site Analysis

~

-~

~

~

~

CONSTRUCTION FINANCING Source: /
Application Submission
Conditional Commitment
Firm Commitment

I~

~

~

PERMANENT FINANCING Source:

Application Submission
Conditional Commitment
Firm Commitment

-~

~

~

~

Source:

Application Submission
Conditional Commitment
Firm Commitment

-~

~

~

~

Source:

Application Submission
Conditional Commitment
Firm Commitment

~

-~

~

~

Source:

Application Submission
Conditional Commitment
Firm Commitment

~

-~

~

~

PLANS Preliminary Drawings
Working Drawings

~

-~

CONSTRUCTION LOAN CLOSING

~

CONSTRUCTION START

~

LEASE-UP START

~

CONSTRUCTION COMPLETE

-~

FULL LEASE-UP

~
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DEKALB COUNTY NSP- MULTIFAMILY AFFORDABLE HOUSING ASSISTANCE

APPLICATION

XII. Certification

The undersigned applicant(s) hereby each certify that, to the best of my/our knowledge, all of the
information in this application and all supporting documentation is correct, complete and accurate.
I/We further recognize and accept our obligation to notify the DeKalb County Community
Development Department immediately if I/we become aware of any subsequent events or
information which would change any statements or representations previously submitted to DeKalb
County.

DATE: Applicant Name:
By:
Print Firm Name
Title:
Authorized Signature
DATE: Applicant Name:
By:
Print Firm Name
Title:

Authorized Signature
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