Ithaca
Urban
Renewal
Agency
108 East Green Street
Ithaca, New York 14850
(607) 274-655

AGENDA
IURA Neighborhood Investment Committee
8:30 am, October 14, 2016
Third floor conference room
I.

Call to Order

II.

Public comment

III.

Review of Minutes – July 8, 2016

IV.

New Business
1. INHS Scattered Site Housing Preservation project – update
2. 202 Hancock Townhouses, underwriting & subsidy layering analysis ‐ review

V.

Old Business
1. Project updates: 402 S. Cayuga Street, BJM Housing for School Success
2. Update on status of legislation regarding property tax assessment for sales‐price restricted
homeowner properties
3. NYS grant applications ‐ update

VI.

Motion to Adjourn

If you have a disability and require accommodations in order to fully participate, please contact the IURA at 274‐6559 at
least 48 hours prior to the meeting.

Ithaca
Urban
Renewal
Agency
108 East Green Street
Ithaca, New York 14850
(607) 274-655

DRAFT MINUTES
IURA Neighborhood Investment Committee
July 8, 2016
I.

Call to Order
Chair Tracy Farrell called the meeting to order at 8:29. Present were T. Farrell; vice‐chair, Karl
Graham; Teresa Halpert; and Lynn Truame (staff). Fernando deAragon arrived at 8:33.

II.

Public comment
None.

III.

Review of Minutes – April 2016
Moved by T. Halpert, seconded by K. Graham. Unanimously approved as written.

IV.

New Business
1. Election of Vice‐chair; nomination of Chair
T. Farrell nominated K. Graham to serve as Chair in the coming year. K. Graham accepted the
nomination. K. Graham nominated T. Farrell to serve as Vice‐chair. T. Farrell accepted the
nomination.
2016 Appointment of IURA Neighborhood Investment Committee Chairperson
WHEREAS, IURA By‐laws provide that the committee membership shall elect its own committee
Vice‐Chairperson and nominate a candidate for committee Chairperson for consideration by the
Agency, and
WHEREAS, per the Bylaws, an Agency member shall fill either the committee Chairperson or
committee Vice‐Chairperson position, and
WHEREAS, officers of each committee serve a one‐year term, but continue to hold office until their
successor is selected or appointed, and
WHEREAS, the current Committee Chairperson and Vice‐Chairpersons are Tracy Farrell and Karl
Graham, respectively, now, therefore be it
RESOLVED, that Karl Graham be nominated as Chairperson of the IURA Neighborhood Investment
Committee, and be it further

RESOLVED, that Tracy Farrell be elected as Vice‐Chairperson of the IURA Neighborhood
Investment Committee.
Carried unanimously.
V.

Old Business
1. Project updates
BJM Housing for School Success: L. Truame reported that staff had met with the other core
agencies participating in the program to establish specific protocols for moving forward and
that two potential families had already been referred by the school. One family had
previously applied for housing with INHS and had been denied based on credit score; the
same family was approved by INHS as a participant in this program because of the relaxation
of credit requirements. A second family has found housing on their own and will not be
eligible to participate in the Housing for School Success program.
210 Hancock: L. Truame reported that the IURA loans for the project had closed last week and
that construction had begun.
A Place to Stay: L. Truame read the following report from Catholic Charities:
At this time we have three residents who are all doing quite well working towards their
individual goals 2 of them will be moving out in September and the other one will be
moving in October. We have one vacant room and are currently interviewing
candidates for that room. We did have one resident move into her own housing. In the
five weeks that she stayed with us she obtained full time employment and secured a
one bedroom apartment in Groton NY. Additionally Catholic Charities was able to help
her with the security deposit required for that unit.
We have an Americorps member serving as a full time housing assistant, she works 2‐
10 Tuesday‐Saturday. We have begun certain weekly activities for the residents such
as private yoga instruction on Friday afternoons and movie tickets to Cinemapolis,
each of the residents are volunteering in the community about once a week as well.
We had a bit of a rocky start with some personality clashes and (loud) conflicts but
have worked hard to mediate those issues and it has been a much calmer environment
in the past couple weeks. I am feeling very hopeful about the potential of this project
and am excited to watch it develop.
2. Discuss options for disposition of 402 S. Cayuga Street property
T. Farrell recapped the history of the IURA’s involvement with the 402 S. Cayuga Street
site, from the original property transfer from the City and the process undertaken to
prioritize site usage and solicit development proposals, through the determination of
infeasibility of the selected INHS proposal and subsequent interest in the site from
other parties. The committee then discussed the relative need for new home‐owner
vs new rental units in the city and possible development alternatives for the Cayuga
Street site, including rental, single‐family homeowner, and condominium. L. Truame
commented on the complex requirements for developing condos in New York State
and suggested that if the agency were interested in that product type, it might make
sense to solicit an experienced condo developer from outside our local market. L.
Truame also noted that the County’s housing study would be completed soon and
might help shed light on the type of product for which the greatest need exists. After

additional discussion, the committee agreed to delay action on site disposition at least
until the County’s housing study could be reviewed. In the meantime, staff was
directed to ask Habitat for Humanity to look at the site and seriously consider what
they would be able to develop there, knowing that Habitat would not have capacity to
undertake another project in the city until they have completed the Third Street and
Morris Avenue project.
3. Update on status of legislation regarding property tax assessment for sales‐price restricted
homeowner properties: L. Truame provided the following report from INHS:
Legislation passed in both state government houses; it requires local tax authorities to
adopt the exemption. Now it goes to the governor’s office for signature, which we
hear can take a while. We will start working with all the local municipalities to accept
the exemption. Our target is to get all of this done before next March 1 taxable status
date.
VI.

Motion to Adjourn
The meeting was adjourned by consensus at 9:30.

October 6, 2016

Mr. Nels Bohn
Director of Community Development
City of Ithaca
108 East Green Street
Ithaca, NY 14850

RE: Request for the City of Ithaca to Accept New York State Housing Stabilization
Funds
Dear Ms. Bohn:

INHS has the opportunity to take advantage of grant dollars from a settlement
agreement between Morgan Stanley and the New York State Attorney General. The
settlement funds are being administered by the Local Initiatives Support
Corporation (LISC) through a fund it has established called the New York State
Housing Stabilization Fund (NYSHSF).

The terms of the settlement require that the funds be granted to a municipality for a
particular project. INHS is requesting that the City of Ithaca accept these funds and
then grant them to INHS for the Scattered Site Project.

The Scattered Site Project includes 98 units in 44 buildings – all located within the
City of Ithaca – that would be renovated to improve the quality of life for tenants,
improve energy efficiency and preserve this stock of affordable housing for 50 fifty
years.
Attached is a more detailed description of the project and how the financing will
work to leverage an additional 15 million dollars in Tax Credit and New York State
Housing Funds. If you have any questions please do not hesitate to contact me.

Sincerely,

Joseph L. Bowes
Director of Real Estate Development

INHS Scattered Site Preservation
Project Description
Over the past 30 years INHS has acquired or constructed 153 units within the City of Ithaca (aka the “INHS
Scattered Site Portfolio”). The properties are located in the Southside, West Hill and Northside Neighborhoods.
All of the buildings are over 20 years old and the majority were constructed over 100 years ago. The entire
portfolio is located in close proximity to services, employment, public transportation and downtown amenities.
The INHS Scattered Site Portfolio is affordable because INHS’s mission is to provide affordable housing. To
accomplish this mission rents have been set below market. Only a small fraction of the units have any type of
housing regulatory agreement requiring affordability even though the portfolio represents one of the largest
affordable housing portfolio’s in the City and provides housing for more than 70 Housing Choice Voucher
holders.
Approximately 80% of the families living in these apartments earn less than 60% of the Area Median Income
(AMI). While this housing serves those most in need it also is home to 17 more moderate income families. INHS
will retain this income mix in any refinance and work to ensure that no tenants are permanently displaced as
part of the project.
A consequence of maintaining low rents and keeping the Portfolio affordable is that there is often not enough
money to do the repairs that are needed. Over the years, as the Scattered Site portfolio has grown and the
structures have aged, the buildings have become difficult to manage. In many cases only the most pressing
maintenance needs are addressed while the more critical large capital expenditures like roofs, siding and energy
efficiency upgrades delayed.
Renovating and refinancing the Portfolio provides a unique opportunity to permanently restrict these units as
affordable housing and create high quality energy efficient housing in one of the strongest housing markets in
Upstate, NY.

Refinance Plan
INHS has the opportunity to take advantage of State and Federal funding for Low Income Housing to renovate
and refinance this Portfolio. This financing would be combined with funding from INHS and grant dollars from a
settlement agreement between Morgan Stanley and the New York State Attorney General. The settlement
funds are being administered by the Local Initiatives Support Corporation (LISC) through a fund it has
established called the New York State Housing Stabilization Fund (NYSHSF). The terms of the settlement require
that the funds be granted to a municipality for a particular project. INHS is requesting that the City of Ithaca
accept these funds and then grant them to INHS for the Scattered Site Project.
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INHS will use the funds to acquire the properties, pay off existing debt, renovate the buildings and pay for the
associated costs such as architecture and engineering. The majority of the properties are debt free; however, a
small number are encumbered by a $1.8 million conventional loan. One property has a $50,000 NYS Housing
Trust Fund mortgage and one has a $350,000 HOME Mortgage. INHS owes $90,000 to the Ithaca Urban
Renewal Agency which will be paid back through the refinance.
The goals of the refinance include:
•
•
•
•
•

improve the quality of life for INHS tenants,
permanently restrict the units as affordable housing,
improve the energy efficiency of the portfolio to reduce greenhouse gases and cost of utilities,
capitalize reserves to mitigate ongoing maintenance and operating risk, and
invest equity from the sale of the portfolio into the development of new affordable housing.

Scope of Work & Development Team
The refinance would include renovating each building based on a recently completed Capital Needs Assessment
that evaluated roofs, windows, insulation, siding, kitchens, baths, carpeting, flooring, heating systems, and
cosmetics. Floor plans, elevations, and a detailed scope of work have been created for each building and unit.
INHS has retained SWBR Architects to provide architectural services and 2+4 Construction as the General
Contractor. Both have extensive experience with occupied renovation projects. 2+4 has devised a construction
schedule that limits relocation as much as possible; however, INHS is committed to hiring a Relocation Manager
to oversee the tenant relocation process. INHS would continue as the property manager and be the Sponsor.
INHS will form a wholly owned subsidiary to be the managing member, a wholly owned Housing Development
Fund Corporation to own the land and a Limited Liability Company along with an investor member to own the
project. INHS staff have extensive experience developing and managing tax credit properties and overseeing
occupied rehabs.

Sale Proceeds
As part of the refinancing INHS will earn equity from the sale of the portfolio into a Limited Liability Corporation.
The equity from this refinance will be reinvested into INHS’ mission of creating additional affordable housing. At
its September 15th Board of Directors Meeting the INHS Board affirmed its intention to reinvest funds from the
acquisition and development of the Scattered Site Portfolio into its real estate development mission by
expanding its capacity to do additional housing development in its service area. Examples of how these funds
will be used include investments in predevelopment, permanent sponsor loans, and/or acquisition financing for
additional affordable developments. To date, INHS has invested over $1 million in acquisition and sponsor loans
in the development of 183 units of 9% Low Income Housing Tax Credit projects. This investment has leveraged
over $50 million in investment from Tax Credit Equity, State, Local, and Federal funds. INHS plans to continue to
make this type of investment in affordable housing over the next decade and the equity generated from this
project is a key component in that strategy.
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Sources and Uses Summary**
Uses
Land/Building
Soft Costs & Fees
Hard Costs
Contingency
Reserves
Working Capital
Total

Total
$6,860,000
$4,854,912
$6,471,479
$652,329
$286,289
$100,000
$19,225,631

Sources
Construction
Bond
$10,175,631
Tax Credit Financing
$2,500,000
NYS Subsidy Funds
INHS Funds & Equity $3,769,025
Tompkins County CHDF $ 300,000
LISC Morgan Stanley
$4,000,000
Total
$19,225,631

**Note this is a draft budget subject to change.

Permanent
$3,874,773
$5,281,833
$2,000,000
$3,769,025
$ 300,000
$4,000,000
$19,225,631

Refinance Schedule
a.
b.
c.
d.
e.
f.
g.
h.
i.
j.
k.

Capital Needs Assessment ...............................…………………………………complete
Finalize Scope of Work ......................................…………………………………complete
Finalize Costing .................................................…………………………………October 2016
Application to Tompkins County ......................…………………………………October 2016
Application to HFA ............................................…………………………………November 2016
Finalize Development/Operating Budget .........…………………………………November 2016
INHS Board and Committee Approval ..............…………………………………November 2016
Ithaca Common Council Acceptance of Morgan Stanley Funds…………November 2016
LISC Agreement Executed………………………………………………………………….December 2016
Close on Financing ............................................…………………………………April 2017
Renovations Complete ......................................…………………………………December 2018
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Portfolio Characteristics
Unit Mix
BRs
Studio
1 BR
2 BR
3 BR
4 BR
Commercial

Units
No.

%

16
23
28
28
3
0
98

12%
29%
25%
24%
2%
8%

Current Incomes Served
Income
Units
%
50% AMI
22
22%
60% AMI
59
60%
> 60% AMI
17
18%
98
100%

Age of the Housing Stock
Buildings
56%
17%
6%
21%

Units
29%
12%
4%
55%

100%

100%

Age
1900
1901 - 1940
1941 - 1978
1979 - present
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Location

The properties are located throughout the City’s downtown and West Hill neighborhoods.
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Proposed Resolution
Planning & Economic Development Committee
October 12, 2016
Authorize Commitment Letter to Receive Grant Funds to Support the INHS Scattered Site
Preservation Project
Whereas, INHS has an opportunity to receive grant funding to renovate existing rental units
owned and managed by INHS as affordable rental housing, and
Whereas, as a result of the February 11, 2016 Settlement Agreement between Morgan Stanley
and the New York State Attorney General, grant funds are being made available to the Local
Initiatives Support Corporation (LISC) to address affordable rental housing needs in New York
State, and
Whereas, LISC has established the New York State Housing Stabilization Fund (NYSHSF) to
support the preservation and development of affordable rental housing, and support services
and programs for such housing throughout New York State, and
Whereas, Ithaca Neighborhood Housing Services, Inc. (INHS) has applied to LISC for up to
$4,000,000 of funding through the NYSHSF program to support the INHS Scattered Site
Preservation Project to refinance and renovate 98 affordable rental housing units in 44
buildings located in the City of Ithaca (the “Project”), and
Whereas, the NYSHSF program requires the host municipality to execute a grant commitment
letter to receive grant funds and pledge to use the proceeds of the grant solely for the Project,
and
Whereas, the objectives for the Project include:
• Improve the quality of life for residents of the Project;
• Renovation of each building;
• Energy efficiency enhancements at each building;
• Establishment of capitalize reserves for future maintenance;
• Contractually restrict assisted units as affordable housing for at least 50 years; and,
Whereas, the Project directly advances Housing Goal #5 in the City’s 2015 comprehensive plan,
Plan Ithaca: “The existing stock of affordable housing will be preserved and well-maintained”;
now, therefore, be it
RESOLVED, that the City of Ithaca Common Council hereby endorses the INHS Scattered Site
Preservation Project to refinance and renovate 98 existing units of affordable rental housing
located on scattered sites in the City of Ithaca, and be it further,
RESOLVED, that the Mayor, upon advice from the City Attorney, is hereby authorized to
execute a commitment letter with LISC to accept up to $4,000,000 in grant funds to be used for
the INHS Scattered Site Preservation Project, and any other documents necessary to receive
and disburse such grant funds.


HOMEProjectUnderwriting&SubsidyLayeringReview
ProjectName:202Hancock
Address:202HancockSt.,Ithaca,NY14850
Nameofdeveloper:IthacaNeighborhoodHousingService(INHS)
Formofsubsidy:HOMEloan,11units
Dateanalysiscompleted:10Ͳ11Ͳ16

DescriptionofProject
Theprojectconsistsoftheconstructionofseven(7)townhousestobesoldtolow/modIncome
homebuyers.Acommunityhousinglandtrustwillretainownershipofthelandundertheunits
toensureongoingaffordability.HOMEfundswillbeusedforsoftcostsonly,suchas
predevelopmentexpenses,engineeringandarchitecturefees,inspectionandtestingand
developmentofplansandstrategiesandanalysis.

AnalysisofDeveloperandProjectTeams’Capacity
x Theexperienceofthedevelopmentteamwithprojectsofasimilarsize,type,and
complexity,baseduponsubmittedresumesand/orportfoliosandprojectlists.

Thedevelopmentorganizationandresponsiblestaffhavesuccessfulexperiencewith
projectsofasimilarsize,type,andcomplexity,aswellaswithawidevarietyofother
affordablehousingdevelopmenttypes.INHSwasestablishedin1976andcurrentlyhas33
employees,includingahomeownershipandrealestatedivision.ThecurrentExecutive
Directorhasbeenwiththeorganizationsince1990andtheDeputyDirectorsince1992.
INHSsuccessfullyconstructedandsold22affordabletownhousesin2012Ͳ2014andrecently
completedandsoldasinglefamilydwellingtwoblocksfromtheprojectsite.

ThearchitectfortheprojectisHOLT(Ithaca);thegeneralcontractorisLecesse
Construction(Rochester).BothfirmshaveextensiveexperienceintheIthacamarket:see
www.holt.com/projectsand
www.lecesseconstruction.com/page/portfolio/affordablehousing.Lecessecompletedthe
39ͲunitStoneQuarryApartmentsprojectdevelopedbyINHSin2015.

x Thecapacityofassignedstafftocarryoutthoseprojecttasksforwhichtheywillbe
responsible,baseduponananalysisoftheirpriorexperienceandthenumberof
competingprojectstowhichtheyareorwillbeassigned.

SeniorRealEstateDeveloper,LynnTruame,istheProjectManagerforthisproject.Her
resumecitesextensiveexperiencemanagingcomplicatedaffordablehousingprojectsas
wellasadministeringHOMEandCDBGprojectsforaHUDgrantee.Ms.Truamealsohas
accesstotheskillsandknowledgeoftheDirectorofRealEstateDevelopment,JoeBowes,
andDeputyDirector,ScottReynolds,whojointlymanagedtheprojectduringpreͲ
construction.


x

Thefinancialstrengthofthedeveloper,includingitsliquidityandlevelofunrestricted
assetsornetworth,baseduponthetwomostrecentyearsofauditedfinancial
statements.


Areviewofthemostrecentavailableaudits(2013Ͳ2015)showsthatINHSisfinancially
soundwithgoodliquidity.Totalnetassetsin2015were$19.1millionupfrom$18.1million
in2014.Cashequivalentsin2015arereportedat$5.1million,upfrom$4.2millionin2014.
Thebalanceintheunrestrictedcheckingaccountwas$2.1millionin2015.

x WhetherthedeveloperhashadpriorperformanceconcernsonIURAͲfundedprojects.
INHShashadnopriorperformanceconcernsonIURAͲfundedprojects.
AnalysisofMarketConditions
TheIthacaurbanizedmarketareaisexperiencingacriticalshortageofaffordablehousing
acrossthefullrangeoflowͲandmoderateͲincomelevelsforallhouseholdtypesasevidenced
bynumeroushousingstudiescompletedbyTheDanterCompany.Amarketanalysisforthe
projectwasconductedbyRandallWest,Inc.inJune2016,whichassumedsalespricesof
$136,000(2BR)and$162,000(3BR).Theanalysisconsidereddemandbyincomeeligiblerenter
households;currentandprojecteddemographics;competingproperties;price,qualityand
locationoftheproject;andabsorptionrates.Thestudyconcludesthattheproposed
townhousesarewellpositionedinthemarketplaceandwillsellwithanaveragetimeframeof
4.6months.
FinancialFeasibilityandReasonableCostAnalysis
DevelopmentBudget
x Sources:$2,408,371
o Evidenceoffundscommittedfromallfunders,lenders,andequityinvestors.
Received.
o Homesaleproceeds–SeeINHScalculationthatprojectedsalespricesare
affordabletoatargethouseholdearning72%ofAMI.
o Certificationoffederalassistanceconcerninggovernmentalassistanceprovided,
ortobeprovided,totheproject.Projectincludes:HOME,NYSAffordable
HousingCorp.,NYSERDAEnergyStarRebatesandtheIURANeighborhood
HousingInitiativeBondfund.

x Uses:$2,408,371
o Acquisition:thirdpartyappraisal.Received(in210Hancockfile).
o Construction:lineitemconstructioncostestimateprovidedbyLecesse
ConstructiononJuly1,2016basedonschematicplanspreparedbyHolt.Cost
estimatehasbeenupdatedbyLecesse.Received.
o Overallpersquarefootcostofconstruction:$198/sf.
o Softcosts:“reasonableandnecessary”softcostsincludesuchcostsastitleand
escrow,financingfees,developmentperiodinterest,realestatetaxesduring
construction,legalfees,permits,appraisals,environmentalstudies,architectural
andotherrelatedprofessionalservices,auditcosts,relocationcosts,affirmative

marketingexpenses,andcapitalizedreserves.Softcostsareprojectedat
$116,732or4.8%ofTotalProjectCost(TPC),whichisreasonable.
o Developerfee:maximumallowed=15%ofTPC.Budgeteddeveloperfee=$0.0.
Nodeveloperfeeisrequestedonthisproject.

FinancialFeasibility
Althoughthedeveloperprojectstoreceivenodeveloperfee,andwilleffectivelyprovidea
subsidyof$70,233perunitprimarilyintheformofawritedownofthelandvaluethatwas
purchasedbyINHSin2015.Theorganization’sstrongfinancialpositionasevidencedintheir
financialstatementsshowsthatitcanabsorbaprojectlossof$351,153withoutimpactingthe
organization’sabilitytosuccessfullydeliverthisprojectandundertakenewprojectsinthe
future.Theprojectcloselyalignswiththeorganization’smissionandhistoricalfocuson
homeownershipprojectsintheCityandwillstrengthentheorganization’sbrandandincrease
intangiblegoodwill.Additionally,INHSwillreceiveadeveloperfeefordevelopmentofthe59Ͳ
unitLIHTCprojectcurrentlyunderconstructiononanadjacentparcel.


TotalDevelopmentCost(includescommercialspaces)
$2,408,371/7=$344,053perunit
$2,408,371/8,860sqft=$272/sqft

ConstructionCost(ResidentialOnly)
$1,754,860/7=$250,694perunit
$1,754,860/8,860=$198/sqft

MaximumHOMESubsidy(perHUDinterimrule–Section234Condo–elevatortype,2015)
Maximumperunitallowed:1Bedrooms 
$64,832
2Bedrooms 
$81,377
3Bedrooms 
$105,276

HOMEunitsinthisproject:
0Ͳ1bedrooms=maxsubsidy$0
5Ͳ2bedrooms=maxsubsidy$406,885
2Ͳ3bedrooms=maxsubsidy$210,552

Totalmaxsubsidy:$617,437($88,205perunit)
Thisproject:$314,125($44,875perunit)ͲOK

SubsidyLayeringAnalysis
Federalfunds
HOME:$314,125
CDBG:$0
Statefunds
NYSAffordableHousingCorp.:$280,000
NYSDERDAEnergyStarRebates:$7,000
Localfunds

CommunityHousingDevelopmentFund:$280,000
IURANeighborhoodHousingInitiativeBond:$215,875
Privatefunds
SponsorEquity:$340,653
UnitSales:$960,218

Developerfeeis0%ofTotalProjectCost–nodeveloperfee.

WithoutfullHOMEfundsrequestedtheprojectwillhaveafinancialgap.

Theprojecthasmaximizeditsuseofavailablefunds,willnotprovidethedeveloperwithan
unreasonablereturn,willnotexceedthemaximumHOMEsubsidylimit,anddoesrequirethe
amountofallocatedHOMEfundstoclosethefundinggap.





SeeattachedFinancialUnderwritingAnalysis,INHScalculationofaffordablesalespricefor
homes,andfundingcommitments.

IURAFinancialUnderwritingAnalysis
FiscalYear2016HUDEntitlementProgram
202HancockͲTownhouses
Constructionandsaleofseven(7)affordabletownhouses
TotalSquareFootage:

8,860

USESOFFUNDS

$

AcquisitionͲlandandbuildings
Construction
Predevelopment
Developerfee
Financingcosts
Softcosts
Salescosts

TOTALDEVELOPMENTCOST

ProjectedSalesPricestoHomeowners
2ͲBedroomTownhouses:
3ͲBedroomTownhouses:

#
5
2

%

$340,653
$1,754,860
$125,322
$0
$31,150
$116,733
$39,653
$2,408,371

Price
$130,052
$154,979
TotalSalesProceeds:

14%
73%
5%
0%
1%
5%
2%
100%

Documentation Reasonableness
yes
yes
yes
yes
yes
yes
yes
yes
yes
yes

7RWDOV
$650,260
$309,958
$960,218

SOURCESOFFUNDS
FUNDINGSOURCETITLE

AMOUNT
SECURED

1.
FY2016CDBG/HOME
2.
CityofIthacaBond
3.
INHSEquityͲLand
4.
INHSEquityͲOther
5.
EnergyStarRebates
6.
NYSAffordableHousingCorporation
7.
CommunityHousingDevelopmentFund
9.
UnitSales(&constructionloanͲTTC)
SubtotalSecured&UnsecuredFunding

TOTALFUNDINGSOURCES

AMOUNT
UNSECURED

$314,125
$215,875
$340,653
$10,500
$7,000
$280,000
$280,000
$960,218
$1,441,153
$967,218
$2,408,371

totalcost
homebuyersaleproceeds
gapB/4equity,grants,HOME
minus:INHSequity
gapB/4grants&HOME
minus:NonCDBGgrants&incentives
gapB/4HOME
RequestedHOME:
SubsidyLayeringConclusion:
UnderwritingConclusion:

%oftotal
budget

13%
9%
14%
0%
0%
12%
12%
40%

yes
yes
yes
yes

100%

$2,408,371
$960,218
$1,448,153
$351,153
$1,097,000
$782,875
$314,125
$314,125
YESͲRequestistheminimumnecessary
YESͲINHSsubsidy/unit=
$70,233

INHSaudited2015financialstatementsshowunrestrictednetassetsequal$9.8million,including
$2.1millioninunrestrictedcash,soINHScanabsorbaprojectlossof$351,153withoutimpacting
theorganization'sabilitytosuccessfullydelivertheprojectandundertakenewprojects.
PreparedbyN.Bohn

yes
yes
yes

yes

6DOHV3ULFH

$130,052

$154,979

$200,000

$210,000

($4,812)
$10,232
$135,472
$30,000
$24,000
$81,472

($5,734)
$11,314
$160,559
$24,000
$36,000
$100,559

Bank Mortgage
Taxes
Insurance
PITI

$389
$520
$38
$946

$480
$575
$45
$1,100

2WKHU+RXVLQJ'HEW
CHT Ground Rent
HOA Fees
Total Other Housing Debt

$50
$35
$85

$50
$35
$85

3HUPLVVDEOH,QFRPH
Monthly Debt
Maximum Income Allowed

$385
$38,046

$385
$42,428

1
73%

2
72%

$VVHVVHG9DOXH$IWHU6DOH
)LQDQFLQJ
'RZQ3D\PHQW
&ORVLQJ&RVWV
)LQDQFHG
INHS 0% Deferred
HOME
Bank Loan
0RQWKO\&RVWV

No of People
% of Median

RE: 202 Hancock - subsidy layering
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https://mail.cityofithaca.org/owa/?ae=Item&t=IPM.Note&id=RgAAA...

RE: 202 Hancock - subsidy layering
Lynn Truame [ltruame@ithacanhs.org]
Sent:
Friday, October 07, 2016 8:31 AM
To:
Nels Bohn
Attachments:INHS resume.docx (27 KB) ; projectlist.doc (49 KB)

Sorry,IskippedacoupleofyourquesƟonsinmypreviousresponse!
I’mtheleadontheprojectnow,withJoeprovidingbackͲup.MyresumeandlistofprioraīordablehousingprojectsareaƩached.
Here’stheeͲmailfromLecessereincreasedconstrucƟoncosts(below).We’rehopingtoVEthisatleastliƩle,asImenƟoned.Ourbudgetcostof$1,754,860
assumesweĮndaliƩlesavingsandthenaddsa5%hardͲcostconƟngency.LetmeknowifyouneedaddiƟonalbackup.
ThanksͲ
Lynn.

As per our quick conversation this morning, LECESSE has completed our estimate of the (7) units of “For Sale Townhomes” located that the
Hancock Street Project in Ithaca, NY. The estimated cost based upon drawings prepared by Holt Architects is $1,687,259. This estimate is
$154,939 higher than the schematic estimate of $1,532,320 provided on July 1st.
The increased costs were found in the following scopes;
1) Masonry: $14,750…..added $5,000 in masonry protection assuming October start in lieu of early September start….schematic estimate was
based upon sqft pricing. Current estimate based upon subcontractor price from DiPeso Masonry,
2) Wood Framing: $34,000…..schematic estimate was based upon sqft unit pricing…..current budget is based upon subcontractor price from 84
Lumber
3) Insulation: $18,000…..schematic estimate was based upon the crawl space insulation of 2” polyiso….current design has 4 ½” enclosed with
sheathing. Wall insulation also increased from R17 to R19.
4) Flood Vents: $2,400…..number of flood vent locations has been increased since schematic estimate based upon locations described/clarified
in Holts RFI response to the For Rent Project post schematic estimate
5) Site: $79,500……given an absence of a utility plan at schematic, DDS provided a site proposal specifically for cuts and fills, building
excavation/backfill, curbs and walks and did not include any utility costs. LECESSE assumed utilities associated with the (7) Unit For Sale
Townhomes would be in the order of $15,000. DDS provided LECESSE a breakdown that indicates that the cost of utilities as now drawn is
roughly $68,500 ($15,700 in sanitary, $8,400 water, $44,400 in storm). LECESSE did not anticipate the amount of storm piping, catch basins
and tie in to downspouts. Note the For Rent downspouts did not tie into the storm system.
6) Attic Storage: $8,200 for attic storage sheathing and attic doors not indicated in schematic drawings
7) LECESSE included $15,000 as an insurance premium for For Sale liability insurance…….unfortunately the actual insurance premium was
$25,000.
Please let me know if you have further questions regarding this budget. We can meet either Thursday this week or Monday or Tuesday next week
onsite to discuss further if desired. Thank you.
Peter Baldwin
Team Leader

¬
Toll-free: 1-855-334-4490
www.lecesseconstruction.com
¬
From concept to completion we build it as if it’s our own.

Ǥ
SeniorRealEstateDeveloper
IthacaNeighborhoodHousingServices,Inc.
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115WClintonSt
Ithaca,NY14850
P:(607)277Ͳ4500xͲ228
F:(607)277Ͳ4536
From: Nels Bohn [mailto:NBohn@cityofithaca.org]
Sent: Thursday, October 06, 2016 4:15 PM
To: Ltruame@Ithacanhs.org
Subject: FW: 202 Hancock - subsidy layering

Lynn,
Pleaseseebelow.

NelsBohn,DirectorofCommunityDevelopment
IthacaUrbanRenewalAgency
108WGreenStreet
Ithaca,NY14850
nelsb@cityoĮthaca.org
607Ͳ274Ͳ6547

From: Nels Bohn
Sent: Thursday, October 06, 2016 4:13 PM
To: Lynn@ithacaNHS.org
Subject: 202 Hancock - subsidy layering

Lynn,
I'mhavingsomediƥcultymakingthenumbersyouprovidedintheU&SmatchupforHOMEsubsidylayering,particularlyinconjunctionwith
themkt.analysispreparedbyRandall+West.Seeattached.
Isuspectthediơerenceistheprojectedsalespriceofthe7units.Themktanalysisuses2threeǦbed@$162Kand5twoǦbed@$136Kand
indicatesthesesalespricesareachievable.Theoriginalfundingapplicationsuggested3BRunitswouldsellfor$136Kand2BRunitsfor
$114K.TheundatedMktAnalysismayneedtobeupdatedoranexplanationprovidedwhytheprojectisnotseekingtosellunitsattheMkt.
Analysissaleprices(whichwereprovidedtoR+WbyScottR).
Inaddition,canyoupleaseprovidethebasisforcostestimatestosubstantiatethatprojectedcostsarereasonable.Iknowsomeofthesecosts
havealreadybeenincurred,andyoushouldhavesomeprettygoodpersq.ft.costsfrom210Hancock.
Finally,canyouupdatemeontheassignedstaơtocarryouttheprimarytasksontheproject.Pleaseprovideresumesforsuchstaơ(orletme
knowiftheyarealreadyintheCBDO/CHDOƤle).
IhopeIamnotaskingforanyinformationthatyouhavealreadysubmitted.
Thankyou,
Nels
NelsBohn,DirectorofCommunityDevelopment
IthacaUrbanRenewalAgency
108WGreenStreet
Ithaca,NY14850
nelsb@cityoĮthaca.org
607Ͳ274Ͳ6547
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July 26th, 2016
Lynn Truame
Ithaca Urban Renewal Agency
108 East Green St
Ithaca, NY 14850
Re: IURA 202 Hancock St CHT New Construction HOME Funding Commitment
Dear Lynn,
Attached is an executed HOME Funding Commitment Letter as well as:
x

An updated statement of the sources and uses of all funding
Final construction pricing has not been received; the attached sources and uses is based
on Lecesse’s budget pricing of 07/01/16.

x

Documentation of the availability of matching funds in the amount of $1,792,013.00.
An email of interest from Tompkins Trust Company is attached.

x

An updated project schedule with quarterly milestones identified.
A tentative schedule is attached. The construction schedule has not been finalized; this is
based on Lecesse best guess of 07/01/16. If we are unable to hit the start date in early
September then the schedule will likely change significantly.

x

Updated Housing Trust program guidelines.
There are no program guidelines per say. The latest amended ground lease, which
governs the Community Housing Trust properties, is attached.

x

Proof of Worker's Compensation and Disability Insurance for employees of the grantee.
Proof is attached.

x

A Board resolution authorizing execution of the project's agreement.
The resolution of July 21st 2016 is attached.

x

The name and contact information of the person who will be reviewing the funding agreement
for this project on your behalf.
Please route all contracts, information requests, etc. through me.

x

A list of current board members for your organization.
The current board list is attached.

x

A copy of the mortgage, note, and rider to be used for this program.
INHS down payment assistance will likely be a deferred no interest loan. A sample HOME
rider, used on earlier CHT properties, is attached as an example of what we propose to
use.

Let me know if anything else is needed to proceed.
Scott Reynolds
Deputy Director, INHS
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7
3UHGHYHORSPHQW
&RQVWUXFWLRQ
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Type
For Sale

2016
Start Date
Dec 1, 15
Oct 1, 16
Jun 1, 17

End Date
Sep 30, 16
May 31, 17
Apr 30, 18

Months
10
8
11

2017

2018

1st
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1st

2nd

3rd

4th

1st

2nd

7

7

7

7
0

7
0

7
0

0
0

0
0

0
0

7
0
0

7
0
0

7
0
0

7
0
0

0

0
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0
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/<11&811,1*+$0758$0(
'XERLV5Gxx,WKDFD1<x  xWKHWUXDPHV#JPDLOFRP

6XPPDU\RI4XDOLILFDWLRQV
Thirteen years of progressively responsible experience in the development of publicly-funded affordable housing,
including grant writing and administration, regulatory compliance, project and construction management, and
collaboration with community-based organizations. Two years’ experience administering the HUD Entitlement
Program for the City of Ithaca. Two additional years’ municipal government experience, serving as the staff link
between the public and a volunteer board. Excellent written and oral communication skills. Demonstrated ability to
work independently and manage multiple complex projects simultaneously.
3URIHVVLRQDO([SHULHQFH
x
x
x
x
x
x
x

x
x

x
x
x

x
x
x
x
x

x
x

&RPPXQLW\'HYHORSPHQW3ODQQHUIthaca Urban Renewal Agency, Ithaca, NY April 2014-present
Manage the City of Ithaca’s HUD Entitlement Grant program and ensure compliance with all federal regulations and
HUD requirements.
Develop and administer the 5-year Consolidated Plan, identifying priority community investment needs based on an
analysis of ACS, census, and other data, consultation with community organizations, and extensive public outreach.
Prepare and implement the Annual Action Plan, complete NEPA environmental review on proposed projects, complete
project set-up on HUD’s on-line Integrated Disbursement & Information System (IDIS), and oversee performance
monitoring. Prepare and submit the Consolidated Annual Performance and Evaluation Report (CAPER).
Conduct community outreach activities to identify and jointly develop programs that will address unmet priority
community development needs.
Manage the drafting of funding agreements to implement projects, in collaboration with legal counsel.
Provide staff support to IURA committees.
Supervise the IURA Contracts Monitor position.
+LVWRULF3UHVHUYDWLRQ3ODQQHUCity of Ithaca, Ithaca, NY 2011-April 2014
Coordinated all aspects of the City of Ithaca’s historic preservation program and ensured compliance with all
NYS Certified Local Government (CLG) requirements. Achieved exemplary rating on 2012 CLG audit.
Devised and implemented new systems and procedures to improve the transparency and effectiveness of the
regulatory process and increase public understanding of program benefits and requirements. Completed a
major revision of the landmarks ordinance, wrote and published the City’s first historic district design guidelines,
overhauled the ILPC web page, and developed a highly effective working relationship with the Building Division.
Served as staff to the Ithaca Landmarks Preservation Commission and the MLK Freedom Walkway Committee.
Maintained updated commission training handbook, prepared and distributed monthly meeting packets, drafted
resolutions, and ensured adherence to procedural requirements.
Worked closely with applicants to help define their projects and develop proposals that achieve the applicant’s
goals while complying with program requirements. Increased average annual approval rate to 90%.
Worked closely with other City staff and with Common Council to ensure the consideration of preservation
goals in such broader efforts as the Comprehensive Plan, the Collegetown Form Based Code, rezoning efforts,
and the treatment of unsafe structures.
&RQVWUXFWLRQDQG3URMHFW0DQDJHPHQW&RQVXOWDQWBeacon Development Group, Seattle, WA 2004-2011
Working remotely, supported and served as a resource to Seattle-based staff in the development of affordable
housing projects.
Oversaw the work of the Construction Management team to ensure compliance with company standards.
Managed the contracting process with general contractors and project consultants, maintained standard
company contract templates, and oversaw contract negotiations to ensure company-wide consistency.
Assisted in evaluating project feasibility, preparing funding applications, and completing due diligence.
Developed and maintained company marketing materials and prepared responses to Requests for Proposals.
&RQVWUXFWLRQ0DQDJHU+RXVLQJ'HYHORSHUBeacon Development Group, Seattle, WA 2001-2004
Developed 276 units of affordable housing in new construction, moderate rehab, and certified historic
rehabilitation projects, with budgets totaling in excess of $51 million.
Evaluated feasibility, prepared funding applications, completed due diligence and closed bridge and permanent
financing from a variety of public and private funding sources including HUD (HOME, CDBG); state, county,
and municipal governments; commercial banks; Federal Home Loan Bank; and Low Income Housing Tax
Credit and Historic Rehab Tax Credit equity partnerships.
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&RQVWUXFWLRQ0DQDJHU+RXVLQJ'HYHORSHUBeacon Development Group, Seattle, WA 2001-2004 cont.
Hired consultants and contractors, reviewed specifications, oversaw construction, developed and maintained
project budgets, prepared monthly draws to a variety of public and private funders, and ensured regulatory and
reporting compliance.
Provided technical back-up to other Beacon Project and Construction Managers during the construction
process and oversaw their work to insure compliance with Beacon standards and procedures.
Provided project supervision and technical assistance to non-profit organizations engaged in housing
development and supportive service activities.
6HQLRU+RXVLQJ'HYHORSHU Low Income Housing Institute, Seattle, WA, 2000
SURPRWHGIURP+RXVLQJ'HYHORSHU 1998-2000
Managed new construction and rehabilitation projects, owned by the Low Income Housing Institute or by client
organizations, with budgets totaling in excess of $15 million.
Wrote grant and loan applications that resulted in over $1.5 million in awarded funding.
Completed due diligence and closed bridge and permanent financing from a variety of funding sources.

'LUHFWRURI3UHVHUYDWLRQ6HUYLFHV Historic Ithaca, Inc., Ithaca, NY, 1993-1998
(SURPRWHGIURP$UFKLWHFWXUDO&RQVHUYDWRU 
Secured financing for and managed construction and maintenance projects at properties owned by Historic
Ithaca, Inc.
Headed Technical Assistance Program that provided information, guidance and support to hundreds of
individuals annually and helped over 450 building owners research, plan, and carry out the renovation or repair
of their homes.
Managed revolving fund that provided low interest loans to assist homeowners with rehabilitation costs.
Initiated the successful campaign to create state enabling legislation and the first local law in New York State to
provide property tax incentives for the rehabilitation of historic buildings.


7UDLQLQJV
Undoing Racism, 2012, the People’s Institute for Survival and Beyond
Energy Conservation in Historic Buildings, 2011, NYSERDA/Preservation League of New York State
Green Strategies for Historic Buildings, 2009, National Preservation Institute
Project Management, Design Development, Design Review, and Cost Reduction Techniques for Project Managers,
2002, Impact Capital
Assessing Capital Needs and Replacement Reserve Levels, 2001, Impact Capital
Building Envelope Technology, 2000, Walsh Construction Company
Multi-family Housing Finance, 1999, National Development Council
Low Income Housing Tax Credit Compliance, 1999, Washington State Housing Finance Commission
Planning for Relocation, 1999, King County, WA

(GXFDWLRQ
Master of Arts, Cornell University, Ithaca, NY, 1991
City and Regional Planning, Program in Historic Preservation Planning
Bachelor of Arts, Cum Laude, Michigan State University, East Lansing, MI, 1986
Double major English and History, with departmental specialization in Historic Preservation
Phi Beta Kappa, Phi Kappa Phi, Golden Key National Honor Society

$SSRLQWPHQWVDQG3XEOLFDWLRQV
Member, Application Review Committee, Tompkins County Housing Affordability and Trust Fund, 2010.
Commissioner, Ithaca Landmarks Preservation Commission. 2005-2009.
Truame, Lynn C. and Carol Kammen. Architectural Heritage of Tompkins County. Ithaca, NY: DeWitt Historical
Society, 2002.

3287 Dubois Rd.

LYNN CUNNINGHAM TRUAME
Ithaca, NY 14850

(607) 229-7849

Affordable Housing Project List

Riverwalk Point II
New construction, 51-unit, sustainably-built apartment complex for large families, formerly
homeless families, and the disabled, in Spokane County, WA. Completed February 2009.
Client: Spokane Neighborhood Action Programs
Architect: Zeck Butler Architects
General Contractor: Lundgren Construction Co.
Total budget: $8.4 million
Funding sources: Spokane County HOME/CDBG, State of Washington DCTED, Low Income
Housing Tax Credits, private foundation grants.
Laube Hotel
Renovation of National Register-listed historic building in Bellingham, WA, to provide 20 units
of affordable studio and one-bedroom apartments above first floor commercial space.
Completed June 2008.
Client: Housing Authority of the City of Bellingham
Architect: Stickney Murphy Romine Architects
General Contractor: Dawson Construction, Inc.
Total budget: $5.5 million
Funding sources: City of Bellingham HOME/CDBG, Whatcom County 2060, State of
Washington DCTED, Low Income Housing Tax Credits, Historic Rehabilitation Tax Credits.
Cornerstone II – the Borning Building
Adaptive re-use of National Register-listed historic industrial building in Spokane, WA.
Building will be converted to 50-units of affordable housing for the working poor with set-asides
for large families and the disabled. Completed February 2008.
Client: Spokane Housing Authority
Architect: Tonkin Hoyne Lokan
General Contractor: Walker Construction Company
Total budget: $11.4 million
Funding sources: Federal Home Loan Bank, City of Spokane HOME/CDBG, State of
Washington DCTED, Low Income Housing Tax Credits, Historic Rehabilitation Tax Credits.
Woodland Family Housing
New construction, 51-unit townhouse development for farmworkers in Woodland, WA.
Completed April 2004.
Client: Archdiocesan Housing Authority
Architect: Tonkin Hoyne Lokan
General Contractor: Centrex Construction
Total Budget: $5.9 million
Funding Sources: State of Washington DCTED, Low Income Housing Tax Credits.

3287 Dubois Rd.
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Affordable Housing Project List, cont.

Sumner Commons Senior Housing
New construction, 34-unit apartment complex for the elderly and disabled in Sumner, WA.
Completed January 2004.
Client: Archdiocesan Housing Authority
Architect: Lee Hansen, AIA
General Contractor: Shinstine/Assoc. LLC
Total Budget: $3.4 million
Funding Sources: State of Washington DCTED, Pierce County Housing Authority, Pierce
County Community Development Corporation, Pierce County Department of Community
Services, Low Income Housing Tax Credits, Tax Exempt Bonds, private foundation grants.
Martin Luther King Jr. Day Home Center
New construction, childcare center for low-income families, Seattle, WA. Completed November
2003.
Client: Catholic Community Services of Western Washington
Architect: Environmental Works
General Contractor: John Daniels Construction, Inc.
Total Budget: $2.7 million.
Funding Sources: City of Seattle CDBG, private foundation grants.
Oakland Block
Renovation of National Register-listed historic building in Bellingham, WA, to provide 20 units
of affordable studio and one-bedroom apartments above existing first floor commercial.
Completed August 2002.
Client: Housing Authority of the City of Bellingham
Architect: Stickney Murphy Romine Architects
General Contractor: John Daniels Construction, Inc.
Total budget: $2.7 million
Funding Sources: Federal Home Loan Bank, State of Washington DCTED, City of Bellingham
HOME/CDBG, Low Income Housing Tax Credits, Historic Rehabilitation Tax Credits.
Sterling Meadows Apartments
New construction, 50-unit townhouse development for farmworkers in Bellingham, WA.
Completed March 2002.
Client: Mercy Housing Inc.
Architect: Tonkin Hoyne Lokan
General Contractor: John Daniels Construction, Inc.
Total budget: $6.4 million
Funding Sources: Federal Home Loan Bank, Washington State DCTED, Low Income Housing
Tax Credits, sponsor equity.
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Affordable Housing Project List, cont.

Lincoln Way II Apartments
New construction, 50-unit townhouse development in Lynnwood, WA. Completed Sept. 2001.
Client: Mercy Housing Inc.
Architect: Johnson Braund Design Group
General Contractor: John Daniels Construction, Inc.
Total budget: $6.6 million
Funding Sources: Federal Home Loan Bank, Washington State DCTED, Snohomish County
HOME, Low Income Housing Tax Credits, private loan, sponsor equity.
Lakeview Apartments
New construction, 59-unit elevator apartment building in Seattle’s South Lake Union area.
Completed December 2000.
Architect: Tonkin Hoyne Lokan
General Contractor: Walsh Construction Company
Total budget: $6.8 million
Funding sources: Federal Home Loan Bank, Seattle Housing Authority, City of Seattle, Low
Income Housing Tax Credits, Tax Exempt Bonds, private foundation grant.
Auburn Manor Apartments
Moderate rehab of 25-unit expiring Section 8 apartment complex with flats and townhouses in
three buildings, located in the City of Auburn. Completed December 2000.
Architect: Helix Architecture, Tacoma
General Contractor: Triple D Construction
Total budget: $2.1 million
Funding sources: WCDLF (pre-development loan), Washington State DCTED, King County
HOME, City of Auburn CDBG, Low Income Housing Tax Credits, private construction loan,
WCRA permanent loan.
Rainier View Apartments
Moderate rehab and life-safety upgrades to 25-unit expiring Section 8 elderly apartment building
located in the City of Puyallup. Completed December 2000.
Architect: Helix Architecture, Tacoma
General Contractor: Western Ventures Construction
Total budget: $1.85 million
Funding sources: WCDLF (pre-development loan), Washington State DCTED, Pierce County,
Low Income Housing Tax Credits, private construction loan, WCRA permanent loan.
The Moms’ House
Conversion of large single-family home to 6-bed group home for homeless young mothers,
located in the City of Lacey. Completed December 2000.
General Contractor: L&P Construction
Total budget: $326,000
Funding sources: Federal Home Loan Bank, Washington State DCTED, HUD McKinney SHP.

3287 Dubois Rd.

LYNN CUNNINGHAM TRUAME
Ithaca, NY 14850

(607) 229-7849

Affordable Housing Project List, cont.

Sand Point Youth Group Homes
Conversion of three 6,000 square foot historic former officers’ quarters for use by YouthCare
and Friends of Youth as group homes. Completed June 2000.
Client: Sand Point Community Housing Association
Architect: Gleason & Associates/Environmental Works
General Contractor: Western Ventures Construction
Total budget: $1.5 million
Funding sources: Federal Home Loan Bank, Washington State DCTED, City of Seattle.
Brooks Manor Apartments
Moderate rehab and life-safety upgrades to 22-unit expiring Section 8 elderly apartment building
located in Seattle’s central area. Completed September 1999.
Client: Goodwill Development Association
Architect: Thomas Roth & Associates
General Contractor: Buchanan General Contracting Company
Total budget: $1.6 million
Funding sources: WCDLF (pre-development loan), State of Washington DCTED, City of
Seattle, Low Income Housing Tax Credits, private construction and permanent loan.
25th Avenue South Apartments
Moderate rehab and life-safety upgrades to 12-unit expiring Section 8 apartment building located
in Seattle’s central area. Completed September 1999.
Client: Goodwill Development Association
Architect: Thomas Roth & Associates
General Contractor: Buchanan General Contracting Company
Total budget: $900,000
Funding sources: WCDLF (pre-development loan), State of Washington DCTED, City of
Seattle, Low Income Housing Tax Credits, private construction and permanent loan.
Othello House
Substantial rehab of a small duplex providing housing for formerly homeless families, located in
South Seattle. Completed 1999.
Architect: ARC Architects
General Contractor: Synergy Construction
Total budget: $123,000
Funding sources: HUD, State of Washington DCTED, City of Seattle Office of Housing, City of
Seattle Weatherization Program.

+DQFRFN +DQFRFN
7RZQKRPHV
6W7+%5

8QLWV
6T)W

New Construction TH/2 BR

New
Construction TH/3 BR

5

2

8,860

$FTXLVLWLRQ&RVWV
3UHGHYHORSPHQW
'HYHORSHU)HH
,QWHUHVW
6RIW&RVWV
&RQVWUXFWLRQ
6DOH&RVWV

$340,653
$125,322
$0
$31,150
$116,732
$1,754,860
$39,653

7RWDO'HYHORSPHQW&RVW


per unit

+20(&RQVWUXFWLRQ6XEVLG\
,1+6+HOG/DQG
7RPSNLQV&RXQW\$+3
1<6(5'$5HEDWHV
$+&
&LW\%RQG3URJUDP

$481,674

$314,125
$340,653
$280,000
$7,000
$280,000
$215,875

7RWDO6XEVLGLHV,QYHVWPHQW


per unit

$287,531




1HW3URMHFW&RVW (no land)
)LQDO6DOH3ULFH
,1+6/RVV,QYHVWPHQW (land/writeoff)
per unit

,1+6/RDQV


$75,216


per unit

7RWDO,1+6,QYHVWPHQW

$40,800


per unit

$116,016



Market Analysis for
202 Hancock and 304 Hector St.
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I. Executive Summary
Randall West, Inc.’s assignment is to provide a Market Support Report for a proposed
development of for-sale five 2 bedroom and two 3 bedroom townhomes at 202 Hancock St. and
one 3 bedroom single family home at 304 Hector St. Ithaca, New York. Randall West’s client for
this project is Ithaca Neighborhood Housing Services (INHS), a non-profit housing developer in
Tompkins County. The contact person for the project is Scott Reynolds.
Census demographic information and data analysis are used throughout this document
to draw conclusions about the marketability and positioning of the proposed developments.
3URject SuPPDU\
At 202 Hancock St. INHS plans to develop five 2 bedroom and two 3 bedroom
townhomes in the spring of 2017 and a freestanding 3 bedroom house at 304 Hector St in
Spring of 2018. These homes will be a part of INHS’s Community Housing Trust, INHS will
retain ownership of the land and sell the homes and a 99 year ground lease. The homes will be
sold at below market value and the Trust will restrict future resale price at the initial sale price
plus an increase of 2% per year, permanently preserving their status as affordable housing. All
of the homes will include off street parking, 1.5 baths, wood floors in main living areas, washer
and dryer hookups and a high level of energy efficiency including Energy Star and LEED for
Homes certification.
INHS will sell these homes to households with incomes below 80% of the Area Median
Income, and will provide financial assistance to make the sale affordable including down
payment assistance through the City of Ithaca of around $38,000 for a 2 bedroom unit and
$60,000 for a 3 bedroom unit and in addition INHS will provide up to $10,000 in additional down
payment assistance.
Sale prices will be approximately $160,000 for the 3 bedroom house at 304 Hector St, $162,000
for the 3 bedroom townhouses and $136,000 for the 2 bedroom townhouses at 202 Hancock St.
$IIRUGDEility of FRr Sale HoXVLQJ in Market Area
At the time of this study, thirty six homes with 2 or 3 bedrooms were listed for sale with
the Ithaca Board of Realtors MLS in the City of Ithaca Market Area, 13 of those homes were
listed for under $200,000 and only one home was available for under $150,000, all but 3 of the
homes under $200,000 were listed as “under contract” . There were no townhome style units in
the market area for sale, and there are very few of this unit type in the city. There are only 2
known new construction homes currently for sale in the City of Ithaca, neither is listed with the
MLS. 293 Third St. is a 2 bedroom 1.5 bath single family home built by INHS and part of the
Community Housing Trust and near the project area but on busier, less desirable street and
listed for $129,000. 228 W. Spencer St is a 2 bedroom, 2 bath, single family home built by a
market rate developer on a busy street near downtown and listed for $305,000.
1

Ithaca Neighborhood Housing Services is the primary affordable housing developer in
the Market Area providing subsidi]ed home ownership for first time home buyers. They provide
homeownership training and financial assistance including low interest loans, grants and
downpayment assistance. INHS’s new construction projects are all sold with a 99 year ground
lease that limits the future appreciation of the home to preserve the unit’s affordability for future
buyers.
2SLQLRn Rf 0arket )HDVLELOLty
Units at 202 Hancock Street and 304 Hector Street can be expected to have strong
support based on available demographic and market data. New for-sale units targeted to
households earning less than 80% of AMI will compete favorably within the market area where
few affordable options exist and for sale units with new construction are very limited.

II.Project Description
At 202 Hancock St. INHS plans to develop five 2 bedroom and two 3 bedroom
townhomes in the spring of 2017 and a freestanding 3 bedroom house at 304 Hector St in
Spring of 2018. These homes will be a part of INHS’s Community Housing Trust, INHS will
retain ownership of the land and sell the homes and a 99 year ground lease. The homes will be
sold at below market value and the Trust will restrict future resale price at the initial sale price
plus an increase of 2% per year, permanently preserving their status as affordable housing. All
of the homes will include off street parking, 1.5 baths, wood floors in main living areas, washer
and dryer hookups and a high level of energy efficiency including Energy Star and LEED for
Homes certification.
INHS will sell these homes to households with incomes below 80% of the Area Median
Income, and will provide financial assistance to make the sale affordable including down
payment assistance through the City of Ithaca of around $38,000 for a 2 bedroom unit and
$60,000 for a 3 bedroom unit and in addition INHS will provide up to $10,000 in additional down
payment assistance.
Sale prices will be approximately $160,000 for the 3 bedroom house at 304 Hector St, $162,000
for the 3 bedroom townhouses and $136,000 for the 2 bedroom townhouses at 202 Hancock
St.The project will incorporate third party green building certifications, including LEED for Homes
and Energy Star.
See Appendix A for project images, site plans, floor plans and additional information.
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III. Location and Market Area Definition
/RFDWLRQ
202 Hancock St. is located in a walkable neighborhood with a variety of amenities and is
approximately half a mile from downtown Ithaca. The development is part of a larger planned
mixed use redevelopment of an old grocery store site across the street from Ithaca’s
permaculture park and will face a woonerf (pedestrian priority street) and Cascadilla Creek.
Cascadilla Creek forms the border between Fall Creek, Ithaca’s most desirable walkable
neighborhood, and Northside, a mixed income working class neighborhood that is gentrifying
and includes a significant supply of the city’s public housing. 202 Hancock is within ¼ mile
walking of Thompson Park, Auburn Park, and Conley Park and the Waterfront Trail as well as
Gimme Coffee, Hickey’s Music, Fine Line Barbershop, Istanbul Turkish Kitchen, Cornerstone
Veterinary Hospital, the DMV and the Ithaca Science Center.
304 Hector St. is in Ithaca’s West Hill neighborhood, a middle class suburban
neighborhood on the edge of the City, one mile from downtown. Hector Street, also known as
Route 79, is a fairly busy road up a steep hill but it does have a sidewalk on one side (across
the street from 304 Hector) and is less than ¼ mile from the Cayuga Waterfront Trail and less
than 1/2 mile from a convenience store, restaurants, pubs and a gym on Inlet Island.
Both projects are located within the Ithaca City School District. 202 Hancock is within
walking distance of Beverly J Martin Elementary and 304 Hector St. is in the zone for Fall Creek
Elementary. Both projects are within the City of Ithaca, a university town in Upstate New York’s
Finger Lakes Region. Half of Ithaca’s approximately 30,000 residents are students at Cornell
University or Ithaca College. Ithaca is the seat and cultural center of Tompkins County and is
know for it’s location on Cayuga Lake, it’s many gorges, waterfalls and natural areas and for a
variety of cultural amenities including theatres, festivals, concerts and the Ithaca Commons, one
of the nation's few remaining downtown pedestrianized main streets.

0DUNHW$UHD
The term “Market Area” refers to a specified geographic area within which potential
tenants and alternate housing options are located. A market area typically includes the
community or neighborhood in which the proposed project is located, along with the outlying
areas that will be impacted by the project. Physical, social, and governmental boundaries are
considered in defining the market area. Professional judgment and guidance from those most
familiar with the area, including the developer, may also be sought in defining the market area.
The project market area will be referred to as the Ithaca Market Area (IMA). The area
includes all development within the City of Ithaca. Such a market area was selected after
discussions with providers of existing affordable housing, including the developer. The
population of the IMA was 30,043 in 2010 according to the Census Bureau's Population
3

Estimates Program. It is estimated to have grown to 30,788 by 2015. Housing within the IMA is
significantly different in value and lot size compared to housing in Tompkins County beyond the
IMA, the IMA was selected to represent the market for competing properties. The potential
buyer population, however, is considered to be residents of Tompkins County which is also the
Ithaca Metropolitan Statistical Area (MSA). This area was chosen for 2 main reasons: 1;
demographic information, particularly income, for City of Ithaca residents is greatly skewed by
the City of Ithaca’s exceptionally large percentage of college students, many of whom have little
or no income which significantly reduces the average, 2; much of the existing working class
rental stock built in the last 50 years is is outside of the city while many of the largest employers
are in the city, it is safe to assume many existing renters outside of the city would look favorably
on a homeownership opportunity in the city if it were affordable.

IV. Housing Market Evaluation &RPSDUDEOH3ULFHVDQG0DUNHWDELOLW\
2010-2014 5 year ACS estimates, the most current data available, put the median value
for owner occupied single family homes in the Ithaca MSA at $205,700. Less than 5% of the
homes in the MSA are valued at $100,000 or less. At the time of this study, thirty six homes with
2 or 3 bedrooms were listed for sale with the Ithaca Board of Realtors MLS in the City of Ithaca
(IMA), of those homes 13 were listed for under $200,000 and only one home was listed for
under $150,000, all but 3 of the homes under $200,000 were already “under contract” . The
mean listing price for all available 2-3 bedroom homes in the IMA was $243,211. The mean sale
price of all 2-3 bedroom homes in the IMA sold in from 6/1/15 to 6/1/16 was $237,745.
There were no townhome style (attached single family) units in the market area for sale
and no condos for sale, the IMA includes 9,489 housing units only 2.7% of those units are
attached single units, for this reason single family homes have been used as the closest
comparable unit type. There are only 2 known new construction homes currently for sale in the
City of Ithaca, neither is listed with the MLS. 293 Third St. is a 2 bedroom 1.5 bath single family
home built by INHS and part of the Community Housing Trust and near the project area but on
busier, less desirable street and listed for $129,000. 228 W. Spencer St is a 2 bedroom, 2 bath,
single family home built by a market rate developer on a busy street near downtown and listed
for $305,000. All units in the MLS comparison are older homes, a small minority of which have
been recently renovated.
The IMA includes 9,489 housing units only 2.7% of those units are attached single units.
The MSA does not have a large number of attached for sale homes, those that exist are far from
any walkable amenities. It was estimated in 2010 that only 4.7% of the housing stock in the
county was attached single units. There are three other developments in the suburban Town of
Ithaca (outside of the IMA) that offer for-sale townhouse units. Holly Creek, a development built
by INHS, consists of two- and three-bedroom townhouses, with a similar price, layout, amenities
and ground lease program. Holly Creek sold out its first phase of 11 units within 10 months of
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putting them on the market. The most recently completed units at Holly Creek sold for between
$121,000 and $124,000 several years ago. The Eastwood Commons development, which was
built in the 1980s includes two- and three-bedroom units that have sold for between $163,000
and $311,000 in the last several years. Commonland Community, located nearby just off Route
79 East, has 99 townhouses including studio, one-, two- and three-bedroom units. Commonland
Community townhomes are assessed at values of between $118,000 and $182,000 and require
HOA membership fees. One 2 bedroom 864 sqft unit at Commonland is currently listed for sale
for $137,500.
With the proposed purchase subsidy offered by INHS, the size, convenient location and
the new construction, the proposed projects will be much more attractive and affordable to
eligible first-time homebuyers than any housing currently available on the market.

0DUNHW6XSSO\DQG$EVRUSWLRQ
In the last year 93 2-3 bedroom homes have sold in the IMA, the current supply of 36
homes results in an absorption rate of 7.8 homes per month and a supply that of 4.6 months
worth of inventory. A KHXULVWLF for a balanced market is 6 months worth of inventory on average,
more in the summer less in the winter. A supply of 4.6 months worth of inventory in late June,
the height of the selling season, represents a significant shortage of supply and a sellers
market. The large percentage of homes listed on the MLS that are under contract supports this
analysis as does anecdotal evidence of sales exceeding asking prices and bidding wars within
the IMA.

9DFDQF\5DWH
Within the IMA vacancy rates are exceptionally low. The 2010-2014 5 year ACS
estimates put homeowner vacancy rate at 2.6 and the renter vacancy rate at 1.8. A vacancy
rate of 5 is generally considered a sign of a healthy housing market, significantly lower
vacancy as is found in the IMA represents a severe housing crisis likely to drive up rents and
sale prices, creating displacement of lower income households.

V.Analysis of Housing Demand
Discussions and information provided by Ithaca housing providers, local planners, and
reports point towards a continued need for additional affordable housing units in the area. T A
report issued by Tompkins County Area Development, a not-for-profit, as well as information
contained in the Tompkins County Comprehensive Plan, both concluded that there is a need for
new affordable housing units due to factors such as age of County housing, cost of existing
housing, and low vacancy rates in the Ithaca area.
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In 2006, Tompkins County completed an Affordable Housing Needs Assessment that
documented a severe and growing housing shortage in the County. The findings of that report
identified the need for housing at all income levels, the gap between supply and demand was
most critical for the housing needs of households with incomes below $50,000.
The Affordable Housing Needs Assessment identifies a need for at least 3,894 new
non-student housing units between the years 2005 and 2014. This includes both rental and
owner-occupied units across all income levels. Of those units, 16% are needed for households
making between 50% and 80% of median income. The report also identifies the appropriate
locations for new housing units that would Support a nodal development pattern. The report
suggests that the Town of Ithaca should be the location for 500 to 1,000 units, including
balanced growth on the East, West, and South hills in a nodal pattern to be determined by the
Town. Between the 2000 and the 2010 &ensus the area county added a total of 3,049 new
units (NOT excluding student rentals), 904 of which were within the Town border. This
suggests that new development is not keeping pace with demand, and vacancy rates are likely
to continue to be low, especially for residents with low incomes.
The most recent area housing study is still in draft form but the final demand model is
publicly available and has been included as Appendix B. This model estimates that job creation
in Tompkins County will continue to outpace housing supply for the next 10 years.The model
forecasts an additional 248 households moving into the county every year for the next 10 years
and an increasing gap between the number of households supported by the Tompkins County
economy and the number of households able to live in the county. The 2015 estimated
household deficit, based on employment ratios, is over 7,000 households, this is projected to
increase to over 10,000 households in 2025 who will be employed in Tompkins County but will
not be able to live in the county due to an increasing shortage of available housing units.

VI.Target Population Demographics
The target population of potential buyers for this project will be current renter households
residing in the Ithaca Metropolitan Statistical Area (MSA). For the purpose of defining the range
in household size that might occupy the units, a minimum household size of one and a
maximum household size of four for the two-bedroom units; a minimum household size of three
and a maximum household size of six for the three-bedroom units will be used. This does not
prevent households of other sizes from purchasing the units if they otherwise qualify. Based on
the 2016 Income Limits for the Ithaca MSA, issued by the U.S. Department of Housing and
Urban Development, the Area Median Income(AMI) for all households isLQ order to
stay below the 80% of AMI threshold households must earn less than the annual income figures
in the following table based on household size.
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)Y 2016 InFRme Limits for 80% AMI in the Ithaca MSA (HUD User accessed

Persons in Household
Median
Income

1

2

3

4

5

6

$69,000

$41,100

$47,000

$52,850

$58,700

$63,400

$68,100

INHS will only sell to households that have an income that is below 80% of AMI DQG
whose housing cost will be less than 30% of total household income. Housing cost is defined as
principal and interest for a mortgage, homeowners fees, taxes and insurance (PITI).
For the proposed project, an affordability standard is that PITI cannot exceed 30% of
household income. For the purpose of this report, a two- to six-person household will be the
target household. Based upon the affordability standards established above, the lower and
upper affordability limits for each unit type are determined below:

0RQWKly PIT,

$QQXal PIT,

0LQ InFRme foU
3,7I @ 30%

2 Bedroom TH

$ 1,173.43

$ 14,081.16

$ 46,937

3 Bedroom TH

$ 1257.90

$ 15,094.80

$ 50,316

3 Bedroom SFH

$ 1247.17

$ 14,966.04

$ 49,887

PITI is calculated using an assumed market valuation of $200,000 for 2 bedroom units
and $220,000 for 3 bedroom units (currently resale restricted housing is taxed at full market
value legislation to reduce assessed value to the resale restricted value has passed both
houses of NYS legislature but has not been signed into law by the governor) 7hese
assessment estimates are included only to narrow down the target market within a ballpark
estimate, a 30 year loan at 5% interest rate, the maximum down payment assistance described
above, plus a required minimum $1,500 from the buyer, and using the national average of $952
per year insurance payment. Based on the projected monthly PITI, affordability standard, and
household sizHWKHDQQXDOLQFRPHRIWKHWDUJHWSRSXODWLRQIRUWKHVHSURMHFWVLVEHWZHHQ
DQGlatter ILJXUHLV the maximum 80% AMI for a six-person household. This
income range
7

based on 2010-2014 5 year ACS data, the most recent data available, is likely to include
around 15% of the IMA’s households which represents a significant market potential.

,1&20E AND BENEF,7S (IN 2014
,1)/$7,21$'-867ED DO//$56
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7Rtal hRXVHKROGV





/ess thDQ $10,000





$10,000 to $14,999





$15,000 to $24,999





$25,000 to $34,999





$35,000 to $49,999





$50,000 to $74,999





$75,000 to $99,999





$100,000 to $149,999





$150,000 to $199,999





$200,000 or moUH
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In the Ithaca MSA there are 16,839 renter occupied housing units, 14.3% of those units are
estimated to have households in the $50-75k income bracket that closely mirrors the $46,937
and $68,100 annual household income target for these projects.Of renters in that income
bracket the 2010-2014 ACS estimates that 471 households currently pay more than 30% of
their income in rent7hese households would be an ideal market for the project$V1,044
households pay 20-29% of their income in rent, these households would pay slightly more to
buy into this project but would have the benefit of affordable homeownership and the stability
and quality of new constructionERWKRIZKLFKDUHUDUHin the IMA. Approximately 859
households in this income bracket pay less than 20% for their rent.

VII. Conclusions
To determine market feasibility, it is necessary to evaluate the likelihood that potential
target households will consider the proposed project to be preferable over other options within
the market area based on price, quality, and location. Our analysis of market vacancy and
8

population trends shows that there is currently significant demand for new housing in the IMA
and there is significantly limited supply. An imbalance between supply and demand has created
a seller’s market, absorption in the IMA is fast and vacancy is low. Economic projections show
continued increases in demand that are likely to maintain a strong seller's market and likely
result in continued rising prices. The Ithaca MSA has a large number of households within the
project’s target audience of current renters with household income below 80% of the AMI but
high enough to afford the subsidi]ed housing prices proposed for these development projects.
Within the context of existing housing supply the proposed project is likely to be
perceived as having high quality due to the amenities included, new construction which is rare in
the IMA, convenient locations close to destinations and jobs, and below market pricing. The
non-standard limited equity tenure and income requirements imposed by INHS are likely to
reduce the marketability of the properties below what would be expected without the ground
lease scheme, however, the properties discount below market value and high quality especially
relative to the limited supply and high demand in the market can reasonably be expected to
overcome that obstacle as has been the case with other similar INHS projects in locations less
desirable than 202 Hancock and 304 Hector St.
This analysis finds that in terms of absorption, demand, comparable prices, current and
projected demographics and marketability the proposed 2 and 3 bedroom townhomes at 202
Hancock and 3 bedroom single family home at 304 Hector St.are likely to sell within the market
average timeframe of 4.6 months and their desirability is likely to increase as time goes on as
demand is projected to continue to expand faster than housing supply.
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Appendix A - INHS Project Description & Graphics
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June 9th, 2016
David West
Randall+West
123 S. Cayuga Street, Suite 201
Ithaca, NY 14850
Dear David,
As we discussed, here is the background information for the market study we need for our AHC
grant application.
Project

Type

BRs

Sale Timing

Sales Pricing

Other

304 Hector St

SF Home

3 BR

Spring 2018

~$160,000

Walkout basement

202 Hancock St

Townhouses

5 @ 2BR
2 @ 3 BR

Spring 2017

2 BR - ~$136,000
3 BR - ~$162,000

No basement, attic
storage, no HOA fee

All of the units will be part of INHS’s Community Housing Trust which means that INHS will own
the land and sell only the structure to the buyers with a 99 year ground lease on the land. INHS
will sell the homes at well below market value; however, due to NYS assessment law, they will
be assessed at full market value. Additionally, to preserve affordability permanently, the Trust
requires that the increase in the resale price of the homes is capped at 2% per year.
All homes have the following amenities:
x Off street parking
x 1.5 baths
x Energy Star and LEED for Homes certified
x HW heat
x Energy Star rated mechanical equipment
x Wood floors in main living area
x W/D hookups
x All appliances provided except W/D
Financing
x Buyers must provide min $1500
x Each home comes with down payment assistance through the City of Ithaca
o 2 BR unit – ~$38,000
o 3 BR unit – ~$60,000
x INHS will provide addl down payment assistance – up to $10,000
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Market
x Buyers must be below 80% of AMI
x Target income is 72% AMI
x HH Size
o 2 BR unit – 1 person
o 3 BR unit – 3 people
Please review the information and let me know if you need any more information.
Sincerely,

Scott Reynolds
Director for Real Estate Development
sreynolds@ithacanhs.org
Attachments:
304 Hector St Plans
202 Hancock St TH Plans
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Underwriting and Subsidy Layering Policy
Ithaca Urban Renewal Agency
§92.250(b) of the 2013 HOME final rule requires the Participating Jurisdiction (PJ) to
adopt underwriting and subsidy layering guidelines that establish standards to assess
the experience and financial capacity of applicant developers; assess the market
conditions of the neighborhood in which proposed projects will be located; examine the
sources and uses for each proposed project and determine whether the costs are
reasonable and whether there are firm financial commitments in place; and to assess
the reasonableness of profit or return to the owner or developer for the size, type, and
complexity of the proposed project. The purpose of the IURA’s Underwriting and
Subsidy Layering policy is to determine the minimum amount of HOME funds necessary
to be invested by the PJ to provide quality, affordable, and financially viable housing for
a least the duration of the affordability period.
Homeowner rehabilitation projects are exempt from the market analysis and developer
capacity assessment requirements. All other underwriting requirements described in
this policy apply to homeowner rehabilitation projects only if HOME funds are provided
in the form of an amortizing loan. Projects that provide only down payment assistance
are exempt from the market analysis and developer capacity assessment requirements;
such projects are subject to the underwriting requirements specified in §92.254(f).
Analysis of Developer and Project Teams’ Capacity
The IURA will assess the experience and financial capacity of the developer and key
members of the development team, including the architect, contractor, and property
management entity, to determine the likelihood of successful project completion. In
particular, the IURA will review:
• The experience of the development team with projects of a similar size, type,
and complexity, based upon submitted resumes and/or portfolios and project
lists.
• The capacity of assigned staff to carry out those project tasks for which they will
be responsible, based upon an analysis of their prior experience and the number
of competing projects to which they are or will be assigned.
• The financial strength of the developer, including its liquidity and level of
unrestricted assets or net worth, based upon the two most recent years of
audited financial statements.
• Whether the developer has had prior performance concerns on IURA‐funded
projects.

Analysis of Market Conditions
Projects that include LIHTC and/or HCR funding will be required to submit a copy of their
full market study. Projects that do not include such funding may provide evidence of
the local need and market demand for the project through documentation of local
market conditions and the demand for comparable developments in the same market
area.
To the extent feasible, the IURA strongly prefers to fund developments that are located
close to employment opportunities, public services, health care, public transportation,
and recreational areas; have no environmental impacts or none that cannot be
mitigated; are consistent with sustainable design principles; and meet applicable
accessibility standards as well as visit‐ability standards. A unit is considered visit‐able
when a person with mobility impairments can enter the unit, navigate throughout the
first floor, and have access to an accessible bathroom.
Financial Feasibility and Reasonable Cost Analysis
Applicants must provide a detailed Development Budget and Operating Pro‐forma prior
to the IURA committing funds to the project.
The Development Budget must include a complete statement of Sources and Uses,
supported by appropriate documentation:
• Sources:
o Copies of all commitment letters or letters of interest from funders,
lenders, and equity investors
o Certification of federal assistance concerning governmental assistance
provided, or to be provided, to the project. If no such governmental
assistance is to be provide at the time of application or in the future, the
applicant must certify to that fact.
• Uses:
o Acquisition: a third party appraisal that justifies the acquisition cost
o Construction: a line item construction cost estimate that includes site
work (including any required remediation of environmental conditions)
and building construction. A construction contingency of 10% may be
included. IURA staff will compare the overall per square foot cost of
construction to the range of PSF costs of recent similar HOME projects.
The analysis will note any unusual project factors that impact the cost
estimate.
o Soft costs: “reasonable and necessary” soft costs include such costs as
title and escrow, financing fees, development period interest, real estate
taxes during construction, legal fees, permits, appraisals, environmental
studies, architectural and other related professional services, audit costs,
relocation costs, affirmative marketing expenses, and capitalized
reserves. A soft cost contingency of up to 5% may be included.

o Developer fee: the maximum allowable developer fee is 15% of total
hard and soft costs.
The IURA does not have a maximum per unit Total Development Cost limit; however,
the IURA does have an obligation to use its limited HOME resources in the most efficient
manner possible. Staff will review the project’s TDC in comparison with that of other
recent, similar, HOME‐funded projects to make its assessment of the reasonableness of
the project’s overall costs.
The Operating Budget must include a projection of all rents and other revenue, all
project expenses, and all debt service payments, with a calculation of the resulting net
operating income and Debt Service Coverage Ratio.
• Rental revenue: All HOME‐assisted units shall have rents that are at or below
the published HOME rents for the unit size as of the date of the application. A
vacancy rate of 5% is allowable. Applicable utility allowances and a reasonable
escalation rate (typically in the range of 2‐3%) must be included.
• Other revenue: the applicant must document the basis for its estimate of any
additional project revenue, such as laundry income.
• Operating costs: IURA staff will review both individual line item expenses and
the overall per unit per year operating costs against other recent, HOME‐funded
projects. Property management fees of 5‐7% of collected rents are allowable.
Replacement reserves must be included at a level that is appropriate for the type
of project (ie., new construction vs. rehabilitation, large family vs. seniors, etc.)
A reasonable inflation rate (typically in the range of 3‐4%, and always in excess of
the rental revenue escalation rate) must be included.
• Debt service coverage ratio: The minimum acceptable debt service coverage
ratio shall be 1.15 and the maximum allowable shall be 1.25. The applicant will
be required to provide an analysis of revenues and expenses over at least a 15
year period.
Maximum HOME Subsidy
The HOME Program includes allowable subsidy limits for the amount of HOME funds
that may be allocated to projects, based on the number and type of HOME units. While
the amount of City HOME funding will likely not approach the allowable maximums, the
IURA’s underwriting analysis will include this HOME required calculation.
Subsidy Laying Analysis
The HOME Program requires that the amount of HOME funds invested in a project be
the minimum amount needed to ensure feasibility, taking into account other project
funding sources, including other governmental funding sources. Based upon the results
of the foregoing financial analysis, the IURA’s underwriting analysis will include a
determination of the amount of HOME funding that satisfies the subsidy layering
requirement.

Subsidy layering analysis is mandatory when HOME funds will be combined with other
governmental assistance, and is recommended in the absence of other governmental
assistance. As allowed by HUD, the IURA will reply upon the guidelines developed and
evaluation conducted by other agencies when the project includes Low Income Housing
Tax Credits.

