ADOPTED – OCTOBER 22, 2024

AGENDA ITEM NO. 5
Introduced by County Services and Finance Committees of the:

INGHAM COUNTY BOARD OF COMMISSIONERS

RESOLUTION TO AMEND RESOLUTION #24-005 APPROVING THE POLICIES AND PROCEDURES FOR AFFORDABLE HOUSING DEVELOPMENT GAP SUBSIDY GRANTS FOR NEW CONSTRUCTION AND REHAB PROJECTS UTILIZING HOUSING TRUST FUND DOLLARS
RESOLUTION #24 – 487

WHEREAS, the Ingham County Board of Commissioners (the Board), through Resolution #22-211, has allocated $9 million of the second tranche of American Rescue Plan (ARP) funds received by Ingham County to encourage construction, improvement, and maintenance of affordable, accessible, and sustainable housing through the Housing Trust Fund (HTF); and

WHEREAS, the Board, in Resolution #24-005, approved policies and procedures for affordable housing development gap subsidy grants for new construction and rehab projects utilizing HTF ARP dollars; and

WHEREAS, the approved policies include standards and specifications consistent with ARP and other federal requirements to ensure housing constructed or rehabilitated using these funds are initially and remain accessible and affordable to income-qualified residents; and 

WHEREAS, in June 2024 the US Department of Treasury released updated guidance for using ARP dollars for affordable housing development that included expanded eligibility to projects creating/improving homes for individuals earning at or less than 120% of the Area Median Income for a minimum affordability period of 20 years; and 

WHEREAS, the adopted policies have been updated to reflect updated income limits and have incorporated additional updates to ensure County compliance with federal expenditure and affordability requirements.

THEREFORE BE IT RESOLVED, that the Ingham County Board of Commissioners hereby authorizes amending Resolution #24-005 in order to update the attached policies and procedures for affordable housing development gap subsidy grants to be consistent with federal guidelines as recommended by the Housing Trust Fund Committee.

BE IT FURTHER RESOLVED, that the Treasurer’s Office and Controller’s Office will work with program administrators to implement the policy and ensure HTF-funded projects meet county and federal requirements as described.

BE IT FURTHER RESOLVED, that the Controller/Administrator is authorized to make the necessary budget adjustments consistent with this resolution.

BE IT FURTHER RESOLVED, that the Board Chairperson is hereby authorized to sign any necessary agreement documents consistent with this resolution, on behalf of the County, after approval as to form by the County Attorney.
COUNTY SERVICES:  Yeas:  Peña, Celentino, Grebner, Sebolt, Pawar, Ruest, Schafer

          Nays:  None     

 Absent:  None     
  Approved 10/15/24

FINANCE:  Yeas:  Grebner, Morgan, Sebolt, Polsdofer, Lawrence, Johnson, Maiville

          Nays:  None     

Absent:  Tennis     
 Approved 10/16/24
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ATTACHMENT A: HUD ANNUAL HOUSEHOLD INCOME/RENT LIMITS................ 41

POLICY & PROCEDURES MANUAL PURPOSE

This manual serves as Ingham County’s administrative policies and procedures for Affordable
Housing Development Gap Subsidy Grants and projects funded by the County, specifically.

UPDATES

Information may change as issued by the US Department of Treasury or Ingham County for a
variety of reasons, including changes to federal regulations, County requirements, and the
interpretation or clarification of a federal regulation.

Ingham County, hereinafter referred to as the “County”, will endeavor to provide Development
Gap Subsidy funds to provide incentives to develop and support affordable rental housing and
homebuyer projects. The County will use federal American Rescue Plan Act funding to offer
Development Gap Subsidy Grants and funding to assist developers of affordable housing. ARPA
funds are required to be expended by December 31, 2026. Alternative funding sources could
become available after this date.

All housing policies shall be guided by accepted monetary policies, Ingham County and Local
Housing Code, the Fair Housing Act, consumer protection laws, and all other applicable local and
federal regulations concerning County Affordable Housing Development Gap Subsidy Grants.

DEFINITIONS

ACQUISITION COST: The selling price of a property as agreed upon by Buyer and Seller in the
purchase agreement.

AFFORDABLE HOUSING: Affordable housing is generally defined as housing on which the
occupant is paying no more than 30 percent of gross income for housing costs, including utilities.

AFFORDABILITY PERIOD: The affordability period for County funded projects is seven (7)
years for existing housing, and twenty (20) years for new construction.

AMI: The area median income (AMI) is the household income for the median — or middle —
household in a region. AMI as defined by HUD for Ingham County (Lansing-East Lansing Metro
FMR Area).

ANNUAL INCOME: The County adopts Part 5 definition of income (Part 5 Annual Income).
When determining the annual income of an individual or family, the recipient must use the standard
for calculating annual income under 24 CFR 5.609.
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BENEFICIARY: An income-eligible person residing in housing, also referred to as a homebuyer,
homeowner, renter or resident.

BIPOC ORGANIZATION: A nonprofit or nongovernmental organization that primarily serves
Black, Indigenous, People of Color communities and has demonstrated experience and expertise
providing culturally appropriate services in the community. The dominant organizational culture
of a BIPOC organization, including staff, programs, operations, activities and materials, reflect the
culture and value of a specific community. A BIPOC organization includes leadership (executive
director and/or board of directors) and staff that is reflective of the BIPOC community it serves.

CERTIFIED MINORITY OWNED BUSINESS ENTERPRISE: Commonly referred to as
MBE, refers to a business at least 51% minority-owned, actively operated, and controlled. For the
purpose of certification, a minority group member is an individual who is at least 25% Asian
Indian, Asian Pacific, Black, Hispanic, or Native American.

CERTIFIED WOMEN OWNED BUSINESS ENTERPRISE: Commonly referred to as WOE,
refers to a company that is at least fifty-one percent (51%) owned and controlled by one or more
women who are U.S. citizens or permanent legal residents.

COUNTY: The County of Ingham, under the authority of the Ingham County Board of
Commissioners

DEVELOPMENT GAP SUBSIDY: The direct gap subsidy provided by the County to an
Owner/Developer/Organization to acquire and/or construct new or make improvements on a
property pursuant to the County Grant Agreement.

DEVELOPMENT PROJECT: Any construction, development, or infrastructure project,
including without limitation greenfield projects and brownfield projects, in which the
Owner/Developer/Organization or any of its Subsidiaries participates or holds, directly or
indirectly, an interest, or the bidding on any such project. All eligible projects must obtain approval
from the Ingham County Board of Commissioners and approval of contracts by the Board of
Commissioners.

DISPROPORTIONATELY IMPACTED COMMUNITIES: Communities that experienced a
disproportionate, or meaningfully more severe, impact from the COVID 19 pandemic, including
communities within Qualified Census Tracts, underserved populations, and low-to-moderate
income households with an income under 120% AML

EMERGING DEVELOPER: An entity that has developed, owned, or operated at least one (1)
but not more than three (3) affordable housing developments that are equivalent to the proposed
affordable housing development in size, scale, amenity, and target population, as determined by
the County. An entity with more experience with similar projects but limited experience applying
for and managing public funding may also be considered as an emerging developer. The County
may evaluate the experience of the entity as a whole or the experience of senior staft/leadership.
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GRANT: Any funding award made from the county to an Owner/Developer/Organization or any
of its Subsidiaries without expectation of repayment if all conditions of funding are met. All
Requests for Proposals and Grant Agreements must obtain approval from the Ingham County
Board of Commissioners.

HOMEBUYER OR BUYER: A person meeting the criteria set forth in this manual that is in the
process of obtaining financing for a principal residence.

HOUSEHOLD: A single person or two or more persons living together not contrary to the law
(e.g., traditional families, two unmarried persons, a single parent and child, etc.)

LENDER: An organization which has been approved to provide financing for the acquisition of
single-family residences in accordance with the provisions of this manual.

LOW AND MODERATE INCOME: Income limits as defined per 24 CFR Part 5 of the Code
Federal Regulations.

MINORITY AND WOMEN OWNED BUSINESS AND SECTION 3 BUSINESSES:
Contractors participating in County-funded projects must take affirmative steps to solicit minority
and women owned business enterprise firms as well as Section 3 registered businesses and eligible
individuals as subcontracts to complete contract work once awarded. Affirmative steps include:

1. Soliciting qualified minority and women owned business subcontractors to include placing
them on solicitation lists when subcontractors are being solicited.

2. Affirming that minority and woman owned business subcontractors are solicited whenever
they are potential sources.

3. Dividing all obligations, when economically feasible, into small tasks or quantities to
permit maximum participation by minority and women-owned subcontractors.

4. Establish delivery schedules, where the requirement permits, which encourage
participation by minority and women-owned business contractors.

RECIPIENT: A Non-Federal entity that receives Federal awards directly from a Federal agency,
U.S. Department of Treasury, to carry out an activity under a Federal program, ARPA.

SECTION 3 REGISTERED BUSINESS: A Section 3 business concern is a business that meets
at least one of the following criteria, documented within the last 6-month period:

1. Itis at least 51% owned and controlled by low- or very low-income persons.
Over 75% of the labor hours performed by the business are performed by low or very low-
income persons; or

3. Itis a business at least 51% owned and controlled by current public housing residents or
residents who currently live in Section 8-assisted housing.

SECTION 3 WORKER: Any worker who currently fits, or when hired within the past five years
fit, at least one of the following categories, as documented:
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1. The worker’s income for the previous or annualized calendar year is below the income
limit established by HUD.

2. The worker is employed by a Section 3 business concern.

3. The worker is a Youth Build participant.

SINGLE-FAMILY RESIDENCE: A housing unit intended for occupancy by a single household.

SUBRECTPIENT: An applicant that receives subaward from Ingham County (the federal grant
recipient) is a subrecipient of the federal award upon signing the Grant Agreement.

UNDERSERVED OR MARGINALIZED POPULATIONS: populations who face barriers in
accessing and obtaining affordable housing. Underserved populations may include individuals
from communities who face barriers due to race, income, geographic location, religion, sexual
orientation, or gender identity. Underserved populations include racial and ethnic populations with
historically limited access to affordable housing, or populations with special needs such as
language barriers, disabilities, or current legal citizenship/alienage status.

VISITABILITY: For the purpose of this application, a unit of housing will be considered “visit
able” by the definition provided by the National Council on Independent Living
(https://visitability.org) which defines a house as visitable when it includes at minimum: One zero-
step entrance; doors with 32 inches of clear passage space; one bathroom on a main floor/single
story that is accessible for an individual using a walker or wheelchair.

ZERO-INTEREST LOAN: An interest free loan that will be 100% forgiven after the affordability
period expires provided Program requirements are met. The loan become immediately due and
payable in full when the Property ceases to be the Homebuyer’s principal place of residence before
the end of the affordability period. No pre-payment of this loan is allowed.

GENERAL ELIGIBILITY GUIDELINES

ELIGIBLE ACTIVIES

Gap Financing grants/funds may be used to provide incentives to develop and support affordable
rental housing and homebuyer projects.

Ingham County Housing Trust Fund may provide funding through a number of eligible forms,
including grants, loans, advances, equity investments, interest subsidies and other forms of
investment including assistance to single family, multifamily, new construction, reconstruction,
rehabilitation of non-luxury housing with suitable amenities, real property acquisitions (as part of
a housing development project), site improvements, conversion, demolition and other expenses,
including financing costs, relocation expenses of any displaced persons, families, businesses, or
organizations; to provide payment of reasonable administrative and planning costs.

October 15, 2024 n



[image: image8.png]INGHAM COUNTY DEVELOPMENT GAP SUBSIDY POLICY AND PROCEDURES

AFFORDABLE HOUSING DEVELOPMENT PROJECTS

All Ingham County Housing Trust Fund funded activity shall be for the purpose of producing
affordable housing units. Therefore, any activity funded with program funds that does not result
in affordable housing units shall be deemed in noncompliance. All housing supported with County
funds must be permanent, transitional, or emergency housing.

County funds may be used to develop and support affordable housing availability (rental and
homeownership) through the following activities:

e Acquisition (including assistance to homebuyers)

e Pre-development costs

e New Construction (including adding additional units to an existing structure)

e Reconstruction, or rehabilitation of non-luxury housing with suitable amenities including
related costs such as real property acquisition, site improvements, demolition, and other
eligible expenses including financing costs, relocation expenses of displaced persons,
families, businesses or organizations.

e General and Administrative (Soft Costs)

County funds may not be used for:
o Costs associated with creating market rate housing and/or commercial spaces.
e General operating costs
o Reimbursement for past expenses

Note, if a County-assisted project is terminated before completion, voluntarily or otherwise, this
constitutes an ineligible activity and County funds will be subject to recapture.

ELIGIBLE PROJECT ACTIVITIES
Some of the basic eligible development activities covered include:

o Affordable Rental Housing Development Activities, may include acquisition, new-
construction, and/or rehabilitation.

o Other Affordable Housing Development Activities: Additional activities eligible with
providing rental housing development, homebuyer development including new
construction or rehabilitation:

e Demolition

o Fair Housing Counseling
e Remediation of Lead Paint
e Relocation

Eligible Properties include:
e 1 -4 Single family unit homes
e  Multi-unit (5 or more) rental units
e Condominiums/Row Houses
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Cooperative Housing

Emergency Shelters/Group Homes

Transitional Housing and Single Room Occupancy Units

Permanent Supportive Housing

Eligible properties may include one or more buildings on a single site, but project must be
assisted with County funds as a single undertaking.

FUNDING PARAMETERS

o County funds for provided to Developers utilizing a variety of grant and/or loan options.

o Funded projects must begin construction within 12 months of commitment.

o Funded projects must meet County standards at completion, including any established
standards for the Down Payment Assistance Program, rehabilitation, or new construction
projects.

o Funds may not be used to pay for any cost that is not eligible under the County Request for
Proposals, including delinquent taxes, fees or charges on properties to be assisted.

Development of homeownership units where there is not a considerable market study illustrating
demand for housing will not be supported by County funds.

MINIMUM COUNTY GAP SUBSIDY GRANT AMOUNT

The minimum amount of County funds that must be invested in a project involving rental housing
or homeownership is $1,000 times the number of County assisted units in the project. Applications
must include an investment of $1,000 in County funds per County assisted unit.

MAXIMUM COUNTY GAP SUBSIDY GRANT AMOUNT
The maximum per unit subsidy amount is $200,000 for single-family home

construction/redevelopment. The maximum per unit subsidy amount is $50,000 for multi-family
unit construction/redevelopment. Written requests for additional subsidy may be considered.

COUNTY REQUIREMENTS FOR GAP SUBSIDY GRANT REQUESTS

Specific Requests for Proposals may determine request requirements, but may include:
1. Request Letter for Funding
2. Written and signed agreements or commitment letters, Grant Agreements, or Tax Credit
reservation agreement from other confirmed funding sources (if applicable) included in the

proforma and may request underwriting of other lenders for review as well.

3. IRS determination letter indicating 501(c)(3) tax-exempt status (Nonprofits only)
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4. Articles of Incorporation (if applicable)

5. Most recent annual financial statement (reviewed or independently audited, if available) or
Form 990

6. Letters of Support from community organizations with significant experience providing
services to low-moderate income populations

7. Deed to property or Purchase Contract demonstrating ownership for project sites.

8. Project site map to demonstrate walkability and access to transportation and amenities.

9. Proforma that clearly states total development costs, separating acquisition, soft costs and
hard costs and requested developer fee. Proforma must clearly show sources and uses of
funds, Including evidence of available equity funds, if applicable.

10. Budget Worksheet with an Expense Budget tab and a Revenue Budget Tab

11. Market value after development, established by approved methods (pre-rehab or pre-
construction appraisal, evaluation of sales of homes with comparable features by a real
estate professional, etc.).

12. Information (market analysis) showing demand for unit(s).

13. Architectural plans and/or specifications and site plans for the project

14. Proposed Construction Schedule

COUNTY REVIEW PROCESS

DEBARRMENT

The County will verify that a subrecipient is not debarred, suspended, proposed for debarment,
declared ineligible, or voluntary excluded from covered transactions by a federal department or
agency by using SAM.GOV.

MARKETING ASSESSMENT

o The County will utilize current data from a variety of appropriate sources to evaluate
demographic and economic data and housing conditions. Data assessment must establish
demand for the type and number of housing units being developed. The County may
conduct the following assessments: Site visits to view neighborhood conditions.

e Market Analysis submitted by developer/owner.
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Waiting lists of approved buyers that establish demand.

Evaluation of amenities included in proposed units.

Current information about the Lansing/East Lansing housing market at www.hud.user.gov
Market information in local publications

Assessments may include analysis of geographic areas buyers are likely to come from and
quantifying the pool of eligible buyers for relevant factors including household size, age, income,
tenure and other relevant factors, will evaluate existing and planned housing opportunities with an
emphasis on affordable sales opportunities, evaluate the effective demand and capture rate of the
proposed development, and estimate the absorption period.

CAPACITY ASSESSMENTS

County may conduct additional evaluations of developer/applicant capacity based on:
Experience
o Past experience of the entity with successfully developing housing units
e Capacity and experience of assigned staff and quality of the development team
e Capacity to market and sell units.
Financial Capacity
o Evidence of financial capacity (audit), certification from CPA, or current financial
management systems and practices in place
o Evidence financial resources are in place to carry the project through completion.

DOCUMENTATION REVIEW

County or Designee will review all submitted documentation prior to committing funds to a project
to assess likelihood of project success, using the following standards:

Funding Sources:
o Identification of all sources of funding and timing for all phases of development
o All funding sources are compatible with County funding requirements.

Funding Uses/Expenses:

o All proposed uses of funds must be necessary, reasonable and allowable as
determined by the County and/or the funding source.

e Acquisition documentation, cost estimates, preliminary bids, contracts, quotes and
other agreements substantiating key professional costs, and the basis for estimating
other soft costs and working capital items, including capitalized reserves.

o Governing reserves capitalized at closing to verify that reserves cannot be
withdrawn later as fees or distributions.

o For projects utilizing LIHTC, must request and evaluate syndication costs and close
(or rent) to ensure ability of organization to carry costs of construction loans,
maintenance costs.
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o Costs must be sufficient to produce a quality unit that will meet County standards
upon completion and throughout the affordability period.

COST EVALUATION

PROJECTED INCOME

County or designee will evaluate projected income to ensure that rent levels are achievable, that
vacancy and loss estimates are realistic and estimates of non-residential sources of income are
conservative.

PROJECTED EXPENSES

County or designee will evaluate operating costs to determine that planned expenditures are
sufficient and reasonable. These costs may be compared to and evaluated against similar
developments in the neighborhood or in the proposed property manager’s portfolio.

HOMEBUYER PROJECT SALES PLANS

A sales plan indicating anticipated cash flow and timing is required for homebuyer projects and
will be evaluated for timelines and cash flow.

DEVELOPER PROFIT AND RETURNS

The maximum developer fee allowed by the County for a project using Development Gap
Subsidy Grant funds is 15%. For rental projects, the County will examine developer fee for
reasonableness. County or designee will examine operating proforma to determine if adequate
funds from the operating income will be set aside for proper management of the units, and
adequate and maintainable replacement reserve and debt service.

For homebuyer projects, County or designee will examine all potential sources of income from the
project and ensure they are reasonable, and that owners are not receiving excessive gains or profits.

PROJECT COST/BUDGET ANALYSIS

County or County Designee will:

Examine sources and uses of funds and determine that costs are reasonable and allowable.
Assess the current market demand in the area of the proposed development project.
Assess the experience and financial capacity of the developer/owner.

Assess the written commitments for funding.
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County or County designee will analyze the development budget including the total development
costs, soft costs, hard costs and developer fee. This evaluation will include a determination of
whether the project will meet County standards upon completion, including income requirements
and property standards required for the project (nitial Underwriting worksheet) if funding falls
within the per-unit subsidy maximum and any purchase price limits. Additional considerations
County staff or designee will evaluate include:

o The debt capacity of the developer by ensuring the lenders financing terms are reasonable
and comparable to those from other lenders.

o Equity contributions that provide returns to owners and investors, and the calculations of
tax credit basis and market price to determine if the projected amount of tax credit equity
is reasonable.

o Verify County funds will be used on program-eligible costs and activities.

o Verify projects will not exceed the maximum per-unit subsidy limit.

County will deny Development Gap Subsidy Grant funding if it is determined additional funding
is not required to close a financing gap. The County can request reasonable adjustments in
compliance with underwriting guidelines.

COUNTY UNDERWRITING CONSIDERATIONS

County or County Designee will ensure that the operating proforma shows a development can self-
fund capital needs from a combination of reserve funds and cash flow, and includes:
e Achievable gross and potential rents given location, design and resident population.
e A projected vacancy rate that reflects the likely long-term average of vacancy, bad debt,
and concessions expected.
e Adequate marketing, leasing and management expenses.
e Reasonable and prudent trending factors for income and expenses

o Sufficient debt service coverage to allow the property to survive income and expense
shocks.

FUNDING/GRANT AGREEMENT CONDITIONS

County funding will be defined by a (Grant/Loan) Agreement with Ingham County. The grant
period, scope, allowable budget, and reporting requirements will be outlined in the Agreement. All
grants awarded funds must be expended no later than September 30, 2026.

Agreement will define the requirements for compliance with relevant Federal, State and Local
Laws, Ordinances, Rules and Regulations. Requirements will include, but not be limited to:

e Prevailing Wage requirements on any construction contract exceeding $10,000 as
determined by using the wage guidelines promulgated by the U.S. Secretary of Labor
pursuant to the Davis-Bacon Act (consistent with the County Prevailing Wage Policy).

e Equal Opportunity Employment and Non-Discrimination Policies, in addition to all
Federal, State, and local laws prohibiting discrimination, including, but not limited to: The
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Elliott-Larsen Civil Rights Act, 1976 PA 453, as amended; The Persons with Disabilities
Civil Rights Act, 1976 PA 220, as amended; and the Americans with Disabilities Act of
1990, P.L. 101-336, 104 Stat.328 (42 USCA §1201 et seq), as amended.

e Compliance with all Occupational Safety and Health Administration (OSHA), State and
County Safety and Occupational Health Standards and any other applicable rules and
regulations.

o ARPA funds must be expended by September 30, 2026. Only costs incurred within the
contract period will be eligible for reimbursement, beginning the date an agreement with
County is signed/executed, or by December 2024, per federal ARPA requirements.

o Funds may be combined with other types of grants and funding for combined benefit, but
must follow guidelines for all awarded Federal, State and/or local funds.

o Federal guidelines require quarterly reporting of grant expenditures and uses, and a valid
SAM.gov registration for all recipients of ARPA funds.

o The Uniform Administrative Requirements, Cost Principles, and Audit Requirements for
Federal Awards, 2 CFR Part 200 sets the standards for “subrecipient” receiving
“subaward” from Ingham County, which is the “pass-through entity” (also referred to as a
“non-Federal entity”).

County or County Designee will document each file to include:
o Date of receipt of required documentation
e Data and actions used to complete the marketing assessment
e Materials gathered through any Request for Proposals, including budget or Development
Proforma (and operating proforma for rental projects) analysis with comments
e Dated commitments from all funding sources

e Signed commitment letter or signed denial letter.
COUNTY DISBURSEMENT POLICY

The County will analyze each project to ensure that the County investment is necessary and
reasonable to provide quality affordable housing that is financially viable throughout any period
of affordability.

1. In no case will the County investment exceed the Award amount listed in the Grant
Agreement.

2. For projects involving both County and other governmental funds, the combined County
investment shall not exceed the maximum investment per unit limit.

3. County may exceed the maximum allowable amount to a project unless the County has
determined that this funding is needed to make the project feasible and viable.

ELIGIBLE PROJECT COSTS
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1. Generally, all costs funded with County Development Gap Subsidy Grant must be eligible

according to the County policy.

A. All costs must be in direct relation to the assisted unit and supporting
documentation of all expenditures is required for all costs being paid with County
funds.

B. With the exception of acquisition and financing costs, County funds are available
as reimbursement for eligible expenses.

C. Related soft costs must be necessary for the development of the assisted units, and
documentation must be provided for any cost reimbursement.

D. Funding will be limited to the amount necessary to facilitate the completion of the
project and will not exceed a proportionate share of costs in a project with multiple
units. All projects will be underwritten according to the County underwriting
guidelines.

E. Before funds are released, a grant agreement will be signed between the County
and the recipient. The agreement will satisfy Federal requirements and establishes
the terms under which the funding is provided. Funds will not be released until a
funding grant agreement is executed and all applicable regulations have been met.

2. The following additional limitations may also apply:
A. County funds shall not be used for luxury improvements.
B. County funds shall not be used to fund an initial operating deficit reserve.
C. Acquisition costs shall be supported by an appraisal of the property.

D. County funds shall not be used for non-residential accessory structures such as
free-standing community/leasing buildings, garages, carports, or maintenance
structures. County funds may be used for community space or common laundry
facilities included in residential buildings.

E. Payments will be disbursed on a reimbursement basis or according to the process
described in the Grant Agreement. A draw of funds will not be completed until
required documentation is received by staff, which may include a draw request,
lien waivers, invoices for work completed, inspection and approval of work by the
County or its designee.

COUNTY PAYMENT STRUCTURE

A. All payments made by the County shall be reimbursement to the Grant/Subsidy
Recipient/Sub-Recipient for expenses incurred and paid by the Recipient/Sub-
Recipient.
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B. For LIHTC projects, the County may disburse more than fifty percent (50%) of
total gap subsidy grant funds on the first payout, and/or the balance in equal
portions up to ninety percent (90%). The remaining ten percent (10%) may be
disbursed upon successfully completing the project and completing the close-out
procedures in the Grant Agreement.

C. The County will issue payments on a reimbursement basis or as otherwise detailed
in a Grant Agreement. Payments for eligible work will be subject to standards and
inspections. Material stored on site and not installed is not eligible for
reimbursement.

D. Contractors/Developers/Grantees may need to allow for additional time for County
staff to verify completion of work through on-site inspection before the draw
requests are processed.

ELIGIBLE ACTIVITIES

County funds may be used to pay the following eligible costs of development:
Acquisition Costs

Pre-development Costs

Development Hard Costs

Development Soft Costs

Relocation Costs

ACQUISITION ACTIVITIES

The acquisition of vacant land or demolition are not stand-alone activities, and County funds shall
be expended for these activities only in conjunction with a housing development activity. No funds
for acquisition or demolition shall be committed until the County has determined that construction
will begin within 12 months.

Agreements including demolition activity shall include an Affordability Restrictive Land Use
Provision, whose terms shall comply with County guidelines. Grants will be repayable if
construction does not start within 12 months of Agreement execution; and a housing development
project plan must be submitted with the demolition request, must include architectural drawings
and demonstrate a project critical path schedule initiating project construction within 12 months,
and private construction financing as leverage.

ELIGIBLE ACQUISITION COSTS

o Costs of acquiring improved or unimproved real property.

e Acquisition of vacant land or demolition can only be undertaken for particular housing
project intended to provide affordable housing, where construction of new affordable
housing will begin within 12 months.
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o Costs to make utility connections to an adjacent street or to make improvements to the
project site, are also eligible in connection with acquisition of standard housing.

ELIGIBLE DEVELOPMENT HARD COSTS

The actual cost of constructing or rehabilitating housing.

Cost to acquire the property to be developed.

Demolition of existing structures.

Uniform Relocation Costs.

Creation of utility connections including off-site connections from the property line to the

adjacent streets.

o Improvements to the project site that are in keeping with improvements of surrounding,
standard projects, including on-site roads, sewer lines and water lines.

e Costs to construct or rehabilitate laundry and/or community facilities in the same building

as the housing for the use of project residents (only applicable to multi-unit rental housing).

ELIGIBLE SOFT COSTS

Soft costs include other reasonable and necessary costs incurred by the owner and associated with

the financing or development (or both of new construction, rehabilitation or acquisition of housing

assisted with County funds. These costs include but are not limited to:
e Architectural Services

Engineering Services

Environmental Review

Environmental Tests

Preparation of plans, drawings, specifications, or work write-ups.

Costs to process and settle the financing for a project.

Private lender origination fees

Credit Reports

Fee for Title Evidence

Fees for Recordation

Filing of legal documents

Building Permits

Attorney Fees

Private Appraisal Fees

Fees for independent cost estimate

Cost of project audit

The cost to provide affirmative marketing and fair housing information to prospective

homeowners and tenants.

o Staff and overhead costs related to project deliver may be included as soft costs in certain
cases as to be determined by County in consultation with the Developer.
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All costs must be reasonable and documented thoroughly (including timesheets detailing actual
time worked on project activities).

Note that closing costs connected to the sale of the property to eligible low-income homebuyers
(real estate commissions and other seller’s closing costs) are NOT considered development soft
costs for the purpose of this policy. As a result, they are not included in the total project cost, and
they may be paid from the proceeds of sale rather than being taken from the developer fee.

ELIGIBLE DEVELOPER FEE

For new construction and rehabilitation projects, the developer fee cannot exceed 15% of total
development costs and must be commensurate to the scope of the developer’s responsibilities.
Developer Fees are used by grantees to pay administrative and overhead costs, are paid as fees for
services rendered and do not have to be fully offset by incurred costs.

ELIGIBLE BENEFICIARIES/RESIDENTS

The County is designed to provide affordable housing to low-income households and individuals.

Eligible beneficiaries must meet the following requirements:
e Households purchasing single family homes must be at or below 120% of Area Median
Income.

e Households renting County funded units must be at or below 120% of Area Median
Income.

o Households must not be an agent, consultant, officer, employee and/or elected official of
the County or a recipient of funds; and

o Household must meet all other requirements where applicable.

Additional restrictions apply when County funds are used for rental housing or assisted rental units.

INCOME ELIGIBILITY

The County adopts the Part 5 definition of income (Part 5 Annual Income). When determining the
annual income of an individual or family, the recipient must use the standard for calculating annual
income under 24 CFR 5.609.

COUNTY FUNDING PARAMETERS

The County funds projects that utilize gap financing wherein projects and program activities are
leveraged with other funding resources to the greatest extent possible.
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County staff will work with non-profits and sub recipients, providing technical assistance to seek
outside funding resources. Entities certified as “Developers” and for-profit Developers must
secure construction financing for brick-and-mortar development activity.

RENTAL/SALES PRICE LIMITS

Following US Department of Treasury guidance on using ARPA Coronavirus State and Local
Fiscal Recover Funds (SLFRF) funds to invest in affordable housing, Ingham County will refer to
existing federal and state housing programs to establish rental and homeowner price limits:

A. Rental Limits: In the case of rental projects, Ingham County will refer to rental limits
established by existing housing development and assistance programs, including the
HOME Program and the Low-Income Housing Tax Credit (LIHTC). Under the HOME
Program, rental costs cannot exceed the local Fair Market Rents published by HUD or
cannot exceed 30% of a family eaming 65 percent of the AMI, whichever is less. Rental
limits for HUD programs that go up to 120% of the area median income are described
here in Attachment A.

B. Homeownership Sales Limits: The purchase price of a County supported property will be
the amount agreed upon by buyers and sellers in purchase agreements. Any County
Development Gap Subsidy funds used to fund for-sale housing must benefit new
homebuyers whose household income does not exceed 120% of AMIL. The County funding
will rely on price limits established for the Department of Housing and Urban
Development’s (HUD) Home Investment Partnerships Program and the HUD National
Housing Trust Fund Program limiting purchase price for new builds and existing home
following rehab to no more than 95% of the area median purchase price. This is based on
Federal Housing Administration (FHA) single family mortgage program data. The area
median purchase price limit for an existing single-family home within Ingham County is
3209,000. For a new construction home, the maximum cost of a single-family home is
limited to $303,000. Price limits for these Federal programs are described here in
Attachment A.

GRANT/LOAN AGREEMENTS

County and the Property Owner are required to execute a legally binding written agreement and a
Lien and Note (Mortgage) holding the Owner accountable for compliance during the affordability
period and additional Ingham County compliance period, if applicable. The agreements typically
include a land use restriction. This document, recorded with the Register of Deeds, is a deed
restriction that binds all subsequent owners of the property.

When there is more than one financing source imposing land use restrictions on a property there
may be restrictions from one program that are more restrictive than similar restrictions in the other
program (s). Some projects with more than one source of financing, such as Tax Credits and bonds,
may have more than one Regulatory Agreement simultancously in effect. In these instances, the
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more restrictive requirement will apply to the property. An owner may voluntarily make additional
commitments in the application process, including occupancy restrictions, demographic targeting
requirements, stricter rent and income restrictions or an extended compliance period. Owners must
comply with these covenants.

Grant Agreements serves as a concise statement of the relationship between County of Ingham and
the subrecipient of ARPA funds (Developer, Owner, Organization, Sponsor), and also set forth the
conditions under which the funds are provided and the requirements that must be met.

The Agreement will include the required provisions depending on the role the entity is asked to
assume, or the type of project undertaken. It shall at a minimum describe:

e Use of Funds: Includes recipient role description, specific tasks to be performed, the
number and type of households to assist and/or units to be produced; a schedule; a budget;
matching funds; and the term of agreement.

o Affordability: The agreement will specify the period of affordability, deed restrictions or
land covenants, and how repayments are recaptured.

o Eligible and ineligible fees.

o Uniform Administrative Requirements (2 CFR 200 and applicable provisions of 24 CFR
Part 85 for government entities and 24 CRF Part 84 for non-profit entities.

o Cross-cutting requirements:

a. Affirmative Marketing

b. Requests for disbursement of funds

¢. Records and Reports

d. Enforcement of the Agreement
Required Provisions

GRANT REPORTING & MONITORING

Subrecipients awarded funding will be required to provide project reporting to County to comply
with US Treasury requirements. Organizations that fail to report will risk losing funding and be
responsible for repaying ARPA funding received from the County. Each funded
agency/organization will submit a programmatic report on a regular basis as specified in the Grant
Agreement. These reports describe progress towards deliverable outcomes.

The County, the US Department of Treasury or any of their other authorized representatives have
the right to access the projects and any books, documents, papers, or other records of an ARPA
assisted unit.

Developers/owners will maintain all books and records pertaining to ARPA assisted units with the
provisions of 24 CFR §92.508 for a period of not less than five (5) years after the period of
affordability ends, and all matters pertaining to the project are resolved under applicable federal
or state laws, regulations or policies.
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During the affordability period and until the Lien and Note have been released, ongoing
compliance and yearly project monitoring is required.

RENTAL PROJECT PROVISIONS

A. Before a tenant occupies a unit, tenant income eligibility must be documented with source
documentation, such as wage statements, interest statements, and unemployment
compensations statements. If needed, income verification forms should be sent to
employers or other agencies to verify current income.

B. Income eligibility is based on anticipated income, which means current income must be
projected for the next 12 months. When collecting income verification, property
owners/managers must also consider any likely changes in income, which may occur
during lease period.

C. Gross household incomes must meet the requirements of the specific program used. If
existing tenants (those that remain in the unit after the initial one-year lease) income
increases, but does not go above 120% AMI income level, rent does not have to be
increased. However, if their gross income exceeds 120%, tenant(s) must pay 30% of their
adjusted income for rent and utilities. If the 30% exceeds the areas market rent, the project
owner/manager MAY charge the tenant Fair Market Rent.

At initial occupancy, County assisted unit tenants must be at or below 120% of the area
median income.

D. Rents cannot be increased during the first year of occupancy. After the first year, rents MAY
be increased, but must never exceed the fair market rents, which includes utilities. This
pertains to tenants at or below 120% of area median income. County will provide
subrecipients income limits and fair market rents on an annual basis.

E. Potential tenants must be made aware of loan program conditions prior to executing a lease.
Tenants must allow for property inspections and provide income documentation annually
throughout the affordability period.

F. Leases need to indicate the number of persons residing in the unit and should name each
of the adult household members since they will need to provide income documentation. If
additional persons move into the unit, their income will need to be included in the
household maximum, and the household income will have to be reviewed to verify
continued compliance. The total unit income in this case must remain at or below 120%
of area median income. If'the additional person’s income places the unit over income, they
should not be allowed to take residency, as the unit will not be in conformance.

G. Annual re-certification: The loan program imposes occupancy restrictions over the

length of the affordability period. Property owners/managers must re-certify tenants’
income on an annual basis. Income certification forms will be made available from County.

October 15, 2024




[image: image22.png]INGHAM COUNTY DEVELOPMENT GAP SUBSIDY POLICY AND PROCEDURES

Verifications should be obtained when tenants renew their lease. All tenants must be
informed of this process prior to lease execution. Tenant verifications are required on an
annual basis regardless of the number of units.

H. Lease Language: Leases shall state that 30 days and a written notice specifying the
grounds for the action by the owner must precede any termination of tenancy or refusal to
renew a lease. The length of leases must be at least one year at initial tenancy. Lease
extensions or subsequent leases of existing tenants can be for either a one-year period or a
term agreeable to both the tenant and owner/manager.

I. On-site inspections: County, or its agent(s), is responsible for conducting on-site
inspections of all rental units within the County limits as part of the compliance process.
County, or its agent(s), will also inspect units that participated in the program during the
affordability period. The frequency on-site inspections are determined by the number of
County assisted units in a project:

1. Projects containing 1 to 4 assisted units must be monitored once every 3 years.
2. Projects containing 5 to 25 assisted units must be monitored every 2 years.
3. Projects containing more than 25 assisted units must be monitored every year.

RENTAL PROJECT OWNER RESPONSIBILITIES

The following affordability conditions must be complied with and will be monitored
throughout the affordability period for all assisted units. These requirements are the
responsibility of the property owner/manager.

A. Termination of Tenancy: An owner/manager may not terminate the tenancy
or refuse to renew the lease of the tenant of rental housing assisted with County
funds except for serios or repeated violation of the terms and conditions of the lease;
for violation of federal, state or local law; or for other good cause.

B. Maintenance and Replacement: Owners/Managers of properties that
received County funds must maintain the premises in compliance with all local and
state housing code standards.

C. Tenant Selection: An owner of rental housing assisted units must adopt written
tenant selection policies and criteria that:

1. Are consistent with the purpose of providing housing for very-low income,
and low-income families.

2. Are reasonably related to program eligibility, and the applicant’s ability to
perform the obligations of the lease.
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3. Consider the housing needs of families that would have a preference under
960.211 (Federal selection preferences for admission to Public Housing) of
this title, and provide for:

a. Select tenants from a written waiting list in the chronological order
of their application, in so far as it is practical.

b. Promptly give written notification to any rejected applicant as to
why they were rejected.

D. Prohibited Lease Terms: The following provisions are prohibited in rental
agreements for program-assisted units:

1. Waiver of habitability: Agreement by the tenant to waive a remedy
when the premises are not maintained in a condition of fitness and
habitability pursuant to State or local codes.

2. Security deposit regulations: Agreement by either tenant or owner to
waive their rights established under State regulations pertaining to security
deposits.

3. Tenant exclusion or discrimination: Agreement by either tenant or
owner to exclude or discriminate against persons in violation of civil rights
laws or laws protecting persons with disabilities.

4. Agreement to be sued: Agreement by the tenant to be sued, to admit
guilt, or to a judgment in favor of the owner in a lawsuit brought in
connection with the lease.

5. Treatment of property: Agreement by the tenant that the owner may
take, hold, or sell personal property of household members without notice
to the tenant and a court decision on the rights of the parties. This
prohibition, however, does not apply to an agreement by the tenant
concerning disposition of personal property remaining in the housing unit
after the tenant has moved out of the unit. The owner may dispose of this
personal property in accordance with state law.

6. Excusing owner from responsibility: Agreement by the tenant not
to hold the owner or the owner’s agents legally responsible for any action
or failure to act, whether intentional or negligent.

7. Waiver of legal proceedings: Agreement by the tenant that the owner
may evict the tenant or household members without instituting a civil court
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proceeding in which, the tenant has the opportunity to present a defense, or
before a court decision on the rights of the parties.

8. Waiver of a jury trial: Agreement by the tenant to waive any right to
a trial by jury.

9. Waiver of right to appeal court decision: Agreement by the tenant
to waive the tenant’s right to appeal, or to otherwise challenge in court, a
court decision in connection with the lease.

10. Tenant chargeable with cost of legal actions regardless of
outcome: Agreement by the tenant to pay attorneys’ fees or other legal
costs even if the tenant wins in a court proceeding by the owner against the
tenant. The tenant, however, may be obligated to pay costs if the tenant
loses.

11. Acceleration of rental payments: Agreement by the tenant that
rental payments may be accelerated if the rental agreement is breached by
the tenant.

12. Mitigation of damages: Agreement by either tenant or owner that
releases either party from a duty to mitigate damages.

13. Written consent to changes: Agreement by the tenant that allows the
owner to alter a provision of the rental agreement after its commencement
without written consent of the tenant.

14. Consumer protections: Agreement by either tenant or owner that
violates the Michigan Consumer Protection Act.

15. Power of Attorney: Agreement by the tenant to give the owner a power
of attorney.

E. Affirmative Marketing: The inclusion of the Equal Housing Opportunity
slogan or logo in all advertising is required, regardless of units in a project.

Affirmative marketing procedures and requirements for all assisted housing units
with five or more units must be met by the property owner/managers. These
requirements and procedures must include the following:

1. A method for informing the public and potential tenants about fair housing
laws, and the County’s policies. For example: use of the Fair Housing logo,

or Equal Opportunity language.
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2. A description of what you as the owner/manager will do to inform persons
not likely to apply for housing without special outreach.

3. Maintenance of records to document actions taken to affirmatively market
assisted units, and to assess marketing effectiveness.

4. Description of how efforts will be assessed, and what corrective actions will
be taken where requirements are not met.

F. Rent Documentation: The owner/manager of a rental assisted unit(s) must
document that the rent charged on the assisted unit(s) are consistent with the initial
rent approved by the County, and over time, rent increases are consistent with the
maximum rent and income limits published annually by the United States
Department of Housing and Urban Development (HUD). The owner must also
keep records, on a unit-by-unit, and building-by-building basis, for every year
during the period of affordability.

1. The total number of residential rental units in the building (including the
number of bedrooms, and the size in square feet of each residential rental
unit).

2. The percentage of residential rental units that are County-assisted units.

3. The rent charged on each residential unit in the project (including any utility
allowances).

4. The County-assisted unit vacancies and information that shows when, and
to whom the available County-assisted units will be rented.

5. The income certifications of each low and very-low-income resident per
County-assisted unit.

6. Documentation to support each County-assisted unit residents’ income
certification.

G. Annual Certification of the Owner: The owner/manager of any project that
has used County funds for either rehabilitation, new construction or acquisition
must certify to County, under penalty of perjury, at least annually, for each year of
the compliance period, on the County’s Tenant Household Composition & Income
Form, that for the proceeding 12-month period:

1. The owner has received an annual certification from each County-assisted
unit resident, and documentation to support that certification.
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2. Each County-assisted unit was rent restricted in accordance with the
Affordable Rent Restriction guidelines of the County.

3. Each building and all units in the project with County standards.

4. If the income of any resident increased above the limit allowed by the
County guidelines, the next available unit of comparable or smaller size was
or will be rented to residents having a qualifying income.

5. Tenants must sign a statement indicating their compliance with the
provision of income review on an annual basis.

6. In projects with 5 or more units, the project meets the requirements 20%
test (20% of units in a project must be affordable to household who eam
120% or less of the Area Median Income, which is determined by
household size, and the remaining units must have rents that are the lesser
of:

a. Section 8 Fair Market Rents (FMRs) for existing housing minus
resident-paid utilities; or

b. Rents, which are 30% of, adjusted income for households at 120% of
the Area Median Income minus resident-paid utilities.

H. Property Owner/Manager Procedures: In order to provide the best
possible service to resident of Ingham County, financed property owners/managers,
and the County staff must work in tandem to ensure residents rent and income
compliance, and ensure that the properties remain decent, safe, and sanitary
housing. Correcting issues of non-compliance can be time consuming and costly
for both property owners and County staff.

1. Property owners must submit a Maximum Income and Unit Rent Computation
form on an annual basis to the County.

2. Property owners must remain cognizant of leasing and compliance
responsibilities, and keep in mind the following issues:

a. Verification of resident’s income certification. The following are examples
of items that may serve as verification: Employment verification from a
resident’s employer, Federal Income Tax forms, including all schedules and
W-2s, Social Security statements, paycheck stubs, letters confirming the
granting and/or receipt of assistance from the Family Independence Agency
(FIA), or other public and/or charitable agencies, and records from the
Michigan Employment Securities Commission (MESC).
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b. Annual household income includes all income of all household members
over the age of 18. It also includes income received for the support of minor
children such as social security, child support, etc.

¢. Income earned by dependent, full-time students over the age of 18, or
income earned by children under the age of 18 does not have to be included.

Proof of full-time student status must be provided in order to have any
income earned by this dependent household member deducted from the total
annual household income. School verification forms are available from
County.

3. Leases used by property owners/managers may not contain any clauses that may
deemed unconscionable to a court of law, and the lease may not contain clauses
which restrict the use of resident facilities to open market residents.

4. Property owners/managers must pursue Affirmative Marketing by advertising
the availability of apartments by making contacts with community groups,
housing commissions, and by logging said contacts. It must be communicated
that residents will not be chosen in regard to their race, sex, age, religion,
national origin, familial status, sexual orientation, or disabilities.

5. Uniform Physical Condition Standards (UPCS) as well as local housing codes
must be maintained in County-assisted units, as specified in original
rehabilitation specifications, and including the following, but not limited to, and
on an annual basis property owner shall inspect for and ensure that:

a. There are at least two working electrical outlets, and one working light
fixture per room, and that all areas are free from electrical hazards.

b. Windows accessible from the outside are lockable, free from severe
deterioration, and do not have broken panes. Screens are on all operable
windows.

¢. The foundation, roof, gutters, chimney, stairs, rails, porches, ceilings, walls,
and floors are sound and free from hazardous defects.

d. Interior and exterior surfaces are free from cracking, peeling, chalking or
cracking paint, and/or adequately treated to prevent the exposure of
residents to lead.

e. Kitchen contains properly functioning refrigerator, sink with hot and cold
running water and space to store and prepare food.

October 15, 2024



[image: image28.png]INGHAM COUNTY DEVELOPMENT GAP SUBSIDY POLICY AND PROCEDURES

f. Bathroom has working toilet, fixed basin, tub or shower, and proper
ventilation.

g. Smoke detectors are properly installed and functional.

h. Heating equipment provides adequate heat, and all units are free from un-
vented fuel burning space heaters.

i.  Ventilation (supplied by a cooling system or operable window) is adequate.
j- Water heater is installed in a safe manner.

k. Plumbing is free from corrosion or rust, which could contaminate the water
supply, and is also free from sewage backup.

1. There are not rats, vermin or other pests.

m. Refuse is disposed of properly.

n. Interior air is free from pollution.

o. Elevators must have current inspection certificates.

p. The property and immediate neighborhood are free from conditions that
may endanger the health of residents.

GAP SUBSIDY GRANT RECAPTURE PROVISIONS

During the affordability period, the County has adopted provisions that allow for the recapture of
County funds.

The County requires recapture of Gap Subsidy Funds in the amount of the subsidy to the
homebuyer, in the case of single-family housing units as specified in the mortgage and the
promissory note executed by the Borrower (homebuyer) at closing. The County further
requires recapture of Gap Subsidy Funds in the amount of the subsidy to the developer, in
the case of multi-family units, as specified in the promissory note and mortgage. Program
loans are prorated.

HOMEOWNERSHIP PROJECT RECAPTURE PROVISIONS

If the Borrower (homebuyer) ceases to occupy the property as their principal residence and/or
sells the property within the affordability period as specified within the Program loan
documents, the prorated loan amount becomes immediately due and payable to the County
as the lender of those funds. The receipt of payoff amounts shall be considered program

income.
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In those cases where a homebuyer violates the terms and conditions of their Gap Subsidy
Funds mortgage or note (e.g., sells the property on land contract without prior approval of
the County or uses the property for rental purposes) the County reserves the right to require
prorated repayment of the amount of the Gap Subsidy Funds shall be made payable to the
County, not later than the 30" day following the sale, transfer, mortgaging, or other
conveyance, or following the date upon which the structure ceases to be the Borrower’s
principal residence, or after written notice form the County that the Borrower is in default
of any superior lien then existing against the property.

In hardship cases where the sale of the property prior to the expiration of the affordability
period is determined by the County and documented to be involuntary (a sale due to
foreclosure, loss of income, job transfer or similar circumstances), and where repayment of
the prorated amount of Gap Subsidy Funds due to be repaid exceeds the net proceeds
available from the sale, the County will consider requests for a partial forgiveness or
subordination of its Gap Subsidy Funds liens to accommodate short sales on a case-by-case
basis.

The following conditions must be met for consideration of partial forgiveness to
accommodate a short sale:

1. Request for forgiveness must be proportionate to the first lender’s forgiveness.
2. Purchaser must be owner occupant.

Requests for continued subordination for short sale purchases must meet the following
conditions:

1. Purchaser must be an owner occupant.
2. Purchaser must meet current household income eligibility limits.
3. Units must comply with local housing code and zoning requirements.

Requests for forgiveness must be submitted in writing to the County Treasurer, P.O. Box 215,
Mason, Michigan, 48859.

Requests must include the following:

1. Copy of a fully executed purchase agreement which discloses the property address,
purchase price, name of buyer and name of seller.

2. Current appraisal of the subject property.

3. Disclosure of the purchaser’s intended use of the property and financing plan.

4. Financing commitment including the mortgage amount, term, and interest rate.

Borrowers will be required to repay loan funds (in full/or at prorated amount) during the
affordability period of their loan if they meet any of the events of default below:
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a) Failure to pay the principal amount owed to the County, when due or upon transfer
by deed of the property secured by the Mortgage.

b) Violation of any guidelines or regulations imposed by the County.

c¢) Borrower’s submission of incomplete, false or misleading information to the County
prior and/or subsequent to approval of this loan.

d) A default under the Mortgage shall also be an Event of Default under this Note.

e) Borrower’s failure to comply with any terms under this Note.

f) A default under that certain loan secured by the first or second mortgage shall also
be a default under this Note and the Mortgage.

g) The Borrower no longer maintains the property as the Borrower’s primary place of
residence.

h) A Court of competent jurisdiction makes any of the following orders, judgments, or
decrees:

1. Adjudicating the Borrower bankrupt,

2. Appointing a trustee or receiver of the property of the Borrower,

3. Approving a petition for, or effecting an arrangement in, bankruptcy, a
reorganization pursuant to any present or future federal or state bankruptcy law,
or any other judicial modification or alteration of the rights of the County or of
other creditors,

4. Admission in writing of Borrower inability to pay debts as they become due,
Borrower becomes insolvent or makes a fraudulent transfer of this Note holder or
of other creditors.

i) The Mortgage is refinanced without pre-approval by the County.
j) The Borrower leases the property without prior written approval of the County.

Refinance/Subordination: Subordination of the Program mortgage will only be considered
for better rate and/or terms, with no cash back or debt cancellation.

The County Treasurer shall make all final determinations on requests subject to these and
other factors considered relevant.

Otherwise, 100% of this loan shall be forgiven after the completion of the affordability period
as specified in the program’s mortgage and promissory note.

RENTAL PROJECTS RECAPTURE PROVISIONS

If the Borrower (Developer) ceases to operate the property as a rental property and/or sells
the property within the affordability period as specified within the Program loan documents,
the prorated loan amount becomes immediately due and payable to the County as the lender
of those funds. The receipt of payoff amounts shall be considered program income.

In those cases where a Developer violates the terms and conditions of their Gap Subsidy
Funds loan agreement, mortgage or note (e.g., sells the property on land contract without
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prior approval of the County or ceases to operate the property for rental purposes) the
County reserves the right to require prorated repayment of the amount of the Gap Subsidy
Funds shall be made payable to the County, not later than the 30" day following the sale,
transfer, mortgaging, or other conveyance, or following the date upon which the structure
ceases to be the Developer’s rental property, or after written notice form the County that the
Borrower is in default of any superior lien then existing against the property.

In hardship cases where the sale of the property prior to the expiration of the affordability
period is determined by the County and documented to be involuntary (a sale due to
foreclosure, loss of operating income, or similar circumstances), and where repayment of the
prorated amount of Gap Subsidy Funds due to be repaid exceeds the net proceeds available
from the sale, the County will consider requests for a partial forgiveness or subordination of
its Gap Subsidy Funds liens to accommodate short sales on a case-by-case basis.

The following conditions must be met for consideration of partial forgiveness to
accommodate a short sale:

1. Request for forgiveness must be proportionate to the first lender’s forgiveness.
2. Purchaser must be owner occupant.

Requests for continued subordination for short sale purchases must meet the following
conditions:

1. Purchaser must be an owner operator of the subject property.
2. Purchaser must abide by current household income eligibility limits.
3. Units must comply with local housing code and zoning requirements.

Requests for forgiveness must be submitted in writing to the County Treasurer, P.O. Box 215,
Mason, Michigan, 48859.

Requests must include the following:

1. Copy of a fully executed purchase agreement which discloses the property address,
purchase price, name of buyer and name of seller.

2. Current appraisal of the subject property.

3. Disclosure of the purchaser’s intended use of the property and financing plan.

4. Financing commitment including the mortgage amount, term, and interest rate.

Developers will be required to repay loan funds (in full/or at prorated amount) during the
affordability period of their loan if they meet any of the events of default below:
a) Failure to pay the principal amount owed to the County, when due or upon transfer
by deed of the property secured by the Mortgage.
b) Violation of any guidelines or regulations imposed by the County.
¢) Developer’s submission of incomplete, false or misleading information to the County

prior and/or subsequent to approval of this loan.
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d) A default under the Mortgage shall also be an Event of Default under this Note.

e) Developer’s failure to comply with any terms under this Note or Loan Agreement.

f) A default under that certain loan secured by the first or second mortgage shall also
be a default under this Note and the Mortgage.

g) The Borrower no longer operates and maintains the property as a rental property.

h) A Court of competent jurisdiction makes any of the following orders, judgments, or
decrees:

1. Adjudicating the Borrower bankrupt,

2. Appointing a trustee or receiver of the property of the Developer,

3. Approving a petition for, or effecting an arrangement in, bankruptcy, a
reorganization pursuant to any present or future federal or state bankruptcy law,
or any other judicial modification or alteration of the rights of the County or of
other creditors,

4. Admission in writing of Developer inability to pay debts as they become due,
Developer becomes insolvent or makes a fraudulent transfer of this Note holder
or of other creditors.

i) The Mortgage is refinanced without pre-approval by the County.
j) The Developer leases the property without prior written approval of the County.

Refinance/Subordination: Subordination of the Program mortgage will only be considered
for better rate and/or terms, with no cash back or debt cancellation.

The County Treasurer shall make all final determinations on requests subject to these and
other factors considered relevant.

Otherwise, 100% of this loan shall be forgiven after the completion of the affordability period
as specified in the program’s mortgage and promissory note.

DISCHARGE OF PROGRAM MORTGAGE

Upon completion of the affordability period as specified in the program’s mortgage and
promissory note, provided the Borrower as homeowner has resided in the property for the
full affordability period, or as the developer has operated the property as a rental property
for the full affordability period, the loan will be forgiven in full. The loan becomes due and
payable for the prorated remaining balance when the homebuyer ceases to reside at the
property as their permanent place of residence or, in the case of a developer, ceases to operate
the property as a rental property.

FEDERAL AND COUNTY REQUIREMENTS FOR ARPA FUNDING

PREVAILING WAGE REQUIREMENTS

Any contract for the construction of Affordable Housing with 12 or more units will require that all
laborers and mechanics who are employed to perform work on any project, or any contractor or
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construction work which is financed, in whole or in part, with assistance which is received under
ARPA from the County, shall be paid wages at rates which are not less than those that prevail in
the locality for similar construction and shall receive overtime compensation in accordance with
the Contract Work Hours and Safety Standards Act.

The contractor and its subcontractors shall also comply with all applicable Federal laws and
regulations, which pertain to labor standards, including the minimum wage law. Recipients of
ARPA funds shall:

o Not discriminate against any employee or applicant for employment on the basis of religion
and not limit employment or give preference in employment to persons on the basis of
religion; and

e Not discriminate against any person applying for such public services on the basis of
religion and not limit such services or give preference to persons on the basis of religion;
and,

e Provide no religious instruction or counseling, conduct no religious worship or services,
engage in no religious proselytizing and exert no other religious influence in the provision
of such public services.

CONFLICT OF INTEREST

No person who is an employee, agent, consultant, officer, or elected official or appointed official
of Ingham County or recipient which are receiving ARPA funds of this section who exercise or
have exercised any functions or responsibilities with respect to activities assisted with ARPA funds
or who are in a position to participate in a decision making process or gain inside information with
regard to these activities, may obtain a financial interest or benefit from a ARPA-assisted activity,
or have an interest in any contract, subcontract or agreement with respect thereto, or the proceeds
there under, either for themselves or those with whom they have family or business ties, during
their tenure or for one year thereafter. The conflict-of-interest provisions above apply to any
person.

UNIFORM RELOCATION ACT

All owners/developers shall follow the Uniform Relocation Assistance and Real Property
Acquisition Policies Act of 1970, as amended (42 U.S.C. 4601 et seq.), in accordance with the
following objectives:

o To ensure that owners of real property to be acquired for Federal and federally assisted
projects are treated fairly and consistently, to encourage and expedite acquisition by
agreements with such owners, to minimize litigation and relieve congestion in the courts,
and to promote public confidence in Federal and federally assisted land acquisition
program.
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o To ensure that persons displaced as a direct result of Federal or federally assisted projects
are treated fairly, consistently, and equitably so that such persons will not suffer
disproportionate injuries as a result of projects designed for the benefit of the public as a

whole; and
o To ensure that Agencies implement these regulations in a manner that is efficient and cost
effective.
ENVIRONMENTAL REVIEW

An environmental review is required for the acquisition of any property using federal funds.
Generally, all projects shall comply under §92.352. The environmental effects of each activity
carried out with the ARPA funds must be assessed in accordance with the provisions of the National
Environmental Policy Act of 1969 (NEPA) (42 U.S.C. 4321) and the related authorities listed in
HUD’s implementing regulations at 24 CFR parts 50 and 58. The applicability of the provisions
of 24 CFR part 50 or part 58 is based on the ARPA funded project (New construction,
rehabilitation, acquisition) or activity (tenant-based rental assistance) as a whole, not on the type
of the cost paid with ARPA funds. Depending on the type of property, the environmental review
may vary in complexity and process. The County shall determine the level of the Environmental
Review that is required for the acquisition of the property. The review must be completed, and the
property determined to be cleared for acquisition for this purpose prior to proceeding with the
purchase. No funds may be committed to an ARPA funded project or activity before the
completion of the environmental review.

SITE/NEIGHBORHOOD STANDARDS

Proposed sites for potential projects must meet the following site and neighborhood standards:

e Meet all local requirements for zoning, site planning, access to utility services and required
infrastructure as certified by the appropriate local authorities.

o Be in full compliance with the applicable provisions of the Title VI of the Civil Rights Act
of 1964, Title VIII of Civil Rights Act of 1968, E.O. 11063.

e Promote greater choice of housing opportunities.

e Avoid undue concentration of assisted persons in areas containing a high proportion of low-
income persons.

¢ Be accessible to social, recreational, educational, commercial, and health facilities and
services,

e Be accessible to municipal facilities and services that are at least equivalent to those
typically found in neighborhoods consisting largely of unassisted, standard housing of
similar market rents.

o Be solocated to places of employment providing a range of jobs for lower-income workers.

o The neighborhood must not be one which is seriously detrimental to family life or other
undesirable conditions predominate, unless there is actively in progress a concerted
program to remedy the undesirable conditions.

The site must not be located in an area of minority concentration, except as permitted below:
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o Sufficient, comparable opportunities exist for housing for minority families, in the income
range to be served by the proposed project, outside areas of minority concentration; or

o The project is necessary to meet overriding housing needs that cannot be met in that
housing market area. Please refer to 24 CFR 983.6 for more details regarding utilization
of the exceptions listed above.

e Must meet all local zoning requirements including hard surfaced parking requirements.

Please refer to 24 CFR 983.6 for more details regarding utilization of the exceptions listed above.

PROPERTY STANDARDS

All County funded projects must meet all local physical codes and standards intended to provide
quality affordable housing that is durable and energy efficient.

LEAD PAINT HAZARDS

The ARPA assisted funds requires owners/developers take actions to reduce lead-based paint
hazards in assisted units. Owners must comply with 24 CRFR Part 35, the regulations
implementing the Lead-Based Paint Poisoning Prevention Act, along with requirements for dealing
with lead-based paint found in the Uniform Physical Condition Standards (UPCS). Current Part
35 requirements stipulate that all occupants receive and acknowledge notice of the possible
presence of lead paint.

Level of Assistance in Hazard Reduction Summary of

Property Requirements Requirements
Assistance of more than | Interim Controls Interim Controls means a set
$5,000 per unit, up to $24,999 of measures designed to
per unit reduce temporarily human

exposure or likely exposure to
lead-based paint hazards.

Once work is completed, a
clearance must be obtained for
all interior, exterior and
common areas for all assisted
units.

Interim controls include, but
are not limited to, repairs, and

painting.
Assistance of more than | Abatement of all lead-based | Abatement means any set of
$25,000 per unit paint hazards measures designed to

permanently eliminate lead-
based paint or lead-based
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paint hazards (see definition
of “permanent” on the
exterior, common spaces, and
all assisted units.

Once work is completed, a
clearance must be obtained for
all interior, exterior and
common areas for all assisted
units.

Abatement includes: The
removal of lead-based paint
and dust lead hazards, the
permanent  enclosure  or
encapsulation of lead-based
paint, the replacement of
components.

FAIR HOUSING AND EQUAL OPPORTUNITY

Recipients of ARPA funds are held to Title VI of the Civil Rights Act of 1964, the Fair Housing
Act, E.O. 11063 Title VI of the Civil Rights Act of 1964, P.88-352 and the Regulations of HUD
with respect there to, including 24 Parts 1. In general, housing must be provided in a manner that
does not discriminate against persons based on race, color, religion, sex, familial status, national
origin, age or disability, and must meet minimum standards established by the following:

Title VI of the Civil Rights Act of 1964 (42 U.S.C. 2000d tense.)
e Provides that no person in the United States shall, on the ground of race, color, or national
origin, be excluded from participation in, be denied benefits of or otherwise subjected to
discrimination under any program or activity receiving federal financial assistance.

Fair Housing Act (42 U.S.C. 3601-3620)

o Title VIII of the U.S. Civil Rights Act

o Prohibits discrimination in the sale, rental, purchase, lease, financing and/or advertising of
the housing based upon race, color, religion, sex, national origin, handicap and familial
status.

o The Fair Housing Act applies to all housing except owner-occupied 1-to-4-unit dwellings
and housing for older persons where person 55 and older are concentrated or designated to
assisting elderly people.

STATE OF MICHIGAN FAIR HOUSING LAWS

October 15, 2024



[image: image37.png]INGHAM COUNTY DEVELOPMENT GAP SUBSIDY POLICY AND PROCEDURES

Elliot Larsen Civil Rights Act (Michigan Public Act #453), as amended:

e Prohibits employers consisting of one or more employees, both public and private,
employment agencies, labor organizations, from discriminating against an employee or an
applicant for employment based on the employee/applicant’s race, color, religion, national
origin, age, sex (including pregnancy and sexual harassment), height, weight or marital
status. It is further unlawful to discriminate against a person in retaliation for opposing a
violation of this Act, making a charge, a complaint, testifying, or participating in an
investigation, proceeding or hearing under this act. The Act covers not only employment
discrimination, but also housing, real estate transactions, educational institutions, public
accommodation, law enforcement, and public services.

Persons with Disabilities Act (Michigan Public Act #220), as amended:

® Prohibits discrimination based on a person’s disability in the areas of employment, housing,
real estate and the full equal utilization of public accommodations, public services and
education. A person shall accommodate a person with a disability for purposes of
employment, public accommodation, public service, education, or housing unless the

person demonstrates that the accommodation would impose due hardship.

Executive Order 11063 (amended by Executive Order 12257), as amended:

o Provides that no person in the United States because of race, color, religion (creed), sex, or
national origin, shall be denied equal opportunity in housing and related facilities provided
with Federal financial assistance, and that all Federal executive departments and agencies
shall take action to promote the abandonment of discriminatory practices with regard to
residential property and related facilities provided with Federal financial assistance.

Age Discrimination Act of 1975, as amended (42 U.S.C. 6101), as amended:
e Provides that no person in the United States shall, on the basis of age, be excluded from
participation in, be denied the benefits, or be subjected to discrimination under any program
or activity receiving Federal financial assistance.

Discrimination is prohibited in the assistance, tenant selection, sale, rental and financing of
dwellings. It is also prohibited in program administration and any enforcement mechanisms.

Affirmative Marketing and Minority Outreach: Each developer/grantee must adopt
and follow affirmative marketing procedures and requirements for rental and homebuyer projects
containing 5 or more assisted housing units. These procedures and actions will provide
information and otherwise attract eligible persons in the program service area to the available
housing or assistance without regard to race, color, national origin, sex, religion, familial status or
disability.

Developers/Grantees shall use the Equal Housing Opportunity slogan, logo, or statement in all
advertisements, public service announcements, press releases and information mailings. The HUD
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fair housing poster must be displayed in offices where rental activity takes place for all properties
with 5 or more units.

The affirmative marketing requirements and procedures adopted must include:

e Methods for informing the public about Federal fair housing laws and affirmative
marketing policy.

e Procedures to inform and solicit applications from person in the housing market area who
are not likely to apply for the housing without special outreach (e.g., use of community
organizations, places of worship, employment centers, fair housing groups, or housing
counseling agencies).

o Records that will be kept describing actions taken to affirmatively market units and records
to assess the result of these actions; and

e Developers, to the maximum extent possible, will be inclusive of all minorities, and
women, and entities owned by minorities and women, including, without limitation, real
estate firms, construction firms, appraisal firms, management firms, financial institutions,
investment banking firms, underwriters, accountants, and providers of legal services, in all
contracts entered into by the participating jurisdiction with such persons or entities, public
and private, in order to facilitate the activities of the participating jurisdiction to provide
affordable housing authorized under this Act, or any other Federal housing law applicable
to such jurisdiction.

Violence Against Women Act (VAWA): 42 U.S. Code §14043e-11: Federal Register
published August 6, 2013; Violence Against Women Reauthorization Act of 2013.

VAWA provides certain protections in regard to admissions, occupancy, termination, evictions, and
leases for victims of domestic violence, dating violence, sexual assault and stalking. Following is
a general description of the VAWA program. Owners and managers of ARPA assisted housing
should consult with its legal counsel for a complete description of VAWA and to determine how to
apply and meet VAWA requirements for its project.

No applicant for tenant of ARPA-assisted housing may be denied admission to, denied assistance
under, terminated from participation in, or evicted from the housing on the basis that the applicant
or tenant is or has been a victim of domestic violence, dating violence, sexual assault, or stalking,
if the applicant or tenant otherwise qualifies for admission, assistance, participation or occupancy.
Incidents of actual or threatened domestic violence, dating violence, sexual assault, or stalking
shall not be construed as a serious or repeated violation of a lease for the ARPA assisted housing
by the victim or threatened victim of such incident, or good cause for terminating the assistance,
tenancy or occupancy rights to the ARPA assisted housing of the victim of such incident.

No person may deny assistance, tenancy, or occupancy rights to ARPA-assisted housing to an
applicant or tenant solely on the basis of criminal activity directly relating to domestic violence,
dating violence, sexual assault, or stalking that is engaged in by a member of the household of the
tenant or an affiliated individual of the tenant is a victim of or threatened victim of such domestic
violence, dating violence, sexual assault or stalking. The owner and/or manager of ARPA-assisted
housing may bifurcate a lease for the housing in order to evict, remove, or terminate assistance to
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any individual who is a tenant or lawful occupant of the housing and who engages in criminal
activity directly relating to domestic violence, dating violence, sexual assault, or stalking against
an affiliated individual or other individual, without evicting, removing, terminating assistance to,
or otherwise penalizing the victim of such criminal activity who is also a tenant or lawful occupant
of the housing. The owner and/or manager must provide remaining tenants with the opportunity
to establish eligibility.

Any information submitted to the staff of ARPA-assisted housing, include the fact than an
individual is a victim of domestic violence, dating violence, sexual assault, or stalking shall be
maintained in confidence and may not be entered into any shared database or disclosed to any
other entity or individual, except to the extent that the disclosure is requested or consented to by
the individual in writing, and required for use in an eviction or proceeding against any individual
who is a tenant or lawful occupant of the housing and who engages in criminal activity directly
relating to domestic violence, dating violence, sexual assault, or stalking, otherwise required by
law.

Equal Access to Housing Regardless of Sexual Orientation: HUD issued its Final
Rule on February 3, 2012, regarding Equal Access to Housing in HUD programs regardless of
sexual orientation or gender identity. Owners may not inquire about the sexual orientation or
gender identity of an applicant or occupant of HUD assisted housing for the purpose of determining
eligibility or continued occupancy. This prohibition on inquiries regarding sexual orientation or
gender identity does not prohibit any individual from voluntarily self-identifying sexual orientation
or gender identity. Nor does the prohibition bar lawful inquiries of an applicant or occupant’s sex
where the housing provided or to be provided is temporary, emergency shelter that involves the

sharing of sleeping areas or bathrooms.

Section 8 and Housing Choice Voucher Recipients — Discrimination Prohibited.
(24 CFR 92.253 (d) (4): TFunded rental projects may not “exclude an applicant with a
certificate or voucher under the Section 8 Tenant-Based Assistance: Housing Choice Voucher
Program (24 CFR Part 982) or an applicant participating in an ARPA-assisted rental based
assistance program because of the status of the prospective tenant as a holder of such certificate,
voucher, or comparable tenant-based assistance document.”

GAP SUBSIDY GRANT DEVELOPMENT CHECKLIST

1. DEVELOPER/GRANTEE ORIENTATION FOR COUNTY FUNDS
County staff or County Designee will orient Developers/Grantees to design, regulatory
and other requirements. Developers/Grantees will meet with County and others as
required, regarding:
1. Environmental Review including Section 106 Review for New Construction
Davis Bacon and/or Prevailing Wage Requirements
Section 3 & MBE/WBE Solicitation and Utilization Plan
Section 106 Review
Lead-based paint requirements

wkwN
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6. Standards/Design Standards including Energy Audits and Energy Star and
Visitability
7. Funding Requirements
2. Design/Budget Review and Revision:
1. Design review and revision, as needed: which may include County review of
specifications, drawings, scope of work.
2. Construction budget review and revision, as needed
3. Finalization of Agreement:
1. Developer/Grantee submits final development budget.
2. County/County Designee orders final Grant Agreement
3. County/County Designee coordinates construction closings for project start.
4. Developer/Grantee submits all remaining items necessary for project start.
4. Construction and Marketing:
1. Developer/Grantee keeps County updated on construction schedule
2. County/County Designee monitors and inspects progress, approving draws and
change orders as necessary.
Developer/Grantee submits requested documentation.
Developer/Grantee begins marketing home(s) for sale.
Construction is completed.
Rehabilitation project receives final “last nail driven” lead clearance.
7. County/County Designee performs final inspection.
5. Project Closeout:
1. Developer/Grantee submits final project documentation to County/County
Designee.
2. Final proforma delivered to County/County Designee and final accounting of
project completed, project is closed.
3. Homeownership projects to include the following:
1. Prospective buyer may apply for Down Payment Assistance once a minimum
of eight hours of pre-purchase education classes are completed.
2. Home sale completed.
3. Accounting of sales proceeds delivered to County/County Designee.

Nk W

WAIVERS OF POLICY

The County may, upon recommendation of the ICHTF Committee, waive any requirements
of these policies not specifically required by federal/state law or federal regulations whenever
it is determined that undue hardship will result or where application of the requirement
would adversely affect the purposes and goals of the Gap Subsidy Grant Program.

MODIFICATION, AMENDMENT AND WAIVER
These policies and procedures may be modified and amended without notice when warranted
as this program evolves.
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The ICHTF Committee may waive or modify the Program’s policies and procedures,
including the required documentation, if the Committee finds the Program is in conflict with
state or federal housing laws.

PROCESSING AND ADMINISTRATION

The County is the Program Administrator. The County will provide information packets
containing a description and forms for the Program to anyone interested.

SUPERVISION
The County will be accountable to Ingham County’s Treasurer. Periodic reports and/or
meetings will take place to ensure staff performance.

FISCAL CONTROL
The County established system of fiscal checks and balances will be strictly followed.

GEOGRAPHICAL AREA
Only properties within Ingham County’s geographical boundaries will be eligible for
assistance from County. Property may not be located in a flood plain.

LOCAL PROCEDURES AND POLICIES

The County will abide by all applicable Federal regulations. Ingham County and State of
Michigan established Ordinances shall be the legal instruments for litigating disputes,
maintained by the County Attorney.

STAFF TRAINING

The County will provide effective staff training whenever that training is deemed necessary.
Courses, manuals and regional training center attendance shall be available to all staff
members.

PARTICIPANT INFORMATION

The County will perform a comprehensive recording of all pertinent participant information
for each case. This information will be used for governmental surveys and County status
reports. Personal data on applicants will be held confidentially and only released by that
applicant’s signed approval.

PROTEST PROCEDURE

The County will respond within thirty (30) days once a written complaint or protest is
received. The plaintiff may initiate further action with the Ingham County Treasurer if not
satisfied with the County’s response.
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ATTACHMENT A: HUD ANNUAL HOUSEHOLD INCOME/RENT LIMITS

Income limits subject to change.
Lansing-East Lansing, MI HUD Metro FMR Area
Median income - $92,300 for a family of 4 persons
Fiscal Year 2023
Income Limit

Category 1 2 3 4 5 6

Person Persons  Persons Persons Persons Persons

Moderate 120%
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Fiscal Year 2023
Income Limit

Category 1
Person

Income Limits $77,640
Low (80%) Income $51,760
Limits

(60%) Income Limits $38,820
Yery Low (50%

Income Limits $32,350

2024 HUD HOME Rent Limits

Lansing-East Lansing, MI HUD Metro

2 3
Persons  Persons
$88,680  $99,720
$59,120  $66,480
$44,340  $49,860
$36,950  $41,550

1BR

4
Persons

$110,760

$73,840

$55,380

$46, 150

5 [
Persons  Persons

$119,640 $128,000

879,760 $85,680

$59,820 $ 64,260

$49,850 $53,550

FMR Area

FAIR MARKET RENT

60% RENT LIMIT

80% RENT LIMIT

120% RENT LIMIT

Efficiency

$847 $887

$970 $1,039
$1,294 $1,386
$1,941 $2,079

2024 HUD Homeowner Sales Price Limit
Existing Homes

Home Sales Price Limit

$1092

$1,246

$1,662

$2,493

$1423 $1454
$1440 $1606
$1,920 $2,142
$2,880  $3,213

New Homes

$209,000

$303,000
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