AN ORDINANCE relating to low-income housing, approving the 2001-2002
Administrative and Financial Plan for 1995 Housing Levy Programs
established under Ordinance 117711 and for the Operating and
Maintenance Trust Fund established under the 1986 Housing Levy:
authorizing the use of the Operating and Maintenance Trust Funds for
the 1986 and 1995 Housing Levies for interim financing of proposed low-
income housing projects: and ratifying and confirming prior acts.
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AN ORDINANCE relating to low-income housing, approving the 2001-2002
Administrative and Financial Plan for 1995 Housing Levy Programs established under
Ordinance 117711 and for the Operating and Maintenance Trust Fund established under
the 1986 Housing Levy; auﬂmizingtheunofﬂnOpuaﬁngmdMniﬁmeTm
Funds for the 1986 and 1995 Housing Levies for interim financing of proposed low-
income housing projects; and ratifying and confirming prior acts.

WHEREAS,mmttoOrdinmcell77|l,asuna1ded,thcvotenof1‘he€ityof$uﬁle
appmvedthclevyofpmpeﬂyuxesforthcpurponeofﬁmcinglaw-imm
housing, including housing for very low-income households under RCW
84.52.105;

WHEREAS, Ordinance 117711 and the Affordable Housing Financing Plan provide for
periodic submission to the City Council of an Administrative and Financial Plan
for programs funded by the 1995 Housing Levy (“Levy Programs”);

WHEREAS, the Office of Housing, in conjunction with the Housing Levy Oversight
Committee, has developed the Administrative and Financial Plan for 2001-2002;

WHEREAS, pursuant to Ordinance 112904, the voters of Seattle approved the 1986
Housing Levy, which included an Operating and Maintenance Trust Fund
program (“1986 Trust Fund”) to provide for long-term affordability of extremely
low-income housing developed with 1986 Housing Levy funds;

WHEREAS, by Ordinance 119060 the City Council authorized an amendment to the
Cooperation Agreement between The City of Seattle and the Housing Authority
of the City of Seattle ("SHA") by which the administration of the 1986 Trust Fund
has been consolidated in the City with the administration of the Operating and
Maintenance Trust Fund funded by the 1995 Housing Levy ("1995 Trust Fund");
and

WHEREAS, the Housing Levy Oversight Committee voted at its meeting on June 27,
2000, to recommend approval of the draft Administrative and Financiai Plan for
2001-2002, and the Housing Director has submitted that Plan for approval with
certain further revisions; NOW, THEREFORE,

BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS:
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Section 1. The City Council hereby approves the 1995 Seattle Housing Levy
Administrauive and Financial Plan for Program Years 2001-2002 attached to this
Ordinance as Exhibit A (the “Plan”). The policies contained in the Plan that specifically
refertothel986Tanmdmdd\cpoliciainthepm0ftheleauiﬂed“Opauin;
and Maintenance Trust Fund Program” also shall serve as policies for the 1986 Trust
Fund, except (a) as otherwise provided in the Plan; and (b) to the extent any such
policies may be contrary to the terms of the Cooperation Agreement with SHA
authorized by Ordinance 113562, as amended pursuant to Ordinance 119060, or to the
tumsofmyagreqnentbetweentheCitymdSHAcxecuwdpnmmwdwCoopuﬁm
Agreement to govern 1986 Trust Fund subsidies to SHA projects.

Section 2. The City Council hereby finds that in order to promote efficient, cost-
effective and responsible administration, approximately five percent (5%) of total levy
funding should be authorized for administration of the 1995 Housing Levy programs.
Ordinance 117711 and Resolution 21965 automatically allow sixty percent (60%) of the
amount allocated for administration (or approximately three percent (3%) of the five
percent (5%)), but require express authority to authorize the remaining forty percent
(40%) (or approximately 2% of the 5%). The Council finds that it is appropriate to
authorize the expenditure through December 31, 2002 of the remaining forty percent

|| (40%) of funds allocated in Ordinance 117711 for the administration of Housing Levy

programs. Therefore, the City Council authorizes the expenditure through December 31,

2002, of the full amount allocated to administration of Housing Levy programs in
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Ordinance 117711, subject to appropriation of such funds.

Section 3. The City Council, on recommendation of the Housing Director, finds
that there has been a change in housing conditions since the passage of the 1986 Housing
uvy,inuutmuketfoweshavemadeitincmsinglydiﬁcuhmdwyfoupomsof
moposedlow-ineomebomingpmjecuquuimmdmﬁnuinoomolofpmpatyform
period necessary to obtain sufficient long-term financing. In light of such changes, the
purpose of the 1986 Housing Levy is best served by allowing the usc of balances in the
subfund established for the 1986 Trust Fund to be used for bridge loans to housing
pmjectspomon.mdforabanwesublishaﬁmdforinwimﬁnmcingwm
project sponsors. Such 1986 Trust Fund balances, as well as balances in the 1995 Levy
OpmﬁngmdMaimmameSubﬁmimdodwrlmHousinguvyﬁmdbMM
for funds allocated to home buyer assistance, are hereby made eligible for such loans on
terms as described in Exhibit A. The Housing Director is authorized to make, modify,
collect, and administer such loans, subject to the expenditure authority in the respective
subfunds. Principal and interest payments received by the City on such loans shall be
deposited in the subfund from which the loan was made.

Section 4. The OH Director is authorized, in her discretion, and with the
agreement of the affected project sponsor, to apply policies set forth in the attached Plan
to any housing project to which 1995 Housing Levy funds have previously been
allocated, or to which such funds shall be allocated prior to 2001. Any bridge loans

consistent with Section 3 above and with the terms of the attached Plan, whether made
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prior to January 1, 2001 or thereafter, are hereby authorized, ratified and confirmed.
Section 5. This Ordinance shall take effect and be in force thirty (30) days from
mdaﬁeriuupptovalbytbeMaym,bmifnm:ppmvedmdmwdbyﬂanwiﬁn
tm(lO)daysaﬁerpre.amﬁmitMIukeeﬁ'ectupmvidedbyMuﬁcipdCode
Section 1.04.020.

Passed by the City Council the |hﬁday of OcXo e, 2000, and signed by

me in open session in authentication of its passage this |¢X> day of Ockoben) .

2”-

Appmvedbymethistayof oCtoBER 2000.

i \

Filed by me this E day of _@M , 2000.

(Seal)

Attachments:
Exhibit A: 1995 Housing Levy Ad-ainistrative and Financial Plan, Program Years 2001,
2002
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INTRODUCTION

L Tbel9958edtleHomingLewiu$59lllmillionpwmdaipedwptm-ﬂ
- Mveaminimmofl}&uniﬂforlow-mdexﬂmly-bw-mm
chyprommcludchomeownerrdnb:hmhanebuyummul
| Mnﬁmﬁmm-ﬂmwﬁmmwwww
Seattle voters in November, 1995, as a program funded by property tax levies for seven
| years, from 1996 through 2002. The Office of Housing (OH) will administer all 1995

Seattle Housing Levy programs.
| Ordinance 117711, passed by City Council on July 10, 1995, adopted an Affordable
| HousingFinuweMplwedﬂlclwymmeNovembabonmmddhmdtthﬂeeof
| Housing(OH)mptepuemAdminiumivemdFMll(AmdF)Plneovmdl
Wmmummlm.mmwuwwcnycmnu
wdﬂedevelytwoymmﬁmAudFlewudopwdbyCityCmﬂin
September, 1996, and a second A and F Plan was adopted in September 1999 which
npplbdmpromnﬁﬁqm;hlm.ndzooo.mm?hwmmb
program activity through 2001 and 2002. The Plan was developed by OH using working
groupsinchsdinsintandmﬂ'mdooummitym-ﬂwmiewd.mindmd
approved by the Housing Levy Oversight Committee.
Ordinance 117711 requires A and F Plans to include:

(3 Criteria for evaluating and selecting projects; ‘

O Guidelines for loans or grants;

O Requirements for project sponsors; Q!

(m) ngreaundperfmmmrepomonongoingpmjm;dﬁumtobcinclﬁdin i
future plans; :

m ngnmnvimmamdmlevyﬁnﬂsmmedfortheiuwedpmm;-d
O Financial budgets for each levy program.
ThisinfonnaﬁonisincotpomedhuoﬂwpmmmchmnminchﬂedinﬂwA
| and F Plan are guiding principles, program administration information and an

| appropriation plan.

R R W e S ——— 1

mcontamofthislemnotintendedmeonfamylegalﬁgbummdapouﬁd
project sponsors, applicants, or other persons. The terms of this Plan are subject to
revision by ordinance and to the effect of applicable laws, regulations and ordinances.




GUIDING PRINCIPLES

following principles have been developed by the Housing Levy Oversight
Committee to guide program planning and implementation for the 1995 Housing

1) Levyprognmwﬂlbeduipedudl.ple-eluhwmmcny's
Comprehensive Plan core values.
The core values contained within the city’s Comprehensive Plan are community,
environmental stewardship, economic opportunity and security, and social equity (not

inprioﬁtymﬂa).Lwypmgrmswﬂlbedeﬁmdmdhnplmtedinmdme
with these core values.

Facminﬂucncingﬂwlong-tmnmweuofpmmsvuybypmmtype.m
folbmmmm“myofdwlmmmmwmmemm
success ofpmyamsmdpmjecnmdﬂ\ewell-beingofmn:ﬂwkmgw”dble

tbetweaudevekpermdﬂ\eCitytominuinnffotdlblemw
consumtionquality,speciﬁcﬁmdsidentiﬁed hm-ﬂmmcmm
and the provision of services for residents with needs.

live indepmdentlyintheoommmity, peoplewhomelda’lymdneedhmsins
assismxcemrenmininﬂ\cirhomesorwhoneedusinedﬁvingultamﬁvu.md
famiﬁeswhomvicdmsofdomaﬁcviolm.Opaaﬁommdmﬁmwm
ﬁmdingwillbeiniﬁallngctedwpmjecusavingyouthmdvicﬁmsofdomuﬁc
violence.
Commnnityhousingneedswillbcuswsedeverytwoymumeﬂwsinswy
Administrative and Financial Plan is updated. Levy programs will address emerging
oonunmﬁtymeds,withpmyamchangesmtedwithinthcmmiw!ﬁvcmd
Financial Plan updates.

(4)Levypnmuwlﬂbedalgledtomﬂ-bethebeuﬂtm-mm-

private and other public funding sources and still meet low-income housing

objectives.
Housing levy resources can leverage a wide variety of other resources. Taking

advantage of leveraging opportunities is important in order to:

. Amactmdusedlavaihblefedcnl.swc.mdpﬁvatemomwwprod\mmd
maintain the greatest number of units possible; and

e Augment Operating and Maintenance Trust Fund resources to enable the
maximum number of households with incomes at or below 30% of median to be
served over time.
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In addition to utilizing existing sources of leverage, new sources of leverage will be
sought throughout the levy development period.

(5) Coasider levy cash flow issues in developing the Housing Levy Administrative
and Financial Plan.
Levy cash flow considerations will be evaluated in developing the Housing Levy and
Administrative and Financial Plan.

{6) Levy programs will be planned and implemented in ways that stress the City’s
administrative efficiency and reduce costs.

Administrative costs should be held to the minimum level to enable OH to adequately
carry out necessary administrative responsibilities. Opportunities to plan program
i i wogs St ach Snisiutative slllcimey, Ssed .

administrative costs, will be a high priority.

(7) Levy programs will be developed in ways that balance the need to reduce total
development costs with costs associated with public funding goals.
Levy program administrators and housing developers will continuously consider and
implement ways to reduce total development costs, while recognizing and affirming
that certain public values (such as long-term durability, energy efficiency, and fitting
into a neighborhood) may increase costs, and that these must be balanced with the
objective of keeping costs as low as possible.

mwymwlumﬂbmwwwﬂ
the housing funded and produced.
Specifically:

(a) Housing produced under the housing levy will be consistent with the
Comprehensive Plan goals and policies pertaining to neighborhoods and
neighborhood planning.

(b) Programs will encourage projects involving creative partnerships and
collaborations between project sponsors and affected community groups/residents.

(c) Programs will emphasize projects that help stabilize neighborhoods and create

investment in community-neighborhood development.

(d) Programs will emphasize and promote geographic dispersion of subsidized rental
housing.




PROGRAM ADMINISTRATION

Section 8 of Ordinance 117711 identifies the City’s Office of Housing (OH) as
administrator of levy programs. The Housing Levy included $3,084,000 for
administration, 5.2% of total levy funding. This funding was intended to permit OH to
administer the levy’s three capital programs. Administrative funding for the Operating and
Maintenance (O and M) Trust Fund Program will come from Trust Fund interest eamnings,
consistent with administration of the 1986 Housing Levy's O and M Trust Fund Program.

Levy funds available for administration will be used as follows in 2001-2002:

O Rental Production Program
e TOTAL funds for administration: $2,645,053

e Portion of total to be used for administration in 2001-2002: $ 788,701.

0 Home Buyer Assistance Program
e TOTAL funds for administration: $254,000

e Portion of total to be used for administration in 2001-2002: $ 115,317

O Homeowner Repair Program
e TOTAL funds for administration: $184,947

e Portion of total to be used for administration in 2001-2002: $ 83,967

O Operating and Maintenance (O and M) Trust Fund Program
» FmdingfoudminismﬁonofdwOmdemmwillcomeﬁmMﬁmd
interest earnings during 2001-2002.
. ’I‘oulrequiredfoudministntionin200!-2002is$$157,47l;ﬁndingfor
administration of the O and M programs will come from interest earnings
from the 1986 Levy (50%) and the 1995 Levy (50%).

Resolution 29165 was adopted by City Council on July 17, 1995, and provided further
intent regarding administration of the new levy’s Rental Production Program. For that
program, only 3% of total levy program funding (or 60% of total administrative funding
available for the Rental Production Program) will be “automatically granted” to OH for
administration. The remaining 2% (or 40% of total administrative funding) requires
“authority expressly granted by ordinance by the City Council.”

Resolution 29165 directed OH to examine its multifamily project administrative “system”

and identify areas for improvement and greater efficiency. Washington Community
Development Loan Fund staff were hired to facilitate a process that included extensive
involvement by nonprofit organizations. The process began in October 1995, and
concluded in June 1996. A final report was published in late June that contains over 60
recommendations. OH examined the budget implications of the changes in May: OH
estimates the full 5% included in the Rental Production Program for administration will
be gequired to administer the 1995 Levy Program. The rental programs in the 1986
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Housing Levy required approximately 8% for administration: 5% in levy funds and 3% in
supplemental CDBG funding. Administration of the 1995 Levy will not require
supplemental CDBG funding.
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PROGRAM FUNDING PLAN

Tablelnhowsdxcmﬁcipaled?mmhnding?lmformemﬁnlevyperiod. The
Rental Production Program allocated its entire first two years’ program amount by the
end of 1997. mothutwocapiulpmgnmsbegmtheirﬁmmﬂywdloaﬁonm
in 1997. An inflation factor has been built into the model; the annual allocations to
projects by OH for the three capital programs increas. by 3% each year.

The need for administrative funding does not occur until 1997. Administrative funding
fortheOpanﬁngandMniMmestandegmnwillbepmvidedﬁomthﬂ
program'’s interest eamnings.

Tablc2dwwsbudgﬁappmpﬁaﬁmbylwypmmﬂofpmpmymmmly.
not including interest.

City Council approved the 1999-2000 Administrative and Financial Plan in September
1998 In September 1999, by Ordinance 119660, the Council amended the Plan and
reallocated a portion of the 1997, 1998 and 1999 appropriations for the HomeBuyer
program to the Homeowner Rehabilitation Program.

TheProgramFmdingPlan.showninTabIelonpages.indicaame-mmwdto
be spent each year. Table 1 has been revised from the prior Plan to shift all scheduled
apmdimmformeﬂomebwammmmdﬂmwm
Program for 2003, to be allocated proportionately between 2001 and 2002. Given the
strongneedforﬁmdingmdaplannedl.cvyrenewalinﬂnfalloﬂooz,ﬁmdingform
progran‘asin2003ismﬁcipatedtobefromaﬁlmwy.mnnuuedinmel‘mm
andingPlan.mdanyallocationsofﬁmdstospeciﬁctypesofpmjecuwithinmilplm.
include only long-term uses of funds, not bridge loans. However, Annual Budgets may
include appropriations of additional amounts out of estimated bridge loan repayments, in
order to restore original budget authority utilized for bridge loans.

Bridge Loans: The Office of Housing may use 1986 and/or 1995 levy funds to make
bridge loans to assist in development of low-income housing (for rental or owner
occupancy). Bridge loans are intended to provide funding to permit housing projects to
proceed in advance of the availability of permanent project funding. Bridge loan funding
is available for such project development activity as acquisition and/or construction.

All levy programs may provide funding for bridge loans. Bridge loans may be made
when, in the judgement of the OH Director, there is a high likelihood of repayment so
funds will be available to fulfill the original purpose of the funds. More on bridge loans
is included in the Loan Conditions section of the Rental Production Program; these
guidelines will be used for all levy-funded bridge loans.

!
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Levy Interest Earnings: Interest earned on levy capital funds placed in Subfunds 10 and
13 will be used for additional housing unit production according to policies approved for
the Rental Production Program, 50% to 65% of median income, and Homebuyer
Assistance Program, respectively. Interest earned during 2001 through 2002 on levy
capitalﬁmds,mdthepmpmymdim‘hﬁomndnduldﬁxMO&MdeFudin
excess of what is needed to achieve the capital contribution target in the Levy Program
Fund Plan, due to earlier use of interest earnings for the O&M Trust Fund, shall be placed
in Subfund 11 and will be used for additional program production according to policies
mvedfmkmﬂho&wﬁm?mmﬁmdingwﬁhbkforpmjecumiumh
vith income less than 50% of median. Of the total funds to be used for additional
pmpunptoductim.S'/owillbeusedbyOHfoudm'nﬁm
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TABLE 1

1mnoumcuwnocnumnmcmnmmnvmmm

T 1997 1998 1999 2000 2001 002
HOMEOWNER  |[CAPITAL $190343|  $487,081]  $510,265|  $534,144]  $512.814 $536,492]  $549,732
REHABILITATION [ADMIN $24,137 $24,861 $25,607 $26,375 $41 $42,391
AL | 5190343 waznmw -
HOME |CAPITAL $285,714 $285,714 $285,714 $331, $655, $668,601
BUYER ADMIN :l sss.ml $34,143 $35,168 $36,223 $57. $58,21
|SUBTOTAL sof 531 $319, $367,
RENTAL 50-65% |[CAPITAL $319741]  $329333]  $339.213]  $349.3 $359,871 $370, $389,
PRODUCTION lumm xol $21,795 $22, $23,122 $23,81 $24,5 $25
|SUBTOTAL | s319,741]  s3s1, $361 $372,5
AL<50%  |CAPITAL | $5,101,754] $5254,808| $5412451| $5,574,824] $5.742, $5914331] 71 .
PRODUCTION  |ADMIN so| $323403|  s33308|  s343008] 5353391 $363,993  $37491 $386,151}
AL | $5,101,754] $5578211] 8$s, $5,917, ‘ '-
[o&M AMOUNT
TRUST AVAILABLE
lnmn TRUST | $1,250,143] $1,250, $1,250,143] 81,250, $1,250, $1,250,1
TOTALS $6,861,981 $8.009563 $8212344 $8.421,210  $8,636.342

Bauste  smss  suan s @




TABLE 2 PROPERTY TAX DISTRIBUTION BY PROGRAM (CHART REVISED SEPTEMBER 1999)
1995 HOUSING LEVY APPROPRIATION PLAN FOR SUPPORT FUND APPROPRIATION

} FUNDS AVAILABLE: 199 1997 1998 199 2000 2001 2002
{ TOTAL: Sﬁ’.lll”l m714| SlASl."Ml $8,458,714| $8,458,715 M"Nl M‘"sl $8,458.71
|
|
:

$351,143 $351,143|  $351,143 $351,143 $351,143 $351,143
$23,857 $23,857 $23,857 $23,857 $23,857 $23,857
$375, $37 $375, $3
$5,583,429 35.583.429] $5,583.429] $5583429] $5583,428| $5583428| $5,583,428
$354.007 $354,007|  $354,007 $354,008 $354,008 $354,008 $354,008
$5,937, $5,937,436| $5,937 $5,937,437) $5,937 $5,937 $5,937
$1.250,143| $1,250,143| $1,250,143] $1,250,143| $1,250,143| $1,250,143| $1,250,142

199 1997 199 T 7000 7001 1001
SA16T14] SSILGET|  $S23,108]  $534.871]  $501,061  $416,715|  $416,715
$26,421 $26,421 $26,421 $26,421 $26,421 $26,421 $26,421 ’
443,135 $538,108]  $549 356 443,136 $443,136| é
3416714 s321,741]  $310.3 3298557 $332367]  SA16,715| 8416715 §
$36,286 sse.zsol u\z:] $36,286 sluul $36,285
$453,000  $358,027 $334.843  $368,653 i
i

o . s i
et T

Al

1 "
S

$8,458,714] $8,458,714] $8,458,714| $8.458,715| S$8.458,714| $8.458, $8,458,71
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SINGLE FAMILY HOME REPAIR
PROGRAM

inglefunilyhomerepairhmofthefommmmcovaedbym%lm

Low-Income Housing Levy. Over 12,000 very low-income, including elderly,

homeowners may need some form of assistance in repairing their homes. Many of
these homeowners are on fixed incomes and do not qualify for traditional mortgages with
which to make critical home repairs. The Mayor and City Council have increased the
original allocation in the Levy ordinance, so as to allocate $3,320,871 to single family
home repair over its lifetime. The goal is to help a minimum of 52 single-family
homeowners repair their homes in 2001-2002. During fall 1999 and the first half of 2000,
the Office of Housing has engaged users, nonprofit agencies, lenders and other interested
puﬁesmarededgnpmewfmiuhomemirmmﬂnhwhmh-bm
replaced with the HomeWise Program, which merges the home repair and weatherization
activities into a combined program.

L PROGRAM OBJECTIVES
The following general program objectives guide the single family home repair program:

O Annually provide a minimum of 26 HomeWise-Weatherization and Home Repair
loans to qualifying homeowners;

0 Promotemdprua‘vemownushipwhichconuimmthenabiﬁtyoff-nilia
and neighborhoods; helps preserve the physical condition of residential properties and
addresses the shortage of safe, sanitary, affordable housing by maintaining and
enhancing the supply of owner-occupied housing;

O Rehabilitate owner-occupied homes which encourages the most efficient use of the

City’s existing housing stock;

Assist elderly and/or disabled homeowners to remain in their homes.

MakeaﬂLevysingle—funilmeewpairbuumpeoplewithhmmuoﬂusMSO

percent of the area’s median income as determined by the U.S. Department of

Housing and Urban Development (HUD).

O Improve energy efficiency and sustainability of housing stock.

(3 Add to the housing stock by providing funds and assistance for a pilot program for
Accessory Dwelling Units (ADUs).

QQ

. PROGRAM FOCUS

From 2001 through 2002 $1,170,191_in Levy funds will be available for the HomeWise-
Weatherization and Home Repair Program including program administration. HomeWise
focuses on preserving single family homes, maintaining the City’s supply of low-
moderate income housing, enhancing neighborhoods and building communities.
HomeWise incorporates sustainable building practices and design principles and the use
of recycled materials.

11
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HomeWise offers qualifying homeowners low-interest home improvement loans and
Weatherization grants. Housing levy funds are used only for loans. Weatherization
r gnnueomeﬁomavarietyoffedenl.mtemdlocalﬁmd&anOOl-ZOOZthacwillbe
$1,086,224 available for home repair loans, plus the Office of Housing expects to enter
{ inmpmmhipmmeTﬂmganmuwithlocallendanmimmnthepﬁchiul
available for the HomeWise program. The number of loans expected to be made during
} 2001-2002 will be increased compared to the number made in 1999-2000. The average
loan amount was $21,390 in 1999 and is expected to increase during 2001-2002 due to ¢
[ rising construction costs and funding homes in poorer physical condition. The maximum .
loan amount for HomeWise loans shall be $45,000. The maximum loan amount may be
exceeded,uptoatoullomofSSS,OOO,widlwovaloftheOHDirm.pmvidedlhl
the purpose of the loan is for health and safety repairs. a

The Single Family Home Repair program will be implemented using the program
policiesmdpmcedmuesublidwdbytheOHDirecwfortheHmWinWMu
ﬂwymaybeammdedﬁomﬁmcmﬁme.exoeptwhaeﬂw-epoﬁciaapmceduun 3%
| inconsistent with requirements of the Housing Levy ordinance or this plan. &

HOME BUYER ASSISTANCE PROGRAM ;

el%SHommngyhnhﬂedaHomeBwaMmmmmw
beeninpnviousHousingLeviu.Thepmpouofthismyamiﬂoaniﬁlow- ®
modemteinoomefnmilies(so%ofmedimhcane)inbmingmA

total of $2,513,129 of Levy funding is allocated for the HomeBuyer Assistance Program,

not including administration. A goal has been established of assisting 120 low-moderate 2

households to become homeowners through participation in this program. The program i

will be established as a revolving loan fund, so new loans can be made as loan payments @

mmade.TbeOﬁiceofHousingplmstoemerinm-\wmningZOOOwith

HomcSighttoimplanenuporﬁonoftlwleudingOHmﬁ'willcominuemeirwa'kwith i

themﬂ'oftheDepmwtofNeighborhoods(DON)wmdhntemeuvym-n

Planning and Implementation with the different neighborhood planning processes. ! E

Momaﬁonwillbepmvidedwneighbmhoodmupoanwmdinfumlﬁwm

theLevyprogmnshnbemincludedintheHousingOptionstmmdtheHousing i

Work Book.
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The following general program objectives will guide the implementation of the Home
Buyer Assistance Program:
O Provide downpayment assistance to eligible borrowers to help them become
homeowners in Seattle. |
O Help maintain and expand the affordable housing capacity in the City, particularly
within the Special Objective Areas (SOA’s), by supporting the development of new |
housing and the renovation of vacant or deteriorated housing.

. PROGRAM OBJECTIVES '
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Increase the rate of home ownership in Seattle, particularly for low-income
households.

Aggressively pursue other sources of homebuyer assistance funds (HOME, etc.) to
leverage the available levy dollars.

Give priority for funds to participants who bring highest leverage to the Levy

program.

These funds should be expended utilizing an existing service delivery system.

Compleﬁmofmwﬁhbkwopﬁuewwchmmbuyae&waﬁonm

shall be a requirement of applicants receiving loans. Education under the WSHFC
forﬁm-timebuymshanbecomidaedtbeminimnmminingmyfor

meﬁmM.OHwinconductbi-annndwvimmdaamheifMMbbe

changes with the education requirement.

Thepmgnmadminim.aoqumﬁﬁedwoﬁt(sxlhdlpmvidew

mdpost-pmhueeounnlingwhaenecmuymdduﬂmuacmﬁx

matchingtbepe—pnehmmdpoﬂ-p\nchmedmulmeaofpw

borrowers with available training programs.

An annual financial report will be prepared which will include information such as:

e number of loans approved,

value of loans approved,

number of loans in portfolio,

value of loans in portfolio,

delinquency rate for loans in portfolio,

leveraging of other funds,

levels of activity of participating agencies and/or financial institutions,

number of homes sold to new owners.

OH staff will continue working on program development activities for the expansion

of the program into areas such as land trust, coops, etc.

Anmnnalpmmmperfonnmempoﬂwillbeprepuedwlﬁchwillpmvide

information such as any additional fund sources identified for the home buyer

assistmcepmgram,andtheemnmmitydevelopumthnpacuwithinthew

ObjecﬁveAms(SOA)udeﬁnedinﬂieCity of Seattle Consolidated Plan.

IV. PROGRAM FOCUS

O

0
.

Home Buyer Assistance Program funds shall be used in conformance with the
relevant goals and policies set forth in the Comprehensive Plan and Levy Ordinances
117753 and 117711.

Levy funds will be used exclusively in the SOAs.

Alternative forms of home ownership (land trusts, coops, etc.) may be pursued using
both levy and other sources of funding that may become available.

All program participants (banks, non-profits, borrowers) must contribute something in
order to participate; e.g., loan or development discounts, fee waivers, other
downpayment assistance funds for banks; proven lending/administrative track record
for nonprofits; adequate cash savings for borrowers, etc.

13
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V. PROGRAM POLICIES

O Initial maximum home cost is the same as the FHA limit, as adjusted annually.

O An RFP may be issued to select an experienced program administrator and/or loan
servicer for each two-year program cycle.

() Potential borrowers must be first-time homebuyers with household income below
80% of median at the time of application.

First-Time home buyers are defined as: any individual who has not owned a home during
thcﬁveywpaiodpriortoﬂsepmhmofahomeexoqnthla)myindividudwhoiu
displaced homemaker may not be excluded because that individual, while a homemaker,
owned a home with his or her spouse or partner; and b) any individual who is a single
puentorgundimofamhmchildmymtbeexchndedbewnethﬁindividmehile
married, owned a home with his or her spouse or partner.

() Potential borrowers must successfully complete a pre-purchase homebuyer education
pmgnmandbecaﬁﬁedbytheagencypmvidingtheedw.ﬁmpmm.

(3 Potential borrowers must agree to the purchase of a home in Seattle as their principal
residence only. Investment properties will not be allowed under this program. Homes
with an accessory dwelling unit are eligible, provided that the borrower is an owner-
oecnpantofthchmne.Almtoowneonmctmybceonﬁdaedap\m

(3 Potential borrowers must be able to financially qualify for a first mortgage with a
participating lender.

(3 Income and asset definitions will be based on those developed by the City of Seattle’s
Single-Family Housing programs.

0 Gapﬁnmingwiﬂberovidedonanu—neededbniswwamximmofﬂs.ooo
perborrower;bormwmmunptovideaminimumofsz.SOOormofﬂnpwch-e
pﬁce,whichcvaisywa,ofﬂleirownﬁmdlwwudtbehomepumhuewmhdw
levy downpayment assistance funds.

0 Forgapﬁmncing.repaymenhahnﬂbedetaminedhyapmmimymﬁemddndof
trust approved by the Office of Housing. The repayment terms shall specify the
imaenmc,whichgenadlyduﬂmtexceed3%simpleimuw,loanwm.paiodof
payment deferral, if any, and contingent interest or share of appreciation, if any. The
OﬂioeofHousingslmllreponmpaymmttermsinnmmyfomﬂtoﬂwLwy
Oversight Committee.

O Borrowers may receive gifts of funds towards their portion of the downpayment:
however, gifts must not exceed 25% of the borrower’s total downpayment
requirement.

O Borrowers may use proceeds from the sale of assets towards their downpayment
requirement; ¢.g., selling a car, cashing in retirement accounts, etc. Sources of cash
must be verified.

(3 The terms of each loan made to a home buyer shall provide that the City may collect
the entire balance owing upon sale of the home, to the extent permitted by applicable
law. However, OH may permit assumption of the loan by another eligible borrower.

O Loan term will generally be 25 years. OH may allow earlier repayment or shorter

terms.
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0 AnyﬁmmgepmductnppmvedbyOHMbeeli;ible.iqcmmAd

memmmuommm)mmm-c
also eligible, provided the rehabilitation amount exceeds $5,000.
Ahmemiﬂumybembﬁnhedbmiewbnamamwmckh
performance of loans shall also be established.
Bmmtmypmchmnytypcofmddmmlmy.mulmlymor
renter occupied or vacant. If tenants are displaced as a result of sale to an owner-
WMWMMMMif&y,ﬁﬂmupﬂoﬁ
of levy funds.
Pﬁoﬁtywiﬂbegimwbmomwholiveinwk.nplbﬁcmby‘smﬁu
inSuttleormothalnnadnldswiﬂluleanoncpamqloydwiﬂinﬂnCity
of Seattle.
TheOﬂiceofHomingwinlnvethemhoritywrwinmcmmm-muif
wmmmammmmmqwﬁmwm
households as homebuyers in Seattle. The Director of the Office of Housing may
inctmethcmaximumbananonm:ﬁaﬁwwaﬁngd.ylmﬁeebdnmywnd
City Council. The final decision of the OH Director will be made with responses
from the Mayor and City Council taken into account.
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RENTAL HOUSING PRODUCTION
PROGRAM

V. PROGRAM OBJECTIVES

unding for the Rental Production Program is divided among two categories as
follows:

CATEGORY: TOTAL FUNDING: 2001 | TOTAL FUNDING: 2002 |

O City-wide - 0 to 50% of $39,084,000 $11,998,094
median income; subject
to restrictions in
Consolidated Plan

t O Special Objectives Area $2,458,000 $760,452

-- 50% to 65% of
median income

Fundingwillbeuedtopmdweaminimmnofmmindm'ingzom-m.

Vil. PROGRAM FOCUS

Levy funds will be focused on the following priority areas in 2001-2002. These priorities
will be included in NOFA documents, and are not listed in priority order:

O Family Housing (defined as units containing two or more bedrooms).

DuﬁngtheﬁrsﬂyursoftheLevy,productionof%bedmommitshadnotkeptwwim
levy unit goals established in 1995. During 1999-2000, the Levy Oversight Committee
approved a significant increase in funds designated for developments with 50% or more
unitsbdn32+bedrmm(fmﬁly)tnusing.mdthcpmdmﬁonofﬂﬂstypeofham
increased substantially compared to prior years. In order to continue sufficient production
of housing for families, 40% of funds that will be available for citywide rental production
in 2001-2002 will be available and reserved as a priority for predominately 2+ bedrooms.
If there are not sufficient funded applications for family projects to fully use the 40%
setaside, the balance of funds may be used for other types of low-income housing.

i
g

O Neighborhood Plans
Projects that implement strategies identified in City-accepted Neighborhood Plans will be
a priority. NOFA documents will provide more specific guidance regarding this §

important area of focus.
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O Senior Housing
Assisted living will continue to be an area of priority.
O Housing for people who are homeless and/or disabled

Recommendations from the Seattle-King County 1999-2000 Homelessness Response
report, the United Way Homeless Initiative, and priorities established in the Seattle-King
CoMyConﬁnmnnofCueapplicaﬁmwillbemedtoeﬂabﬁshOﬁceome
ﬁmdingpﬁoﬁﬁu,with:peciﬁcﬁmdingamhﬁswbeinchdedinNOFAm.
Hmsingforpampuﬁcipuﬁnginﬂ\emmedaﬁonHedﬂlyFmiliulniﬁuive.
welfare to work or employment programs for homeless will also receive priority.

() Section 8 Preservation and Expiring Use Projects

Pruavingmliuwiﬂ\cxpiringpmject-buedfederﬂopauingﬂhidy-ﬂm
developments with expiring affordability restrictions will be a priority during 2001-2002;
specific funding emphasis guidelines will be included in future NOFA documents.

O Housing Units for Households at 30% of median income or lower

Dwelownmuincludingawmmﬁonofmiumingwm
incomes of 30% or less of the median income will receive priority in order to achieve the
Levy Affordability Policy in Section G.4. below.

O Transit Oriented Development

ijectslocatedwithin%mileofalightnilmtionormajorumsitmwhich
mcorpomepedesuimummdmmitmmtheirdedmwillbeapﬁoﬁty.

Vill. PROGRAM POLICIES

A. USE OF FUNDS
Program funds can be used to pay for acquisition and/or rehabilitation costs associated
with preserving existing vacant or occupied buildings, for new construction projects, and
for permanent or “take-out” financing , including refinancing of existing loans.
OH may approve funding for a “project” that will consist of one or more entire buildings,
individual unit(s) within a building, portions of a building, or individual unit(s) or
portions of several different buildings, consistent with the policies described in this plan.
Eligible acquisition costs include reasonabie costs associated with building or land
purchase, such as:

O Purchase price

17 /@
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O Option costs

O Financing fees
O Appraisal costs
O Closing costs

O Interest

O Inspection fees

O Title insurance
Eligible rehabilitation and new construction costs include but are not limited to:

0O Architectural/engineering fees

0 Construction costs

O Relocation costs

O Operating losses during project rent-up
3 Hazardous materials abatement

Eligible permanent or “take out” financing costs include all costs related to the
acquisition, development and construction of the units.

In instances where nonprofit developers negotiate purchase agreements with sellers which
provide for acquisition payments spread over two or more years, OH will have the option
to precommit funds from future year allocations, subject to appropriation by City
Council, to cover future payments relating to project purchase.

Reasonable development fees will also be an eligible use of Levy funds. Development
fees must be consistent with OH’s Development Fee Policy as now in effect and as it may
beamendedbytheDimctorﬁomﬁmetoﬁme,mdwillbeeomidaedupﬂofthe
development budget for a proposed project. OH will review the proposed development
fee for nonprofit agencies that receive other City funds for their operaticn to insure that
LevyandotherCityﬁmdsmnotbeingusedforthenmepumose.

For projects selected for funding, up-front development costs incurred prior to a project’s
selection will be eligible for Levy reimbursement. Examples of up-front costs include
earnest money agreements, legal costs, and preliminary architectural or engineering costs.
1mpact Capiial (IC), is a potential source of up-front development costs for nonprofit
agencies. Impact Capital is generally repaid from loan funds if a project is approved.
lxvyﬁmdscanbeusedtorepaylmpactCapital.

B. ELIGIBLE PROJECTS
Levy program funding may be used for projects described below. Eligible projects may
include entire buildings, individual units(s) within a building, portions of a building, or
individual units(s) or portions of several d: .erent buildings, consistent with the policies
described below.
Levy funds can be used for projects that combine residential and other uses, and/or that
combine subsidized housing with market-rate units. The sponsor must demonstrate that
City funding is attributable .0 the Levy-eligible housing and that costs of other parts of
the project are paid from funds eligible for that purpose.

Residential space includes:

18
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Common areas for resident use such as television or reading rooms;
Areas for cooking, eating, bathing;
Corridors, stairwells, storage areas;

Management office space; and

Building lobby area.
Fo:mjmmvingwiﬂmedspopﬂaﬁmmmym(mhsomeem
serving the housing or space for provision of on-site social services to residents ) that is
necessary for the viability of the project may be considered part of the Levy-eligible
housing.
Levyﬁmdsmaybealbcatedmmn-tuidenﬁdmofmixed-unb\ﬁldinponlyfor
work directly benefiting the residential units; e.g., rehabilitation work that is part of
overall exterior building improvements (masonry repairs) or rehabilitation work
necessary to insure the structural integrity of the building. Costs associated with
eommatialunmimpmvunmuorimpmvmutomukammiumnoteﬁgible
for Levy funding. :

OH acknowledges that mixed-use buildings will require financing for non-housing
portions of a project. While Levy funds may not be used for non-housing portions, nor
for housing for ineligible tenants, OH will help applicants identi ify other project funding
or innovative fund sources to cover non-housing project costs.
Wbaeitishnpncﬁcalwugregateeonmmonondnbiﬁuﬁonmmw
funded units and other portions of a mixed-use or mixed-income project, the OH Director
mnypamitsuchcomwbepmntedbetweenl.evyﬁmdingmdothaﬁmdingm
based on any reasonable formula. In order to facilitate development of the Levy-eligible
units,OHmayallowLevyﬁmdstobeusedfortheﬁxllmomtofaoostitan(mhu
purchase price) that is partially attributable to non-residential or market-rate space, if
tbercisadequﬂemmancethatmﬁicimtﬁmdinsﬁomappmpﬁmwumwiﬂbe
pmvidedtopayfouslmoftoulpnjectcosueqmltotheﬁnllamomullocabletomh
spacemdtlmﬁnalcostcaﬁﬁcaﬁonwillconﬁrmdaeallocaﬁonofcostsofmhmw
such sources.

C. ELIGIBLE TENANTS
Tenant households must generally have incomes at or below 50% of area median income,
adjusted for household size, to be eligible to live in units assis'2d thro. _n the Rental
Production Program. A portion of program funding may be uses to produce units
affordable to households with income at or below 65% of median income, adjusted for
household size. Detailed rent requirements are outlined in Section G, Occupancy and
Rent Requirements.
Projects involving new construction, acquisition and/or rehabilitation of existing
buildings may include some units occupied by households who can live independently
but who have support service needs; e.g., people who have a history of substance abuse
and/or are mentally ill, and who may or may not participate in treatment programs.
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Projects providing transitional housing will be required to link support services directly to
households in those units, bat on-site services will not be required.

D. ELIGIBLE SPONSORS
Eligible sponsors of housing produced through the Levy are:

O Private nonprofit agencies;

O Public Development Authorities;

O Seattle Housing Authority;

O Private for-profit ownzrs/sponsors.

Private nonprofit agencies will be required to submit articles of incorporation and an IRS
letter as proof of nonprofit status. Eligible nonprofits must have a charitable purpose
which may or may not include the provision of housing. The City’s ' preference is to
provide funding to nonprofit sponsors, including public agencies, that have established
housinguapﬁmuypmpouofﬂ:eminﬁon.ﬂuwghmepmjeanlec&mm
priority will be given to nonprofit and public agencies which have demonstrated ability to
developmd/ormmagelaw-inoomehousing,mdtolimiwdpuuulhipsorotbu
organizations through which such nonprofit agencies obtain tax credits to help finance a
project.

Any partnership or organization organized by a nonprofit or public corporation in order to
obtain tax credits may be treated by the Director as a nonprofit corporation for purposes
of the policies in this Plan. The Director also may consider as nonprofit corporation any
corporation, limited liability company, general partnership, joint venture, or limited
partnership if all shareholders, members, partners, and any other equity owners of such
entity are nonprofit corporations or public entities.

Sponsors ordinarily must demonstrate previous experience in the development,
management, and ownership of housing projects similar to the project being proposed. If
themnpmﬁtsponsordoesmthavepmviousexpaimeinoneormeofﬂnnm
thesponsorwillbeexpectedtopmposcanappmpﬁaterelaﬁomhipwithmdwrmﬁtyin
order to demonstrate required experience.

If a sponsor cannot demonstrate previous experience in housing or if an agency is not
primarily providing housing/housing related services, OH will encourage and work with
the sponsor to strengthen the development team to ensure project viability, including
possible sponsor affiliation with an established housing organization or creation of a
subsidiary housing nonprofit organization. OH will evaluate the experience of a sponsor’s
management/development team, staff, Board of Directors, and other project and program
experience to determine whether formation of, or affiliation with, another nonprofit
would be required as a condition of funding.

E. MAXIMUM CITY SUBSIDY PER PROJECT

The City's maximum subsidy per project includes all OH administered capital funds
which may be combined to finance a project, including funds from the Housing Levy, the
Community Development Block Grant Program, HOME Program, Growth-Related
Housing Program, Housing Bonus Program, Transfer of Development Rights Program,
any special mitigation funds, program income,, or other long-term city capital subsidy.
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For purposes of Section E, project is defined as those units in a building(s) that are City
funded and rent-regulated.

City maximum per project subsidy amounts are not meant to reflect total development
costs for a project. Leveraging other non-City resources is strongly encouraged, and
required for most projects. The established maximum figures will be reviewed in light of
actual project experience when future Plans are prepared and will be revised if necessary.
The maximum per project amount that the City will contribute is 40% of total
development costs of City-funded affordable units. Total development costs are all
components of typical development budgets, including acquisition (land and/or building),
construction costs, and soft costs.

Waivers may be granted by the OH Director on a project-by-project basis to permit City
funding in excess of the percentage stated in the previous paragraph. The OH Director
may approve an increase in City subsidy of an additional 10%, up to a total of 50% of a
project’s total development costs for projects that clearly demonstrate the need for a
policy waiver.

Waivers may be considered on a case-by-case basis for projects meeting one or more of
the following criteria.

(a) Projects which are located in an area with littie or no subsidized, low-income
housing, or in an area identified in the City's comprehensive plan or other adopted
policies as one in which low-income subsidized housing should be encouraged.

(b) Projects that provide special amenities and/or unique design features for the
proposed tenant population. This may inciude projects that contain larger units for
families; or projects that require reconfiguration of units to meet the needs of the
proposed population; or special design features resulting from the participation of
potential tenants and/or community members in project development.

(c) Projects where other public funders have made their maximum award or for
which maximum leveraging of other public fund sources is not possible due to
timing considerations, i.e. sources not available at time project should proceed.
OH may ask sponsors to apply for other fund sources later, if appropriate.

OH will use costs of previously funded, comparable projects as a guide in determining if
a waiver is justified; however, waiver decisions will be made on a case-by-case basis
based on specifics of the particular project or situation. Additional waivers permitting
higher City subsidy amounts may be granted if the OH Director finds that the leveraging
potential of other fund sources is very limited and higher City subsidy is warranted. In
this limited circumstance, funding in excess of 50% of total development costs of the
City-funded units is permissible, as long as the project also fits within an area of program
focus outlined in section VII above and is a relatively low number of units or relatively
low total city funding amount.
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F.  LOCATION, SITING, AND NOTIFICATION

k. 1. LOCATION
ijecumingvaylow-imametaunumaybebwedindlneighbahoodl.mbjeum
requirements and restrictions in the City’s Consolidated Plan. Levy funded units serving
households with incomes from 50% of median up to 65% of median are restricted to
Special Objective Areas identified in the City’s Consolidated Plan.

’ 2.  SITING

; The following siting criteria will be considered during the project selection process to
determine if the location of a proposed project promotes a quality environment for the

’ population to be served:

(a) pmximitymmnsit.goodsmdservicanecumforﬂnupeciﬁcpopuhﬁou;

(b) relationship and compatibility of the project with other uses in the area;

(c) safety and security of the location for the proposed population;

(d) special amenities (e.g., availability of safe and secure outdoor play space for

children in family housing projects).

Mcﬁtqiawiﬂapplyequﬂlywboﬂ)pammnmdmnﬁﬁondhouﬁngpmjmm
hnpomntgoalwiﬂbetodimbw-imomembﬁdiudhmuingmﬁuwm
possible.

3. NOTIFICATION
'IheCityofSemlerequimsponmsofpmjecuthaitﬁmdstoenpgeinacomuﬂty
notification effort. Clear, open communication is the first step in establishing a positive
long-term relationship with neighborhood residents.

While notification is an excellent way to begin to address the potential concerns and

quesﬁonsthaneighboumdconunmitymanbalmayhaveabmﬂahmningpmject.

long-term success with the neighborhood will come from a long-term commitment to a

| relationship with project neighbors. Through its funding processes, the City seeks to

| balance its support for specific projects that it funds with the desire that those projects

) sponsors make a good faith commitment to positive, constructive relationships with the

' neighborhood.

} Sponsors will be required to include a description of their community notification process
in project applications. The community notification process for projects that involve site

acquisition must begin no later than upon achieving site control as defined in OH funding

announcement documents. The process for projects that do not involve acquisition must

begin at least one month prior to submission of an application to OH. Sponsors will be

required to notify immediate neighbors (300 foot radius from property lines) and

appropriate community groups prior to submittal of a project application in response to a

NOFA deadline. Sponsors must use notification either by mail or flyers delivered door to

door, and good neighbor guidelines developed by OH as they work with community

members to site projects. A notification plan and the results of the notification process

activities must be included in funding applications to OH. Applicants will be required to

conduct notification activities outlined in OH funding announcement documents.
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Community support will be considered a positive factor in reviewing a project; however,
eommunitympponoflpmjectwillmtbenequimanofﬁmdin&Cominentwithﬁir
housingquﬁranenﬂ,commﬁtyoppodﬁmbuedonmydimhnwym
including opposition to families with children or persons with disabilities, shall not be
taken into account.

Failure to comply with notification guidelines may result in rejection of an application,
denial of funding, deferral of funding pending further notification efforts, or other
remedies as determined by the OH Direc'or.

G. OCCUPANCY AND RENT REQUIREMENTS

1. DEFINITIONS
mmummmmmpmmmmmofmmwm
Financial Plan, the following terms shall have the following meanings unless the context
otherwise clearly requires:

(3 "Affordable rent" for low-income tenants means annual rent not exceeding 30% of

80% of median income; affordable rent for very low-income tenants means an annual

rent not exceeding 30% of 50% of median income; and affordable rent for extremely

low-income tenants means an annual rent not exceeding 35% of 30% of median
income.

"Extremely low-income" means income not exceeding 30% of median income.

"Income” means household income computed in conformity with requirements of the

federal HOME program, unless the OH Director shall permit another method of

computation for a particular project or class of projects.

"Low-income" means income not exceeding 80% of median income.

"Median income” means annual family median income for the Seattle-Bellevue-

Everett Primary Metropolitan Statisticz] Area, as published from time to time by

HUD.andnadjnﬂedfmhonseholdsizewcadingu‘:hcmeﬂ\odundbyHUDfor

income limits in subsidized housing. For purposcs of rent limits, median income

generally is adjustedaceotdingtothcpresmnedfamilysizebuedonﬂwnmnberof
bedrooms in a unit, consistent with HUD rules for the HOME program.

(3 "Rent" means all amounts charged for the use or occupancy of the project (whether or
not denominated as rent or constituting rent under state law), plus a utility allowance
for heat, gas, electricity, water, sewer, and refuse collection (to the extent such items
are not paid for tenants by the owner).

O “Very low-income” means income not exceeding 50% of median income.

The OH Director may adopt further refincments or interpretations of the above
definitions to improve compatibility with other funding sources and to assure
adequate cash flow on a project-specific basiz

QQ

QQ

2. INCOME ELIGIBLE TENANTS AND AFFORDABLE RENT
LEVELS

(3 Tenants with incomes that rise above the eligibility levels become "over-income

tenants." Rents for over-income tenants may be increased above program affordable
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| rent levels described above. City funding will not be available for units occupied by
1 income ineligible residents; however, the City may ask that such units, although not
| City-funded, become rent-regulated under a City Regulatory Agreement when
occupancy changes.

O Non Levy funds may be used for units occupied by households with incomes from

50% to £,0% of median where an existing project is acquired for very low income

[ occupancy and some units are occupied by households with incomes over 50% of
[ median. (See Comprehensive Plan policy H33).

O Extremely low-income tenant households (30% of median and below) in units
> subsidized through the Operating and Maintenance Trust Fund may contribute up to
[ 35% of income toward rent (including utilities) consistent with City Council policy a
|

|

direction for the Trust Fund.

3. RENT INCREASES
| O After-rehabilitation rents for Levy-funded units generally should not exceed before- Py
| rehabilitation rents. Tenant displacement due to after-rehabilitation rent increases ‘
| should be avoided. Higher after-rehabilitation rents will be considered only if
‘ necessary to ensure adequate project operating funds. After-rehabilitation rents for
vacant units and rents for newly constructed units should generally not exceed an
average of the rents for comparable occupied units. i

O During the loan term, rents can be increased only to cover increases in project
opuaﬁngeoﬂs,mavedeposits,wmmentfeumd/orodmmject
expenses or low-income housing purposes acceptable to OH.

0 Spomonshallesubhshopmﬁngeominopaaﬁngpmformamvedbyml.
Opaaﬁngeoﬂuhallincludemu,imnmuﬁﬁﬁa.uhﬁu,mmfeu.
replacement reserves, maintenance supplies and services, and other such expenses as
shall be allowed by OH.

0 Atnotimedm'ingthetermofﬂ:elommmtsforuniuoccupiedbyimome-elip’ble

tenants exceed "affordable levels" as defined above.

Rents for over-income tenants may be increased above "affordable rent levels.”
lfSponsorspmpocetousennplusincomeﬁmnonepmjecttombﬁdiumother
project, OH shall closely review the finances of the affected developments to assure
that such a use would not jeopardize the affordability requirements or financial
viability of either project.

QQ

4. AFFORDABILITY POLICY

Levy Program funds for rental production are subject to the following affordability :
policy: .
H
O3 At least 50% of Levy Rental Production Program funds available for households with -
income under 50% of median income shall be used for housing affordable to o
households with incomes at 30% of median income and occupied by households with

incomes at and below 30% of median income; and
0 Remaining funds available for households with income under 50% of median income ¥
shall be used for housing affordable to households with incomes not exceeding 50%

of median income.
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O A limited amount of rental production funds, set at $760,452 for 2001-2002, shall be
used for housing in Special Objectives Areas for units serving households with
incomes between 50 to 65% of median income.

OH administers the affordability policy across the Levy program as a whole, not on an
individual project-by-project basis. The policy is administered on a two year cycle. All
projects approved for Levy program funding from January 1, 2001 through December 31,
2002 shall be included in calculating City affordability policy goals for the 2001-2002
period.

S. OTHER POLICIES

0 ProjecupomonmuuobuinOHq;pmvdfouchmgeinbw-imomepopuldionto
be served if some event occurs, such as loss of services funding, that requires a
change in the tenant population.

O Conunmialspacerenulincomesbouldbeundmmeresidmﬁdmm
possible.

(3 Rent levels for units assisted under both the Housing Levy Program policies and
directlyundafedaﬂHUmemeedetaminedinmdmeewiﬂnSecﬁon
3(a) of the United States Housing Act of 1937, as amended, 42 U.S.C. Section
I437a(a),mdregulaﬁonnhaumder.orundamyoﬂwfedadhwotm¢uhﬁom
mworhquﬁamquiﬁngspeciﬁcmtlevehinm-imhwﬁngpmjmm
with federal funds provided that housing for very low-income households must
remain affordable to such households.

0 ForsolonguHousingLevyOpaaﬁngmdMaimenmccTanunandiun
pmvidedwithtupectmamindwmtnquimuoonuinedinthcpaﬁonofdﬁs
Administrative and Financial Plan governing the Trust Fund shall apply to that unit
mdshaﬂsupanedemyothamtﬁmiﬂiomoﬂwwinappﬁcable.excep(uwedin
the preceding paragraph.

H. LOAN CONDITIONS
The intent of the Levy is to provide long-term low-income housing for permanent or
transitional occupancy. Loan condiiions are meant to promote and encourage long-term
use of properties for low-income housing. If a property is ever sold during the loan term
and City ﬁmdingretumed,Citypmceednhouldbeuledtopmdueempheananlow-
income housing consistent with then current City low-income housing policy.
The OH Director may deviate from the loan terms and conditions contained in this Plan:

(a) formxcreditpumaslﬁps.whenmhlomtumsmyinmainheavaihbﬂityof
tax benefits; or

(b) whenthespomorcxpectstoreceiveotherﬁmdingsomesﬁomwhichﬁxllor
partial repayment of the City loan can be made prior to the normal maturity date.

Debt service requirements may be established depending on income level served,
operating budgets, and extent of other subsidies used. “Tax credit partnerships” may
include limited liability companies or other entities organized to utilize low-income
housing tax credits and/or other tax credits.
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1. Loan Terms
Loan terms will be a minimum of 50 years.

2. Interest Rate
The interest rate for projects not using low-income housing tax credits will generally
be 1% for nonprofit-sponsored projects, 3% for private for-profit-sponsored projects,
and will be set according to the project’s ability to support debt service. The interest
rate for projects using low-income housing tax credits will be a minimum of 1%
simpleinterutmdamaximumoftheAppﬁcablcFedaaleadnmof
Section 42 of the Internal Revenue Code, depending on the project’s projected
capacity for repayment. The actual interest rate for projects using low-income
hou:inguxcrediuwillgena:llynngefmml-3%mdwillbeoetonawo—by-cae
basis. The interest rate will exceed 1% where there is a net financial benefit to the
project. Tbepmpooeofeﬂablinhingamgefortheimawmeonbevyﬂmdﬁsw
provide flexibility in financial structuring to maximize tax credit equity contributions
and to help preserve long-term affordability. Interest on program loans will accrue
annually as simple interest.

k3 Repayment
OHwillgenaallymakedefaredpaymanlomswhicbmwbemid\pon
availability of surplus, residual income, sale, change of use, or at the end of the loan
term. Borrowers may further defer payment of principal, deferred interest, and
contingent interest by extending the loan term. Amortizing loans will be required if
project budgets can afford repayment and meet required rent levels. Amount of
repayment required will be established as each project is reviewed.

4. Transfer and Assumption

The OH Directormaypamitmemfenndmmptionoftlwloan.uﬂthem&r
ofﬂwpmpqtyacquimd.consﬂuctedormhabilimedwiththeptweedsoﬁhebm,
wiﬁxoutmquiﬁngrepaymentofpﬁncipaLMoroﬂumomuowingunduﬂw
loan at the time of the transfer, under any of the following circumstances:

(a) The loan is assumed by a tax credit partnership and the partnership makes a
substantial equity investment in the low-income housing;

(b) Thcpmpqtyismfemdbyauxaeditpmhiptoanonpmﬁtmponﬁonor
public agency approved by the Director, including without limitation a transfer to
thegenenlpaﬂnerpmuamtothetamsofanoptionagreanaumadein
connection with the formation of the limited partnership; or

(c) The property is transferred, with the approval of the Director, to a qualified
nonprofit corporation or public agency, without substantial consideration to the
transferor other than assumption by the transferee of outstanding obligations.

S. Covenant

A covenant will be recorded against the property which requires continued use of the
property for low-income housing for the term of the loan. Sponsors must have the
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City’scomenttosellapmpmybefommemdofdwcovmmtpqiod.lfuponoor
sellsapmpatybefmmemdoftheoovemntpaiod,mdinvmﬁnﬂsowedbthe
City instead in replacement low-income housing approved by OH, the OH Director
maypanﬁtthecovenmttobemleuedmdmovedmdnnpwm-imome
housing for the number of years remaining on the original covenant period.

6. Contingent Interest
City participation in project equity in the event of change of use or sale of property
(mﬁngmtimm):haﬂberequimdfonﬂkamlhoducﬁon?mmm
exceptﬂwsedevelopedmderﬂ:eMixed—h\emneeanpmmMixedhme
componentgtﬁdcﬁnumouﬂhwdinSecﬁonH.Mbebw.Uponsdc.mofun,
or repayment of the loan, loan principal plus the greater of cither deferred interest or
wnﬁngaﬂintaeﬂshdlbedu.ConﬁngentianIbealcnhtedmdingtol
formaula established by OH.

Tthity'scmﬁnganintaenslnuldnﬂectmeamomnofCityﬁmdsoonnhMu
permanentﬁnancingtoapmjectmdsbouldbemodiﬁedbymyaddiﬁondﬁm
cmmtuteddmingthelomtam.mchucqiulconm’hﬁomwedbythecm
or sponsor subsidy necessary to cover operating losses. For example, if City funds are
So%ofwnlpmjecteom,meCity:hmﬂdmeiWSO%omedningm
repayment of project debt (but not including contingent interest owing to other project
lenders).

7. Prepayment Premium
Prepayment of loans under the Rental Production Program will be subject to Office of
Housing approval. Such approval shall not be unreasonably withheld if the sponsor
provides adequate assurances of future compliance with the affordability and
occupancy restrictions in the regulatory and recorded covenant. If a
sponsor repays the City loan (principal plus the greater of interest or contingent
interest) during the first 15 years of the loan term, a prepayment premium shall also
be due.

The prepayment premium shall be 50% of the original loan principal if the loan is
repaid during the first five years of the loan term. The prepayment will decline by 5%
per year in years 6 through 15. There will be no prepayment premium after 15 years.

Prepayment premiums shall not be due in the event of involuntary prepayment, due to
casualty or condemnation.

8. Loan Term Extension

Any unpaid principal balance and accrued, but unpaid interest on OH loans will be
due and payable at the end of the 50 year loan term; however, borrowers shall have
the option of extension, or, in certain circumstances, forgiveness of the OH debt. At
the end of the loan term, sponsors will be encouraged to extend the loan term and
continue to extend the period of affordability restrictions for an additional 25 years,
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provided the property continues to be in compliance with the OH affordability
requirements

a) Projects Serving Extremely Low-Income. Projects serving extremely low-
income households shall be defined as projects with 50% of more units with rents
affordable to residents with incomes at 30% or less of median income... For such
projects, debt is forgivable under the following terms: if the loan term is
extended for 25 years, the loan principal and accrued, unpaid interest will be
forgiven at the rate of 4% per year (of the total principal balance and accrued
interest obligation as of the end of the initial loan term), so long as the sponsor
and the property remain in compliance with OH loan documents.

b) Other Low-Income Housing Projects. For any other types of projects, debt is
not forgivable, but if the period of affordability restrictions is extended for &n
addiﬁonalZSymthebmmwermyexmdtherepaymantamfGZSymm
continue to pay the outstanding debt only from surplus, residual receipts.

}[
f

9. Use of Funds Owing to the City

SaleofpmjecuduringthelomtamrequiruCityeonwnt.Lolnﬁmdsmmnedwthe
City will be deposited in the Low-Income Housing Fund. Funds will not necessarily
be reallocated to the Levy program from which they were committed. Except for
ﬁmdsmsedbyamojectnpomudum‘bedabove,ﬁmdu&nudﬁmdlhvy
programs will be reallocated by OH to low-income housing projects according to
pﬁoﬁﬁueﬁabﬁshedinﬂnecnmaﬁAdminiﬂnﬁvemdFinmcidleoer
City policy plans as determined by OH.

10. Refinancing

OH shall establish a policy for allowing refinancing of properties with OH loans.
OH mayallownﬁnmcingoftheexisﬁngpﬁvatedebthxmthumhin
additional capital investment in the project, that result in a lower interest rate, or
that produce some other long-term project benefit. In general, OH will
subordinate its deed of trust to new financing on reasonable terms if the
oumandingpﬁmipalbulmofthencwlomdoanotexceedtheexisﬁng
balance, or if the additional debt is used to repay a portion of the OH loan or for
low-income housing purposes approved by OH, or some combination of these
uses. OH shall review refinancing proposals, including the proposed new
ﬁnmcingwms.pmposedtrmsacﬁoneosts,mmasmentoftheeq:iulneedsof
the development and the adequacy of reserve accounts, and may define additional
submittal requirements.
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11.  Additional Project Subsidies

At the end of the loan term and at the borrower’s request any time during the loan
term, the City and the borrower should review the status of a project and evaluate its
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continued feasibility. Projects will be underwritten with the goal of having a
financing plan that achieves self-sufficiency for each project, so that repairs and
improvements can be fuily covered from the project’s operating income or reserves.
x TheCitymoogtﬁmmninwmemacapiulmboidymybeneededwmthe
eonﬁnwdlifeofﬂwpmjectlfcapiulmdopuaﬁngmbcidiambmimdn
pmjectviabiﬁtymmtwaihble,dwCityu\ddlebormerdmldinpodﬁithw
thcirbeneﬂ'atswjoinﬂydevclopsmwgiammaiminmmymdpojm
‘» viability. Remedies to maintain project viability may include additional City, other
public, or private resources, as well as City-approved adjustments in rent levels or
nmnberofptojectuniumumuuruminbw-mm‘thitypoﬁcym
other applicable laws and regulations. The Office of Housing may use a portion of
chyRmuleducﬁonﬁmdstomeettheapinlmedlofcxisﬁngcity—ﬁnded
projects if the projects meets the following criteria: a) the property has a critical
capiulneedmwdeviohﬁmmncmbewdumghdnm’scd
ﬂow.mervesorothcuvaihblemommb)apublicbeneﬁtwillberulizedua
| result of the additional City funds, c) the sponsor will make a significant financial
conuibuﬁon,mdd)thespomorhndanommtedaplmforcapablemmmunm
fiscal operations of the property. Such funds may be provided as shorter-term loans or
addedtoexistinglong-tamOHloam,uOHmydeterminebuedonthe
circumstances of the project.

E 12.  Property Standards

Project sponsors will be required to provide well-maintained and well-managed
housing. Loan conditions will require sufficient replacement and operating reserves {0
helpenmmpmjectsmwellnnimainedmdmmged.

13. Non-Recourse
Loans shall be made on a non-recourse basis, with the City's remedy limited to its
securityintheptoject,pmjectrents,mdpmjectmu’va.excep(inmuofﬁmﬂ,
waste or other circumstances determined by the OH Director to justify recourse
against the sponsor.

14.  Leases
Site control through ownership of property is preferred to site control through a long-
tetmleaseexceptincaseswhmthelmormdlmeeagnetomepuhelom
conditions described above and the City receives security in both leasehold and fee
interests. Projects involving a sponsor that is a lessee where lessor and lessee do not
both accept these terms and conditions will be permitted only if the project represents
a unusual cost-effective opportunity or furthers other community development
objectives. Project sponsors will be required to provide well-maintained and well
managed housing.
The following conditions will apply to properties where the sponsor is the lessee and
the owner does not agree to accept the normal loan terms and conditions above:
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e Repayment

Loans involving leases must be structured to provide for repayment over the
life of the lease, subject to normal loan forgiveness provisions. The OH
Dimctormnymodifythenamdrepaymemmumbymuiﬁng
different terms from or in addition to those generally specified by this
Administrative and Financial Plan.

e Construction standard
ijmmuﬂmeumﬁonmndndsmwﬁatefaﬁwnﬁ@wiﬂl
the length of the lease term. Replacement reserves should be sufficient to
maintain decent, safe, and sanitary housing during the lease term.
Replacement reserve funds remaining at the end of the lease term should be
used in other low-income housing projects.

e Sponsor equity
Project sponsors must contribute equity to the project. OH will establish the
appropriate requirement for each project.

e Intercst rate
The interest rate shall be consistent with Section H.2. above.

e Lease term

Minimum lease term is 50 years with preference for longer terms when
feasible. The lease term must exceed the City loan term by at least six months.

e Security

Security for the City loan should be appropriate to protect the City’s interest in
repayment of the loan.

15.  Special Needs Projects
It is likely that sponsors may change the special needs or target population group
beingsavedinapmjectsomeﬁmeduﬁngthedo-ywlomtam.lfmeventms
requiring a change in population group served, sponsors of special needs projects will
first be required to serve another special needs population approved by the City. If
that is not feasible or appropriate, a general low-income population must be served.

16. Mixed-Income Program Component
Up to 10% of 2001-2002 program funds is available for mixed-income projects
consistent with program guidelines shown below:

Program Purpose:
Make City funding available to permit low-income housing

units to be included in primarily market rate housing
projects. All Housing Levy Rental Production Program
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policies apply except as noted below or as noted in specific
policy sections of the Levy Administrative and Financial
Plan.

a. Loan Conditions:
e Loans are expected to amortize;
e 3% interest rate;
e Minimum 30-year loan terms;
e Contingent interest does not apply.

A o Bl o B iEd o -

b. Application Process:
Application process will be established annually by the
Office of Housing.

17.  Use of Levy Projects as Security for Other Low-Income
Projects
Sponsors may use Levy-funded projects as security for other low-income housing
pmjmifspmsmdemomaemmgauvy-ﬁnﬂedpojeaumﬁtyfw
another project will not jeopardize the viability of the Levy-funded projects.

18. Bridge Loans
The terms described above apply to long-term loans of Levy funds. OH also may
nnkeshoﬂ-term“bﬁdgeloans‘ﬁomlxvyﬁmds,includingOpalﬁmuﬂ
Maintenance Trust Fund reserves, or other available funds. A bridge loan may be
made to enable property acquisition, construction, or rehabilitation to proceed when
thesponsoranpmvidemmceaﬁsfactmytoOHMpammentﬁnﬁngviﬂbe
provided from other sources on acceptable terms within a reasonable period of time,
inordertorepaythebridgeIoan,butthatthesponsorisnotmsombly able to obtain
interim financing from other sources. The term of bridge loans shall be two years or
less. OH shali mquirepaymentofueasomblemeofinterw.which shall be no less
than 3% simple interest, and/or a loan fee for providing the bridge loan. Bridge loans
shall be made (except as noted below) only to projects also receiving long-term loans
of Levy funds or of other permanent take-out funds made available on terms similar
to those applicable to long-term loans. A bridge loan may be provided to the
Washington Community Investment Fund for a longer term at 2% simple interest,
provided that WCIF uses the funds for reserves, predevelopment loans or other
interim financing to projects within the City of Seattle. A bridge loan may be made
as a component of a larger Levy loan in order to minimize documentation. Bridge
loans may be provided in excess of maximum City funding per project limits included
in section E above.

Bridge loans may be made to Section 8 Preservation projects to facilitate transfer of
ownership to a group prequalified by OH to acquire these projects. Bridge loans may
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also be made to assist in the acquisition of buildings in certain neighborhood areas
when needed to implement Neighborhood Plan identified strategies and advocated by
a neighborhood community organization(s). In these situations, projects do not need
to come through a NOFA competitive process for bridge loan assistance. Bridge loans
are not included in computing the City subsidy per project, but may not be used to
fund construction or rehabilitation of commercial space or housing not serving
eligible households. OH may permit the conversion of a!! or a portion of a bridge
loan into a long-term Levy loan where cost per project limits would not then be
exceeded and when a project needs additional permanent funding or when additional
eligible households may then be served. For a project in which fewer than all of the
units in a building or complex are initially funded by the City, conversion to a long-
term loan may be conditioned upon dedication of additional units to Levy-eligible
housing.

19.  Preliminary Short-term Loans — when funding is made
available for special production program for development of
2+ bedroom units

OH may make loans on a preliminary basis in special circumstances, for example when
there is a very favorable opportunity for property acquisition, before the feasibility of a
project can be reasonably determined, with the loan to convert to a long-term loan only
when various conditions are satisfied, such as other financing, environmental and land
use decisions, and/or further discretionary decisions by OH. In such cases, if the loan is
not converted to long-term status, the property will be sold and the City repaid.

20. Conduit Financing
In order to take advantage of opportunities or to respond to requirements of particular
projects, the Director may provide Levy funds to a project indirectly, for example by a
loan to a sponsor that then relends the funds to a project owner or iessee. Such financing
may include, without limitation, acquisition of tax-exempt bonds from a conduit
financing agency where the proceeds are used for an eligible project. In general, the
project owner or lessee in such cases must agree to the regulatory terms described above
and must provide a deed of trust that is assigned to the City.

l WMBE UTILIZATION
Women and minority business enterprise (WMBE) utilization shall be encouraged for all
Rental Production Program projects in accordance with the City’s nondiscrimination and
fair contracting ordinance .

J. LEVERAGING

A goal of the Levy is to leverage non-City resources for capital, operating, and supportive
services whenever possible. Project sponsors are encouraged to combine Levy funds with
resources from federal and State programs, e.g., McKinney Homeless Assistance Act,
State Housing Trust Fund. Leveraging of foundation and grant funds, and owner equity
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are strongly encouraged. Sponsors are encouraged to consider Levy funds as matching
funds for other fund sources.

In the project selection process, projects will be evaluated on the extent to which non-
City funds are included while, at the same time, affordable rents are maintained for low-
income households. Projects may be approved contingent on sponsor application for
funding from appropriate non-City, public fund sources that may reduce the need for
Levy funds.

Use of the low-income housing tax credit and historic preservation tax credit programs
willbemeomngedwhenevaponiblc.lngenanl.pmjectequityavailableuamhof
palﬁcipaﬁminauxcmditpmmaﬁaamablellmforthecoﬂof
obtainingmhequityshallbeusedtomdmetheCity’uhmofpmjectﬁmdin@'l'beOH
Directormyallowapmﬁonofﬂ:eeqnityﬁmdingﬁomhxaediutomthem
funding sources' shares of project financing or be used to subsidize operating expenses of
special needs projects.

K. RELOCATION AND DISPLACEMENT
mgenaﬂ,tbeCitywillnotminpmjecuwhichmninthepammdiq)Wof
low-income tenants. In limited cases, such as when redevelopment changes the number of
mﬁuinapmjecheCitymogniwthnpammdilphcemanmym.hmch
cases, the applicable City, State and/or federal relocation guidelines shall apply.

Spomonmsuonglya\eomgedtoeonnﬂtOHumupouiblefainm
regarding relocation when they are considering acquisition and/or rehabilitation of an
occupied building. Even in projects where tenants will not be temporanly relocated,
q)omonwillbenquhedmpmvideq)pmpduemﬁﬁedimoqulﬁdﬁodmhlbﬂiuﬁm
plans to existing residential and commercial tenants .

L. MANAGEMENT PLAN
Good management is critical to the overall success of projects. Project sponsors will be
required to submit a management plan to OH for approval. Management plans should
include the following:

m) Tbeoccupmystmdud(minhnmnmdmaxhnumnumbaofpamsformhtypeof
unit) for the project.

O Rent collection policies and procedures for dealing with late payments of rent and
damage to units.

O Description of management philosophy and experience serving proposed client
population.

O Identification of key staff position(s) both on and off-site involved in managing the

building including a description of staff responsibilities, previous experience, and

program for staff training.

Description of process for determining rent increase, and for informing tenants of rent

increases.

Description of procedures for dealing with late payment of rent and damage to units.

Policies for making budget adjustments including expenditures of operating reserves.

Q
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(m) Dacﬁpﬁonoflong-wnnmaintenmepmmcludinganhed\ﬂefabod:extaimm

interior maintenance of the building.

Description of building security and emergency plan.

Description of the tenant screening and selection process.

Plan describing how vacant units will be filled.

Commitment to the City's Just Cause Eviction Ordinance.

Refmalprooeuﬁompmgmmuavinghouwholdswhomhomclm.

AﬁirmaﬁveMutedngle~plmmunincludemukedn¢whodlddmdw

reach tenants who are persons of color and to persons with disabilities

Becauseambﬂmﬁalnmnbaofpamwbomhanelusmpamofcolot,it

willbeimpoﬂmtforpropoulsmingpeoplewbombaneleuwm

sponsorundanmdingofmcneedtoservetemmswhompmmofcolormd
efforts to be taken to ensure persons of color are served appropriately.

O Description of ongoing community education and involvement strategy, including
uepsthntwouldbetakentoaddreucomphinuorimmmindbym-ﬂ
neighbors about the building or tenants.

O Copy of leases or rental agreements to be used.

0 Deoaipﬁonofﬂwpmcmfordﬂamhﬁngmtmmdfoﬁnfumingmd

rent increases.

(m)

m)
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Policies for making budget adjustments including expenditure of operating reserves.
Schedule for periodic capiulneedsmtoflifecyclecodmﬂysishﬂw
replacement of major building components to ensure the replacement reserve is
adequate for the life of the project.

Management plans for special needs housing, transitional housing, or other housing
requesﬁngmppmsavicesﬁmdingd»ulddnimh:deﬂ\efollowinginfolmuiom
Description of service support program to be provided to tenant households.
Description of process for selecting/referring homeless households living in
emergency shelters to the transitional housing project.

Demonstration that adequate funding is available for the service support program
component.

Identification of key staff responsible for coordinating or providing supportive
services.

If different agencies are responsible for managing the housing units and the
supportive services program, description of relationship between agencies and copies
of written agreements between the agencies.

Involvement of tenants in project governance.

Description of performance or outcome measures.

M. PROJECT SELECTION
Project sponsors will submit proposals to OH in response to a general Notice of Funding
Availability (NOFA). OH will publish the NOFA schedule at the beginning of each year.
The NOFA will describe when applications may be submitted and outline application
requirements. All applications must include information requested in the NOFA.
Incomplete applications will be returned to applicants; minor deficiencies may be
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corrected during the review process-major deficiencies will cause the application to be
withdrawn from the funding round.

All applicants must attend a project pre-application conference with OH staff prior to
submitting an application for funding, consistent with requirements outlined in the
NOFA. Funding applications will first be reviewed by OH staff. Staff will review
project proposals for consistency with levy policies and develop funding conditions, if
appropriate.

The Director may reserve a portion of any year’s Levy appropriation in order to provide
additional funding for approved projects if required due to unforeseen cost increases or
unavailability of other funds expected at the time of approval. If additional funds become
available, for example, due to cancellation of a project or cost savings, the Director may
applysuchﬁmdswmysuchnecuwymmseuﬂ/orwpmjmfawhichqmﬁfying
appﬁcaﬁonswmmeivedinresponsemapdorNOFAhnthuoouldmtbeﬁmded.or
could not be fully funded, due to insufficient funds then available.

FundingrecommmdatiomshallbemadebyalgvyCreditCommimmof
persons appointed by the OH Director. The Levy Credit Committee shall include private
and public sector housing finance professionals, as well as representatives of the Mayor’s
Office and City Council, if available, and other persons with expertise in affordable
housing. The OH Director, whose decisions on funding shall be final, will make project
selection decisions. Results will be reported to the Housing Levy Oversight Committee.
Project selection will be based on, but not limited to, the following general criteria:

e Reasonable Cost --- project cost comparison.

. ijectrudineu—istheapphcam:udytomvetbepmjectforwudinaﬁmely
way; is the timing of the other funding sources sequenced appropriately?

e Program Focus - which projects best meet program focus objectives?

e Overall investment opportunity --- which projects provide the most public benefit for
the City?

e Community Development Opportunity --- which projects offer community benefit
beyond provision of housing units?

e Sponsor’s track record --- has applicant demonstrated successful development and
operation of affordable housing, is applicant agency current with all reporting
information on previously funded projects; are previously funded projects proceeding
on schedule?

The criteria will be published in NOFA documents, with more explanation on how

criteria will be applied.

There are three points when a project could be refused consideration for funding: (1) at

the time of the project applicant eligibility conference described in the NOFA, (2)ifan

application is submitted for funding and has been determined to be substantially
incomplete; and (3) at the time of final project selection. Applicants may submit requests
for reconsideration of staff decision at these three points to the OH Director. Request
requirements, along with time frame for submittal, will be published in the NOFA.

» o320)
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Except for applicants which do not meet minimum qualifications or which have
.. submitted applications that are sub-tantially incomplete, all applications received in a
| timely manner will receive consideration for funding.
'
e Decisions to fund projects, when announced by the Director, are preliminary and not
binding on the City until a formal commitment letter is signed by both the Director
and the applicant. After funding decisions are announced, the Director may revoke or .
reduce funding to any project based on a number of factors, such as failure of the
| applicant to obtain other funding; noncompliance by the applicant with City policies; F
| determination of inaccuracies in the information submitted; increased costs or other
factors affecting feasibility; results of environmental or other reviews; or failure to the
applicant to agree to loan conditions. The Director also may increase funds to a
project after initial funding decisions are made if reasonably necessary to assure
success of the project or maximum public benefit, based on new information not
available at the time of the initial decision.
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N. PROJECT PROPOSAL REQUIREMENTS

OH will release Notice of Fund Availability (NOFA) and/or Request for Qualification
(RFQ) documents that outline specific project proposal requirements. Project sponsors
will be required to submit information on proposed projects that may include, but not be
limited to, the items below. Information will be requested from sponsors in a manner and
time appropriate to the specific type of project selection process.
O Project description, including location, number of units, current rents, and special

characteristics.
() Evidence demonstrating project sponsor experience:

e Development experience;
L e Ownership experience;
' e Management experience;

e Experience serving proposed population.

Proposal should indicate who will carry out activities listed above and demonstrate
appropriate prior experience and capacity to carry out activities.

| O Expeﬁmceofdevelopmemm-dacﬁpdonofdevelopmcmteunmanbaund

T their experience with the type of project proposed.

{ ) Construction description —- proposed rehabilitation/development plan including total

, scopeofwork,daailedeostuﬁmtu.dnwings,mpmumdcvidmofwededgl
conference with Department of Construction and Land Use (DCLU).

O Development schedule -- timetable for development of the project.

(3 Asbestos/hazardous materials survey -- a survey to identify the presence and amount
of asbestos and/or any other hazardous materials within the building or elsewhere on
site and a description of proposed abatement measures.

| O Development budget including acquisition, rehabilitation or new construction costs,
and any relocation costs.

O Operating budget, including 15 year operating proforma with proposed rents and
justification for operating subsidy, if requested.
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O Fund sources -- description of all project fund sources including amounts and
evidence of funding commitments.

O Tenant profile -- description of proposed and existing tenants, household size,
estimate and source of tenant income, discussion of the need for and extent of
relocation.

0 Support services -- budget and description of all services to be provided on and off
site as appropriate, for the tenant population to be served.

O Evidmoeofsiteeontml-Inadditiontofeesimpleowna:hip.moption!op\nchm,
an earnest money agreement, a lease (or option to lease) with a minimum term of 50
years, will constitute site control. OH will consider projects where the underlying
ownership is through a real estate contract if the contract holder is willing to
subordinate his/her interest to the OH loan or if there is adequate provision for the
sponsor to discharge the underlying contract and obtain fee title.

0 Appraisal -- an appraised value based on the highest and best use at the time of
ptopatywquisiﬁmwillbemedmmwhethaornm.fnirpﬁceispddforlmd
mabuilding.Appnisﬂs,orlett«ofopinim,willbcmduedbyOH,mmybcmed
if ordered by another project lending source acceptable to the City. Project applicants
shouldmakewquisiﬁonoﬂ'mmbjectwvuiﬁaﬁonbymhwwthe
City.

O Community notification -- description of results of community notification process
and any results at time of application and plans for additional notification activities.
Proposal must describe how community issues or concerns raised will be addressed.

O Zoning -- description of zoning exception required, if applicable (examples of zoning
exceptions: variance, special exception, design departure, and conditional use).
Zoning exception approval not required at time of project application but will be
required prior to final loan commitment.

O Mixed-income projects proposed by private developer/owner --- description of
ﬁnhgedcvelopedwithanlppmpﬁatenonpmﬁumythatcmanininnfaﬁng
and screening eligible low-income tenants to help make sure low-income units are
occupied by eligible tenants consistent with City occupancy requirements; the
nonprofit may also help ensure that annual reporting requirements are met.

In addition to information listed above, projects serving special needs populations will be

required to submit the following:

O Project description -- including description of housing and supportive services
program. Sponsormustdescﬁbepopulaﬁontobeservedmddanonmubowpmject
will serve that population. Sponsor must demonstrate extent of "market” or level of
need for proposed project and describe project's impact on the target population.

O Evidence of site suitability - explanation why site is suitable for homeless group being
served.

O. CONSTRUCTION REQUIREMENTS

The following construction requirements will apply unless otherwise noted. These
requirements apply equally to both permanent and transitional housing projects.

i
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Project sponsors will be expected to provide quality housing that will last for 50 years or
longer. Rehabilitation standards will be flexible to accommodate a wide variety of unit
Buildings will be required at a minimum to meet health and safety requirements of the
Seattle Housing and Building Maintenance Codes. Rehabilitation work will largely focus
on repair/replacement of major building systems necessary to insure viable long-term
housing. In addition, overall design of the project and proposed improvements must be
appropriate to tenants to be housed.

O Phased Rehabilitation
Phased rehabilitation refers to work items identified when a project is initially
inspected but postponed until a later date. Work which could be postponed includes
building components which have some remaining useful life or items like windows
which could be replaced over several years. Work which would cause previously
completed improvements to be redone cannot be phased.
Phased rehabilitation will be considered provided that all work items identified at the
time a project is considered for funding and postponed until a future date have an
identified funding source. Project budgets must either be structured to allow sufficient
reserve funds to build up to pay for work postponed, or another source of funding
must be identified.

Project sponsors must present a phased rehabilitation plan to OH for approval. A
decision to phase rehabilitation will be made by OH within the context of a complete
building evaluation that includes a total scope of rehabilitation and a cost for the
entire project.

Plans for addressing project rehabilitation needs, based on thorough building
inspections, will be required when projects are considered for funding. Plans must
include work items to be accomplished immediately following project selection, and
those items proposed to be phased over time. All major work items generally should
be included at the time a project is funded.

O Contracting Policies
All projects where cost of construction work exceeds $25,000 will be bid
competitively. Sponsors that wish to select a contractor through negotiated bid or
other process must obtain advance approval from the Director of the Office of
Housing. OH must approve contractor qualifications for projects prior to the start of
construction. Unqualified contractors will be rejected. Pre-qualification of contractors
will be allowed for purposes of establishing a defined list of qualified contractors for
competitive bidding.
Bids will be opened publicly. Bid openings will occur at a location to be determined
by applicants; bids can be opened at OH at the request of applicants.

Applicants, including nonprofit agencies and private owners, will in some cases be
able to manage their own construction projects with OH approval. Applicants will be
required to have had prior experience managing a construction project and to have
staff available to coordinate necessary work. In addition, the scope of work should
appropriately match the agency's self-contracting experience and staff expertise.
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Construction contracts shall encourage employment of female, minority and
economically disadvantaged workers. Hiring of people who are homeless will be
encouraged.

O Wage Rates

State residential prevailing wage rates shall apply to the Levy’s Rental Production
Program except for the Mixed-Income Component; wage rate requirements will apply
to the entire building, regardless of the amount of Levy funding in the project. State
residential prevailing wage rates shall be the minimum rates paid for project
construction. OH Director may approve a change in these requirements if necessary to
promote inclusion of levy-funded units in mixed-income and/or mixed use buildings.
When federal funds are also used in a project, the higher of either the State residential
prevailing wage rates (unless modified as stated above) or Davis-Bacon wage rates (if
applicable under federal law) will apply.

O Apprenticeship Program Participation
Applicants are encouraged to require contractors to participate in State-approved
apprenticeship programs. Applicants who demonstrate to OH’s satisfaction that

requiring contractors to have previous experience with State-approved apprenticeship
programs would be beneficial for project development can also include that
requirement.
O Project Labor Agreements
Applicants who demonstrate to OH’s satisfaction that use of a project labor agreement
would be beneficial for project development may require a project labor agreement.
Units financed through the Mixed-Income component will be reviewed by OH to
determine that the design and construction standards and materials will be the same for
both the low-income and market-rate units.
PROJECT MONITORING

The OH Director shall require reporting from sponsors annually, or at any time upon

reasonable advance notice, containing information on the status of the project. Specific

requirements will be included in loan documents, based on “Outcomes for Housing

Project Operations” listed below. Performance Measures will be based on the following

principles:

e Measures must be based on information that is relatively accessible and easy to
collect;

e Measures must reflect what other funders require; information unique to City
requirements will be kept to a minimum;

e Information will be requested at times coinciding with requests from other fund
sources;

e City staff monitoring project site visits will be coordinated with other fund sources;

e Reports provided for other fund sources will be acceptable for City monitoring
purposes whenever possible.
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Outcomes For Housing Project Operations

The ten desired outcomes of the City’s multifamily low-income housing program are

listed below:

1. Rents and Occupancy

The housing has rents affordable to low-income households as specified in contractual

agreements with the City.

2. Safe and Sanitary Condition

Thehousingiswnﬁnmllyinnfemdunimywndiﬁon.mdisinoonfammwiththe

Seattle Housing Code, the Seattle Building Code, and Housing Quality Standards. The

housing project is providing all the common facilities and design features originally

constructed, or altered through mutual consent, in the project.

3. Sound Project Fiscal Management

Thepmjectisbeingopeutedmdingtowmdﬁscdmmanpncﬁm

4. Sound Sponsor Fiscal Health

The project sponser is in sound fiscal health.

5. Management Plan

The project is operated according to the agency’s original, or amended, management plan.

6. Project Serves Intended Population

A project which is designed for a particular population or housing need, such as persons
vho are mentally ill or have substance abuse problems is serving the group approved by
City and is providing services as specified in the agency’s management plan, as specified
in contractual agreements with the City

7. Affirmative Marketing and Nondiscrimination

The housing is being affirmatively marketed and nondiscriminatory treatment for all
applicants and occupants is assured.

8. Project a Good Neighbor

The housing project is a good neighbor which is measured by good maintenance and
responsiveness to neighborhood concerns and complaints.

9. Programs Serve a Variety of People

Collectively, the housing funded by City of Seattle programs is serving the variety of
low-income households, ethnic groups, and persons with special needs which have been
identified as in need of multifamily housing assistance.

10. Operations and Maintenance Subsidy

For projects in receipt of operations and maintenance subsidy, the subsidy is being
utilized by eligible households, and the need for the subsidy is documented on an annual
basis.
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P. AFFIRMATIVE MARKETING
b Both nonprofit and for-profit sponsors receiving Levy program loan assistance will be
i required to affirmatively market vacant units. Sponsors must use marketing methods
| designed to reach persons of color and persons with disabilities. In addition, owners are
strongly encouraged to inform providers of emergency shelters and transitional housing
} about their projects and to promote access to households ready to move into permanent
‘ housing. Owners will be required to maintain records of their affirmative marketing
’ efforts and to report annually to OH on those efforts.
} Spom:ofmmiﬁanlhomingwiﬂbemuindmdevebpmbmh
homeless individuals or families coming out of emergency shelters have equal access to
|
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OPERATING AND MAINTENANCE TRUST
FUND PROGRAM

IX. PROGRAM OBJECTIVES

The 1995 Housing Levy passed by Seattle voters included an $8,751,000 Operating and
Maintenance (O and M) Trust Fund. The fund was included in the Levy to ensure that a
portion of the rental production program housing was affordable to extremely low-
income households (households with incomes at or below 30 percent of median income).

The O and M Trust Fund builds upon the success of the O and M Trust Fund in the 1986
Housing levy. The Levy’s authorizing ordinance specifically states that the Operating and
Maintenance Trust Fund will be used to fill gaps between eligible operating costs and
rental income. Specific eligible operating costs identified include:

O project management;

O utilities;

O property taxes;

O operating and maintenance reserves;

O contract services related to project support.

The authorizing ordinance charged the Office of Housing with the responsibility of
administering the overall Levy, including the O and M Trust Fund.

Except as noted, policies outlined in part III below will also apply to the 1986 Housing
Levy O and M Trust Fund Program. Effective July 1, 1998, OH began administering the
1986 O and M Program. These policies begin to apply to the 1986 Levy O and M
Program funds upon adoption of this A and F Plan by City Council.

Administration of both the 1986 Trust Fund and 1995 Trust Fund programs will be
financed from the 1986 and 1995 O and M Trust Fund Program interest earnings. Interest
will be used during 2001-2002, 50% from 1986 Levy and 50% from 1995 Levy, to fund
one full-time staff person (including benefits and pro-rata share of related budget costs)
within OH. Administration costs will total no more than the following amounts:

2001: $77,785.
2002: $79,356.

X. PROGRAM FOCUS --- 1995 LEVY FUNDING

The Office of Housing will be seeking funding proposals for multi-unit housing upon the
City Council’s approval of the A and F Plan. It is estimated that approximately $125,000
of O and M Trust fund subsidy will be available in 2001-2002 to organizations providing
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low-income housing. Average subsidy amounts will be based on sponsor demonstration
of need and costs for comparable projects, with priority given to projects that secure
significant non-city operating or service funds. City Council Resolution 29165 stated that
O and M Trust Funds will be targeted to projects serving youth and victims of domestic
violence. These projects will be emphasized for operating fund support during the project
review process.

Projects serving other populations meeting income and rental production program
guidelines will also be considered for support.

Up to one-third of funding will be available to provide “special support” for special needs
housing projects. “Special support” includes project management or support service
cxpmsesbeyondwhaumdiﬁmmlhousingpmjectwoulquuhe,meonwm
relating to project support.

Xl. PROGRAM POLICIES — 1995 AND 1986 LEVY FUNDING

A. ELIGIBLE PROJECTS
Projects developed through each Levy that provide housing to extremely low-income
households (at or below 30 percent of median income) are eligible to receive O and M
Trust Fund subsidy from that Levy. Private owners and developers as well as all types of
nonprofit agencies, including SHA and Public Development Authorities are eligible to
participate in the program. These policies shall apply to all renewals of trust fund
subsidy agreements for years beginning after December 31, 1998 except to the extent that
there is a binding contract in effect providing that the City will renew an agreement on
specific terms established when prior policies were in effect. In such cases, renewals
shallbebaseduponthetamsoftheexisﬁngagreunmt,excepttotheextenttlutOHmd
the project sponsor shall agree to substitute different terms consistent with these policies.

B. ELIGIBLE HOUSEHOLDS

To be eligible for O and M subsidy, units must be occupied by households that have
incomes equal to or less than 30% of area median income (as adjusted for household

size).

C. FUNDING LIMITS
In order to provide opportunities for as many projects as possible to be funded over the
life of the levy, maximum funding of $75,000 per project will be used in the -2001-2002
period. The OH Director may approve raising this limit for a project if he or she
determines it is necessary to help a project meet the City’s housing goals as described in
Levy policies and the Consolidated Plan.

D. DEVELOPMENT STANDARDS
Projects must provide quality housing with a minimum life of 50 years or more, assuming
ongoing capitalization and use of replacement reserves.. Rehabilitation should minimize
ongoing maintenance and utility costs. Phased rehabilitation is allowable if fund sources
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can be identified for completion and there is a funding source for the work other than the
Trust Fund. All buildings are required to meet applicable zoning and building codes.

E. RENTS
Eligible households wili generally be expected to pay 35% of adjusted monthly gross
income for rent and any tenant-paid utilities associated with a project. Borrowers may
request alternate rent schedules to meet unique program objectives; specific requirements
will be outlined in subsidy contracts. Annual project budgets should reflect estimated
rental income based on program design unique to each project.

Rmtsinpmjectswhichrecciveﬁmd:undertthcijcyActmdetaminedin
accordance with section 3 (a) of the 1937 Housing Act (i.e. 30 percent of income for rent
and utilities). Income is to be reviewed annually and rental payments may be adjusted by
the sponsor. If a household’s income changes prior to the annual review (due to loss of a
job, addition of a household member, death of a household member, etc.), rents can be
adjusted.

Some households may have little or no income when first moving into levy housing. In
these instances, ti\e minimum rent may be waived or reduced until the household
qualifies for public assistance or becomes employed. The decision to provide the greater
subsidyandforhowlongisdaaminedwhenTanundmbcidyisq)pliedformdmy
be reevaluated at the time of occupancy. At the annual review, the subsidy amount may
beadjustedifitisfoundthattenantsmabletopaymuwliaﬂnnprojected.

1 Adjustments to Gross Income

When determining rents, two adjustments to a household’s gross income may be made.
For a household having medical expenses in excess of three percent of their annual
income, gross income can be adjusted by the amount in excess of three percent. These
expamcmalsoincludemn—medicdexpenmfmmcassimmdmofbomdwld
members who are handicapped or disabled.

Another allowable deduction is the amount for child care (for children under 13 years of
age) when it is necessary for the employment of an adult household member, or for his or

her further educativi. The estimated cost of care can be deducted from gross income. The
amount must reflect the reasonable cost of care and cannot exceed household income.

2. Non-Subsidized Units

When a household subsidized by the Trust Fund has an increase in income greater than
30 percent of the area median income, the unit is no longer eligible to receive subsidy. At
the annual review, subsidy would be discontinued. The household may have an
adjustment to its rent depending on the project’s current operating expenses.

3. Tenant-Paid Utilities
When utilities are separately metered, sponsors are required to annually calculate the
estimated cost for tenant-paid utilities. The estimate is to reflect a reasonable usage
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amount for each type of unit. The annuai =stimated cost is to be divided by 12 to
determine a monthly average amount. This amount would be subtracted from the total
twmtpaymentwprodmeﬁwmomhlymuthctmnnwouldpayﬂnlpomt.lnthil
situation, tenants would be responsible for paying their utilities directly, regardless of the
amount.

F. MANAGEMENT PLAN
A management plan is required for each application for Trust Fund subsidy. The plan
must be consistent with the intent of the Levy and adhere to local laws and regulations.
The elements of the plan are listed in Section L of the Rental Production Program portion
of this Plan.

G. MAINTENANCE PLAN

Eachprojectmusthaveamaintcnancephnthatdacn’beshowtheb\ﬁldingwillbe
maintained. It should describe the acceptable condition for each room (living room,
bathroom, kitchen, bedroom), common space (hallways, stairs, lobby), building systems
(heating and plumbing), and building exterior (roof, walls, foundation, chimney). It
should also include a schedule for both exterior and interior maintenance of the building.
Forexample.uuimmmeenmdndsforhuaimuainwuldbeﬂmﬂwminhweﬁdm
that work, and the railings be safe and in good condition. The plan must also describe
how long-term maintenance will be accomplished.

H. OPERATING BUDGET AND USE OF FUNDS
An operating budget in the required format must be submitted with each application for
subsidy. For the annual review, an actual financial statement for the previous year and a
proposed operating budget for the following year will be required. The budget must be
based on the City’s fiscal year, which begins January 1 unless the recipient receives
written permission from OH to use a different fiscal year.

Subsidy funds under the 1986 Levy must be used for “operating and maintenance costs™
as defined in Section 8.C of Ordinance 112904.

Eligible uses of 1995 Levy Trust Fund subsidy include costs for:

0 Supponsavicccostsdimcdymlatedtoservingpasonsinmebnildingﬁmded.
including, but not limited to: contract services and on site staff supporting projects
related to project support; counseling staff; crisis management staff; case management
services; resident manager; service coordinatior and support, and housing
management.

O On-site salaries and benefits including all personnel costs directly associated with
operating the building.

O Off-site management including overhead and personnel costs that are necessary to
operate the building but are not located at the site.

(3 The cost of a financial audit. An audit will be required for each project with a Trust

Fund subsidy of $25,000 or more, or from sponsors receiving a total of $50,000 in

total Trust fund subsidies for multiple projects. The audit must be obtained by the

sponsor. The audit must verify that the Trust Fund subsidized eligible expenses and
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that actual expenditures correspond to the project’s approved operating budget. &
Projects with a Trust Fund subsidy of less than $25,000 are not required to submit an "
§ audit, but are required to submit a detailed year end financial statement.
L O Administrative expenses such as legal, advertising and marketing, insurance,
| collection loss, property and personal property taxes.
| O Ongoing maintenance expenses such as materials, janitorial supplies, maintenance 4
[ contracts, security, and other maintenance expenses. ' .
’ O Long-term maintenance, i.e., repairs to or replacement of building systems and ’
components such as replacing worn out appliances and fixtures, repainting units and »
} buildings, replacing floor coverings, doing major repairs to plumbing and heating ' 4
systems, re-roofing buildings, and other long-term maintenance needs.
{ Project-paid utilities.
Replacementkeserveaddiﬁom,whichmﬁmdsmuidemomhlybymmfa
’ ﬁmmlong-tammaintenmoe.ﬂnmoum.ddedtoﬂ;emwﬂlbebaedonm
| mgulatorydocummtmquimnenumdpaiodicCapianlmtobeptep-vdby
sponmwduaﬁngcapiulneedsmdmescbedulefornquimdreplwmtmuve
expenditures.
Opaaﬁngmaveaddiﬁombwgaedwhywweovammopaﬁngm.
The amount is normally to be 2.5 percent of all expenses except long-term
replaeanmtmervcitems.Tbemavewiﬂbedlowedtoaccumulne\mﬁldw
amountisequaltoSOpmeMof:yw’sbwgetforopemingm.mopauin;
mervemayalsobeusedtopayforworkwhichmnotbemtimlyﬁmdedbythe
maintenance reserve. As part of th- management plan, each sponsor must provide
their policy, including procedures and eligible costs, for how operating reserve funds
maybespmt.merequimnmhmdﬁmiuonreplwananmdopaaﬁngmu
may be adjusted periodically, and/or for specific projects, by the Office of Housing
based on a review of the capital needs and operating risks of projects and of other
public funder standards.
The Trust Fund will not subsidize debt service (including interest); program subsidy
maybeusedinpmjectstlmhavepﬁvatedebtwbenneedodtowpponaumllnumber
of units for people who are homeless included in the larger projects.
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l PROJECT SELECTION
In response to a Notice of Funding Availability (NOFA), sponsors will submit proposals
for Trust Fund subsidy along with their application for capital funding. Proposal
requirements for the Trust Fund will be included in the NOFA.

The project review process considers the following project characteristics:

The reasonableness of the proposed operating budget;

The amount of operating support funds lcveraged by the project;

The adequacy of the management plan for the proposed tenant populaticn and
building, and the experience of the sponsor;

The scope of rehabilitation and whether the work minimizes operating expenses;
The adequacy of the maintenance plan in maintaining the building and preventing

long-term maintenance problems; and
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O The commitment and reasonableness of support services, if necessary, for the
proposed tenant population.

J. SUBSIDY TERM

The Office of Housing will make funding available up to a maximum of twenty years
ﬁomthedateofpmjecteompletiommbjecttcavnihbilityofﬁmdingndtomnl
reviews that may result in adjustments to subsidy amounts or discontinuance of subsidy,
in the discretion of OH. For example, subsidies to Trust Fund units may be reduced or
discontinued if increasing revenues from other housing units, commercial space, or
alternative subsidy sources are available to a project, or if insufficiency of currently
available or projected Trust Fund resources requires OH to prioritize among projects
receiving subsidy.
lfduﬁngﬂwoﬁgimllycxpectedwbtidytumﬂmeﬂFundmhidyisdiwonﬁmndw
reduced,mdifthespmwnhmfoncmotmeetopalﬁngwoﬂheTmFmd
units with rents affordable to extremely low-income households, the sponsor can rent the
unitswanyvetylow-ineomelnusdloldswhompaymmﬁiciamodlowdn
sponsortooovaopaaﬁngeousoftbemiu,blnnottoexceedaﬂ'mdablem The
sponmmustptepmaphnwoepublctotbeCitybefonitmdooo. The plan must
give preference to the lowest income households who can pay such rents.

K. ANNUAL REVIEWS

OH will conduct financial, management, operations, and maintenance reviews of projects

ncdvingmbsidyeachyw.OHwilldwnviewtheptojectmddewminedwmbddy

amount for the following year. For the annual review, the sponsor must provide:

() An actual financial statement, and audit, if applicable, for the project compared with
the operating budget. The statement should include cumulative balances for
replacement and operating reserves.

() The existing tenant profile including rental amounts charged and tenant income.

(3 Phased rehabilitation work planned for the next year, if any, and the source of funds
for the work.

O Long-term maintenance work planned for the next year, if any. Schedule for periodic

completion of a capital needs assessment that includes a life cycle cost analysis for

the major building components and a 20-year schedule of replacement reserve
deposits and expected expenditures.

Examination of services outcomes.

An operating budget for the next year with the projected monthly rent-up schedule.

A narrative report explaining how the subsidy received in the prior year and the

subsidy requested for the next year will allow the sponsor to meet its subsidy goal for

extremely low-income households.

L. SUBSIDY PAYMENTS AND ADJUSTMENTS
Subsidy will generaily be paid to projects on a quarterly basis. The amount and the
conditions for providing subsidy will be negotiated between OF: and the sponsor, and
established in an annual contract amendment. The amount of subsidy paid each quarter
will depend on the operating budget and can not exceed the approved annual amount.
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Sponsors will be required to provide quarterly financial reports. Sponsors may request
subsidy readjustment at any time.

Adjustments to the subsidy amounts prior to the annual review will only be made when it
is determined by OH to be reason-" '~ “ue to unforeseen circumstances. For example, if a
sponsor had tenants with income- :.u. . iower than expected, and adjustment to the
subsidy amount may be made. Lincwise, if expenses like insurance or utilities take a
sudden and dramatic jump, an adjustment to the subsidy amount may be made.

If the need for additional subsidy is due to overestimating the rental income schedule,
then the sponsor may be required to provide a new marketing plan and rent-up schedule
when requesting a subsidy adjustment.
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J City of Seattle

™~ ™

Paul Schell. Mayor

Executive Department - Office of Housing
Cynthia A. Parker, Director

MEMORANDUM

DATE: August 28, 2000

TO: The Honorable Margaret Pageler
President, Seattle City Council
VIA: Joan Walters, Director, City Budget Office

ATTN: Pascal St. Gerard, B yst

FROM: Cynthia A. P irector

SUBJECT: Ordinance adopting Housing Levy Administrative and Financial Plan for
2001-2002

Attached for City Council consideration is an ordinance adopting the Housing Levy
Administrative and Financial (A and F) Plan for 2001-2002. The Ordinance that put the
Housing Levy on the ballot in 1995 requires updating the Levy’s A and F Plan every two
years; the current Plan was updated in 1998.

The A and F Plan for 2001-2002, attached to the ordinance as Exhibit A, has been
reviewed by nonprofit stakeholders and the Housing Levy Oversight Committee. The
Oversight Committee voted to recommend approval of the updated Plan at their meeting
on June 27, 2001,

The revised Plan makes a number of policy changes; these changes are currently under
discussion with the Council’s Housing, Human Services, Education and Civil Rights
Committee.

if you have any questions, please contact Bill Rumpf, at 615-1577.

cc:  Trang Tu, Mayor’s Office
Traci Ratzliff, Council Central Staff

®
Alaska Building. 618 Second Avenue. 8th Floor, Seattle, WA 98104

Tel: (206) 684-0721, TDD: (206) 684-0274, Fax: (206) 233-7117, M/S 15-08-01
An equal employment opportunity. affirmative action employer. Accommodations for people with disabilities provided upon
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Fiscal Note For Levy A and F Plan

Each piece of legislation that is financial in nature requires a fiscal note. The fiscal note
should be drafted by department staff and should identify operating, capital, revenue, and
FTE impacts of the legislation. After preparation by departmental staff, the City Budget
Office will review and make necessary revisions before transmittal to Council.

Department: Contact Person/Phone: CBO Analyst/Phone:
Office of Housing Rick Hooper / 684-0338 Pascal St. Gerard / 684-808S
Legislation Title:

An Ordinance relating to low-income housing, approving the 2001-2002 Administrative
and Financial Plan for the 1995 Housing Levy Programs established under Ordinance
117711 and for the Operating and Maintenance Trust Fund established under the 1986

Housing Levy.

Summary of the Legislation:

The ordinance would adopt the Levy A and F Plan for 2001-2002 (Exhibit A to the
ordinance). Housing Levy Ordinance 117711 requires updating the A and F Plan every
two years; the last update was in 1998.

Background (Include justification for the legislation and funding history, if
applicable):

The A and F Plan is updated every two years; it was last updated in 1998. The Plan
changes were reviewed with nonprofit stakeholders and the Housing Levy Oversight
Committee. The Oversight Committee voted to recommend approval of the changes at
their June 27, 2000 meeting.

Public Private Partnership Review Status:
Is the project referenced in the legislation subject to P4 review? If yes, identify P4

review to date.

Is the legislation subject to public hearing requirements? If yes, what public hearings
have been held to date?
Not subject to public hearing.

Fiscal Sustainability Issues (related to grant awards):

1. Use of interest earnings in 2001-2002---each Plan needs to identify how interest
earnings from tne Rental Production and Homeowner Rehabilitation Programs will be
spent; the proposal is to use interest earnings during 2001-2002 for more Rental

Production Program units.

@




2. Moving funds forward from 2003 to 2001-2002---The Levy’s capital funding plan
showed funding available in 2003 for the Homeowner Rehabilitation and HomeBuyer
Programs; the proposal is to move that funding ap, 50% in 2001 and 50% in 2002.

3. Capital funding in 2002---The Operating and Maintenance Program will be fully
capitalized in 2002; early because interest eamings were used in the early years of the
Levy to speed up capitalization. A total of $1,078,901 will not be needed for
capitalization purposes and is proposed to be used for additional Rental Production

Program units in 2002.
Estimated Expenditure Impacts:
FUND sw # and/or Account) 2000 2001 2002
1. Interest earnings $388,000 $388,000
2. Moving $$ forward from 2003 to 2001- $322,450 $322.451
2002
3. Capital funding in 2002 - $1,078901 |
TOTAL §710,450 $1,789,352
One-time §___ XXX On-going $
Estimated Revenue Impacts:None
FUND (List # and/or Account) 2000 2001 l 2002 l
TOTAL
One-time $ On-going $
Estimated FTE Impacts:None
FUND 2000 2001 2002 A
TOTAL !
# Fuil Time # Part Time # TES

Do positions sunset in the future? If yes, identify sunset date?N/A

Other Issues (including long-term implications of the legislation):None
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INTRODUCTION Y

he 1995 Seattle Housing Levy is a $59.211 million program designed to produce ;é
preserve a minimum of 1,360 units for low- and extremely-low-income househalds

Levy programs include homeowner rehabilitation, homebuyer assistance, rent‘
production and an operating and maintenance trust fund. The levy was approved by
Seattle voters in November, 1995, as a program funded by property tax levies for seven
years, from 1996 through 2002. The Office of Housing (OH) will administer afl 1995

Seattle Housing Levy programs.

Ordinance 117711, passed by City Council on July 10, 1995, adopted an Affordable
Housing Finance Plan, placed the levy on the November ballot and direcged the Office of
Housing (OH) to prepare an Administrative and Financial (A and F) P covering all
Levy programs beginning in 1996. The Plan must be approved by City Council and
updated every two years. The first A and F Plan was adopted by City Council in
September, 1996, and a second A and F Plan was adopted in 1999 which
applied to program activity through 1999 and 2000. This revised Plan will apply to
program activity through 2001 and 2002. The Plan was devel by OH using working
groups including internal staff and community members, and reviewed, revised and
approved by the Housing Levy Oversight Committee. /

Ordinance 117711 requires A and F Plans to include: //

Criteria for evaluating and selecting projects;

Guidelines for loans or grants;

Requirements for project sponsors;

Progress and performance reports on ongoing projgcts; this section to be included in
future plans; ;

Program reviews to ensure that levy funds are for their stated purposes; and
Financial budgets for each levy program.

QQ QQQQ

This information is incorporated into the progm}{ area chapters. Also included in the A
and F Plan are guiding principles, program admjnistration information and an
appropriation plan. /

The contents of this Plan are not intended to ¢onfer any legal rights on actual or potential
project sponsors, applicants, or other persons. The terms of this Plan are subject to
revision by ordinance and to the effect of applicable laws, regulations and ordinances.

Draft for Discussion August 21, 2000 2
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GUIDING PRINCIPLES

he following principles have been developed by the Housing Levy Oversight
Committee to guide program planning and implementation for the 1995 Housing
Levy:

(1)) lﬂyprmmwmudulg-dndwudhm«m&eCky's
Comprehensive Plan core values.
The core values contained within the city’s Comprehensive Plan are community,
environmental stewardship, economic opportunity and security, and social equity (not
in priority order). Levy programs will be designed and implemented in accordance
with these core values.

(2) Levy programs will be designed and implemented to insure the long-term
succmofpmnmudpnjecundﬂewdlbduo(faﬂau.
Factors influencing the long-term success of programs vary by program type. The
following factors cut across many of the levy program areas to ensure the long-term
success of programs and projects and the well-being of residents: the longest possible
agreement between a developer and the City to maintain affordable rents, superior
construction quality, specific funds identified for operating and maintaining projects,
and the provision of services for residents with needs.

3) Levyprogramwiﬂbedaipedmmmmnnym
The focus of initial programs will be on working families with children who need
affordable housing, people with disabilities Who need housing and service support to
live independently in the community, people who are elderly and need housing
assistance to remain in their homes or who need assisted living alternatives, and
families who are victims of domestic violence. Operations and maintenance services
funding will be initially targeted to projects serving youth and victims of domestic
violence.

Community housing needs will be assessed every two years as the Housing Levy
Administrative and Financial Plan is updated. Levy programs will address emerging
community needs, with program changes noted within the Administrative and
Financial Plan updates.

(4) Levy programs will be designed to maximize the benefit from leverage from
private and other public funding sources and still meet low-income housing
objectives.

Housing levy resources can leverage a wide variety of other resources. Taking
advantage of leveraging opportunities is important in order to:

e Attract and use all available federal, state, and private resources to produce and

maintain the greatest number of units possible; and

e Augment Operating and Maintenance Trust Fund resources to enable the
maximum number of households with incomes at or below 30% of median to be

served over time.

Draft for Discussion August 21, 2000 3
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In addition to utilizing existing sources of leverage, new sources of leverage will be
sought throughout the levy development period.

(5) Consider levy cash flow issues in developing the Housing Levy Administrative
and Financial Plan.
Levy cash flow considerations will be evaluated in developing the Housing chy and
Administrative and Financial Plan.

(6) Levy programs will be planned and implemented in ways that stress the City’s
administrative efficiency and reduce costs.
Administrative costs should be held to the minimum level to enable OH to adequately
carry out necessary administrative responsibilities. Opportunities to plan program
expenditures in ways that achieve administrative efficiency, thereby saving
administrative costs, will be a high priority.

(7) Levy programs will be developed in ways that balance the need to reduce total
development costs with costs associated with public funding goals.
Levy program administrators and housing developers will eonmmously consider and

implement ways to reduce total development costs, while recognizing and affirming

that certain public values (such as long-term durability, energy efficiency, and fitting
into a neighborhood) may increase costs, and that these must be balanced with the
objective of keeping costs as low as possible.

(8) Levy programs will be structured to encourage neighborhood involvement with
the housing funded and produced.
Specifically:

(a) Housing produced under the housing levy will be consistent with the
Comprehensive Plan goals and policies pertaining to neighborhoods and
neighborhood planning.

(b) Programs will encourage projects involving creative partnerships and
collaborations between project sponsors and affected community groups/residents.

(c) Programs will emphaslze projects that help stabilize neighborhoods and create
permanent investment in community-neighborhood development.

(d) Programs will emphasize and promote geographic dispersion of subsidized rental
housing.

Draft for Discussion August 21, 2000 4
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} PROGRAM ADMINISTRATION

p ection 8 of Ordinance 117711 identifies the City’s Office of Housing (OH) as
administrator of levy programs. The Housing Levy included $3,084,000 for
administration, 5.2% of total levy funding. This funding was intended to permit OH

to administer the levy’s three capital programs. Administrative funding for the Operating
and Maintenance (O and M) Trust Fund Program will come from Trust Fund ‘a*erest
earnings, consistent with administration of the 1986 Housing Levy’s O and M irust Fund
Program.

Levy funds available for administration will be used as follows in 2001-2002:

O Rental Production Program
e TOTAL funds for administration: $2,645,053

e Portion of total to be used for administration in 2001-2002: § 788,701.

O Home Buyer Assistance Program
{ e TOTAL funds for administration: $254,000

e Portion of total to be used for administration in 2001-2002: §$ 115,317

O Homeowner Repair Program
e TOTAL funds for administration: $184,947

e Portion of total to be used for administration in 2001-2002: $ 83,967

O Operating and Maintenance (O and M) Trust Fund Program
e Funding for administration of the O and M program will come from trust fund
interest earnings during 2001-2002.

e Total required for administration in 2001-2002 is $8157,471; funding for
administration of the O and M programs will come from interest earnings
from the 1986 Levy (50%) and the 1995 Levy (50%).

Resolution 29165 was adopted by City Council on July 17, 1995, and provided further
intent regarding administration of the new levy’s Rental Production Program. For that
program, only 3% of total levy program funding (or 60% of total administrative funding
available for the Rental Production Program) will be “automatically granted™ to OH for
administration. The remaining 2% (or 40% of total administrative funding) requires
“authority expressly granted by ordinance by the City Council.”

Resolution 29165 directed OH to examine its multifamily project administrative “system”
and identify areas for improvement and greater efficiency. Washington Community
Development Loan Fund staff were hired to facilitate a process that included extensive
involvement by nonprofit organizations. The process began in October 1995, and
concluded in June 1996. A final report was published in late June that contains over 60
recommendations. OH examined the budget implications of the changes in May: OH
estimates the full 5% included in the Rental Production Program for administration will
be required to administer the 1995 Levy Program. The rental programs in the 1986

Draft for Discussion August 21, 2000 5
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Housing Levy required
supplemental CDBG funding.
supplemental CDBG funding.
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: PROGRAM FUNDING PLAN

Table 1 shows the anticipated Program Funding Plan for the entire levy period. The
Rental Production Program allocated its entire first two years’ program amount by the
end of 1997. The other two capital programs began their first full year allocation process
in 1997. An inflation factor has been built into the model: the annual allocations to
projects by OH for the three capital programs increase by 1% each year.

The need for administrative funding does not occur until 1997. Administrative funding
for the Operating and Maintenance Trust Fund Program will be provided from that
program’s interest eamings.

Table 2 shows budget appropriations by levy program out of property tax revenue only,
not including interest.

City Council approved the 1999-2000 Administrative and Financial Plan in September
1998 In September 1999, by Ordinance 119660, the Council amended the Plan and
reallocated a portion of the 1997, 1998 and 1999 appropriations for the Home Buyer
program to the Homeowner Rehabilitation Program
ThergmmFmdthluuslnwanablelonpagea.mdmmemmWecwdw H
be spent each year. Table 1 has been revised from the prior Plan to shift all scheduled

expenditures for the Homebuyer Assistance Program and Homeowner Rehabilitation
Program for 2003, to be allocated proportionately between 2001 and 2002. Given the
strong need for funding and a planned Levy renewal in the fall of 2002, funding for these
programs in 2003 is anticipated to be from a future Levy. Amounts stated in the Program
Funding Plan, and any allocations of funds to specific types of projects within this plan,
include only long-term uses of funds, not bridge loans. However, Annual Budgets may
include appropriations of additional amounts out of estimated bridge loan repayments, in
order to restore original budget authority utilized for bridge loans.
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Levy Interest Earnings: Interest earned on levy capital funds placed in Subfunds 10 and
13 will be used for additional housing unit production according to policies approved for
the Rental Production Program, 50% to 65% of median income, and Homebuyer
Assistance Program, respectively. Interest eamed during 2001 through 2002 on levy
capital funds, and the property tax distributions scheduled for the O&M Trust Fund in
excess of what is needed to achieve the capital contribution target in the Levy Program
Fund Plan, due to earlier use of interest earnings fc. the O&M Trust Fund, shall be placed
in Subfund 11 and will be used for additional program production according to po<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>