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Purpose of this Summary

This summary has been created by the Affordable Cohousing Task Group of The Cohousing
Association of the United States (CohoUS). It isintended to be aresource for existing and
forming cohousing communities for researching affordable housing subsidies. The summary
describes a variety of public and private subsidies which may enable cohousing groups to
financially integrate affordable housing units in rental and homeownership cohousing structures.
Each summary provides a basic description of the subsidy, the types of projects the subsidy may
apply to, the required level of affordability, and the application process. As each financial
subsidy isintroduced units are able to be designated as affordable units at a certain level of the
area median income.

Cohousing groups should use this summary as a guide for initial research for potential affordable
housing subsidies that may apply to their projects. Each subsidy description includes afinancial
anaysisindicating the financial effect of the subsidy starting from a market-rate baseline. Note
that many of the public and private subsidies summarized here are available through competitive
funding application processes. Cohousing groups may want to consider partnering strategies (for
example with local non-profits) with experience in these competitive applications.

Definition of “ Affordable”

The definition of “affordable’ is based on the geographic location of the housing and the
economic resources of the resident household. The geographic location factor is determined by
using the local HUD Area Median Income (AMI) for the areain which the cohousing project is
situated. The AMI isan annually updated federal determination of the median annua income
amount for a statistical geographic area. A household’ s economic resources is then determined
by calculating the household' s actual income as percentage of the AMI, based on household size.
An affordable monthly rent or mortgage payment (including utilities) is usually defined as 30%
of a household’ s monthly income, as adjusted for an assumed household size. Whether a given
housing unit is affordable is therefore a function of both the local housing costs (using the local
AMI as a proxy) and the size of the unit (using a percent of local AMI based on household size
assumed for the number of bedrooms in the unit).

Note that many affordabl e housing programs require both a certain maximum housing payment
level (rent restriction) and a maximum income level of the tenant (income restriction). The
income restriction promotes the inclusion of lower income tenants into a housing devel opment
while the rent restriction insures that the tenant pays an affordable level of rent for that income
level.

For example, the 2009 AMI for the Boulder, Colorado statistical areais $89,100 for afamily of
four. A family of four with an income of $44,550 would be considered at the 50% AMI level
(“Very Low Income”). A family at the 50% AMI level living in a 3BR unit (with an assumed
annual income of $46,325, calculated from a 4.5 assumed household size) can pay up to $1,048
per month ($46,325 x 30% / 12 - $110 monthly utility allowance) to be considered paying an
affordable housing cost level for the 3BR unit. So $1,048 per month or lower is an affordable
housing cost payment for a 3BR unit for afamily at the 50% AMI level in Boulder, Colorado.
Such aunit should have an income restriction so that only families at 50% AMI or lower may
livein that unit at that rent level.



About the Affordable Cohousing Task Group

The CohoUS wishes to find ways to increase the diversity of cohousing communities by
promoting the creation of more affordable housing units. While the CohoUS believes that
cohousing is an environmentally, socially, and economically sustainable housing model for
everyone, it also recognizes that the emphasis on homeownership has put cohousing out of reach
for many low to moderate income people.

The CohoUS Board members recognized that CohoUS needs to dedicate its resources to affect
changein the inclusion of affordable unitsin our communities and to identify waysto preserve
long-term affordability. To acknowledge that affordability is part of the CohoUS strategic
agenda, it chartered the Affordable Cohousing Task Group in January 2010. The Task Group
was charged with exploring means for creating affordable units within cohousing. One of
intended outcomes of the Task Group was to provide information to existing and forming
cohousing communities about how to create more affordability.

For More I nformation

Please contact any member of the CohoUS Affordable Cohousing Task Group for more
information on the CohoUS Affordable Cohousing Task Group. Thissummary isawork in
progress and will be continually updated. For more information or to suggest additions or
changes to this summary please contact the Affordable Cohousing Task Group at
afford@cohous.org.




Market Rate Basaline Financial Model

The Market Rate Baseline Financial Model isafinancia analysis of a market-rate hypothetical
cohousing development in Boulder, CO. The hypothetical cohousing is a40-unit project and
costs $10m to build. Half of the units are rental and half are homeownership. No affordable
units are assumed in the Market Rate Baseline Financial Model.

The Market Rate Baseline Financial Model will be used as a starting point comparison to each of
the subsequent subsidy financial models. By comparing to the Market Rate Baseline Financial
Model, one can see how each subsidy works financially to make affordable units. Blue cells
indicate generally variable datainputs. Each subsidy financia model showsin red cellsthe
change of the financia subsidy on the cohousing devel opment.



Market Rate Baseline Model
Affordable Cohousing Toolkit

House Hold Size 3.0 4.0 4.5 5.0 Metro Statistical Area Boulder, CO
100% Area Median Income 80,200 89,100 92,650 96,200 Year 2009
50% Area Median Income 40,100 44,550 46,325 48,100
Unit type 2BR. 3BR
House Hold Size 3 4.5 30% Affordable Rent % of Income
Utilities Allowance 90 110 30% Affordable Mortgage % of Income
Rental Calculation 2BR_ 3BR
Market Rent 1,500 2,000 10 10
50% AMI Affordable Rent 913 1,048
10 10
Coho Assoc. Fees 200 300 20 Units
420,000 Annual Income
Homeownership Calculation Mortgage Loan Interest Rate 6.00%
2BR_ 3BR Mortgage Loan Amortization Yrs 30
Sales Price 250,000 330,000
Closing Costs
Escrow
250,000 330,000
20% Down Payment 50,000 66,000
1st Mortgage 200,000 264,000
Soft 2nd Mortgage 0 [Total Soft 2nd Mort
0.071946 Monthly 1st Mortgage Payment 1,199 1,583
0.589% Taxes 123 162
Insurance 50 75
Ownership Monthly Scenario 1,372 1,820
2BR 3BR
Market Mortgage Payment 1,500 2,000 10 10
50% AMI Affordable Mortgage Payment 913 1,048
10 10
Coho Assoc. Fees 200 300 20 | Units

5,800,000

[Total Sales




Capital Sources and Uses

Sources Uses
Total Per Unit Total Per Unit
5,800,000 145,000 Ownership Sales 1,500,000 37,500 Acquisition Costs
4,200,000 105,000 Rental 1st Mortgage 7.00% 30 0.0798 1.10 7,500,000 187,500 Hard Costs
0 4,782,514 Max Rental 1st 750,000 18,750 Soft Costs
0 250,000 6,250 Financing Costs
0 0 Other
10,000,000 250,000 Total Sources 0 |Surplus/(GAP) 10,000,000 250,000 Total Uses
Annual Operating Income and Expenses 3.00% Income Trending
4.00% Expense Trending
Per Unit
Per Mo Yril Yr2 Yr3 Yr4 Yrs Yré Yr7 Yr8 Yr9 Yrio
Income
Rental Income 420,000 432,600 445,578 458,945 472,714 486,895 501,502 516,547 532,043 548,005
Coho Assoc. Fees 250( 120,000 123,600 127,308 131,127 135,061 139,113 143,286 147,585 152,012 156,573
Other 25 12,000 12,360 12,731 13,113 13,506 13,911 14,329 14,758 15,201 15,657
(Vacancy) -10% (115)| (55,200) (56,856) (58,562) (60,319) (62,128) (63,992) (65,912) (67,889) (69,926) (72,023)
Total Income 160 496,800 511,704 527,055 542,867 559,153 575,927 593,205 611,001 629,331 648,211
Per Unit
Per Yr
Expenses
Property Management Fee 500 20,000 20,800 21,632 22,497 23,397 24,333 25,306 26,319 27,371 28,466
Asset Management Fee 400 16,000 16,640 17,306 17,998 18,718 19,466 20,245 21,055 21,897 22,773
Maintenance & Repairs 800 32,000 33,280 34,611 35,996 37,435 38,933 40,490 42,110 43,794 45,546
Electricity 200 8,000 8,320 8,653 8,999 9,359 9,733 10,123 10,527 10,949 11,386
Water & Sewer 100 4,000 4,160 4,326 4,499 4,679 4,867 5,061 5,264 5,474 5,693
Fuel & Gas 150 6,000 6,240 6,490 6,749 7,019 7,300 7,592 7,896 8,211 8,540
Taxes/PILOT 100 4,000 4,160 4,326 4,499 4,679 4,867 5,061 5,264 5,474 5,693
Insurance 400 16,000 16,640 17,306 17,998 18,718 19,466 20,245 21,055 21,897 22,773
Other Coho Expenses 250 10,000 10,400 10,816 11,249 11,699 12,167 12,653 13,159 13,686 14,233
Replacement Reserves 300 12,000 12,480 12,979 13,498 14,038 14,600 15,184 15,791 16,423 17,080
Total Expenses 3,200/ 128,000 133,120 138,445 143,983 149,742 155,732 161,961 168,439 175,177 182,184
Net Operating Income (NOI) 368,800| 378,584 388,610 398,884 409,411 420,196 431,244 442,562 454,155 466,027
Total Rental Debt Service 335,312 335,312 335,312 335,312 335,312 335,312 335,312 335312 335,312 335,312
Rental Debt Service Coverage Ratio 1.10| 1.13 1.16 1.19 1.22 1.25 1.29 1.32 1.35 1.39
Cash Flow 33,488 43,272 53,298 63,572 74,098 84,883 95,932 107,250 118,842 130,715




A. Public Affordable Housing Subsidies and Financing Sour ces




A.01 Community Development Block Grant Program (CDBG)

GENERAL DESCRIPTION. Cohousing groups may be able to use the Community
Development Block Grant (CDBG) Program as a capital subsidy. The CDBG Program
provides grant funding on aformula basis to municipalities to develop housing and
expanded economic opportunities for low- and moderate-income persons.

ELIGIBLE PROJECTS. Cohousing projects that are rental or homeownership may be
eligible. CDBG funds can be used for housing rehabilitation loans and grants to
homeowners, landlords, nonprofits and devel opers, housing construction finance, down
payment assistance and other help for first-time home buyers, purchasing land and
buildings, building accessibility for the elderly and disabled, public services such as job
training, transportation, healthcare and child care; capacity-building for nonprofits;
rehabilitating commercial or industrial buildings; and loans or grants to businesses. In
recent years, about 25% of CDBG funds have been used for some type of housing
program.

AFFORDABILITY REQUIREMENTS. Cohousing affordable units must be for
residents at or below 50-80% of AMI. Single-family homes must be occupied by alow
or moderate income household. For multifamily buildings, at least 51% of the units must
be occupied by low or moderate income househol ds.

HOW TO APPLY. Cohousing groups should contact your state, local municipal or
county official for more information. The CDBG entitlement program allocates annual
grants to larger cities and urban counties. The Small Cities CDBG program is funded
through State agencies which award grantsto smaller local governments. Annually, each
State develops funding priorities and criteria for selecting projects. HUD’ s Office of
Community Planning and Devel opment administers providing funds to improve housing,
the living environment and economic opportunities for persons with low and moderate
incomes. For more information see

http://www.hud.gov/offices/cpd/communitydevel opment/programs/




A.01 - Community Development Block Grant Program (CDBG)
Affordable Cohousing Toolkit

House Hold Size 3.0 3.5 4.0 4.5 5.0 Metro Statistical Area Boulder, CO
100% Area Median Income 80,200 84,650 89,100 92,650 96,200 Year 2009
50% Area Median Income 40,100 42,325 44,550 46,325 48,100
Unit type 2BR. 3BR
House Hold Size 3 4.5 30% Affordable Rent % of Income
Utilities Allowance 90 110 30% Affordable Mortgage % of Income
Rental Calculation 2BR_ 3BR
Market Rent 1,500 2,000 7 7
60% AMI Affordable Rent 1,113 1,280 3 3
10 10
Coho Assoc. Fees 200 300 20 Units
380,139 Annual Income
Homeownership Calculation Mortgage Loan Interest Rate 6.00%
2BR_ 3BR Mortgage Loan Amortization Yrs 30
Sales Price 250,000 330,000
Closing Costs
Escrow
250,000 330,000
20% Down Payment 50,000 66,000
1st Mortgage 200,000 264,000
Soft 2nd Mortgage [Total Soft 2nd Mort
0.071946 Monthly 1st Mortgage Payment 1,199 1,583
0.589% Taxes 123 162
Insurance 50 75
Ownership Monthly Scenario 1,372 1,820
2BR. 3BR
Market Mortgage Payment 1,500 2,000 10 10
50% AMI Affordable Mortgage Payment 913 1,048
10 10
Coho Assoc. Fees 200 300 20 | Units

5,800,000 [Total Sales




Capital Sources and Uses

Sources Uses
Total Per Unit Total Per Unit
5,800,000 145,000 Ownership Sales 1,500,000 37,500 Acquisition Costs
3,700,000 92,500 Rental 1st Mortgage 7.00% 30 0.0798 1.10 7,500,000 187,500 Hard Costs
500,000 12,500 CDBG 4,328,619 Max Rental 1st 750,000 18,750 Soft Costs
0 250,000 6,250 Financing Costs
0 0 Other
10,000,000 250,000 Total Sources 0 |Surplus/(GAP) 10,000,000 250,000 Total Uses
Annual Operating Income and Expenses 3.00% Income Trending
4.00% Expense Trending
Per Unit
Per Mo Yril Yr2 Yr3 Yr4 Yrs Yré Yr7 Yr8 Yr9 Yrio
Income
Rental Income 380,139 391,543 403,289 415,388 427,850 440,685 453,906 467,523 481,549 495,995
Coho Assoc. Fees 250( 120,000 123,600 127,308 131,127 135,061 139,113 143,286 147,585 152,012 156,573
Other 25 12,000 12,360 12,731 13,113 13,506 13,911 14,329 14,758 15,201 15,657
(Vacancy) -10% (107)| (51,214) (52,750) (54,333) (55,963) (57.642) (59,371) (61,152) (62,987) (64.,876) (66.823)
Total Income 168| 460,925 474,753 488,995 503,665 518,775 534,339 550,369 566,880 583,886 601,403
Per Unit
Per Yr
Expenses
Property Management Fee 500 20,000 20,800 21,632 22,497 23,397 24,333 25,306 26,319 27,371 28,466
Asset Management Fee 400 16,000 16,640 17,306 17,998 18,718 19,466 20,245 21,055 21,897 22,773
Maintenance & Repairs 800 32,000 33,280 34,611 35,996 37,435 38,933 40,490 42,110 43,794 45,546
Electricity 200 8,000 8,320 8,653 8,999 9,359 9,733 10,123 10,527 10,949 11,386
Water & Sewer 100 4,000 4,160 4,326 4,499 4,679 4,867 5,061 5,264 5,474 5,693
Fuel & Gas 150 6,000 6,240 6,490 6,749 7,019 7,300 7,592 7,896 8,211 8,540
Taxes/PILOT 100 4,000 4,160 4,326 4,499 4,679 4,867 5,061 5,264 5,474 5,693
Insurance 400 16,000 16,640 17,306 17,998 18,718 19,466 20,245 21,055 21,897 22,773
Other Coho Expenses 250 10,000 10,400 10,816 11,249 11,699 12,167 12,653 13,159 13,686 14,233
Replacement Reserves 300 12,000 12,480 12,979 13,498 14,038 14,600 15,184 15,791 16,423 17,080
Total Expenses 3,200/ 128,000 133,120 138,445 143,983 149,742 155,732 161,961 168,439 175,177 182,184
Net Operating Income (NOI) 332,925| 341,633 350,551 359,683 369,033 378,607 388,408 398,440 408,709 419,219
Total Rental Debt Service 295,394 295,394 295,394 295,394 295,394 295,394 295,394 295,394 295,394 295,394
Rental Debt Service Coverage Ratio 1.13| 1.16 1.19 1.22 1.25 1.28 1.31 1.35 1.38 1.42
Cash Flow 37,531 46,239 55,156 64,288 73,639 83,213 93,014 103,046 113,315 123,824




A.02 Low IncomeHousing Tax Credit (LIHTC)

GENERAL DESCRIPTION. Cohousing groups may be able to use the Low Income
Housing Tax Credit (LIHTC) program as a capital subsidy. The LIHTC program
expands the supply of affordable housing by offering federal income tax credits to
investors for private investment in low income housing. The tax credit is sold to the
investors, who provide cash or ‘equity’ to the owner of aproject and, in return, receive a
dollar-for-dollar reduction in their federal income taxes. The equity reduces the amount
of money an owner has to borrow, thereby lowering debt costs and rents to residents.

ELIGIBLE PROJECTS. Cohousing projects that are rental may be eligible. The LIHTC
can be used to support multifamily and single-family housing, new construction, and
rehabilitation, and housing for the elderly and disabled. Once awarded tax credits, a
developer then sells them to investors, usually through an equity syndicator. M ost
investors are large corporations and banks that receive Community Reinvestment Act
credit for these investments. The cash from the investorsis used by the owner, along with
other subsidies to construct the affordable housing.

AFFORDABILITY REQUIREMENTS. Cohousing affordable units must be for
residents at or below 50-60% of AMI. Qualified low income housing projects are
defined as housing where either (1) 20% or more of the units are rent restricted and
occupied by persons at 50% of area median income or less (20/50 projects) or (2) 40% of
the units are rent restricted and occupied by persons at 60% of area median or less (40/60
projects). Units are rent restricted when rent and utilities do not exceed 30% of the 50%
or 60% income limitation applicable to that unit. Units must be rent-restricted and
occupied by income-eligible households for at least 30 years. Some states require
‘extended low income housing commitments' greater than 30 years or provide incentives
for projects that voluntarily agree to longer commitments.

HOW TO APPLY. Cohousing groups should contact the applicable state Housing
Finance Agency (HFA) or allocating agency for more information. Tax credits are
allocated to states based on each state’ s population. Each state has an allocating agency,
often the state HFA, that decides how to allocate its share of federal housing tax creditsto
housing projects around its jurisdiction. Each allocating agency must have a Qualified
Allocation Plan (QAP), which sets out the state’'s priorities and eligibility criteriafor
awarding federal tax credits to housing projects. For more information see

www.hud.gov/offices/cpd/affordabl ehousi ng/trai ning/web/lihtc/

www.ruralhome.ora/pubs/quides/lihtc/toc.htm

www.enterprisecommunity.com/products and services/downloads/lihtc 101 ppt 10-06.
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A.02 - Low Income Housing Tax Credit (LIHTC)
Affordable Cohousing Toolkit

House Hold Size 3.0 3.5 4.0 4.5 5.0 Metro Statistical Area Boulder, CO
100% Area Median Income 80,200 84,650 89,100 92,650 96,200 Year 2009
50% Area Median Income 40,100 42,325 44,550 46,325 48,100
Unit type 2BR. 3BR
House Hold Size 3 4.5 30% Affordable Rent % of Income
Utilities Allowance 90 110 30% Affordable Mortgage % of Income
Rental Calculation 2BR_ 3BR
Market Rent 1,500 2,000 2 2
60% AMI Affordable Rent 1,113 1,280 8 8
10 10
Coho Assoc. Fees 200 300 20 Units
313,704 Annual Income
Homeownership Calculation Mortgage Loan Interest Rate 6.00%
2BR_ 3BR Mortgage Loan Amortization Yrs 30
Sales Price 250,000 330,000
Closing Costs
Escrow
250,000 330,000
20% Down Payment 50,000 66,000
1st Mortgage 200,000 264,000
Soft 2nd Mortgage [Total Soft 2nd Mort
0.071946 Monthly 1st Mortgage Payment 1,199 1,583
0.589% Taxes 123 162
Insurance 50 75
Ownership Monthly Scenario 1,372 1,820
2BR. 3BR
Market Mortgage Payment 1,500 2,000 10 10
50% AMI Affordable Mortgage Payment 913 1,048
10 10
Coho Assoc. Fees 200 300 20 | Units

5,800,000 [Total Sales




Capital Sources and Uses

Sources Uses
Total Per Unit Total Per Unit
5,800,000 145,000 Ownership Sales 1,500,000 37,500 Acquisition Costs
2,211,000 55,275 Rental 1st Mortgage 7.00% 30 0.0798 1.10 7,500,000 187,500 Hard Costs
1,989,000 49,725 [LIHTC Equity 9% 3,572,128 Max Rental 1st 750,000 18,750 Soft Costs
0 0.65 250,000 6,250 Financing Costs
0 0 Other
10,000,000 250,000 Total Sources | 0 [Surplus/(GAP) 10,000,000 250,000 Total Uses
Annual Operating Income and Expenses 3.00% Income Trending
4.00% Expense Trending
Per Unit
Per Mo Yril Yr2 Yr3 Yr4 Yrs Yré Yr7 Yr8 Yr9 Yrio
Income
Rental Income 313,704 323,115 332,809 342,793 353,077 363,669 374,579 385816 397,391 409,313
Coho Assoc. Fees 250( 120,000 123,600 127,308 131,127 135,061 139,113 143,286 147,585 152,012 156,573
Other 25 12,000 12,360 12,731 13,113 13,506 13,911 14,329 14,758 15,201 15,657
(Vacancy) -10% (93)| (44,570) (45,908) (47,285) (48,703) (50,164) (51.,669) (53,219) (54.816) (56,460) (58,154)
Total Income 182| 401,134 413,168 425,563 438,330 451,479 465,024 478,974 493,344 508,144 523,388
Per Unit
Per Yr
Expenses
Property Management Fee 1,000 40,000 41,600 43,264 44,995 46,794 48,666 50,613 52,637 54,743 56,932
Asset Management Fee 1,000 40,000 41,600 43,264 44,995 46,794 48,666 50,613 52,637 54,743 56,932
Maintenance & Repairs 800 32,000 33,280 34,611 35,996 37,435 38,933 40,490 42,110 43,794 45,546
Electricity 200 8,000 8,320 8,653 8,999 9,359 9,733 10,123 10,527 10,949 11,386
Water & Sewer 100 4,000 4,160 4,326 4,499 4,679 4,867 5,061 5,264 5,474 5,693
Fuel & Gas 150 6,000 6,240 6,490 6,749 7,019 7,300 7,592 7,896 8,211 8,540
Taxes/PILOT 100 4,000 4,160 4,326 4,499 4,679 4,867 5,061 5,264 5,474 5,693
Insurance 400 16,000 16,640 17,306 17,998 18,718 19,466 20,245 21,055 21,897 22,773
Other Coho Expenses 250 10,000 10,400 10,816 11,249 11,699 12,167 12,653 13,159 13,686 14,233
Replacement Reserves 300 12,000 12,480 12,979 13,498 14,038 14,600 15,184 15,791 16,423 17,080
Total Expenses 4,300 172,000 178,880 186,035 193,477 201,216 209,264 217,635 226,340 235,394 244,810
Net Operating Income (NOI) 229,134| 234,288 239,527 244,853 250,264 255,759 261,340 267,003 272,750 278,579
Total Rental Debt Service 176,518 176,518 176,518 176,518 176,518 176,518 176,518 176,518 176,518 176,518
Rental Debt Service Coverage Ratio 1.30| 1.33 1.36 1.39 1.42 1.45 1.48 1.51 1.55 1.58
Cash Flow 52,616 57,770 63,009 68,335 73,746 79,241 84,822 90,485 96,232 102,061




A.03 HOME Investment Partnerships Program

GENERAL DESCRIPTION. Cohousing groups may be able to use the HOME
Investment Partnerships (HOME) Program as a capital or operating subsidy. The HOME
program is afederal block grant to states and certain localities, that use the funds to
provide affordable low income housing. States and localities use the funds for a variety of
rental and homeownership activities, such as constructing new units, rehabilitating
existing units, offering down payment assistance, and providing tenant-based rental
assistance.

ELIGIBLE PROJECTS. Cohousing projects that are rental or homeownership may be
eligible. HOME funds can be used as a grant or aloan to buy existing housing or vacant
land for affordable housing, build new housing, and rehabilitate existing housing. Other
eligible uses include demolition costs to make way for affordable housing, relocation, site
improvements, and various soft costs such as engineering plans, attorneys’ fees, title
search and fair housing services. HOME can aso be used to make loans, |0an guarantees
or down payment assistance. Tenants of rental projects can also be given grants for
security deposits and rental assistance (so that they pay no more than 30% of their
income for rent and utilities).

AFFORDABILITY REQUIREMENTS. Cohousing affordable units must be for
residents at or below 50-80% of AMI. When HOME is used to assist renters, at |east
90% of the units must be occupied by households with incomes below 60% of AMI and
the remaining 10% of the rental units can benefit those with incomes up to 80% of AMI.
If arental project has five or more HOME units, at least 20% of the HOME units must be
occupied by households with incomes below 50% of AMI. For homeowners, HOME
must be used for housing occupied by households with incomes below 80% of AMI.
Newly constructed projects must remain affordable for 20 years. Existing housing that is
either purchased or rehabilitated must remain affordable for 15 yearsif more than
$40,000 per unit is spent, 10 yearsif between $15,000 and $40,000 per unit is spent, and
five yearsif less than $15,000 per unit is spent. Projects must have ‘resale’ and
‘recapture’ provisions to ensure affordability during the required periods. If an original
homeowner sells before the end of the affordability period aresale provision must require
purchase by an income-eligible household. A recapture provision must ensure that all or a
portion of HOME assistance is recouped if an owner sells or is foreclosed upon.

HOW TO APPLY. Cohousing groups should contact their local state and local agency
which awards and administers the HOME program. The program is administered at the
federa level by the Office of Affordable Housing Programsin HUD’s Office of
Community Planning and Development (CPD). For more information see

www.hud.gov/offices/cpd/affordabl ehousi ng/programs/home/index.cfm.
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A.03 - HOME Investment Partnerships Program
Affordable Cohousing Toolkit

House Hold Size 3.0 3.5 4.0 4.5 5.0 Metro Statistical Area Boulder, CO
100% Area Median Income 80,200 84,650 89,100 92,650 96,200 Year 2009
50% Area Median Income 40,100 42,325 44,550 46,325 48,100
Unit type 2BR. 3BR
House Hold Size 3 4.5 30% Affordable Rent % of Income
Utilities Allowance 90 110 30% Affordable Mortgage % of Income
Rental Calculation 2BR_ 3BR
Market Rent 1,500 2,000 10 10
50% AMI Affordable Rent 913 1,048
10 10
Coho Assoc. Fees 200 300 20 Units
420,000 Annual Income
Homeownership Calculation Mortgage Loan Interest Rate 6.00%
2BR_ 3BR Mortgage Loan Amortization Yrs 30
Sales Price 250,000 330,000
Closing Costs
Escrow
250,000 330,000
20% Down Payment 50,000 66,000
1st Mortgage 180,000 204,000
HOME Soft 2nd Mortgage 20,000 60,000 400,000 Total Soft 2nd Mort
0.071946 Monthly 1st Mortgage Payment 1,079 1,223
0.589% Taxes 123 162
Insurance 50 75
Ownership Monthly Scenario 1,252 1,460
2BR. 3BR
Market Mortgage Payment 1,500 2,000 5 5
70% AMI Affordable Mortgage Payment 1,314 1,511 5 5
10 10
Coho Assoc. Fees 200 300 20 | Units
5,800,000 [Total Sales




Capital Sources and Uses

Sources Uses
Total Per Unit Total Per Unit
5,800,000 145,000 Ownership Sales 1,500,000 37,500 Acquisition Costs
4,200,000 105,000 Rental 1st Mortgage 7.00% 30 0.0798 1.10 7,500,000 187,500 Hard Costs
0 4,782,514 Max Rental 1st 750,000 18,750 Soft Costs
0 250,000 6,250 Financing Costs
0 0 Other
10,000,000 250,000 Total Sources 0 |Surplus/(GAP) 10,000,000 250,000 Total Uses
Annual Operating Income and Expenses 3.00% Income Trending
4.00% Expense Trending
Per Unit
Per Mo Yril Yr2 Yr3 Yr4 Yrs Yré Yr7 Yr8 Yr9 Yrio
Income
Rental Income 420,000 432,600 445,578 458,945 472,714 486,895 501,502 516,547 532,043 548,005
Coho Assoc. Fees 250( 120,000 123,600 127,308 131,127 135,061 139,113 143,286 147,585 152,012 156,573
Other 25 12,000 12,360 12,731 13,113 13,506 13,911 14,329 14,758 15,201 15,657
(Vacancy) -10% (115)| (55,200) (56,856) (58,562) (60,319) (62,128) (63,992) (65,912) (67,889) (69,926) (72,023)
Total Income 160 496,800 511,704 527,055 542,867 559,153 575,927 593,205 611,001 629,331 648,211
Per Unit
Per Yr
Expenses
Property Management Fee 500 20,000 20,800 21,632 22,497 23,397 24,333 25,306 26,319 27,371 28,466
Asset Management Fee 400 16,000 16,640 17,306 17,998 18,718 19,466 20,245 21,055 21,897 22,773
Maintenance & Repairs 800 32,000 33,280 34,611 35,996 37,435 38,933 40,490 42,110 43,794 45,546
Electricity 200 8,000 8,320 8,653 8,999 9,359 9,733 10,123 10,527 10,949 11,386
Water & Sewer 100 4,000 4,160 4,326 4,499 4,679 4,867 5,061 5,264 5,474 5,693
Fuel & Gas 150 6,000 6,240 6,490 6,749 7,019 7,300 7,592 7,896 8,211 8,540
Taxes/PILOT 100 4,000 4,160 4,326 4,499 4,679 4,867 5,061 5,264 5,474 5,693
Insurance 400 16,000 16,640 17,306 17,998 18,718 19,466 20,245 21,055 21,897 22,773
Other Coho Expenses 250 10,000 10,400 10,816 11,249 11,699 12,167 12,653 13,159 13,686 14,233
Replacement Reserves 300 12,000 12,480 12,979 13,498 14,038 14,600 15,184 15,791 16,423 17,080
Total Expenses 3,200/ 128,000 133,120 138,445 143,983 149,742 155,732 161,961 168,439 175,177 182,184
Net Operating Income (NOI) 368,800| 378,584 388,610 398,884 409,411 420,196 431,244 442,562 454,155 466,027
Total Rental Debt Service 335,312 335,312 335,312 335,312 335,312 335,312 335,312 335312 335,312 335,312
Rental Debt Service Coverage Ratio 1.10| 1.13 1.16 1.19 1.22 1.25 1.29 1.32 1.35 1.39
Cash Flow 33,488 43,272 53,298 63,572 74,098 84,883 95,932 107,250 118,842 130,715




A.04 Federal Private activity tax-exempt bondsfor housing

GENERAL DESCRIPTION. Cohousing groups may be able to use tax-exempt bonds as
low cost financing. Private activity bonds are issued by state and local governments to
support the stated public purpose including housing, student loans, infrastructure, and
redevelopment activities. Private activity bonds must fulfill public purposes and each
private activity bond issuer must hold public hearings to demonstrate such public
purposes. Certain private activity bonds allow Housing Finance Agencies (HFAS) to
access private financing to support affordable housing. HFAs sell the tax-exempt bonds
to individual and corporate investors, who are willing to purchase bonds paying lower
than market interest rates because of the bonds' tax-exempt status. This interest savingsis
passed on through private lenders to support housing purchase and devel opment.
Mortgage Revenue Bonds use proceeds finance to discount mortgages to support the
purchase of single-family homes.

ELIGIBLE PROJECTS. Cohousing projects that are rental or homeownership may be
eligible. There aretwo main types of housing bonds: Mortgage Revenue Bonds
(MRBSs), which finance single-family home purchases for qualified low income
homebuyers, and multifamily housing bonds, which finance the acquisition, construction,
and rehabilitation of multifamily developments for low income renters. By lowering the
interest rate, MRBs make homeownership affordable for families who would not be able
to meet mortgage payments on a conventional loan. Multifamily bonds provide funding
for multifamily housing development that reaches income groups the market might not
otherwise serve. Multifamily housing bonds finance the acquisition, construction, or
rehabilitation of affordable rental housing.

AFFORDABILITY REQUIREMENTS. Cohousing affordable units must be for
residents at or below 115% of AMI. MRB mortgages are limited to first-time
homebuyers who earn no more than the greater of area or statewide median income
(AMI). Families of three or more can earn up to 115% of the greater of area or statewide
median income. The price of homes purchased with MRB mortgages is limited to 90% of
the average area purchase price. In the case of multifamily bonds, the income-restricted
apartments financed by those bonds must remain affordable for at least 15 years.

HOW TO APPLY. Cohousing groups should contact the local state HFA for more
information on applying. For more information see www.ncsha.org.
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A.04 - Federal Private activity tax-exempt bonds for housing
Affordable Cohousing Toolkit

House Hold Size 3.0 3.5 4.0 4.5 5.0 Metro Statistical Area Boulder, CO
100% Area Median Income 80,200 84,650 89,100 92,650 96,200 Year 2009
50% Area Median Income 40,100 42,325 44,550 46,325 48,100
Unit type 2BR. 3BR
House Hold Size 3 4.5 30% Affordable Rent % of Income
Utilities Allowance 90 110 30% Affordable Mortgage % of Income
Rental Calculation 2BR_ 3BR
Market Rent 1,500 2,000 6 6
50% AMI Affordable Rent 913 1,048 4 4
10 10
Coho Assoc. Fees 200 300 20 Units
346,110 Annual Income
Homeownership Calculation Mortgage Loan Interest Rate 6.00%
2BR_ 3BR Mortgage Loan Amortization Yrs 30
Sales Price 250,000 330,000
Closing Costs
Escrow
250,000 330,000
20% Down Payment 50,000 66,000
1st Mortgage 200,000 264,000
Soft 2nd Mortgage [Total Soft 2nd Mort
0.071946 Monthly 1st Mortgage Payment 1,199 1,583
0.589% Taxes 123 162
Insurance 50 75
Ownership Monthly Scenario 1,372 1,820
2BR. 3BR
Market Mortgage Payment 1,500 2,000 10 10
50% AMI Affordable Mortgage Payment 913 1,048
10 10
Coho Assoc. Fees 200 300 20 | Units

5,800,000 [Total Sales




Capital Sources and Uses

Sources Uses
Total Per Unit Total Per Unit
5,800,000 145,000 Ownership Sales 1,500,000 37,500 Acquisition Costs
4,200,000 105,000 TE Rental 1st Mortgag 5.00% 30 0.0644 1.10 7,500,000 187,500 Hard Costs
0 4,884,389 Max Rental 1st 750,000 18,750 Soft Costs
0 250,000 6,250 Financing Costs
0 0 Other
10,000,000 250,000 Total Sources 0 [Surplus/(GAP) 10,000,000 250,000 Total Uses
Annual Operating Income and Expenses 3.00% Income Trending
4.00% Expense Trending
Per Unit
Per Mo Yril Yr2 Yr3 Yr4 Yrs Yré Yr7 Yr8 Yr9 Yrio
Income
Rental Income 346,110 356,493 367,188 378,204 389,550 401,236 413,273 425,672 438,442 451,595
Coho Assoc. Fees 250( 120,000 123,600 127,308 131,127 135,061 139,113 143,286 147,585 152,012 156,573
Other 25 12,000 12,360 12,731 13,113 13,506 13,911 14,329 14,758 15,201 15,657
(Vacancy) -10% (100)| (47.,811) (49,245) (50,723) (52,244) (53,812) (55.426) (57,089) (58,801) (60,566) (62,383)
Total Income 175 430,299 443,208 456,504 470,199 484,305 498,834 513,800 529,213 545,090 561,443
Per Unit
Per Yr
Expenses
Property Management Fee 500 20,000 20,800 21,632 22,497 23,397 24,333 25,306 26,319 27,371 28,466
Asset Management Fee 400 16,000 16,640 17,306 17,998 18,718 19,466 20,245 21,055 21,897 22,773
Maintenance & Repairs 800 32,000 33,280 34,611 35,996 37,435 38,933 40,490 42,110 43,794 45,546
Electricity 200 8,000 8,320 8,653 8,999 9,359 9,733 10,123 10,527 10,949 11,386
Water & Sewer 100 4,000 4,160 4,326 4,499 4,679 4,867 5,061 5,264 5,474 5,693
Fuel & Gas 150 6,000 6,240 6,490 6,749 7,019 7,300 7,592 7,896 8,211 8,540
Taxes/PILOT 100 4,000 4,160 4,326 4,499 4,679 4,867 5,061 5,264 5,474 5,693
Insurance 400 16,000 16,640 17,306 17,998 18,718 19,466 20,245 21,055 21,897 22,773
Other Coho Expenses 250 10,000 10,400 10,816 11,249 11,699 12,167 12,653 13,159 13,686 14,233
Replacement Reserves 300 12,000 12,480 12,979 13,498 14,038 14,600 15,184 15,791 16,423 17,080
Total Expenses 3,200/ 128,000 133,120 138,445 143,983 149,742 155,732 161,961 168,439 175,177 182,184
Net Operating Income (NOI) 302,299| 310,088 318,059 326,217 334,563 343,103 351,839 360,774 369,913 379,259
Total Rental Debt Service 270,558 270,558 270,558 270,558 270,558 270,558 270,558 270,558 270,558 270,558
Rental Debt Service Coverage Ratio 1.12| 1.15 1.18 1.21 1.24 1.27 1.30 1.33 1.37 1.40
Cash Flow 31,741 39,530 47,501 55,659 64,005 72,545 81,281 90,216 99,355 108,701




A.05 Federal Housing Choice (Section 8) Vouchers

GENERAL DESCRIPTION. Cohousing groups may be able to use the Section 8
Vouchers as an income supplement for residents. Generally, voucher-holding tenants pay
30% of their income toward rent. The value of the voucher then makes up the difference
between the tenant’ s rent payment and the rent required. Housing vouchers are portable,
meaning families can use them to move nearly anywhere in the country where thereis a
functioning voucher program.

ELIGIBLE PROJECTS. Cohousing projects that are rental or homeownership may be
eligible. Voucher holder housing must meet HUD housing quality standards and
landlords willing to enter into a Housing Assistance Payment (HAP) contract with the
local public housing authority (PHA).

AFFORDABILITY REQUIREMENTS. Cohousing affordable units must be for
residents at or below 50% of AMI. A PHA must provide 75 percent of its voucher to
applicants whose incomes do not exceed 30 percent of the area median income. Under
the voucher program, the subsidy covers the difference between 30% of the tenant’s
income and the ‘ payment standard,” which isthe total rent and utility costs that the PHA
will cover. The PHA has the authority to modify the payment standard to as low as 90%
of the Fair Market Rent (FMR) and as high as 110%.

HOW TO APPLY. Cohousing groups should contact your local PHA for more
information. For more information see
http://www.hud.gov/offices/pih/programs/hcv/about/fact sheet.cfm
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A.05 - Federal Housing Choice (Section 8) Vouchers
Affordable Cohousing Toolkit

House Hold Size 3.0 3.5 4.0 4.5 5.0 Metro Statistical Area Boulder, CO
100% Area Median Income 80,200 84,650 89,100 92,650 96,200 Year 2009
50% Area Median Income 40,100 42,325 44,550 46,325 48,100
Unit type 2BR. 3BR
House Hold Size 3 4.5 30% Affordable Rent % of Income
Utilities Allowance 90 110 30% Affordable Mortgage % of Income
Rental Calculation 2BR_ 3BR
Market Rent 1,500 2,000
0-60% AMI Affordable Rent 1,500 2,000 1 1
10 10
Coho Assoc. Fees 200 300 20 Units
420,000 Annual Income
Homeownership Calculation Mortgage Loan Interest Rate 6.00%
2BR_ 3BR Mortgage Loan Amortization Yrs 30
Sales Price 250,000 330,000
Closing Costs
Escrow
250,000 330,000
20% Down Payment 50,000 66,000
1st Mortgage 200,000 264,000
Soft 2nd Mortgage 0 [Total Soft 2nd Mort
0.071946 Monthly 1st Mortgage Payment 1,199 1,583
0.589% Taxes 123 162
Insurance 50 75
Ownership Monthly Scenario 1,372 1,820
2BR 3BR
Market Mortgage Payment 1,500 2,000
0-60% AMI Affordable Mortgage Payment 1,500 2,000 1 1
10 10
Coho Assoc. Fees 200 300 20 | Units

5,800,000

[Total Sales




Capital Sources and Uses

Sources Uses
Total Per Unit Total Per Unit
5,800,000 145,000 Ownership Sales 1,500,000 37,500 Acquisition Costs
4,200,000 105,000 Rental 1st Mortgage 7.00% 30 0.0798 1.10 7,500,000 187,500 Hard Costs
0 4,782,514 Max Rental 1st 750,000 18,750 Soft Costs
0 250,000 6,250 Financing Costs
0 0 Other
10,000,000 250,000 Total Sources 0 |Surplus/(GAP) 10,000,000 250,000 Total Uses
Annual Operating Income and Expenses 3.00% Income Trending
4.00% Expense Trending
Per Unit
Per Mo Yril Yr2 Yr3 Yr4 Yrs Yré Yr7 Yr8 Yr9 Yrio
Income
Rental Income 420,000 432,600 445,578 458,945 472,714 486,895 501,502 516,547 532,043 548,005
Coho Assoc. Fees 250( 120,000 123,600 127,308 131,127 135,061 139,113 143,286 147,585 152,012 156,573
Other 25 12,000 12,360 12,731 13,113 13,506 13,911 14,329 14,758 15,201 15,657
(Vacancy) -10% (115)| (55,200) (56,856) (58,562) (60,319) (62,128) (63,992) (65,912) (67,889) (69,926) (72,023)
Total Income 160 496,800 511,704 527,055 542,867 559,153 575,927 593,205 611,001 629,331 648,211
Per Unit
Per Yr
Expenses
Property Management Fee 500 20,000 20,800 21,632 22,497 23,397 24,333 25,306 26,319 27,371 28,466
Asset Management Fee 400 16,000 16,640 17,306 17,998 18,718 19,466 20,245 21,055 21,897 22,773
Maintenance & Repairs 800 32,000 33,280 34,611 35,996 37,435 38,933 40,490 42,110 43,794 45,546
Electricity 200 8,000 8,320 8,653 8,999 9,359 9,733 10,123 10,527 10,949 11,386
Water & Sewer 100 4,000 4,160 4,326 4,499 4,679 4,867 5,061 5,264 5,474 5,693
Fuel & Gas 150 6,000 6,240 6,490 6,749 7,019 7,300 7,592 7,896 8,211 8,540
Taxes/PILOT 100 4,000 4,160 4,326 4,499 4,679 4,867 5,061 5,264 5,474 5,693
Insurance 400 16,000 16,640 17,306 17,998 18,718 19,466 20,245 21,055 21,897 22,773
Other Coho Expenses 250 10,000 10,400 10,816 11,249 11,699 12,167 12,653 13,159 13,686 14,233
Replacement Reserves 300 12,000 12,480 12,979 13,498 14,038 14,600 15,184 15,791 16,423 17,080
Total Expenses 3,200/ 128,000 133,120 138,445 143,983 149,742 155,732 161,961 168,439 175,177 182,184
Net Operating Income (NOI) 368,800| 378,584 388,610 398,884 409,411 420,196 431,244 442,562 454,155 466,027
Total Rental Debt Service 335,312 335,312 335,312 335,312 335,312 335,312 335,312 335312 335,312 335,312
Rental Debt Service Coverage Ratio 1.10| 1.13 1.16 1.19 1.22 1.25 1.29 1.32 1.35 1.39
Cash Flow 33,488 43,272 53,298 63,572 74,098 84,883 95,932 107,250 118,842 130,715




A.06 Housing Opportunitiesfor Persons with AIDS (HOPWA)

GENERAL DESCRIPTION. Cohousing groups may be able to use the Housing
Opportunities for Persons with AIDS (HOPWA) program as capital or operating subsidy
or income supplement. The HOPWA program provides housing assistance and rel ated
supportive services for low income persons living with HIV/AIDS and their families. The
program goals are to help create support communities and the devel opment of long-term
housing strategies for persons living with HIV/AIDS that prevent them from becoming
homeless.

ELIGIBLE PROJECTS. Cohousing projects that are rental or homeownership may be
eligible. In the competitive HOPWA program, states and localities can distribute funds
to projects that provide housing information and referral, housing search assistance,
shelter or rental assistance, the development or operation of single room occupancy
(SRO) housing and other community-based residences, and technical assistance.
HOPWA also provides technical assistance to help support sound management in local
programs as well as develop strategies to address HIV/AIDS housing need.

AFFORDABILITY REQUIREMENTS. Cohousing affordable units must be for
residents at or below 80% of AMI. Eligibility for HOPWA assistanceis limited to low
income individuals with HIV/AIDS and their families. Approximately 91% of the clients
assisted through HOPWA funds have family incomes of |ess than $1,000 per month.

HOW TO APPLY. Cohousing groups should contact the Office of HIV/AIDS Housing
(OHH), which islocated in the Office of Community Planning and Development at HUD
for more information. Ninety percent of the funds are distributed as formula grants to
states and localities, which must serve the metropolitan areain which they are located.
The formulais based on population size and the number of people living with HIV/AIDS
as confirmed by the CDC. The other 10% of HOPWA funds are distributed through a
competitive process to states and localities that do not qualify for aformula allocation or
to states, localities or nonprofit organizations that propose projects of national
significance. For more information see

http://www.hud.gov/offices/cpd/ai dshousing/programs/
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A.06 - Housing Opportunities for Persons with AIDS (HOPWA)
Affordable Cohousing Toolkit

House Hold Size 3.0 3.5 4.0 4.5 5.0 Metro Statistical Area Boulder, CO
100% Area Median Income 80,200 84,650 89,100 92,650 96,200 Year 2009
50% Area Median Income 40,100 42,325 44,550 46,325 48,100
Unit type 2BR. 3BR
House Hold Size 3 4.5 30% Affordable Rent % of Income
Utilities Allowance 90 110 30% Affordable Mortgage % of Income
Rental Calculation 2BR 3BR
Market Rent 1,500 2,000
0-60% AMI Affordable Rent 1,500 2,000 1 1
10 10
Coho Assoc. Fees 200 300 20 Units
420,000 Annual Income
Homeownership Calculation Mortgage Loan Interest Rate 6.00%
2BR_ 3BR Mortgage Loan Amortization Yrs 30
Sales Price 250,000 330,000
Closing Costs
Escrow
250,000 330,000
20% Down Payment 50,000 66,000
1st Mortgage 200,000 264,000
Soft 2nd Mortgage 0 [Total Soft 2nd Mort
0.071946 Monthly 1st Mortgage Payment 1,199 1,583
0.589% Taxes 123 162
Insurance 50 75
Ownership Monthly Scenario 1,372 1,820
2BR 3BR
Market Mortgage Payment 1,500 2,000 10 10
50% AMI Affordable Mortgage Payment 913 1,048
10 10
Coho Assoc. Fees 200 300 20 | Units

5,800,000 [Total Sales




Capital Sources and Uses

Sources Uses
Total Per Unit Total Per Unit
5,800,000 145,000 Ownership Sales 1,500,000 37,500 Acquisition Costs
4,200,000 105,000 Rental 1st Mortgage 7.00% 30 0.0798 1.10 7,500,000 187,500 Hard Costs
0 4,782,514 Max Rental 1st 750,000 18,750 Soft Costs
0 250,000 6,250 Financing Costs
0 0 Other
10,000,000 250,000 Total Sources 0 |Surplus/(GAP) 10,000,000 250,000 Total Uses
Annual Operating Income and Expenses 3.00% Income Trending
4.00% Expense Trending
Per Unit
Per Mo Yril Yr2 Yr3 Yr4 Yrs Yré Yr7 Yr8 Yr9 Yrio
Income
Rental Income 420,000 432,600 445,578 458,945 472,714 486,895 501,502 516,547 532,043 548,005
Coho Assoc. Fees 250( 120,000 123,600 127,308 131,127 135,061 139,113 143,286 147,585 152,012 156,573
Other 25 12,000 12,360 12,731 13,113 13,506 13,911 14,329 14,758 15,201 15,657
(Vacancy) -10% (115)| (55,200) (56,856) (58,562) (60,319) (62,128) (63,992) (65,912) (67,889) (69,926) (72,023)
Total Income 160 496,800 511,704 527,055 542,867 559,153 575,927 593,205 611,001 629,331 648,211
Per Unit
Per Yr
Expenses
Property Management Fee 500 20,000 20,800 21,632 22,497 23,397 24,333 25,306 26,319 27,371 28,466
Asset Management Fee 400 16,000 16,640 17,306 17,998 18,718 19,466 20,245 21,055 21,897 22,773
Maintenance & Repairs 800 32,000 33,280 34,611 35,996 37,435 38,933 40,490 42,110 43,794 45,546
Electricity 200 8,000 8,320 8,653 8,999 9,359 9,733 10,123 10,527 10,949 11,386
Water & Sewer 100 4,000 4,160 4,326 4,499 4,679 4,867 5,061 5,264 5,474 5,693
Fuel & Gas 150 6,000 6,240 6,490 6,749 7,019 7,300 7,592 7,896 8,211 8,540
Taxes/PILOT 100 4,000 4,160 4,326 4,499 4,679 4,867 5,061 5,264 5,474 5,693
Insurance 400 16,000 16,640 17,306 17,998 18,718 19,466 20,245 21,055 21,897 22,773
Other Coho Expenses 250 10,000 10,400 10,816 11,249 11,699 12,167 12,653 13,159 13,686 14,233
Replacement Reserves 300 12,000 12,480 12,979 13,498 14,038 14,600 15,184 15,791 16,423 17,080
Total Expenses 3,200/ 128,000 133,120 138,445 143,983 149,742 155,732 161,961 168,439 175,177 182,184
Net Operating Income (NOI) 368,800| 378,584 388,610 398,884 409,411 420,196 431,244 442,562 454,155 466,027
Total Rental Debt Service 335,312 335,312 335,312 335,312 335,312 335,312 335,312 335312 335,312 335,312
Rental Debt Service Coverage Ratio 1.10| 1.13 1.16 1.19 1.22 1.25 1.29 1.32 1.35 1.39
Cash Flow 33,488 43,272 53,298 63,572 74,098 84,883 95,932 107,250 118,842 130,715




A.07 Low IncomeHome Energy Assistance Program (LIHEAP)

GENERAL DESCRIPTION. Cohousing groups may be able to use the Low Income
Home Energy Assistance Program (LIHEAP) as aresident income supplement. The
regular LIHEAP isafederal block grant program to the states to help low income
families meet the costs of heating and cooling their homes. LIHEAP is intended to assist
low income households in meeting their home energy needs. LIHEAP grants are used to
provide bill payment assistance to eligible low income households to help with heating
and cooling costs.

ELIGIBLE PROJECTS. Cohousing projects that are rental or homeownership may be
eligible. The LIHEAP program focuses on ‘home energy’ which is defined as a source of
heating or cooling in residential dwellings. LIHEAP subsidizes the cost of residential
heating or cooling fuels, including arange of fuels from natural gas and electricity (for
heating or cooling) to home heating oil, propane, kerosene and wood. It provides a
vendor payment, atwo-party check, or direct assistance to the LIHEAP households
whose heat is covered in therent. States may use up to 15% of their annual LIHEAP
block grant for low-cost residential weatherization or other home-energy related repair.
States can aso use up to 5% of their block grant to provide services to encourage and
enable househol ds to reduce their home energy needs through activities such as needs
assessments, counseling, and assistance with energy vendors.

AFFORDABILITY REQUIREMENTS. Cohousing affordable units must be for
residents at or below 60-75% of the statewide AMI. States are to target assistance to low
income households with the lowest income and highest energy needs (i.e., those who pay
alarge percentage of their income on home energy) and households with populations
vulnerable to extreme heat or cold, such as households with very young children,
individuals with disabilities and/or frail elderly.

HOW TO APPLY. Cohousing groups should contact the local state LIHEAP grantee for
more information. For more information see

www.acf.hhs.gov/programs/oceliheap/grantees/states.html

www.liheap.ncat.org/
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A.07 - Low Income Home Energy Assistance Program (LIHEAP)
Affordable Cohousing Toolkit

House Hold Size 3.0 3.5 4.0 45 5.0 Metro Statistical Area Boulder, CO
100% Area Median Income 80,200 84,650 89,100 92,650 96,200 Year 2009
50% Area Median Income 40,100 42,325 44,550 46,325 48,100
Unit type 2BR. 3BR
House Hold Size 3 45 30% Affordable Rent % of Income
Utilities Allowance 0 0 30% Affordable Mortgage % of Income
Rental Calculation 2BR_ 3BR
Market Rent 1,500 2,000 9 9
60% AMI Affordable Rent 1,500 2,000 1 1
10 10
Coho Assoc. Fees 200 300 20 Units
420,000 Annual Income
Homeownership Calculation Mortgage Loan Interest Rate 6.00%
2BR_ 3BR Mortgage Loan Amortization Yrs 30
Sales Price 250,000 330,000
Closing Costs
Escrow

250,000 330,000

20% Down Payment 50,000 66,000
1st Mortgage 200,000 264,000
Soft 2nd Mortgage 0 [Total Soft 2nd Mort
0.071946 Monthly 1st Mortgage Payment 1,199 1,583
0.589% Taxes 123 162
Insurance 50 75
Ownership Monthly Scenario 1,372 1,820
2BR. 3BR
Market Mortgage Payment 1,500 2,000 10 10
50% AMI Affordable Mortgage Payment 1,003 1,158
10 10
Coho Assoc. Fees 200 300 20 | Units

5,800,000 [Total Sales




Capital Sources and Uses

Sources Uses
Total Per Unit Total Per Unit
5,800,000 145,000 Ownership Sales 1,500,000 37,500 Acquisition Costs
4,200,000 105,000 Rental 1st Mortgage 7.00% 30 0.0798 1.10 7,500,000 187,500 Hard Costs
0 4,782,514 Max Rental 1st 750,000 18,750 Soft Costs
0 250,000 6,250 Financing Costs
0 0 Other
10,000,000 250,000 Total Sources 0 |Surplus/(GAP) 10,000,000 250,000 Total Uses
Annual Operating Income and Expenses 3.00% Income Trending
4.00% Expense Trending
Per Unit
Per Mo Yril Yr2 Yr3 Yr4 Yrs Yré Yr7 Yr8 Yr9 Yrio
Income
Rental Income 420,000 432,600 445,578 458,945 472,714 486,895 501,502 516,547 532,043 548,005
Coho Assoc. Fees 250( 120,000 123,600 127,308 131,127 135,061 139,113 143,286 147,585 152,012 156,573
Other 25 12,000 12,360 12,731 13,113 13,506 13,911 14,329 14,758 15,201 15,657
(Vacancy) -10% (115)| (55,200) (56,856) (58,562) (60,319) (62,128) (63,992) (65,912) (67,889) (69,926) (72,023)
Total Income 160 496,800 511,704 527,055 542,867 559,153 575,927 593,205 611,001 629,331 648,211
Per Unit
Per Yr
Expenses
Property Management Fee 500 20,000 20,800 21,632 22,497 23,397 24,333 25,306 26,319 27,371 28,466
Asset Management Fee 400 16,000 16,640 17,306 17,998 18,718 19,466 20,245 21,055 21,897 22,773
Maintenance & Repairs 800 32,000 33,280 34,611 35,996 37,435 38,933 40,490 42,110 43,794 45,546
Electricity 200 8,000 8,320 8,653 8,999 9,359 9,733 10,123 10,527 10,949 11,386
Water & Sewer 100 4,000 4,160 4,326 4,499 4,679 4,867 5,061 5,264 5,474 5,693
Fuel & Gas 150 6,000 6,240 6,490 6,749 7,019 7,300 7,592 7,896 8,211 8,540
Taxes/PILOT 100 4,000 4,160 4,326 4,499 4,679 4,867 5,061 5,264 5,474 5,693
Insurance 400 16,000 16,640 17,306 17,998 18,718 19,466 20,245 21,055 21,897 22,773
Other Coho Expenses 250 10,000 10,400 10,816 11,249 11,699 12,167 12,653 13,159 13,686 14,233
Replacement Reserves 300 12,000 12,480 12,979 13,498 14,038 14,600 15,184 15,791 16,423 17,080
Total Expenses 3,200/ 128,000 133,120 138,445 143,983 149,742 155,732 161,961 168,439 175,177 182,184
Net Operating Income (NOI) 368,800| 378,584 388,610 398,884 409,411 420,196 431,244 442,562 454,155 466,027
Total Rental Debt Service 335,312 335,312 335,312 335,312 335,312 335,312 335,312 335312 335,312 335,312
Rental Debt Service Coverage Ratio 1.10| 1.13 1.16 1.19 1.22 1.25 1.29 1.32 1.35 1.39
Cash Flow 33,488 43,272 53,298 63,572 74,098 84,883 95,932 107,250 118,842 130,715




A.08 Neighborhood Stabilization Program (NSP)

GENERAL DESCRIPTION. Cohousing groups may be able to use the Neighborhood
Stabilization Program (NSP) as capital subsidy or low-cost financing. The NSP provides
government funds to acquire and redevel op foreclosed properties that might otherwise
become sources of abandonment and blight within their communities.

ELIGIBLE PROJECTS. Cohousing projects that are rental or homeownership may be
eligible. The eligible activities include establishing financing mechanisms for the
purchase and redevelopment of foreclosed homes and residential properties, purchasing
and rehabilitating homes and residentia properties that have been abandoned or
foreclosed, establishing land banks for homes that have been foreclosed, demolishing
blighted structures, and redevel oping demolished or vacant properties.

AFFORDABILITY REQUIREMENTS. Cohousing affordable units must be for
residents at or below 120% of AMI. All of the funds made available must be used with
respect to individuals and families whose incomes do not exceed 120% of area median
income. Not less than 25% of these funds are to be used for the purchase and

redevel opment of abandoned or foreclosed upon homes or residential properties that will
be used to house individuals or families whose incomes do not exceed 50% of area
median income.

HOW TO APPLY. Cohousing groups should contact the local NSP grantee government
agency for more information. NSP Formula Grant formulais based on the number and
percentage of home foreclosuresin each state or unit of general local government, the
number and percentage of homes financed by a subprime mortgages in those areas, and
the number and percentage of homes in default or delinquency in those areas. For more
information see

http://www.hud.gov/offi ces/cpd/communi tydevel opment/programs/nel ghborhoodspa/nsp
fag.cfm

www.hud.gov/nsp
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A.09 New MarketsTax Credit (NMTC)

GENERAL DESCRIPTION. Cohousing groups may be able to use the New Markets
Tax Credit (NMTC) asacapita subsidy. The NMTC Program encourages business
investment and promotes economic and community development in low income
communities by offering a seven year, 39% federal income tax credit for Qualified Equity
Investment (QEI) made through investment vehicles known as Community Development
Entities (CDE). CDEs use capital derived from the tax credits to make loans to or
investments in businesses and projects in low income communities.

ELIGIBLE PROJECTS. Cohousing projects that include commercial or common house
space may be eligible. NMTC may not be used for residential projects. Cohousing
communities may be able to utilize CDE financing for community buildings and
associated commercial property.

AFFORDABILITY REQUIREMENTS. Cohousing projects must be located in qualified
| ow-income census tracts.

HOW TO APPLY. Cohousing groups should contact the local CDFI NMTC allocatee for
more information. The NMTC is administered by the Community Development
Financia Institutions Fund (CDFI Fund) within the U.S. Department of the Treasury.

For more information see
http://www.cdfifund.gov/what_we_do/programs_id.asp?programlD=5
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A.10 Project-Based Rental Assistance (PB Section 8)

GENERAL DESCRIPTION. Cohousing groups may be able to use project-based Section
8 as an operating subsidy. Project-based vouchers are a component of public housing
agencies (PHAs) Section 8 housing choice voucher program. The PHA voucher
assistance is tied to specific housing units if the owner agrees to construct the affordable
units or set-aside a portion of the unitsin an existing development.

ELIGIBLE PROJECTS. Cohousing projects that are homeownership or rental may be
eligible. Owners are required to make the units available to low and moderate income
households at HUD-approved rents throughout the mortgage or Section 8 contract term.
Rehabilitated units must require at least $1,000 of rehabilitation per unit to be subsidized,
and all units must meet HUD housing quality standards.

AFFORDABILITY REQUIREMENTS. Cohousing affordable units must be for
residents at or below 30-50% of AMI. Some developments may give preferencein
selection to househol ds where one or more members have a special need or meet other
additional selection criteria.

HOW TOAPPLY. Cohousing groups should contact the local PHA for more
information. For more information see
http://www.hud.gov/offices/pih/programs/hcv/project.cfm
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A.11 Rural Housing And Economic Development (RHED)

GENERAL DESCRIPTION. Cohousing groups may be able to use the Rural Housing
And Economic Development (RHED) program as a capital subsidy. RHED isa
competitive grant program to support housing and economic development of rural
communities. RHED funds are used to support capacity-building activities or programs
that will result in complementary affordable housing and economic devel opment projects.
Residents of economically distressed rural communities receive the benefits of the RHED
program.

ELIGIBLE PROJECTS. Cohousing projects that are rental or homeownership may be
eligible. HUD defines rura in three ways. A place having fewer than 2,500 inhabitants;
A county or parish with an urban population of 20,000 inhabitants or less; and Any place
with a population not in excess of 20,000 inhabitants and not located in a Metropolitan
Statistical Area. RHED also provides funding for the Support for Innovative Housing and
Economic Development Activities, which cover the costs of the preparation of plans,
architectural drawings, provision of infrastructure, purchase of materials, construction,
use of local labor markets, job training and the acquisition of land and building
demolition. Projects must provide integrated housing and economic devel opment
activities.

AFFORDABILITY REQUIREMENTS. Cohousing affordable units must be for
residents at or below 50-80% of AMI.

HOW TO APPLY. Cohousing groups should contact Office of Rural Housing and
Economic Development (ORHED) for more information. The RHED allocation is based
on community need, measured by poverty and unemployment rates, and the level of
substandard housing or housing affordability issues. The ORHED is administered by
HUD’s Community Planning and Development office in consultation with the U.S.
Department of Agriculture (USDA). For more information see

www. hud.gov/offices/cpd/economi cdevel opment/programs/rhed/

www.ruralhome.org

www.hud.gov/offices/cpd/economicdevel opment/programs/rhed/gateway/

39



A.12 Section 202 Supportive Housing for the Elderly

GENERAL DESCRIPTION. Cohousing groups may be able to use the Section 202
Supportive Housing for the Elderly (Section 202) program as capital or operating
subsidy. The Section program provides funds to nonprofit organizations that develop and
operate housing for seniors with very low incomes. The Section 202 program has two
main components, a capital advance that covers expenses related to housing construction,
and operating assistance that supports ongoing operating costs.

ELIGIBLE PROJECTS. Cohousing projectsthat are rental for seniors may be eligible.
Capital Funding provides capital advance funds for the construction, rehabilitation or
acquisition of supportive housing for seniors. Operating Funding provides rental
assistance in the form of Project Rental Assistance Contracts (PRACs) to subsidize the
operating expenses of the devel opments. Residents pay rent equal to 30% of their
adjusted income, and PRAC makes up the difference between rental income and
operating expenses. Also available are predevelopment grants, assisted living conversion
funds to help meet the great need for affordable assisted living options for low income
seniors, and emergency capital repair grants for federall y-assisted senior properties.

AFFORDABILITY REQUIREMENTS. Cohousing affordable units must be for
residents at or below 50% of AMI.

HOW TO APPLY. Cohousing groups should contact HUD’ s Office of Housing
Assistance and Grant Administration for more information. Both the capital and
operating funding streams are alocated to nonprofits on a competitive basis, through a
HUD NOFA (notice of funding availability). Private nonprofit organizations applying to
develop a Section 202 project must provide a minimum capital investment equal to 0.5
percent of the HUD-approved capital advance, up to a maximum of $25,000 for national
sponsors or $10,000 for other sponsors. For more information see
http://www.hud.gov/offices/hsg/mfh/progdesc/el d202.cfm
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A.13 Section 514/516 Farm Labor Housing

GENERAL DESCRIPTION. Cohousing groups may be able to use the Section 514/516
program as capital subsidy or low-cost financing. The U.S. Department of Agriculture
(USDA) provides both loans (Section 514) and grants (Section 516) to buy, build,
improve, or repair farmworker housing. Funds can be used for site acquisition, housing,
day care facilities, or community room construction, household furnishings and
construction loan interest. The Section 515 program makes direct loans to devel opers of
affordable multifamily rental housing for very low, low, and moderate income families,
elderly people and persons with disabilities. The loans are at an interest rate of 1%,
amortized over 50 years, to finance modest rental or cooperatively-owned housing. Funds
may be used to construct new housing or to purchase and rehabilitate existing structures
for rental purposes.

ELIGIBLE PROJECTS. Cohousing projects that are rental or homeownership may be
eligible. Section 514 loans are made to farmers, associations of farmers, family farm
corporations, Indian tribes, nonprofit organizations, public agencies, associations of
farmworkers, and limited partnerships in which the general partner is a nonprofit entity.
Section 516 grants are made to farmworker associations, nonprofit organizations, Indian
tribes, and public agencies. Funds may be used in urban areas for nearby farm labor, an
exception to USDA’ s usual strictly rural service area. Tenants must be domestic farm
laborers who receive a substantial portion of their income from farm labor and are
citizens or legally admitted for permanent residence. Legally admitted temporary laborers
(“H-2A" workers) are not eligible. Retired or disabled farm laborers may remain as
tenantsif initially eligible. Projects may a so include congregate housing for the elderly
and persons with disabilities and group homes for the devel opmentally disabled.

AFFORDABILITY REQUIREMENTS. Cohousing affordable units must be for
residents at or below 50% of AMI.

HOW TO APPLY. Cohousing groups should contact the local USDA office for more
information. Section 515 loans are made available on a competitive basis each year,
using a national Notice of Funding Availability (NOFA). For more information see
www.rurdev.usda.gov/rhs/mfh/brief_mfh_flh.htm
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A.14 Section 811 Supportive Housing for Personswith Disabilities

GENERAL DESCRIPTION. Cohousing groups may be able to use the Section 811
Supportive Housing for Persons with Disabilities (Section 811) program as capital
subsidy or aresident income supplement. Section 811 provides supportive housing for
people with serious and long-term disabilities, including physical or developmental
disabilities as well as serious mental illness.

ELIGIBLE PROJECTS. Cohousing projects that are rental or homeownership may be
eligible. Capital Advance/PRAC funding assists projects that meet the needs of people
with disabilities and are approved by the appropriate local or state agency. Section 811
funds can be used for case management, assistance with housing or residential skills such
as landlord/tenant obligations, housekeeping assistance, assistance with skills of daily
living and others. The Section 811 Capital Advance/PRAC component provides interest-
free capital advances to nonprofit sponsors to help finance the development of ‘single
purpose’ permanent supportive rental properties, including independent living projects
and group homes. Note that the purchase of condominiums and cooperative unitsis
permitted but bureaucratically difficult. Group homes may not assist more than 8 people
and each person must have his’her own bedroom. Independent living projects may not
exceed 24 units. Section 811 tenant-based rental assistance (Section 8 Mainstream
Housing Opportunities for Persons with Disabilities program) is also available.

AFFORDABILITY REQUIREMENTS. Cohousing affordable units must be for
residents at or below 50% of AMI. Participants must be 18 years of age or older.
Housing must remain available for very low income people with disabilities for at least
40 years. A three-year renewable PRAC is awarded with the capital advance and covers
the difference between the HUD-approved cost of operating the housing (maintenance
and repairs, utilities, insurance, etc.) and tenant rents which are set at 30% of income.

HOW TO APPLY. Cohousing groups should contact their local HUD office for more
information. Section 811 Capital Advance/ (PRAC) funding is announced each year
through HUD’ s SuperNOFA published in the spring. For more information see
http://www.hud.gov/offices/hsg/mfh/progdesc/disab811.cfm
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A.15 Sdf-Help Homeownership Opportunity Program (SHOP)

GENERAL DESCRIPTION. Cohousing groups may be able to use the Self-Help
Homeownership Opportunity Program (SHOP) as capital subsidy. SHOPisa
competitive grant program that provides funds to national and regional nonprofits that
assist low income families in building their own homes using a ‘ sweat-equity’ or ‘self-
help’ model.

ELIGIBLE PROJECTS. Cohousing projects that are homeownership may be eligible.
Funds are restricted to paying for land and infrastructure costs associated with building
the homes, including such items as sewer connections, streets, utilities and environmental
remediation. The homes are sold to the homebuyers at bel ow-market rates. These funds
must result in one home for each $15,000 awarded. Each family receiving assistance
through the SHOP program is required to invest at least 100 hours of work in building its
home or the homes of others, athough many families work far more than the required
hours. Organizations may devel op self-help housing themselves or act as intermediaries,
that is, make SHOP loans to local organizations that work with self-help home buyers.

AFFORDABILITY REQUIREMENTS. Cohousing affordable units must be for
residents at or below 80% of AMI. SHOP funds have been used to support the work of
self-help housing organizations throughout the country.

HOW TO APPLY. Cohousing groups should contact HUD’ s Office of Community
Planning and Development or the local self-help housing organization for more
information. National or regiona nonprofit organizations or consortia can apply to HUD
annually for SHOP funds. Two SHOP recipients operate nationwide, Habitat for
Humanity and the Housing Assistance Council. HUD awards grants competitively based
upon an organization’ s experience in managing a sweat-equity program, community
needs, its capacity to generate other sources of funding, and the soundness of its program
design. For more information see

http://www.hud.gov/offices/cpd/aff ordabl ehous ng/programs/shop
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A.16 Stateand Local Housing Trust Funds

GENERAL DESCRIPTION. Cohousing groups may be able to use state and local
housing trust funds as capital subsidies. Housing trust funds (HTFs) are government-
established funds that have ongoing, dedicated sources of public funds committed to
support the production and preservation of homes for low income households. HTFs
dedicate public revenues by ordinance or legislation so that the revenues are available
each and every year to support affordable housing. Most housing trust funds provide
funding through loans and grants.

ELIGIBLE PROJECTS. Cohousing projects that are rental or homeownership may be
eligible. Housing trust funds employ public funds and work to address the affordable
housing needs for households at various percentage of the area median income. Eligible
activities are usually quite broadly defined, including new construction, rehabilitation,
acquisition, emergency repairs, accessibility, first time homeownership and many other
activities. Rental assistance is provided by some housing trust funds. There are afew
housing trust funds that serve only the needs of the homeless population and define their
activities accordingly.

AFFORDABILITY REQUIREMENTS. Although programs vary, cohousing affordable
units must be for residents at or below 80% of AMI. Most housing trust funds serve
popul ations earning no more than 80% of the area median income, but many serve lower
income households either entirely or in part by setting aside a portion of the funds to
serve these populations in particular.

HOW TO APPLY. Cohousing groups should contact the state or local Housing Trust
Fund for more information. Eligible applicants typically include nonprofit devel opers,
for-profit developers, government entities, Native American tribes and public housing
authorities. For more information see

www.communitychange.org/our-projects/htf.




Private Affordable Housing Subsidies and Financing Sour ces
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B.01 Federal HomeL oan Banks (FHLB) Affordable Housing Program (AHP)

GENERAL DESCRIPTION. Cohousing groups may be able to use the Affordable
Housing Program (AHP) as a capital subsidy or low-cost financing. The FHLBanks are
required to dedicate 10% of their net income each year to AHP. Funds are then awarded
on a competitive basis to projects that are sponsored by member institutionsin
partnership with community-based nonprofit partners. AHP funds often are used in
combination with other programs, ensuring a project’ s feasibility.

ELIGIBLE PROJECTS. Cohousing projects that are homeownership or rental may be
eligible. The average unit subsidy is $7,926. AHP can be used for acquisition,
construction, purchase and rehabilitation of affordable housing. Economic development
projects include commercial, industrial, manufacturing, social service, infrastructure
projects and public facility projects and activities.

AFFORDABILITY REQUIREMENTS. Cohousing affordable units must be for
residents at or below 50-80% of AMI. AHP subsidizes the cost of housing for very low
income, low and moderate income owner-occupied and rental housing.

HOW TO APPLY. Cohousing groups should contact the local FHLB for more
information. For more information see
http://www.fhlbanks.com/programs affordhousing.htm
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B.02 Community Self Financing

GENERAL DESCRIPTION. Cohousing groups may be ableto use internal self-
financing as capital or operating subsidy or low-cost financing. Self-financing iswhen
forming groups provide private financing from community members to make some units
“affordable.”

ELIGIBLE PROJECTS. Cohousing projects that are rental or homeownership may be
eligible. Thethreetypes of self-financing include individual contributions, development
cost subsidies, and realignment of house purchase cost. In individual contributions
individual households put up money voluntarily to assist other, less well-off community
members in forming groups to help them afford their unit. This money can be aloan with
or without interest, or a gift/grant. Repayment plans for loans can vary considerably.
Development cost subsidies are set aside monies in the development budget to assist
households in need of assistance to purchase their units. A separate account is created in
the project development budget to assist families/households who need help in
purchasing their unit. This can be a gift or aloan, with varying methods of repayment.
Realignment of house purchase costs for units being purchased by more well-off
households are raised and the cost of units being purchased by lower/moderate income
families are reduced. The more affluent households are thus subsidizing the less affluent.

AFFORDABILITY REQUIREMENTS. Each cohousing group can design its own
program. Some communities have set aside $25,000 for an “ Affordability Fund.”
Individual contributions ranged from $ 500 to $10,000. In addition, the community, by
consensus, agreed to alocate $5,000 in the project devel opment budget for the
Affordability Fund thus bringing the total to $30,000. Communities may set up
Affordability Committees to review and approve, in confidence, applications received for
the Affordability Fund. The amounts may be granted as no-interest |oans that could be
repaid at any time, but no later than point of sale. When units are sold the subsidies are
returned to the Affordability Fund.

HOW TO APPLY. Each cohousing group can design its own program.
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B.03 Not-For-Profit Intermediary Organizations

GENERAL DESCRIPTION. Cohousing groups may be able to use Intermediary grants
or loans as capital subsidy or low-cost financing. Private intermediaries primarily
support community devel opment corporations (CDCs). While CDCs remain a primary
constituency of most intermediaries, many intermediaries now form partnerships with
other organizations on the ground, including self-help housing groups, faith-based
organizations, funding collaboratives, housing partnership organizations, Community
Development Financia Institutions (CDFIs), socia service providers and for-profit
entities.

ELIGIBLE PROJECTS. Cohousing projects that are rental or homeownership may be
eligible. Intermediary organizations marshal resources from financial institutions,
philanthropic organizations, government and individuals and direct it to community-
based organizations for operating support and project financing. They aso provide
training, technical assistance, information and networking opportunities, such as
conferences, for practitioners. Intermediaries also advocate for policies that advance
affordable housing as well as other priorities at al levels of government and raise
awareness of housing and related issues among the general public.

AFFORDABILITY REQUIREMENTS. Each intermediary will have different
requirements.

HOW TO APPLY. Cohousing groups should contact the local intermediary. Several
well known national intermediaries include: Corporation for Supportive Housing (which
has a homeless housing and services focus); Enterprise Community Partners (formerly
known as The Enterprise Foundation); Habitat for Humanity International; Housing
Assistance Council (which has an explicitly rural focus); Housing Partnership Network
(which generally serveslarger partnership groups); Local Initiatives Support Corporation;
National Community Capital Association (which assists CDFIs); Neighborhood
Reinvestment Corporation (doing business as NeighborWorks America and mainly
funded by the federal government). For more information see
http://www.nlihc.org/detail/article.cfm?article id=6055& id=23




B.04 Community Development Financial Institutions (CDFI)

GENERAL DESCRIPTION. Cohousing groups may be able to use CDFI financing as
low-cost financing. Community Development Financia Institutions (CDFIs) are private
banks and financia intermediaries with a primary mission of community development.
CDFIs provide credit and financial services to underserved markets and populations.
Cohousing could benefit from many financial products that CDFIs offer to increase
affordability in new and existing developments. Cohousing groups may be able to access
CDFI predevelopment funding, construction financing and permanent |oan mortgages for
affordable housing devel opment.

ELIGIBLE PROJECTS. Cohousing projects that are rental or homeownership may be
eligible. CDFIshave avariety of structures and development lending goals which could
increase housing affordability. These products include providing financia services,
loans, and investments; offering training and technical assistance services, and promoting
development efforts. CDFI Community development loan funds lend to build businesses,
affordable housing and community facilities. CDFI’s may be able to make affordable
first or second mortgage loans to low-income homebuyers. CDFI products also provide
access to capital to start and expand businesses in economically challenged areas, build
and purchase affordable homes, and devel op needed community facilities. Financia
products and services, such as mortgage financing for low-income and first-time
homebuyers and not-for-profit devel opers, flexible underwriting and risk capital for
needed community facilities, and technical assistance, is aso available from CDFlIs.
Some CDFls offer commercial loans and investments to small start-up or expanding
businesses in low-income areas. The mission focus of CDFIs allow them to adapt lending
guidelines to the needs of borrowers; accept unconventional collateral for loans; and to
provide additional education, training, and assistance to potential borrowers above and
beyond standard banks and financial institutions.

AFFORDABILITY REQUIREMENTS. Affordability requirements vary by CDFI.
CDFlstypically serve urban and rural communities that lack access to credit and are not
adequately served by the traditional banking industry. Most serve a particular target
geography or market by providing financing and devel opment services.

HOW TO APPLY. Cohousing groups should contact the local CDFI for more
information. For more information see http://www.cdfi.org/ and
http://www.cdfifund.gov/ and
http://www.cdfifund.gov/docs/certification/cdfi/CDFlbyState.pdf to seealist of CDFIs
by state.
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B.05 PrivateBuyer & Investor Model

GENERAL DESCRIPTION. Cohousing groups may be able to use the private buyer and
investor model as low-cost financing. The private buyer and investor model create ared
estate purchase and rental cash flow structure that provides more affordable and
community sustainable housing to buyers and/or renters while concurrently being
attractive to potential private investors, banks and/or private funding institutions.

ELIGIBLE PROJECTS. Cohousing projects that are rental or homeownership may be
eligible. While cohousing groups can design their own program, one model uses “ Soft”
2nd mortgages in amounts ranging from $40,000-$60,000 to low income buyers (Buyer)
from private investors (Community Investors). These Community Investors could make a
return on investment (ROI) if thereis aprofit on resale and/or if the community Buyer
stops being a community participant. The Community Investors receives ROI of 33% of
any future net resale profit and/or a certain amount per month if Buyer stops being a
community participant for 3 consecutive months. Community Participation, for example,
could be hosting one community meal plus one event per month that at least 25% of
community households attend and attending at |east one community meal and event per
month.

AFFORDABILITY REQUIREMENTS. Each cohousing group can design its own
program. If the Community, or a Community Investor, decided to exercise their first
right of refusal to buy this property from the low-income owner (Seller), they would have
to pay back the Seller’s original investment plus afixed amount of profit. If the 2nd
mortgage holder wanted to be paid off at the time of resale, the community buyer’s cost
would increase. This community repurchase option alows the community to resell or rent
this property to another community focused renter/buyer under the same “community
participation” terms as described above thus repeating the ‘ more affordable’ rent-to-buy
housing cycle.

HOW TOAPPLY. Each cohousing group can design its own program.

70



B.06 Private Foundation Grants

GENERAL DESCRIPTION. Cohousing groups may be able to use private foundation
grants as capital or operating subsidy or low-cost financing. Foundations are private,
nonprofit organizations that are governed by federal and state law and regulated by the
Internal Revenue Services. Private foundations make grants, in large to non-profit tax
exempt organizations, based on charitable endowments. The endowment funds come
from an individual, afamily or a corporation or in the case of community foundations
from many individuals, families and organizations. By partnering with non-profit
organizations, Cohousing groups may be able to access foundation funding. Foundation
funding is often used with other internal subsidies that including community land trusts
and private self-financing to subsidize rental and ownership affordable units.

ELIGIBLE PROJECTS. Varies by foundation. Foundations make grants for virtually
any charitable purpose but most have a specific focus and many restrict grantsto a
geographical area.

AFFORDABILITY REQUIREMENTS. Varies by foundation.

HOW TO APPLY. Cohousing groups should contact local foundations and non-profit
organizations involved in low-income housing. Application procedures vary by
foundation. For more information see http://foundationcenter.org/.
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C. General Affordable Housing M echanisms

76



C.01 Community Land Trusts

GENERAL DESCRIPTION. Cohousing groups may be able to use the community land
trust mechanism as a vehicle for continued affordability. A community land trust (CLT)
isanonprofit, community-based organization whose mission is to provide affordable
housing in perpetuity by owning land and leasing it to those who live in houses built on
that land. The CLT model has strong similarities to cohousing concepts of long-term
community, the control of neighborhood resources, the empowerment of residents
through involvement and participation in the organization. The key aspect of aCLT isto
preserve the affordability of housing permanently by allowing a buyer to purchase a
house without the land.

ELIGIBLE PROJECTS. Cohousing projects that are rental or homeownership may be
eligible. The CLT acquires multiple parcels of land throughout a targeted geographic
area with the intention of retaining ownership of these parcels forever. Because value
increases in land often exceeds that of structures, if the land is excluded from the price of
housing, affordability for that housing may be assured over time. CLTs acquire and hold
the land and leases it for anominal fee to individuals who own the buildings on the land.
By owning the land, CLTs are able to greatly reduce the initial housing cost to the
potential buyer because the cost of land is minimized or eliminated. The community land
trust and the homeowner agree to along-term ground lease agreement. The land leases
provide for the exclusive use of the land by the owners of any buildings located there.
These leases are typically long-term (e.g. 99 years) and renewable, and often are
structured to be assignable to the heirs of the leaseholder. The ground |ease often
reguires owner-occupancy and responsible use of the premises. Other features include the
right for the CLT to step in and force repairs, if the property is not properly maintained,
and the right to step in and cure the default, forestalling foreclosure, should property
owners default on their mortgages.

AFFORDABILITY REQUIREMENTS. Each cohousing group can design its own
program. One model provides for limited equity upon resale. These CLTs often retain an
option to repurchase any home located upon its land, should the homeowner ever choose
tosell. The CLT hasthe right to purchase the house when and if the owner wantsto sell.
This option isatool to enforce the "limited equity” policies and formulas that restrict the
resale price of the housing in order to maintain its long-term affordability. The resale
priceis set by aformula contained in the ground lease that is designed to give present
homeowners afair return on their investment, while giving future homebuyers fair access
to housing at an affordable price. The resale provision can aso ensure that it goesto
another low or moderate income person. The buyer agrees to limit the amount of profit
they make on the house sale in order to insure that the property remains affordable for the
next person. In this way the commitment to preserving the affordability of housing is
passed on from one owner to another, in perpetuity.

HOW TO APPLY. Each community can design its own program. For more information
see http://www.cltnetwork.org.
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C.02 Small House Design

GENERAL DESCRIPTION. Cohousing groups may be able to use the small house
design model as a method to decrease construction costs. Small House Designisa
concept that will integrate small house design, cohousing and pocket neighborhood
planning, and community building with dynamic governance. Affordability will be
addressed through small and simple, yet quality and creative design, along with
opportunities for co-ownership and owner builder involvement.

ELIGIBLE PROJECTS. Cohousing projects that are rental or ownership may be eligible.
Each cohousing group can design its own program. One model has zoning conducive to
building eight to twelve houses with design parameters of 300 to 1000 square feet of
floor space. House plans will provide loft, one, and two bedroom options. Open floor
plans will be standard for optimal space efficiency. Construction will follow standards
for energy efficiency, nontoxic material, and resource conservation. Site planning with
common green space will be designed for optimal community interaction. Neighborhood
will be walkable and child friendly. Opportunities will be developed to provide co-
ownership, rentals, and owner builder involvement as strategies for affordability.

AFFORDABILITY REQUIREMENTS. Each cohousing group can design its own
program. One model has price projection per house ranging between $65,000 and
$200,000.

HOW TOAPPLY. Each cohousing group can design its own program.
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