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It should be noted that the DQS will likely 

not be the issue, as developers and builders 

generally understand the requirements.  What 

will suffer is the attractiveness of the 

developments.  

It is important that AHFA not underestimate 

the effect QAP requirements/scoring have on 

developers.  This particular item will 

certainly not result in better or more 

attractive developments.  What it will result 

in is the cheapest, plainest possible 

construction; the lightest possible rehabs; and 

budgets that are artificially shrunk for the 

sake of scoring to the point where there are 

no funds to handle even the smallest 

unexpected setback.  If AHFA is truly 

interested in controlling costs while still 

delivering quality product, we suggest you 

follow the NCSHA Recommended Practice 

in Housing Credit Allocation and 

Underwriting  from the 2016 Credit Connect: 

•"Agencies should develop a per unit cost 

limit standard based on total development 

costs, and PUBLISH the standard and the 

justification for it in the Agency’s  QAP or 

other Housing Credit allocation guidelines. 

• In developing a per unit cost standard, 

Agencies should examine 1) certified cost 
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data on existing Housing Credit 

developments; and 2) building construction 

and land costs in the state, including 

variations in such costs within the state." 

(See Attached) 

In this case, any argument that publishing 

cost cap data will cause developers to simply 

"hit the number" no matter what rings 

hollow.  Given that the data is derived from 

actual costs, "hitting the number" should not 

be a problem.  It should be seen as continuing 

Alabama's tradition of well built, attractive, 

financially sustainable affordable housing.   

If AHFA wishes to guard against excessively 

expensive developments can either: (a) make 

the cost caps a threshold item or (b) penalize 

by -10 points any application that goes over 

the caps. 

If ensuring that projects are adequately, but 

not overly, funded is not the goal of both this 

scoring item and the above mentioned 

tiebreaker #3, we request that AHFA inform 

us of the goal so that we can present AHFA 

with potential ideas on how to meet the goal. 

 A. 1.)(iii).,  

Development 

Costs 

5 Dian Torres, 

Pennrose 

Properties 

Development Costs 

 

AHFA will award points based on the 

following percentages (rounded down) below 

the median TDC: 
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     4 Points – for at least 15%  

     2 Points – for at least 10% 

 

As stated in the first comment above, the 

QAP is providing additional points which 

promote the cheapest product possible rather 

than build higher quality, energy efficient 

products that will be more cost efficient and 

more durable for a longer period of time. 

 

While the cheapest product may seem like a 

good solution at the present time, it will be a 

huge detriment in the long term as the 

housing stock deteriorates and additional tax 

credits are needed to rehabilitate the 

development at a much quicker rate than if 

the product was developed with higher 

quality, higher standards from the start. 

 

As an alternative, AHFA might consider a 

cap on the Tax Credits per unit to be 

awarded. 

 

As another alternative, we recommend that 

AHFA provide scoring that encouranges 

energy efficiency and green programs to 

provide for better housing and more 

affordable living for the lowest income 

families of Alabama, and for many years to 

come.  These programs will also allow for 

additional funding from other sources to 

make the projects more feasible. Many other 

states have incentivized energy efficient 

developments by providing additional scoring 
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for energy and green and LEED certified 

developments.   

 

AHFA might also consider the benefits of 

providing additional points for higher level 

energy, green programs or features, 

Enterprise Green or LEED certified projects.   

 A. 1.)(iii).,  

Development 

Costs 

5 Daniel Tait, Energy 

Alabama 

Section 1.iii as written is unclear if the 

Alabama Housing Finance Authority and/or a 

third party will inspect each property or if 

they simply reserve the right to do so. We 

recommend clarifying this section to state 

each property will be inspected. 
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 A. 1.)(iii).,  

Development 

Costs 

5 David Morrow, 

Morrow Realty 

Company, Inc. 

(iii.) Development Costs.  Awarding points to 

developers who cut their costs below other 

developers  has shown to inhibit developers 

from producing and maintaining quality 

developments. Criticism to other states  

agencies which have tried this method have 

been communicated by lenders, investors, 

contractors, owners, developers, managers, 

lawyers, accountants, architects, resident  

advocacy groups, and most all persons who 

are strategic partners in producing affordable 

housing.  

 

Unintended consequences experienced 

include having all developments being the 

same creating a descriminatory result  against 

larger size and larger square feet  family 

developments, developments are clustered 

into same geographic areas, construction 

methods are hampered  trying to meet 

commitments,  the lack of transparency 

questions the  fairness of the process, short-

term cheaper materials cause long-term 

maintenance problems, rehab properties cut 

back on the scope of work which affects long 

term operations, etc. Additonally, new 

contractors are promising to deliver lower 

construction costs at application but cannot 

deliver the final numbers creating uncertainty 

with the Development Team and skewing 

actual construction costs lower throughout 

the state. The current method of comparing 

development costs will incentivize 

developers to do very small developments 

creating insufficient operating budgets for 
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management to effectively manage over the 

long term. 

  

In order to control costs while still delivering 

a quality product, we recommend that AHFA 

implement a per unit cap on development 

costs using the most current  HUD 221(d) 3 

limits caps available from HUD and that 

AHFA award negative points to all applicants 

who go over those caps. Implementing the 

HUD limit caps takes into account the 

geographic areas of the development as well 

as the type of development built,  is 

recognized by HUD, it is transparent and will 

follow the NCHSA good industry practices.    

 

Some states are now  concerned about the 

costs being artificially low after seeing the 

unintended consequences that they will 

penalize developers for being are a large 

percentage LOWER than the average costs. 

But even this is problematic as no two sites 

are the same. If using this criteria, AHFA 

should consider using Marshal Swift cost 

estmates to verify the reasonableness of the 

costs.   
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 A. 1.)(iii)., 

Development 

Costs 

5 Lori Harris, 

Norstar 

Development USA, 

L.P. 

Evette Hester, 

Montgomery 

Housing Authority 

Section (1)(iii.) - Development Costs 

provides up to 4 points to projects that 

demonstrate total development costs less than 

the median from current year applications. 

 

Issue:  There is a scarcity of resources 

available to support the development of 

affordable houisng. This scoring criteria 

seems intended to reward developers that can 

build affordable housing at a lower cost. The 

unintended consequence of this scoring is 

projects that are located in urban areas and 

projects receiving federal subsidies are 

penalized.  Demolition, environmental 

remediation, and infrastructure costs are often 

are more expensive in urban areas than rural 

or suburban locations. Projects that receive 

federal subsidies are often required to use 

Davis Bacon wage rates which may increase 

labor costs and raise the overall cost of 

construction. There is an additional concern 

that this scoring criteria may provide 

incentive to developers to reduce the quality 

of certain components of construction, which 

would impact residents over time and 

increase maintenance costs.  

 

Recommendation:  In order to reduce the 

unintended consequence impacting urban 

areas, the recommendation is to reduce the 

total available points in this section from 4 

points to 2 points. Under this 

recommendation, a maximum of 2 points 

would be availble for projects with TDC of at 

least 15% below median, and a maximum of 
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1 point would be available for projects that 

are at least 10% below.  This change would 

reduce the impact of this scoring criteria on 

projects located in cities or urban areas. 

 

 A. 1.)(iii).,  

Development 

Costs 

5 Ann Marie 

Rowlett, Rowlett & 

Company, LLC 

Development Costs: this point section should 

be removed. There is currently incentive to 

keep costs low in the tie-breaker section of 

the application. In addition, there is no way to 

self-score this section as the points are 

awarded based on the average of the projects 

submitted. Finally, I believe that this will 

lead to a "race to the bottom" and the quality 

and housing variety will be negatively 

impacted by this remaining a point item. It 

seems that it might be better to publish limits 

based on construction type and penalize for 

going over the published limits.  
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 A. 1.)(iii).,  

Development 

Costs 

5 Tammy 

Stansbury/Tom 

Simons, The Woda 

Group, Inc. 

(iii) Development Costs – this scoring item 

should be removed.  This scoring component 

is suggesting a race to the bottom and it is 

important for AHFA to understand that less 

attractive developments, will be developed, 

with the cheapest construction costs, utilizing 

the cheapest product.  This will result in a 

reduction in the property’s expectant life for 

a shorter period of time.  Rehabs will be 

nothing more than powder and paint, 

therefore, not ensuring its life expectancy 

another twenty years or so. 

 A. 1.)(iii).,  

Development 

Costs 

5 Quisha Riche, 

Huntsville Housing 

Authority 

Development Costs--The QAP as it is drafted 

proposes to reward development projects for 

being blow the median TDC.  As previously 

indicated, this will encourage the building of 

substandard housing products in order to 

compete for the award of credits.  This 

section along with the one in my previous 

comment will negatively impact the life span 

of the housing as well.  AHFA should 

consider rewarding projects for the use 

quality and energy efficient materials.b 
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 A. 1.)(iii).,  

Development 

Costs 

5 Tom Champion, 

Gulf Coast 

Housing 

Partnership, Inc. 

1)-iii-Development Costs:  This category 

should be removed for a number of reasons 

including but not limited to: 

a. Points cannot be self-scored which reduces 

transparency.  Developers cannot adequately 

analyze the scoring potential of a transaction 

prior to spending the necessary time and 

money to submit an application 

b. This will result in projects that are 

designed only to meet "minimum" 

requirements.  Innovation and best practices 

in today's affordable housing world will not  

be achievable.  Truly "green" communities 

incorporating such things and leed 

certification, solar energy, tank-less water 

heaters, etc. will not be achievable thus 

reducing livability for residents and long term 

sustainability for the projects. 

c. The current language does not account for 

construction cost variances across the state or 

within the development categories.  Costs 

vary significantly in urban and rural areas.  

Costs vary within development sub-

categories, i.e. a new construction 6 story 

tower with elevators vs two story garden 

apartments; or a historic adaptive reuse vs 

and existing vacant garden style 

development. 

d.  It is not clear if the TDC described in this 

section is TDC for the entire development or 

a per unit TDC.  If entire development, then a 

40 unit development has a clear advantage 

over a 100 unit development though fewer 

housing units would ultimately be delivered 

as typically a 100 unit development would 
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have a lower TDC than two 40 unit 

developments, but the 40 unit developments 

would have a scoring advantage. 

e.  This would limit outside subsidy 

opportunities.  Affordable housing grants and 

soft funding from outside sources are often 

competitive and in most cases the 

requirements include green building, 

accessibility, walkability, and amenities that 

in order to score competitively or meet 

program requirements, would require higher 

development costs.  The proposed would 

limit developers willingness/ability to pursue 

outside sources which would potentially fund 

the increased costs for "higher quality" 

developments if awarded. 

f.  This is an incentive to developers' to 

engage the cheapest attorneys, third party 

providers, architects, GCs, etc. and only build 

new construction to minimal requirements or 

do the least amount of rehabilitation 

allowable. 

 

If limiting credits is the goal, this can be 

accomplished through developer/project caps 

which would provide developers the 

opportunity to pursue other sources of 

funding to build higher quality developments.  

If construction cost limits are instituted they 

should be published and have multiple 

categories such as historic, single-family, 

senior, elevator vs non elevator, etc. 
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the form of loans requiring repayment.  

Therefore, use of the historic credit should be 

rewarded in a similar fashion in addition to 

points recognizing the effort to preserve 

Alabama's historic heratige.  We understand 

that simply being eligible for the historic 

credit does not require that a developer take 

advantage of it.  We propose that a graduated 

structure be employed that gives incentives 

and rewards developers for actual use of the 

subsidy as follows: 

8 points:  Submission of a Part 2 indicating a 

credit of greater than $16,001 per unit. 

7 points:  Submission of a Part 2 indicating a 

credit of $12,001 - $16,000 per unit. 

6 points:  Submission of a Part 2 indicating a 

credit of $8,001 - $12,000 per unit. 

5 points:  Submission of a Part 2 indicating a 

credit of $4,000 - $8,000 per unit 

4 points:  Submitting proof that an existing 

building qualifies for the Alabama or Federal 

Rehabilitation Tax Credit. 

 

Submission of a Part 2 requires significant 

commitment on the part of a developer as 

architecural plans must be substancially 

complete.  In addition to the Part 2, an LOI 

from a historic equity purchaser should be 

submitted to determine credit 

pricing/equity/subsidy total. 

 A. 1.) (vii.)(b.),  

Project Type 

8 Kristina Stone, 

TBG Residential 

Four points are awarded for rehab of existing 

buildings that provide sufficient evidence that 

the project qualifies for federal historic tax 

credits.  
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In doing historic adaptive reuse projects, 

adjacent new construction units are 

sometimes added to supplement those units 

created in the historic structure for more total 

units in the development.  Please clarify that 

this is allowable and in what proportion.  In 

Georgia, for example, the historic building or 

buildings being adaptively reused must 

generate and constitute at least 50% of the 

total units in the proposed development.   

Frequently, historic properties do not yield a 

large number of units, and allowing 

additional new construction units creates not 

only more options and styles for residents, 

but also a more financially sound project. 

 A. 1.) (vii.)(b.),  

Project Type 

8 Carlen Williams, 

Arlington 

Properties, Inc. 

 

The National Trust for Historic Preservation 

touts the following benefits of the historic tax 

credit and subsequent attraction of new 

private capital to the historic cores of cities 

and Main Streets across the nation: 

- Enhancing property values 

- Creating jobs 

- Generating local, state and federal tax 

revenues 

- Revitalizing communities 

These same benefits (and attraction of 

capital) applies to rehabilitation of existing 

public housing developments. Public housing 

developments often serve as the anchor in a 

neighborhood, and when not adequately 

maintained, may negatively impact the area 

around it. Just as AHFA is right to encourage 

redevelopment of historic structures that may 

be negatively impacting a neighborhood, 




























































