AHFA 2017 Draft Low-Income Housing Credit Qualified Allocation and HOME Action Plans
Public Comment Form
Commenting Period October 11, 2016 — November 10, 2016

All comments regarding the Draft Plans must be submitted using this form. General Comments may be submitted at the bottom of
the form. Comments which include cut-and paste text (or redlined/re-worded sections) of the proposed Plans will be rejected.
AHFA will not respond (or seek to interpret) to suggested change in language without a complete explanation of the suggested
language change. Please provide full explanatory and careful comments regarding your proposed changes, keeping in mind that
your proposed changes might have an unintended consequence for a different project or location in the state. All forms should be
submitted to ahfa.mf.gap@ahfa.com as an attachment to the email. Other documentation, e.g., product information or photos,

may also be submitted. Upon close of the commenting period, all comments will be posted at www.ahfa.com for review.
11/10/2016

Name: Laura Abernathy Organization: National Housing Trust ~ Email: Imabernathy@nhtinc.org Phone: 202-
333-29831 x.127

Plan Section Section Page # Specific Comments
Reference
Housing Credit Add A - Point 7 Maintain points awarded to project proposing the
Scoring preservating of existing affordable housing under Project Type

(section 1, vii). By prioritizing preservation, AHFA's QAP can
provide the incentives necessary to prevent the loss of this
indispensable affordable housing. Property owners, nonprofit
organizations, developers, and local governments depend on
state housing finance agencies to provide the financial and
technical assistance necessary to preserve affordable housing
for future generations.

Housing Credit Add A - Point 9 Maintain exception to Negative Neighborhood Services
Scoring (section 1, viii, b, 1) for projects proposing the rehabilitation of
existing multifamily units.
Housing Credit Add A - Point Some states are setting priorities for the deployment of
Scoring Housing Credits in wealthier areas. The Trust supports a

balanced approach which calls upon states to ensure that such
deployment does not inadvertently disadvantage the
allocation of Housing Credits for the preservation of
affordable housing, wherever such housing is located.

Indeed, as observed in HUD’s Final Affirmatively Furthering
Fair Housing (AFFH) Rule: “A program participant’s strategies
and actions...may include various activities...including...
Targeted investment in neighborhood revitalization or
stabilization; preservation or rehabilitation of existing
affordable housing; promoting greater housing choice within
or outside of areas of concentrated poverty and greater
access to areas of high opportunity; and improving community
assets such as quality schools, employment, and
transportation.”
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As AHFA continues to develop language regarding the location
of affordable housing, we encourage a balance between
incentives for projects in wealthier areas and those that
preserve and improve existing housing in low-income
communities. Preservation is a critical strategy for ensuring a
sufficient supply of affordable rental housing. By balancing
incentives, AHFA can continue to support the preservation of
affordable multifamily housing, wherever such housing is
located. Indeed, incentivizing the preservation of housing in all
areas will allow AHFA to promote housing choice by:

. Catalyzing investment and development in distressed
neighborhoods serving racial minorities;

. Improving living conditions and enabling households
who choose to stay in their neighborhoods to do so;

o Maintaining and improving housing in gentrifying
communities.

We urge AHFA to balance incentives for investing in areas of
high opportunity and improving affordable housing in existing
communities in a way that makes sense for Alabama. The
Trust strongly recommends including more substantial points
for the preservation of affordable housing.

Housing Credit

Add A - Point
Scoring

A majority of states implement utility-funded energy
efficiency programs designed to help owners invest in
efficiency repairs and improvements, yet lack the capacity or
expertise to effectively reach the community of affordable
housing owners and developers. We recommend AHFA work
with utility companies in the state to improve energy
efficiency programs and help owners access utility-sponsors
energy efficiency resources.

Energy is often the highest variable cost in affordable housing,
materially affecting both owners and residents. Increasing
energy efficiency in affordable rental housing is a cost-
effective approach to lower operating experiences, maintain
affordability for low-income households, reduce carbon
emissions, and create healthier, more comfortable living
environments for low-income families. The Trust encourages
AHFA to partner with Alabama utilities to make energy-
efficiency programs more accessible to affordable, multifamily
developments.

Housing Credit

Add A - Point
Scoring

Require WaterSense-labeled plumbing products. Fannie Mae’s
recent analysis of utility usage by multifamily housing found
that the least efficient properties use over six times as much
water per square foot as the most efficient properties (twice
the spread of energy consumption across the same data set).
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Thus the opportunities for water efficiency improvements,
and associated savings in water and wastewater charges, are
substantial in Alabama and the payback is more immediate
and well worth the investment. Whether utilities are paid
directly by residents, or as is more common, paid by the
building owner, improving water efficiency is a key strategy
for preserving housing affordability.

Plumbing products that meet the performance criteria for
water efficiency set by the US EPA WaterSense program
achieve water savings while being no more expensive to
purchase and install than less efficient products. Where there
is no cost premium, there is no trade-off between cost and
efficiency performance and no need to encourage installation
through points. Instead, RIH should require the installation of
WaterSense-labeled showerheads, lavatory faucets, and
toilets to ensure that unnecessary water consumption and its
associated utility costs can be avoided.

General Comment

Add C-DQS

Require properties to achieve a minimum sustainable building
certification. Thirteen states housing agencies require, and 19
state housing agencies award points to projects that meet the
criteria of third-party building standards, such as LEED,
National Green Building Standard, or Enterprise Green
Communities. Such certification offers a straightforward
method to ensure that newly constructed or substantially
rehabilitated affordable housing is built to high standards of
energy and water efficiency, to reduce operating costs and
maintain affordability, to improve the health of its residents,
and to address issues of resiliency and climate adaptation — of
special interest to a coastal state like Alabama. Doing so
removes from AHFA the burden of deciding which sustainable
features should be included and eliminates the need for
standalone points that address issues such as location
efficiency (proximity to transit and other services), water use,
smoke-free housing policies, and others.

Housing Credit

Add A - Point
Scoring

Award points for properties pursuing higher levels of
achievement in green building using a third-party standard.
Some states that require a minimum level of certification also
award points to projects that choose to achieve higher levels
of performance and certification. Most states include multiple
third-party standards in their point criteria to provide owners
with flexibility. In addition, many states account for the
differences between new construction and rehabilitation
projects. A few states have instructive examples:

. The Pennsylvania Housing Finance Agency requires all
new construction and rehabilitation developments meet the
mandatory measures outlined in the 2015 Enterprise Green
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Communities Criteria. In addition, points are awarded for
developments achieving optional 2015 Enterprise Green
Communities Criteria Points. New construction projects must
achieve 25 optional criteria points to earn points and
substantial or moderate rehabilitation projects must achieve
20 optional criteria points (including Preservation Projects).
Pennsylvania also awards 10 points for projects that meet
Passive House Requirements.

o The lllinois Housing Development Authority requires
properties to comply with specific criteria from Enterprise
Green Communities outlined in its 2016 IHDA Standards for
Architectural Planning and Construction. In addition, 2 points
are awarded for projects that commit to obtaining a
sustainable building certification, LEED, Enterprise Green
Communities 2015 certification, or ICC 700 National Green
Building Standard certification. Three points are also awarded
to new construction properties that commit to certification
Passive House Certification, certification through Living
Building Challenge, or Alternative certification for high
performance building achieving ‘Net Zero Capable’ status as
approved by IHDA.
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