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

[bookmark: _GoBack]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.qap@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.		
11/9/2016
Name: Tammy Stansbury/Tom Simons 	Organization: The Woda Group, Inc.	Email: tstansbury@wodagroup.com/tsimons@wodagroup.com	Phone: 502-414-1259/614-396-3200
	Plan Section
	Section Reference
	Page #
	Specific Comments

	Housing Credit	Add A - Point Scoring	2
	[bookmark: Text1]Tie Breaker number two should be removed.  Just because an applicant is able to assemble an application with few to no missing and/or incomplete documents does make the proposed housing “better” for the resident.  What does this tie breaker add to the development and to the resident?   How does it make the apartment better or their enjoyment of the apartment better to where it should be given such an important position in the proposed tie breaker ranking?

	Housing Credit	Add A - Point Scoring	2
	Tie Breaker number three should be removed from the ranking list.  A race to the bottom does not add to the quality of housing. While this appears to be good public policy the unintended result is the fact that some developers will lower the quality of the final product.  This tie breaker also leads to an increase in the demand for HOME Funds.

	Housing Credit	Add A - Point Scoring	5
	(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.

	Housing Credit	Add A - Point Scoring	6
	(iv) Rent Affordability 1) How will the RAD “subsidy” per unit going to calculated? 2) RAD points should be removed from the rent affordability scoring criteria. Giving RAD deals up to 3 points gives an unfair advantage over non-RAD deals. 3) Is the intent of additional subsidies is to see the reduction in the amount of housing credits being requested?  If so, how did three RAD deals consume over 50% of the state’s allocation last year?  A lot more affordable units can be funded in Alabama without this “subsidy”.

	Housing Credit	Add A - Point Scoring	6
	(iv)  Rent Affordability - In addition, we would suggest that the list of “allowed” funding structures not be so restrictive, and that other funding sources be included that could provide a soft loan (interest rates below AFR for at least 10 years.  This loans would reduce the amount of HOME funds that are requested.  We further suggest including USDA RD 538  Guaranteed Loans and HUD 221 (d)(3) loans.  While these loans are not a subsidy or soft funds, they do offer a below market interest rate and a longer term which makes the project more viable.  This loan guarantee helps to obtain favorable financing terms for the development budget when seeking equity providers.  By allowing a wider range of other types of funding, will reduce the amount of HOME funds applicants request from AHFA or local PJ’s to possibly fund more projects.   

	Housing Credit	Add A - Point Scoring	7
	(v) Tenant Needs– The LIHTC Program is not a special needs program, it is a housing program. A 5% set-aside for tenants with disabilities or homeless is enough of a burden on a property.  Special needs units are more expensive to construct and can also cause vacancy issues.

	Housing Credit	Add A - Point Scoring	7
	(vii) Project Type – We would recommend that the language from the 2016 QAP be changed back into the 2017 QAP in this section.  The points being proposed for an applicant to fully repay their HOME loans does not create an equal playing field. This pay to play point item is not good public policy for Alabama. Items B and C should also be changed back to reflect the 2016 QAP language.

	Housing Credit	Add A - Point Scoring	8
	(viii) ( 2) Census Tract Location: No points should be awarded to specific census tracts in the QAP.   This type of point structure creates reverse discrimination and does not address the housing needs in a lot of communities that need affordable housing in the 50% - 60% range in Alabama. 

	Housing Credit	Add A - Point Scoring	10
	(iv) Applicant Characteristics: Item iv. Should be removed from the scoring system.  CHDO’s should not be awarded an extra point for attending the AHFA CHDO workshop.  CHDO’s already have a 15% set-aside.

	General Comment	Section	10
	Final Application Instructions, 34a. Police/Sheriff Department Letter and 34b. Fire Department Letter.  Not sure why AHFA is requesting these letters.  It is almost impossible to get utility letters and public housing authorities to respond and submit letters, much less the police and fire department. In many instances, we will not get support letters from the police departments due to NIMBY and their stance that these developments only warrants more crime in their areas.  AHFA is already awarding points in the higher median income areas, which is difficult to do, but also ensuring the police and fire departments are involved is most certainly going to create more NIMBYism and make it even more difficult to develop in those areas.
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