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. INTRODUCTION

A. OVERVIEW

The HOME Investment Partnershifgegram (HOMES a formula block gramor affordable housing
from the U.S. Department of Housing and Urban Development (Hib&)range CountifOME
Consortiumalso called the Local Government Affordable Housing Collaborative, is a HOME
Participating Jurisdiction (PJ). The Consortium consists of the Towns of CarrtpbHOhand
Carrboro, and Orange County, which acts as lead agency for the Consbstiead agencihe
County is responsible for the overall administration, planning, monitoringepading requirements
for the HOME program. TheBeliciesand Procedureapplyto all HOME projects funded through the
OrangeCounty HOMEonsortium, an@dre subject to change at any time.

The HOME Program was established in 1992, and is aethbsiZTitle 11 of the Cranst@bonzalez
National Affordable HousirRct of 1990, as amended. HOME is desigoetiengthenpublicprivate
partnerships and to expand the supply of decent, safe, sanitary, and affordable hbhsingtional
objectives of the prograire:

1 Provide decent, affordable housing for lomomehouseholds

91 Develop the capacity of nonprofit housing agencies to address the housing needs of low
incomehouseholds

1 Provide funding for state and local governments to addresénicome housingeeds

1 Leverage private sectparticipation

HOME canmly fund housingrelated activities. All HOMdSsisted units must provide housing for
households with incomes of less than 80% of the area median income (AMI), and for certain activities,
a portion of the funds must provide housing for households with less @t@robthe AMI

Eligible activities are defined in accordance with the following HOME assistance categories:

1 HomeownemRehabilitation

1 HomebuyeHHousing (includegnit DevelopmenandDirect HombuyerAssistance
1 RentaHousing

1 TenantBased Rent#issistance

B.DISTRIBUTION OF FUNG
The Orange County HOME Consortium distributes HOME funds@uiéimge Countgind a&ross
different categories of housinggeedaccording to the priorities and godatsits Consolidated Plan.

The Consortium only invedt®OME funds in eligible projects witliinange Countipoundaries. The
Consortium may consider joint projects within the boundaries of contiguous local jurisdictions, which
serve residents from both jurisdictions where both jurisdictions must make finemeigbution to the
project that contributes to the feasibility of the project

Applications for Orange County HBKunds are solicited annually, subject to fund availaltitpugh a

Notice of Fund Availability (NOFA) process aaackviewedcompetitively. Awards are included each

year in the Action Planwhichare approved by the Orang@gountyBoard of County Commissioners

Before committing funds to a project, Orange County underwrites and evaluates the project and will not
invest any morélOME funds, in combination witkher project financing, thanatessay.

Funding applications are assessed for such characteristics as community need, conformance with
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adopted plans and priorities, nature and extent of benefit, financiatexfhical feaility, and/or other
factors bearing upon the merit of proposals competing for funding. The specific competitive selection
criteria for projects will be published at the time applications are solicited.

C.DEFINITIONS

1
1

= =4 =

Acton Plan The annual ongear porton of the Consolidated Plan, whiakludes Orange

/ 2 dzy'angu&l BOMEIndingawards.

Adjusted IncomeAdjusted income is annual (gross) income reduced by deductions for
dependents, elderly households, medical expenses, handicap assistance expeidekicare

(the same adjustment factors used by the Section 8 Progfatjysted income is used in HOME

to compute theactual tenant payment in TBRA programs and the low HOME rent in rental
LINE2SOGa Ay 6KAOK NByGa | N®ssotode&s R 2y om: 2F
Affordability The requirementselatedthe cost of housing both at initial occupancy and over
established timeframes, as prescribed in the HOME Final Rule. Affordability requirements vary
depending upon the nature of the HOME assisted acfivity homeownership or rental housing).
Annual IncomeAnnual income as defined in 24 CFR 5.609, referred to a$"&artial income",

also known as the rules for determining income undeiSbetion 8 voucher program.

Area Median Incom@MI} Themedian income of the region, established by HUD, which is
adjusted for family size and used to determine the maximum income for households targeted in
assisted projects. This is provided by HUD on an annual basis.

AwardeeAn entity awarded HOME fundingthy Orange County HOME Consortium.
CollaborativeSee the definition undeZonsortium

CommitmentThe Phasexecuted a legally bindingritten agreement (that includes the date of

the signature of each person signing the agreement) with a subrecipieohwactor to use a
specific amount of HOME funds for an eligible project or program.

Community Housing Development Organization (CHD@)vate, nonprofit organization that

meets certification requirements established under H@ME regulations at ZJFR 92.2nd is

y20 dzy RSNJ §KS RANBOGAZ2Y 2F |y SyidAide aSS{Aiy3
by a forprofit entity whose primary purpose is the development or management of housing.
Consolidated Plaw plan prepared in accordaneédth the requirements set forth in 24 CFR 91

that describes community needs, resources, priorities and proposed activities to be undertaken
utilizing certain HUD programs, including HOME.

Consortium(or the Collaborative)seographically contiguous units of general local government
consolidated in a single unit of general local government for the purpose of receiving HOME funds
each year as a formula grant to use for locally determined needs and prioriti€3ranige

Courty HOME Consortiunalso called the Local Government Affordable Housing Collaborative,
consists oDrangeCounty andhe Towns of Carrbord;hapel Hilland HillsboroughOrange

County is the lead agency and grand recipienttfe Consortiumandis respasible for the

overall administrating, planning, monitoring, and reporting requirements for the HOME program
on behalf of theConsortium.

Developers, Owners, and Sponsoérdividuals, foiprofits entities, and nonprofits that are
developers, owners, or spsors of housing.

DrawDown Therequestand recept of HOME fundsOrangeCounty draws down funds from a

line of credit established by HUD.

Fair Market RerfFMR)Published by HUD, usually on a yearly basis, the FMR for an area is the
amount that wouldbe needed to pay the gross rent (shelter rent plus utilities) of privately owned,

Last updatedune 242021

02



a—

N

ORANGE COUNTY

NORTH CAROLINA

decent, safe and sanitary rental housing of a modest-lgnairy) natwe with suitable amenities.
FMRs are the maximum eligible rent levels allowed under the Housing GhwaibeMProgram.

1 Final RuleThe Final HOME Rule was published at 24 CFR part 92 on July 24, 2013 and became
effective on August 24, 2013. HOME contracts that are executed, or contracts that are amended
after August 23, 2013, must conform to the 2013 FH@ME Rule.

1 FirstTime HomebuyeAn individuaand spouseyvho hare not owneda homeduring the three
year period prior to purchas# a home with HOME assistance anditio is a displaced
homemaker or singlearent.

1 HOMEAssisted UnitdJnits within aHOME project for which rent, occupan®saleand/or
recapturerestrictions apply. The number of units designated as Ha¥ddisted affects the
maximum HOME subsidies that may be provided to a project.

1 HOME FundsAll appropriations for the HOME Progratosgall repayments and interest or other
returns on the investment of these funds.

1 HOME Investment Trust Funthetwo accounts¢ne Federalevel andone localthat hold
Orange 2dzy i@ Q& | ha9 FdzyRad ¢KS CSRSNIf dadug9 Ly@Sal
account forthe Participating urisdiction. The local HOME Investment Trust Fund account includes
repayments of HOME funds, matching contributjamsl payment of interest or other returns.

1 HOME Rentd'he HOME Progm restricts the rents of HOMASsisted units. Rents of HOME
assisted units cannot exceed the High and Low HOME rent levalseimatblished by HUD at
least annually. Rents cannot exceed &@%he targeted AMfor the appropriate unit sizé{OME
rents may or may not be the same as Bec8 and LIHTC rents and ®éwill provide the
updated HOME rents as they become available.

1 HomeownershipMeans ownerkip in fee simple title or a 9gear leasehold interest in a orte

four-unit dwelling or in a condominium unit, or equivalent fafownership approved by HUD.

Household One or more persons occupying a housing unit.

Jurisdiction A state or unit of local government.

LowIncome Families-amilies whose annual incomes do not exceed 80% of the median income

for the area (adjusted foamily size).

1 Match ! tréff@rad contributiorof local, noAFederal fundso HOME pogramactivities, which
must equaht least25% of HOME funds disbursed forjpots and programs eadiscal year.

1 New ConstructionThe creation of new dwelling unifmy project which includes the creation of

new or additional dwelling units in an existing structure is considered new construction.

Owners Refer to the definition dbevelopers, Owners, and Sponsors.

Participating Jurisdicin (PJ)Any state, local governmentr consortium that has been designated

by HUD to administer a HOME Progr@rangeCounty is the PJ for tl@rangeCounty HOME

Consortium.

1 Principal Residencé: residential property is considered a princigaldence when it is occupied
(to include nighttime residence) for a majority of the year.

1 Program IncomeGross income received @yangeCounty, or a sulecipient directly generated
from the use of HOME funds or matching contributions.

1 Project A siteentire building or two or more buildingsgether with the sités)on which the
building or buildings is located, that are under common ownership, managemdrftnancing
and are to be assisted with HOME funds, under a commitment by the owinee @sdertaking.

1 Project Completiorll necessary title transfer requirements and construction work have been
performed; the project complies with all HOME requirements; the final-doaw of HOME
funds has been disbursed for the project; and the project cetiopl information has been

E R

= =
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entered in the disbursement and information syst@biS) established by HUD. femtal

housing project completion occurs upon completion of construction and before occupancy. For
homebuyer projectgroject completion occursneethe final transfer has occurred and the
beneficiary information is entered intDIS.

1 Property Standards\ctivities and costs are eligible for HOME fundirlg ifthe housingneets
the property standards in 24 CBR 251 upon projeatompletion.

1 ReconstructionThe rebuilding, on the same lot, of housing standing on a site at the time of
project commitmentThe number of housing units on the lot may not be changed as part of the
reconstruction project, but the number of rooms per unit may chaegmeptthat housing that
was destroyed may be rebuilt on the same lot if HOME funds are committed within 12 months of
the date of destruction. Reconstruction also includes replacing an existing substandard unit of
manufactured housing with a new or standlamit of manufactured housing.

1 RehabilitationAll rehabilitation performed using HOME funds must meet tNé&2Rabilitation
Standards (as may be amended) to ensure that housing rehabilitated with HOME funds is decent,
safe, sanitary, and ndnxuryhousing with suitable amenitiesg@ Property Standards)

1 SingleRoom Occupancy (SR&®)gleroom dwelling unitshat must contain food preparation
and/or sanitary facilities if the project involves new construction, conversion etsimential
space, oreconstruction. If the units do not contain sanitary facilities, the building cousain
sanitaryfacilities shared by the tenants.

1 Students Certain students are explicitly excluded from participating independeritig HOME
program. The HOME prograadopts the Section 8 Housing Choice Voucher (HCV) program
restrictions on student participation found at 24 CFR § 5.612, which exclude any giatéat
enrolled in a higher educatianstitution;is under ag@4;is not a veteran of the U.ilitary;is
not married;does not have a dependechild(ren);is not a person with disabilitieemndis not
otherwise individually eligible, or has parents who, individually or jointly, are not eligible on the
basis ofncome.

1 SubrecipientA public agency or nprofit organization selected by tt@rangeCounty to
administer all or a portion @rangel 2dzy 1€ Q4 | ha9 t NPINF YD ! Lzt AO
organization that receives HONBds solely as a developewner is not aubrecipient.

i Targeting Requirementsf the HOME Program relating to the income or ottf@racteristics of
households that may occupy HOM&ESistedunits.

1 TenantBased Rental Assistance (TBRAYrm of direct rental assistance in which the recipient
tenant may move from a dwelling umitth a right to continued assistance.

1 Terminated ProjectsA HOMEassisted project that is terminated before completion, either
voluntarily or involuntarily, constitutes an ineligible activity, andtineust repay any HOME
funds invested in the projecd thelocalHOME Investment Trust Fund in accordance #tCFR
92.503(b). Any project that does not meet the HOME requirements for affordable housing must
repay HOME funds expended for the project.

1 Uniform Physical Condition Standards (UR®8prm naional standards established by HUD for
housing that is decent, safe, sanitary, angaod repair, pursuant to 24 CBR03. These
standards apply to HOME rehabilitation, acquisition, and telpased rental assistaagrojects
in accordance with 24 CBR251.

1 Written AgreementAn executed, legally binding written agreement committing HO ks firom
Orange Countyrunds may be in the form of a loan or grant.
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Il. GENERAL REQUIREMENTS

A. PROJECHELIGIBILITY

Eligible Activities
HOME funds may be ers forthe activities listed in Table escriptions of the eligible activities and
the eligible costs associated with each activity are described in the Eligible ProjeseQimsis

TABLE Eligible Activities

HOME Assistance Description Eligible Activities

Homeowner Rehabilitation Assistance to existing owner - Repair

(24 CFR 92.254) occupants. - Rehabilitation
- Reconstruction

Homebuyer Unit Development Development of affordablewned - Acquisition

(24 CFR 92.254) homes. - Acquisition andRehabilitation
- NewConstruction

Direct Homeownership Assistance to fit-time - Acquisition

Assistance homebuyerdo buy - Acquisition andRehabilitation

(24 FR 92.254) affordable homes.

Rental Housing Development o&ffordable rental - Acquisition

(24 CFR 92.252) housing. - NewConstruction

Rehabilitation

Rental Assistanderograms
Security Deposit and Utility
Deposit Assistanderograms

TenantBased Rental Assistance Financial assistance provided tc
(24 CFR 92.209) tenants.

Eligible Properties

HOME funds may be used only étigible properties within Orgye County. li§jible propertiesnay
include oneto four-family homes, condominiums, cooperatives, multifamily rental housing,-saagle
occupancy (SRO) units, and permanent supportive hoasipgnding on the HOME assistarprovided.
Refer to the applicable HOME assistance section for a complete list arigtaesof eligible properties.

Eligible Awardees

HOME funds may only be awarded to and administered by eligible entities, which vary depending on the
HOME assistangeovided. Eligible entities include developers, owners, sponsors, contractors,
subrecipients, and Community Housing Development Organizations (CHDOSs). Refer to the applicable
HOME assistance section for a complete list of eligible entities for each KHEManae type.

Eligible Beneficiaries

Eligible beneficides include households whaside in or are relocating to Orangeunty; a not an

agent, consultant, officer, employee, and/or elected official ah@e County or an organization receiving
HOMHEunds (household may still be able to receive assistance if a waiver is approved anH 0Bt

all other requirements as applicable, including incoeagirements.

Income Requirements

The HOME Program is designed to provide affordable housing-todome families and individuals.
HOME regulations require that all HOME funds benefit households with annual gross incomes at, or
below, 80% of the area median income (AMIhendetermining the annual income of an individual or
family, the Consortium musise the standard for calculating annual income under 24 CFR 5.609.
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For certain HOME assistance, such as H@kt&lIhousing, the Qusortiumhas further restricted the

income requirements through the Consolidated Rtarequirethat all HOME funds benefibuseholds

with annual gross incomes at, or below, 60% AMI. Refer to the applicable HOME assistance section for
more detail on income requirements.

Annual income refers to the gross amount of income anticipated to be received by all persons in a
householdjncluding norrelated individuals, during the 12 months following the effective dathe
income determinationlncome detrmination of the household must be conducted no more #ian
months before HOME funds are committed to the household

Restrictioron Serving Students

The HOME program adopts the Section 8 Housing Choice Voucher (HCV) program restrictions on student
participation found at 24 CFR 5.612. Students are prohibited from receiving any type of HOME assistance,
including renting HOM&ssistedental units, receiving HOME tenardased rental assistance, or

otherwise participating in the HOME program independent of theidowery lowincome families.

B. ELIGIBLE PROJECTTEOS

HOME funds may be used for a variety of costs. These projestvapgidepending aime HOME
assistance provided and thature of the project activitylTable 2 provideexamples of the general
categories of eligible costs, which are explained in further detail in the applicable HOME assistance
section.

TABLE ZEligible Project Costs
Cost Category CostDescription
Acquisition - Costs of equiring impreed or unimproved real property
including acquisition by homebuyenrsd manufactured housing
units that are real property

- Costs of aquringvacant land odemolition (only if constructior
on a HOME project will begivithin 12 months of purchase)

- Costs of makingtility connectbns to an adjacent street or
project siteimprovementsif accordance witB4 CFR
92.206(a)(3)(ii) and (jiiln connection withacauiring standard
housing

Development Hard Costs New Construction

- Actual costs of new construction of hatental and ownership
housing

- Includesaddition of dwelling uits to an existing structure and
conversion of an existing structure from another use to
affordable residential housing (if additional units beyond the
of an existing structure are added)

Rehabilitation

- Actual costs of rehafitting housing

- Includesalteration, improvement, or modification of an existin
structure moving an existing isicture to a foundation
constructed with HOM#unds, and conversion of an existing
structure from another use to affordable residential housing |
additional units beyond the walls ofetlexisting structure are
added)
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Reconstruction
- Rebuilding a structure on the same lot where housing exists
the time of project commitment
- Includes building a new foundation or repair an existing
foundation and replacing a substandard manufactured houst
with a new manufactured house
- During reconstruion, the number of rooms per unit may
changeput the number of units may not
All Development Types
- Costs of utility connections to an adjacent street or project si
improvementsif accordance witR4 CFR 92.206(a)(3)(ii) and
(iii))
Related Soft Costs - Must be reasonable and necessary, including:
wFinancerelated costs
wArchitectural, engineering@ndrelated professional
services
wkees for title evidence, recordation, and filing of
legal documents
w Gi2NySeQa FSSa
wBuUilding permits
wAppraisal fees
wFees foan independent cost estimate
wBuilder or developer fees
wQosts of a project audit required tiye Consortium
wAffirmative marketing and fair housing services to
prospective tenarg or owners of a funded project
w3aff time of HOME awardeatirectly rdated
carrying out a project, such as preparation of work
specifications, loan processing inspections, housing
counseling for individual who ultimately occupy a
HOME unit, and other services related to assisting
potential owners, tenants, and homebuyers (all
costs must be reasonable and thoroughly
documented, including timesheets detailing actual
time worked on HOME activities)
wOrange Countgtaff coss directly related to
projects(except TBRA)
wPayment of impact fees that are charged for all
projects within @ange County
wCosts of environmental review and release of funds
in accordance with 24 CFR 58 that are directly
related to the project
wFor new construction and rehabilitation projects
only, costs of funding an initial operating deficit
reserve, not to excak18 months (only can be used
to pay project operating expenses, scheduled
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payments to a replacement reserve, and debt
service; any HOME funds placed in the reserve that
remain unexpended after the period of project rent
up may be retained for project reses)

Relocation Costs - Includesboth permanent and temporary relocation assistance
such as replacement housing payments, moving expenses,
reasonable oubf-pocket costs incurred in relocation, and sta
time assomted with providing relocation

Refinancing Costs - Costs to refinance existing debt on housing being rehabilitat:
with HOME funds (in aordance with 24 CFR 92.206(b))

-wSFAYIYyOAYy3d Ydzaad 0SS ySOSaal
housing costs to ake the housing more affordable

TenantBased Rental Assistance - Costs of rental assistance and security deposit payments

Funds cannot be used f@roject reserve ecounts; TenanBased Rentalssistance to serve special
purposes of thédousing Choice Voucharogram match forFederalprograms operations or
modernization of public housingayment of @linquent taxes, fees, @harges on pmerties to be
assisted with HOMEEnds;or assistance tproperties receiving assistance through the Low Income
Housing Preservation and Resideatrtdownership Act (LIHPRHA) or the Emergency Low Income
Preservation Act (ELIHPA

During the first year after completion of a project, @ensortiunmay commit additional funds to a
project; dter the first year, no additional HOME funds may be providedpreviously assisted project.
However, rental assistance to families may be renewed, rental assistance may be provided to families
that will occupy housing previously assisted Wi®@MEunds, and a homebuyer may be assisted to
acquire a unit that wagreviously assisted with HOME funds. Funds cannot be used fakassistance if
the recipient of the rerdl assistance is tied to occupancy in a particular project.

The Consortiurmay not useHOMEunds to reimburse itselbf property in its inventory, buhay use
funds to acquire property or reimburse itself for property acquired with other funds in anticipation of an
eligible project

C. PROPERTY STANDARDS

Activities and costs are eligible for HOME assistance only ibtiseng meets certain minimum property
standards upon project completioRoperty standards vary accorditmthe nature of the activity (i.e.,
acquisition, new construction, rehabilitatio®noverview is provided in Table 3

TABLE .3Property Standard?24 CFR 92.251)

HOME Assistance Property Standard
Homeowner Rehabilitation - Orange County HOME Rehabilitation Starglard
(24 CFR 92.254)

Homebuyer Unit Development - NCBuilding Code
(24 CFR 92.254) - AndICC ModeEnergyCode
- Andapplicable Accessibilitgquirements
Direct Homeownership - NCBuilding Code
Assistance
(25 FR 92.254)

Last updatedune 242021
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Rental Housing New Construction
(24 CFR 92.252) - NCBuilding Code
- AndICC ModeEnergy Code
- Andapplicable Accessibility requirements
- AndBroadband infrastructure
- Andrequirements in Site and Neighborhood Standards secti
Rehabilitation
- Orange CountiifOMERehabilitation Standards
- AndNC Building Code
- Andapplicable Accessibility requirements
TenantBased Rental Assistance - HUD Housing Quali§tandards (HQS)
(24 CFR 92.209)

General Inspection Requirement

Orange County musbnduct an orsite inspection of each project at project completion and during the
Affordability Periodif applicable, to determine that the project meets #pplicableproperty standards.
Additional inspection requirements mayplyy depending on the activity.

D. PROJECT UNDERWRITANG SUBSIDAYERING

Before committing HOME funds to a project, the Consortium mudefadnstrate that it is not investing

any more HOME funds, alone or in combination with other funds, than necessary to provide quality,

affordable, and financially viable housing for at least the duration dfftbedability Period, and (b)

demonstratearS | a2y 6t S f S@St 2F LINE T RLISANMANS ydadla (25 yiiiK 3
The Consortium uses the following underwriting and subsidy layering guidelines.

Financial Analysis
LY NBOASGAYI I LILX AOFGA2Yya ¥ 2AwNing ftaraevorkfirddydRsi batds: G KS  /
not limited to, evaluations of:

1 Regulatory requirementspplicable to the project, including compliance with Affordability Period
restrictions, property standards, cresstting Federal regulations, and other local, Statel
Federal rules.
1 Projectrisk(or financial underwriting), to include verifying economic and financial assumptions
FYR LINRP2SOGA2Yya F2N) GKS LINRP2SOGQa az2dz2NODSasx dzas
confirming that firm written financimommitments for all sources of project financing exist, that
all sources and uses are commercially reasonable, that all sources have been appropriately
maximized prior to awarding HOME funds, and that the owner or developer will receive
reasonable profit breturn for the size, type, and complexity of the project.

Financial analysis guidelines specific to homebuyer unit development and rental housing development
de<cribed in further detail in thosHOME assistansections.

Market Assessment

All HOME proje@pplications, except for projedtsvolving rehabilitation of ownesccupied housing and
projects involving direct homebuyer assistance (and neldpment activity), must include a market
assessment or market study, as applicable, that is no morelihe® inonths old at the time of
application and shows there is current market demand for the prdg@licants mustonsultthe
Consortium to determine whether an assessment or study is applicable to their project.

Last updatedune 242021
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The market assessment or study showdchdnstrate:

9 That dl units, including marketate unitsandunits with income/rent restrictions imposed by
other programsare viablewithin the primary market area

1 Realistic andchievablephysicabccupancy rateat or above 95%ased on a comparison of
comparable properties in the primary market area

1 Realistic and achievablapture and absorption rates.

For projects not meeting these standards, the Fund, in its sole discretipmalsnaconsider the following:

9 For projects targeting special needs populations (eogiseholds experiencing homelessness
survivors oflomestic violence, veterans), tR®nsortiummayaccept higher capture ratesdta
from thelocalContinuumof Careand/or servicgrovidersspecializingn the targeted
populationssuggests an adequateimberof eligible renters exists and will be consislient
referred to the development.

9 For existing priects being rehabilitated, the Consortiumiil consider the recent operating

history oftt6 LINRP2SOG Ay GSN¥a 2F | Otdzat NByida OKINEBS

GKS tA1S F2NI SOARSYOS GKFid GKS RS@St2LIYSyidQa
Developer Capacity
Review of all HOME project applications, exceptrmjeptsinvolving rehabilitation of ownesccupied

housing and projects involving direct homebuyer assistance (andvetopment activity), will include an
evduation of developer capacitipevelopers should demonstrate:

1 Development experieethat is reent, ongoing, successful and pertinent to the type and scale of
affordable housing in the proposed projethe Consortium may require applicants to provide a
list or real estate owned (including partnership or membership interests) and projects underway,
and may review the performance of those projects on factors such as net occupancy, debt service
coverage ratio (DSCR), cash flow received, outstanding loan balances, net equity of individual

LINE2SO0Gazs | yR (KS RBEhisatiuiaidgaio revignstelcdpécitylal2z NI F2 £ A

the development team including, but not limited to, the general contractor, architect, engineer,
market analyst, management company, accountant, attorney, and any other specialized
professionals or consultants, as applicaka whole, the development team should have the
skills and expertise necessary to successfully conphet operate the development. In no case,
may any owner, developapplicant or any member of the development team be a suspended,
debarred, or othewise excluded party.

1 Staff @pacity,meaning the presence of adequate staff with specific experience appropriate to
their roles in the project, to successfully implement the project, including assembly and oversight
of the development team. Applicants magy required to describe the role played by specific staff
members relative to the proposed project and provide resumes demonstrating experience
FLILINBLINRFGS G2 GKS FaaAaA3aySR aidlFFF¥ YSYOoSNRa

f  Financial apacityto supportthe proposed project both duri@2 y a & NdzOG A2y |y R f S| 3

during ongoing operation3his includes sufficiefinancial resources aratlequate financial
systemdo appropriately managproject funding, accurately account for all project costs, and
provide relable reporting tolhe Consortium. e Consortium mayeview audited financial
statements, contingdriabilities,interim financial statements, and individual personal fir@nc
statements to ensure thaheprimaryR S @S t 2 LIY Sy (i re&yt aullilgnOnitratés? a U
compliance with Generalccepted Accounting Principles (GAAP) and does not expresg@amater

Last updatedune 242021
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financial ratios and trending are acceptable.

1 Disclosure of altlentity of Interest relationships and/or costsolved in the project, during
development and after completion. The Consortium reserves the right to review any such costs
further to ensure they are reasonable and consistent with the costs expected froinmarf Sy 3 i K
relationships. An Identity of Interest is any relationship based on family ties or financial interests
0SG6SSy 2NJIFY2y3 Gg2 2NJ Y2NB SydAdArsSa Aygdz2ft SR
could lead to a presumption that the entites® y 20 2LISNJI G4S |4 F Nyant Sy 3
will take a broad approach to defining Identities of Interest and expects all applicants to err on
the side of disclosure; if there is any question about whether an Identity of Interest may exist, the
relationship should be disclosed and explained to the Consortium.

Additionally, and as necessary, tbensortiummayrequireguarantees and indemnities from all

underlying corporate and/or individual owners of the various limited partnership or limited liability

corporation entities involved in the ownership and developmeitprbject.

E. METHODS OF ASSISTANC

Eligible Forms of Subsidy

Orange County HOME funds are provided through a subsidy to eligible entities. The following subsidies
are eligible under HOMHé particular type of subsidy provided will be determined through the
application and contracting proce$dease note that Orange County does not currently provide all of the
subsidies listeth Table4; sometypesarenot currently provided butay be povided at a future date.

TABLE 4. Eligible Forms of Subsidy (24 CFR 92.205(b))

Type of Subsidy

Description

Deferred loans (forgivable or
repayable)

Grants

Interestbearing loans or
advances

Nonrinterestbearing loans or
advances

Interest subsidies

Last updatedune 242021

Loans that are not fully amortized; some, or all, principal anc
interest paymentsre defered to a pointn the future. They ma
be structured in many ways. They may be forgivable or repa
and they an accrue inteest or be nornterest bearingThe
property (or other assets) is used as collateral

Provided with no requirement or expectatiof repayment. No
lien on theproperty (or other assets) is required.

Amortizing loans with repaymeeakpected on a ragar

basis, usually monthly, sitat over a fixed period of

time, all of the pincipal and interess repaid. They

may have interest rates at oelow the prevailing

market rate.The property (or other assets) is used as
collateral The ban term varies depending on the

nature of the activity funded

Principal araunt of these loans is paid back oregular basis
over time, but no interest is chargethe property (or othe
assets) is used as collateral. Tdanlterm varies depending on
the nature of the activity funded

Up-front discountedpayment to a private lenden iexchange for
a lower interestate on a loan. May be a deposit in an iet
bearing account from whiamonthly subsidies are drawn and
paidtoalg’) RSNJ I f 2y 3 & A (i MonthlKpGymkr2
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Equity investments Investnent made in return for a share of ownership
Loan guarantees and loan Both types ensure the payment of a loan in case of default.
guarantee accounts guarantees are waritten promise to pay the lender some

percentage of th@utstanding principabalance of a loan in the
event the borrower default® loan guarantee account iso@an
loss reserve held lipie lender in an amourgqual to some
percentage of the outstanding principal.

Other forms approved by HUD  Requires HUD ar@ounty approval, in writing

and Orange County

Subsidy Limits

24 CFR 92.205(c) and 92.250 estalalistinimum HOME investment and maximd@ME subsidy limit

per project.The minimum HOME investment in rental housing or homeownership is $1,000 times the
number ofHOMEassisted unitsThe maximum peunit HOME investmemhay not exceed the pamit

dollar limitations established under section 221(d)(3)(ii) of the National Housing Act (12
U.S.CL7151(d)(3)(ii)) for elevatdype projects that apply to the area in whithe housing is locatdthis
figure is updated annuallyhluD will allow the peunit subsidy amount to be increased on a program
wide basis to an amount, up to 240 percent of the original per unit limits, to the extent that the costs of
multifamily howsing construction exceed the section 221(d)(3)(ii) limit.

Applicants for HOME funding are responsible for consulting the Consortium to ensure togiit per
HOME subsidy is within the subsidy limits.

Projects Containing both HOME and Nd®@ME Units

HOME fads may be used to assist omemore housing units in a multhit project that contains other
non-HOME units. However, only taetualHOME eligible development costs may be supported by the
HOME program. The method for determining the allocation dblgigosts that may be charged to the
HOME program depends on whether the units are comparable in terms of atmee$e and number of
bedrooms.

For HOME projects with comparable units, a pro rata share method is used. In this method, the total
HOME ejible development costs of the project are prorated so that the proportion of the total
development costs charged to the HOME program does not exceed the proportion of thealdS)dikel
units in the project.

For HOME projects with no comparable units, @nal cost allocation method is used.

F. LONGTERM AFFORDABIYPERIOD

To ensure investments provide affordable housing over the long term, rent and occupancy restrictions
continue throughout theHOMEAffordability Period. The minimum length of an affordability period
depends on the amount of the HOME investment in the proertithe nature of the activity:

TABLE 5. Minimum Affordability Periods (24 CFR 92.252 and 92.254)

HOMBnvestment per Unit Affordability Period
Under $15,000 (homeownership or rental) 5 years
$15,000 to $40,000 (homeownership or rental, 10 years
Over $40,000 (homeownership or rental) 15 years

Last updatedune 242021
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Rehabilitation involving refinancing (rental) 15 years

New constructiorfrental) 20years

Throughout theHOMEAffordability Period eligiblebeneficiariesnust occupy thélOMEassisted units
and agencies must comply with all applicable regulations.

When HOME rental units become vacant duringHigviEAffordability Period, subsequetgnants must

be income eligible and must be charged the applicable rent. If a home purchased with HOME@assistanc
sold during the Affordability Period, thesale provi®ns outlined in thedomebuyer Unit Development

and theDirect Homebuyer Assistansectiors apply to ensure the continued provision of affordable
housing.

L FGSNI GKS 1T ha9 ! FF2NRI 06 Af A G &Ferm Hodsing Afor@biligPNidy s = h NI y
imposedurther affordability requirements until 99 years from the date of projeatmitment (the date

of the execution of the original written agreemefa) all singlefamily housing projés receiving County

assistance, which includes HO&HSIisted projects

G. MATCHING REQUIREMENT

The Orange County HOME Consortium is required tonad least 25% of all HOME funds disbursed on
projects and programs each federal fiscal year. The HOME Program does not require every project or
program that receives HOME funding to provide a 25% match; however, total Consortium match
contributions musequal at least the minimum match requirements. Matching funds are permanent
contributions to affordhle housing and can be providdgatough cash, assets, services, labor and other
contributiors of value to Orange 2 dzy i & Q &gramh e@erat resourcese( CDBG funds) are not an
eligible source of match.

H. SITE AND NEIGHBORIBDCGEXANDARDS

| 2dzaAy3 LINBOARSR (GKNRdzZZK GKS /2yaz2NIiAdzyQa | ha9 LI
opportunities. HOM#E&ssisted housing must be suitable from the standpdfifecilitating and furthering

compliance with the applicable provisions of Title VI of the Civil Rights Act of 1964, the Fair Housing Act,
Executive Qter 11063, and HUD regulations.

In addition, construction of new rental housing assisted with HOMIS fuast meet the site and
neighborhood standards under 24 CFR 983.57(e)(2) and {e){&), places limiting conditions on

building in areas of minority concentratjar in racially mixed areas if the project will cause a significant
increase in the proption of minority to noAminority residents in tharea.

A site and neighborhoods standards review will be conductgzhrt of the application threshold review
for all new construction rental projects requesting HOME ftm@snsure compliance with thete and
neightorhood standards under 24 CFR 983.57(e)(2) thrédgh

9 The site must not be located in a racially mixed area if the project will cause a significant increase
in the proportion of minority to nominority residents in tharea.
1 The site must not be located in an area of minority concentratiolessall of the following
conditions aremet:
o Sufficient, comparable opportunities exist for housing for minority families indcbee
range to be served by the proposed project outsidesas of minority concentration; and
0 The project is necessary to meet overriding housing needs that cannot be met in the

Last updatedune 242021
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housing markearea.

9 The site promotes greater choice of housing opportunities and avoids undue concentration of
assisted persons areas containing a highigportion of lowincome persons.

1 The neighborhood is not seriously detrimental to family life or one in which substandard
dwellings or other undesirable conditions predominate, unless there is actively in progress a
concerted progam to remedy the undesirabt®nditions.

9 The housing is accessible to social, recreational, educational, commercial, and health facilities and
servicesand other municipal facilities and services that are at least equivalent to those typically
found in néghborhoods consisting largely of unassisted, stanidawnding of similar market rents.

9 For nonelderly housing, the travel time and the cost via public transportatipnivate
automobile from the neighborhood to places of employment providing a rarjgbsofor lower
income workers is not excessive.

I. AUTHORIZATION ANDYREENT OF PREWARDOCOSTS

AttheConsortiunRda RA&AONBGA2YS>S |1 ha9 FdzyRa YIF& 06S dzaSR G2 N
costs incurred after the award of funds to the projectrirapproved Annual Action Plan and prior to the

effective date of theConsortiun@ &8 | yydzt £ 1 ha9 ! ANBSYSyd F2NJ GKIG &8
conditions. Such project costs may be reimbursed so long as the costs meet all regulatory requirements,
induding but not limited to, NEPA and Uniform Relocation Act (URA) requirements, the costs represent

eligible uses of HOME funds, the Agency has received written authorization frE@ona tiunprior to

incurring the costs, the total of all peavard costss less than 25% of the current HOME allocation and

the costs are within the allowable amount of pagvard costallowed under the regulations.

Costs Incurred Before Commitment of HOMiIEnds

HOME funds may be used to pay architectural and engineeringttaerdprofessional servicessts that

are incurred befor¢he Consortiunhas made a commitment of HOME funds. These costs can be paid
when the Casortiumexpressly authorizes payment in the written agreement and when the costs have
been incurred in the2months prior to the commitment of funds. This allows flexibility to the
Consortiumand affordable housing developers that are planning a project that is intended to eventually
receive HOME financing. It also permits@mnsortiunto reimburse these costfor projects that are
already under construction when it becomes clear that HOME financing ssagcto complete the

project. This must be reviewed in conjunction with potential environmental clearance dates to avoid
Choice Limiting Activitiesstrigions.

J.PROJECT COMPLETIGRMDLINE AND TERMIERTPROJECTS

Typicallythe Consortiunmust be able to execute a written agreement with ¢gnganization receiving
HOME funds$or the project within 12 months of July 1 of the year in which funding is awarded. The
HOME recipierghould typicallyoe able to complete the project amcpend all funds within twgears of
the execution of the written agreement.

When HOME funds are exqed for projects that are terminated before completion, for whatever

reason, the HOME funds that have been expended are ineligible and must be rep@idn3drium

must terminate any project that does not meet the HOME requirements for affordablenbgusi,

affordability provisions, income targeting, property standards, etc.) and repay HOME funds expended for
the project.

Last updatedune 242021
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K. CROSSUTTING FHRALREGULATIONS
All projects and programs must comply with @essCutting FederaRegulations

Last updatedune 242021
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1. HOMEDOWNER REHABILITATION

A.PROJEALIGIBILITY

EligibleActivities

Eligible activities are thosleat assist existing homeowners with the repair, rehabibitator
reconstruction of owneoccupied units to ensure decesgfe, sanitary, and ndaoxury housing with
suitable amenities.

Eligible Properties

Higibleproperties are wned and occupied by a homeowner (with good and marketable title) wdddigs

as a lowincome householdandserve ask S K 2 Y S 2 ¢ y SrasilénceHDAEYassstadeef may be
provided for oneto four-unit dwellings, condominium units, cooperative units, and manufactured homes.
Homeowners must have one of the following types of ownership of the eligible property:

1
1
T
1

T

Fee simple title to the propsr

Owns a condominium unit

Maintains a 99/ear leaseholihterest in the property or a 59ear leasehold oa @mmunity

landtrust property

Manufactured housing, including a mobile home, on ground leased for a period at least equal to
the applicable Afforability Period

Owns or has membership in a cooperative or mutual housing project that constitutes
homeownership under State law

Permissibléypes of ownership, if approved by the Orange County HOME Consortium, include:

1
)l
1

Owns and occupies inherited propeaiyd shares ownership with other nonresident heirs, and
pays all the costs associated with ownership and maintenance of the housing

Has a life estate and has the right to live in the housing for the remainder of his or her life and
does not pay rent

Has diving trust and does not receive a benefit from the trust or have any control over the trust
assets until the beneficiary is deceased; the trust must be valid and enforceable and ensure that
each beneficiary has the legal right to occupy the propertthéoremainder of his or her life

Has a beneficiary deed that conveys an interest in the real property, including any debt secured
by a lien on the real property, to them as the grantee beneficiary designated by the owner that
expressly states that the dé is effective upon the death of the owner

Ineligible types of ownership are having a land contract, an installment contract, or a contract for deeds.

Maximum Property Value

The estimated afterehabilitation value of the property, which must be deterrdipeior o any work
being performed, magot exceed 95% of the mexh purchase price for the arddUD establishes the
median purchase price limits and these limits can be found on its website:
https://www.hudexchange.info/resource/2312/hormaximumpurchaseprice-after-rehabvaluel/

OrangeCounty will provide current and updated limits.

Eligible Awardees
HOME funds may only be awarded to addinistered by eligible entities, which include Subrecipients,
Contractors, and units of general government participating in the Orange County HOME Consortium.

Last updatedune 242021
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EligibleBeneficiaries

Homeowner households assisted must have incomes at, or below, 80%acdaheedian income
(AMI). Refer also to General Requirements: Project Eligibility. Ihicoitseare established by HUD and
updated annually. They are available onlinéggs://www.hudexchange.info/programs/home/home
incomelimits/. The Consortiunwill provide current and updated limits.

Income must be calctied in accordance with 24 CER09, except that for hoeowner rehabilitation
thevalue2 ¥ (1 KS K2 YS2 égeyidentdriay hadclydedifrodh the cldulation afAdésets

as defined in 24 CFHR603. The passbook savings rate for calculation of imputed asset income over
$5,000 shall be the same passbook savings rate utilized Byrainge Countiousing Authority. e
projectedannual incomef each homeowner must be determined initially before HOME assistance is
provided Acceptable income documentation is two montfisource documents evidencing annual
income (e.g., wage statement, interest statement, unemployroempensation statement) for the
household A reexamination of income does not needteur unless more than simonths have

elapsed from the time of the initial determination to the provision of H@dsistane.

B. ELIGIBLE PROJEODBTS

Development Har@osts
The actual costof repairing, reconstructing or rehabilitating tbeneroccupied housing unit are
considered eligible Development Hard Cdsxamples of eligible costs include:

9 Alteration, improvement, or modification of a rtuxury nature taexisting housing unit

structure, including but not limited to costs to meet Rehabilitation Standards

Demolition of existing housing unit structures

Reconstruction, meaning rebuilding, on the same lot, of housing unit standing on a site at the

time of projest commitment

1 Site improvements necessary to the development of the project and in keeping with
improvements of surrounding, standard housing units in the area, including but not limited to
sewer lines and water lines that are the responsibility of thedwoner.

1 Creation of utility connections including-sffe connections from the property line to the
adjacent street that are the responsibility of the homeowner

T
1

Project Related So@osts
Costs include other reasonable and necessary costs incurred tytilee and associated with the
rehabilitation of housing assisted with HOME funds. These costs include, but are notdimited

Architectural, engineering, and other related professional services

Private lender origination fees

Credit reports

Fees for titleevidence

Fees forecordation and filing of legal documents

Building permits

Attorney fees

Private appraisal fees and independent cost estimate fees

Builder or developer fees

Costs of a project audit, including certification of costs performed by dexbpifblic
accountant that Orange County may require with respect to the development of the project
1 Costs to provide information service

=4 =4 =4 =4 =8 -8 -8 -8 -8 -9

Last updatedune 242021
20


https://www.hudexchange.info/programs/home/home-income-limits/
https://www.hudexchange.info/programs/home/home-income-limits/

a—

N

ORANGE COUNTY

NORTH CAROLINA

Relocation Costs

Relocation costs include the cost of relocation payments and other relocation assistance to persons
displaced by the project. Relocation payments include replacement housing payments, payments for
moving expensesndpayments for reasonable cof-pocket costs incurred in the temporary relocation

of persons. Other relocation assistance costs includeastdfoverhead costs directly related to providing
advisory and other relocation services to persons displaced by the project, such as timely written notices
to occupants, referrals to comparable and suitable replacement property, property inspections,
cownseling, and other assistance necessary to minimize hardship.

Refinancing

The Orange County HOME Consortium does not currently permit refinancing of existing debt secured on
homeowner units as part of the rehabilitation costs. Should this policy be revibedfuture, the
Consortiumwill adopt refinancing guidelines and state them in the Consolidated Plan consistent with the
HOME regulations.

Ineligible Activities, Costs, and Fees
Refer to General Requirements: Eligible Project Costs for a list ableelwivities, costs, and fees under
the HOME Program.

C.PROPERTY STANDARDS

All properties rehabilitated with HOME funds must meet or excee@thrge County HOME
RehabilitationSandards in Appendix AThese standards provide the minimum acceptaiaeerial,
equipmentandworkmanshigstandarddor itemsto be furnishedandinstalledunderthe rehabilitation
specifications. These standards are intended to ensure that housing rehabilitated with HOME funds is
decent, safe, sanitary, and nuxury housig with suitable amenities.

Constructim Documents and Cost Estimates

Gonstruction documents (i.e., written scope of work to be performed) must be in sufficient detail to
establish the basis for a uniform inspection of the housing to determine comphithahe Orange
County HOMIRehabilitationSandards. Orange Countust review and approve a written cost estimate
for rehabilitation after determining that costs are reasonable.

Frequency of Inspections

Orange Countynust conduct an initial property inspection to identify the deficies that must be
addressed, anthust conduct progress and final inspections to determine that work was done in
accordance with work writaps.

D. PROJECT UNDERWNRGTAND SUBSIDY LRKE

Underwriting is not required for Homeowner Rehabilitation projects unless HOME funds are provided as
an amortizing loan. Market analysis and developer capacity assessment are not required for Homeowner
Rehabilitation.

E. METHODS OF AS3ISCE

Eligible Brms of Subsidy and Subsidy Limits

The Eligible Forms of Subsidy and Subsidy Limits established in General Requirements: Methods of
Assistance apply here. The Orange County HOME Consortium may choose to finance all of the
rehabilitation costs or only a pan of the cost.

Last updatedune 242021
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F. LONGTERM AFFORBALITY
There is no HOME Affordability Period or occupancy requirements for rehabilitation assistance 1o owner

occupants.

G. PROJECT COMPLETDEADLINE
The requirements in General Requirements: Project Completioribeadd Terminated Projects apply

to Homeowner Rehabilitation.

Last updatedune 242021
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IV. HOMEBUYER UNIEMELOPMENT

A. PROJECT ELIGIBYLI

Eligible Activities

Eligible activities are those are that support the development of affordable homes fonfest
homebuyers and thiaaddress the needs identified in the Consolidated Plan, including:

1 AcquisitionAcquiring property for the purposes of developing iirsie homebuyer units.
Acquiring vacant land or demolition is allowable only for a specific affordable housing project
within allowable timeframes.

1 Acquisition and rehabilitatior§ssisting a Developer to acquire and rehabilitate substandard
properties to be sold after rehabilitation to lamcome homebuyers.

1 New constructionAssistance to construct affordable housing.

HOMEassisted rental units may be converted to homebuyer units with prior approval. All homebuyer
requirements in 24 CFR 92.254 apply. Refusal by the tenant to purchase the housing does not constitute
ground for eviction or for failure to renew the lease.

Eligible Properties

Properties that are eligible for HOME assistance include those properties that will serve as the
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for one- to four-unit dwellings, condominium units, cooperative units, and manufactured homes.
Homeowners must have one of the following types of ownership of the eligible property:

1 Fee simple title to the property

1 Owns acondominium unit

1 Maintains a 99ear leaseholihterest in the property or a 5@ear leasehold oa wmmunity
landtrust property

1 Manufactured housing, including a mobile home, on ground leased for a period at least equal to
the applicable Affordability Fled

1 Owns or has membership in a cooperative or mutual housing project that constitutes
homeownership under State law

Ineligible types of ownership are having a land contract, an installment contract, or a contract for deeds.

Maximum Property Value

For newconstruction or acquisition of standard housing, to be considered an eligible property, the
property must have a purchase price that does not exceed 95% of the median purchase price for single
family housing in the area.

For acquisition with rehabilitatin of existing units, to be considered an eligible property, the estimated
after-rehabilitation value of the property, which must be determined prior to any work being
performed, must not exceed 95% of the median purchase price for the area.

HUD establisgts the median purchase price limits and these limits can be found on its website:
https://www.hudexchange.info/resource/2312/hormeaximumpurchasepriceafter-rehabvalue/.
Orange County will provide current and updated limits.

Last updatedune 242021
23


https://www.hudexchange.info/resource/2312/home-maximum-purchase-priceafter-rehab-value/

a—

N

ORANGE COUNTY

NORTH CAROLINA

Eligible Awardees
HOME funds may only be awarded to and administered by eligible entities, which include Subrecipients,
and Community Housing Development Organizations (CHDOS)

EligibleBeneficiaries

Homeowner households assisted must have incomes at, or below, 80% of the area median income
(AMI). Refer also to General Requirements: Project Eligibility. Idicoitseare established by HUD and
updated annually. They are availabidiree at:https://www.hudexchange.info/programs/home/home
incomelimits/. The Consortiumwill provide current and updated limits.

When determining annual income for homebuyevelepment, income must be calculated in
accordance with adjusted gross income as defined for purposes of reporting under the Internal
Revenue Service Form 1040 series for individual Federal annual income tax purposes.

The projected annual income of eguiospective householdhust be determined initially before HOME
assistance is provideHor contracts to purchase existing housing and contracts to purchase housing to
be constructed, eligibility is determined at the time the HQWiEen agreement is entere¢hto with

the homebuyer. For any leapeirchase agreement, eligibility is determined at the time the lease
purchase agreement is signed.

Acceptable income documentation is two mondisource documents evidencing annual income
(e.g., wage statement, imest statement, unemployment compensation statement) for the
household A reexamination of income does not needteur unless more than sixonths have
elapsed from the time of the initial determination to the provision of Ha@sdkstane.

B. ELIGIBLE BRECT COSTS

Acquisition Costs
Acquisition costs include the costs of acquiring improved or unimproved real property, including, but not
limited to:

1 Acquisition of propertyAcquisition of existing standard property that meets applicable HOME
standards, osubstandard property in need of rehabilitation, including the acquisition of a
manufactured housing unit*

1 Acquisition of vacant lanédcquisition of vacant land only if construction will begin on a HOME
project within 12 months of project commitment, inding the acquisition of the land upon
which a manufactured housing unit will be located*

* The manufactured housing unit must, at the time of project completion, be connected to permanent utilipshook
and be located on land that is owned by the martufad housing unit owner or land for which the manufactured
housing owner has a lease for a period at least equal to the applicable Affordability Period

Development Har@osts
The actual costofconstructing or rehabilitatingousing areconsidered eligile Development Hard
CostsExamples of eligible costs include:

Acquisition (of standard housing)

1 Site improvementdmprovements to the project site (only property owned by the project
owner, where the project is located) necessary to the developmehegdroject and in
keeping with improvements slirrounding, standard projects, includimgsiteroads, sewer
lines, water lines
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1 Utility connectionsCreation of utility connections including-efe connections from the
property line to the adjacent stet

New construction

9 The actual cost of construction, generally

1 Demolition:Demdition of existingstructures(only if construction will begin on the HOME
project within 12 months of project commitment)

1 Site improvements

T Utility connections

Rehabilitation

1 Alteration, improvement, or modification of an existing structure, including project costs to
meet Orange County HOME Rehabilitation Standgeiserally

1 ConversionConversion of an existing structure from another use to affordable residential
housing

1 Dennolition

1 ReconstructionRebuilding, on the same lot, of housing unit standing on a site at the time of
project commitment

1 Site improvements

1 Utility connections

Project Related Sofosts

Costs include other reasonable and necessary costs incurred byribe and associated with the
financing, or development (or both) of new construction, rehabilitation or acquisition of housing
assisted with HOME fundBhese costs include, but are not limited

=4 =4 =4 =8 -8 -8 -8 -8 -9 9

=a =

1

Architectural, engineering, and other related professisealices

Private lender origination fees

Credit reports

Fees for title evidence

Fees forecordation and filing of legal documents

Building permits

Attorney fees

Private appraisal fees and independent cost estimate fees

Builder or developer fees

Costs of project audit, including certification of costs performed by a certified public
accountant that Orange County may require with respect to the development of the project
Costs to provide information service

Costs of Environmental Review, in accordantte 24 CFR 58, which are directly related to the
project

Payment of impact fees that are charged for all projects within a jurisdiction

Relocation Costs

Relocation costs include the cost of relocation payments and other relocation assistance to persons
displaced by the project. Relocation payments include replacement housing payments, payments for
moving expensesndpayments for reasonable cof-pocketcosts incurred in the temporary relocation

of persons. Other relocation assistance costs include staff and overhead costs directly related to providing
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advisory and other relocation services to persons displaced by the project, such as timely writésn notic
to occupants, referrals to comparable and suitable replacement property, property inspections,
counseling, and other assistance necessary to minimize hardship.

Costs Relating to Payment of Loans

If HOME funds are not used to directly pay an eligiblggrroost, they may be used to pay off a

construction loan, bridge financing, or guaranteed loan, upon approval by the Orange County HOME
Consortium. The HOME assistance must be part of the original financing for the project and the loan must
have been usgfor eligible costs as specified in the HOME regulations and this manual.

Ineligible Activities, Costs, and Fees
Refer to General Requirements: Eligible Project Costs for a list of ineligible activitiesyddses ander
the HOME Program.

C. PROPERBYANDARDS

For newly constructed housing, activities and costs are eligible for HOME assistance only if the housing
meets the property standards specified in this section upon project completion. For projects involving
rehabilitation, housing must meet exceed theProperty Standard described in the Homeowner
Rehabilitation section, including t¥ange County HOME Rehabilitation Stargiardppendix A.

State and Local Codes, Ordinances, and Zoning Requirements
Upon completion, housing must meet all apgiile State and local codes, ordinances, and zoning
requirements, to include the current NC Building Code.

Accessibility

Housing must meet the accessibility requirements of 24 CFR 8, which implements Section 504 of the
Rehabilitation Act of 1973 (29.S.C. 794), and Titles Il and Ill of the Americans with Disabilities Act (42
U.S.C. 121312189) implemented at 28 CFR 35 and 36, as applicable. Covered multifamily dwellings, as
defined at 24 CFR 100.201, must also meet the design and constructioemenis at 24 CFR 100.205,
which implements the Fair Housing Act (42 U.S.C-36D9).

Disaster Mitigation

Where relevant, housing must be constructed to mitigate the impact of potential disasters (e.g.,
earthquakes, hurricanes, flooding, and wildfirespdcordance with State and local codes, ordinances, or
other State and local requirements, or such other requirements as HUD may establish.

Constructim Documents and Cost Estimates

Construction contract(s) and documents must describe the work to betakdarin adequate detail so

that progress and final inspections can be conducted to ensure that work is done in accordance with the
applicable codes, the construction contract, and construction documents.

Frequency of Inspections
Orange Countynust conducprogress and final inspections of construction to ensure that work is done in
accordance with the applicable codes, the construction contract, and construction documents.

D. PROJECT UNDERWRBTAND SUBSIDY LRNE5

Orange County will evaluate the projeatcording to its established underwriting and subsidy layering
requirements, to determine financial viability before making a funding commitment for funds for new
construction or rehabilitation. Subsidy Layering also applies to homebuyer units wighanulti
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government funding awards. Refer also to General Requirements: Project Underwriting and Subsidy
Layering.

Orange County allowswardee providing purchase assistance to conduct their own screening and loan
underwriting for firsttime homebuyers, so lgnas the underwriting procedures are substantially
consistent with the following procedures and policy requirements.

1 EachAwardeemust provide a copy of their underwriting procedures and policy requirements
that must be approved by th@onsortiumn advarce of executing HOME agreement

1 Awardee will complete a Mortgage Subsidy Layering Worksheet provided Gptisertium
prior to executing a homiean and will submit it to the Consortiuor approval.

1 Consortiunstaff will review each Mortgage Subsidy Layering Worksheet to ghsure
appropriateness of the proposed HOME subsidy amounthrertdhere is not an excess of HOME
funds awarded to homebuyers.

1 After receivingConsortiumapproval, an Awardemay proceedvith the loan.

The subsidy layering review documentation for each homebuyer loan will be maintained in the
appropriate project folder.

The sale of a property and any assistance to a homebuyer require that the buyer be underwritten
according to th@OrangeCountyHOMEHomebuyer Underwriting Standards (see Appendix B)

E. METHODS OF AS3ISTE

The Eligible Forms of Subsidy and Subsidy Limits established in General Requirements: Methods of
Assistance apply here. The Orange County HOME Consoriyiprovide gp financing in the form of a
deferred loan or grant to affordable housing projects.

F. LONGTERM AFFORBALITY

To ensure investments provide affordable housing over the long term, the housing must be the principal
residence of a lovncome household thraghout the Affordability Period. Funding agreements will define
the Affordability Period and affordability requirements will be recorded on the property through a deed
restriction or covenant running with the land and loan documents.

Affordability shall benaintained for the minimum period even if the homebuyer sells the property or if
the property is foreclosedf the original homebuyeawishesto sell or transfer the Property during the
HOME Affordability Period, the HOKiSaleprovisions pertain (refeto the Resale and Recapture
subsection for more details on those provisiohs}he event of a sale of tHdOMEassisted property,

the HOME Awardeis responsible forssumngcompliance with affordabilityequirementsof the
propertyas provided in the €larationof Restricted Covenants on theoperty.

The length of the Affordability Period depends on the amount of HOME funds invested per unit (see Table
5 in the General Requirements: Lergn Affordability section).

1 For <$15,000 in HOME funds peit, the HOME Affordability Period is 5 years
1 For $15,006540,000 per unit, the HOME Affordability Period is 10 years
1 For more than $40,000 per unit, the HOME Affordability Period is 15 years

L FGSNI GKS 1 ha9 ! FF2NRI 6Af Atgderm Hodsing Afor@&bilingPidy s = h NI y
imposes another affordability period of 99 years for all sifaghély housing projects receiving County
assistance, which includes HOBHSIsted projects.

Last updatedune 242021
27



a—

N

ORANGE COUNTY

NORTH CAROLINA

In the eventhat the original homebuyariolatesthe HOME pricipal residence requirement, todlude

sale or transfer of the HOMiSsisted poperty to a norqualified buyer during the HOME Affordability
Period, theproperty will benoncompliant with HOME requirements and the HOME investment must be
repaid to the Conty.

The HOME Awardee involved in the homebuyer project is responsible for monitoring occupancy of the
property and alerting the Consortium if the homebuyer ceases to occupy the property as their principal
residence during the HOME Affordability Period.

G. RESALE AND RECA®H U

Resale and recapture provisions apply to the use of HOME funds in homebuyer development programs.
TheOrange CountifOME Consortium will use resale provisidhe resale provisions are triggered by

any transfer of title, either vohtary or involuntary, during the established HOME Affordability Period.
Refer to the Orange County HOME Resale Proviniéqpendix C.

H. HOMEBUYER COUNSEL

Homebuyers receiving HOME assistance must receivamgostpurchase homebuyer counseling

from a HUBapproved housing counseling agency that has adopted National Industry Standards for
Homebuyer Education and Counselidgmebuyers must receive a homebuyer counseling certification of
completion.

I. PROGRAM POLICIES

TheAwardeemust use fair housing marketing practices when selling HOME units, as detailed further in
CrossCutting Federal Regulations: Fair Housing and Civil Fgidstory lending practices are
prohibited.All HOMEassisted homebuyers must obtain an appropriaten fixed rate conventional (or
conforming morgage), such as a-3@ar term.

J. PROJECT COMPLETD®&ADLINE

Typically, the&Consortiummust be able to execute a written agreement with the Awardee for the project
within 12 months of July 1 of the yeamthich funding is awarded. The Awardee must typically be able to
complete the project and expend all funds within two years of the execution of the written agreement.
When HOME funds are expended for projects that are terminated before completion, fevemat

reason, the HOME funds that have been expended are ineligible and must be rep@idnddmrtium

must terminate any project that does not meet the HOME requirements for affordable housing (i.e.,
affordability provisions, income targeting, propertynstards, etc.) and repay HOME funds expended for
the project.

Nine-Month Sale Deadline

Any unit not sold within nine months of the completion of construction must be converted to rental
housing and meet all of the requirements for HOME rental housing. Hi@kk=provided for any such
unit that is not rented within 18 months of conversion must be repaid t&€Ctresortium
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V. DIRECT HOBMBYERSSISTANCE

A. PROJECT ELIGIBYLI

Eligible Activities

Eligible activies are those are that support firsine homéuyers in acquiring affordable homes and that
address the needs identified in the Consolidated Plan.

1 AcquisitionAAssisting eligible homebuyers to purchase affordable homes through down payment
or closing cost assistance, reducing the monthly carryirtg oba loan from a private lender, or
providing mortgages for home purchase.

1 Acquisition and rehabilitatiorsssisting eligible homebuyers to perform rehabilitation after
purchase, often through rehabilitation loans

Eligible Properties

Properties that are eligible for HOME assistance include those properties that will serve as the
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for one- to four-unit dwellings, condominium units, coopéve units, and manufactured homes.
Homeowners must have one of the following types of ownership of the eligible property:

1 Fee simple title to the property

1 Owns a condominium unit

1 Maintains a 99ear leaseholihterest in the property or a 5@ear leasebld ona mmmunity
landtrust property

1 Manufactured housing, including a mobile home, on ground leased for a period at least equal to
the applicable Affordability Period

1 Owns or has membership in a cooperative or mutual housing project that constitutes
homeownership under State law

Ineligible types of ownership are having a land contract, an installment contract, or a contract for deeds.

Maximum Property Value
To be considered an eligible property, the property must have a purchase price that doesseot ex
95% of the madian purchase price for singlmily housing in the area.

HUD establishes the median purchase price limits and these limits can be found on its website:
https://www.hudexchange.info/resource/2312/hormeaximumpurchasepriceafterrehabvaluel.
Orange County will provide current and updated limits.

Eligible Awardees
HOME funds may only be awarded to and administered by eligible niitiech include Subrecipients,
and Community Housing Development Organizations (CHDOS).

EligibleBeneficiaries

Homeowner households assisted must have incomes at, or below, 80% of the area median income
(AMI). Refer also to General Requirements: Projigbiity. Incomdimits are established by HUD and
updated annually. They are available onlind&gs://www.hudexchange.info/programs/home/home
incomelimits/. The Casortum will provide current and updated limits.

When determining annual income for homebugssistanceincome must be calculated in accordance
with adjusted gross income as defined for purposes of reporting under the Internal Revenue Service
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Form 1040 serie®r individual Federal annual income tax purposes.

The projected annual income of eguiospective householdhust be determined initially before HOME
assistance is provideHor contracts to purchase existing housing and contracts to purchase housing to
be constructed, eligibility is determined at the time the HQWiEten agreement is entered into with

the homebuyer.

Acceptable income documentation is two montfisource douments evidencing annual income
(e.g., wage statement, interest statement, unemployment compensation statement) for the
household A reexamination of income does not needteur unless more than sixonths have
elapsed from the time of the initial detaimation to the provision of HOMisistane.

B. ELIGIBLE PROJEOBTS

Acquisition Costs
Acquisition costs include the costs of acquiring improved or unimproved real property, including, but not
limited to:

1 Acquisition of propertyAcquisition of existingtandard property that meets applicable HOME
standards, or substandard property in need of rehabilitation, including the acquisition of a
manufactured housing unit*

* The manufactured housing unit must, at the time of project completion, be connectechément utility hookips
and be located on land that is owned by the manufactured housing unit owner or land for which the manufactured
housing owner has a lease for a period at least equal to the applicable Affordability Period

Project Related So@osts

Costs include other reasonable and necessary costs incurred byribe and associated with the
financing, or development (or both) of new construction, rehabilitation or acquisition of housing
assisted with HOME fundBhese costs include, but are ngtited to:

1 Architectural, engineering, and other related professional services

1 Private lender origination fees

1 Credit reports

1 Fees for title evidence

1 Fees forecordation and filing of legal documents

1 Building permits

1 Attorney fees

1 Private appraisal feesd independent cost estimate fees

9 Builder or developer fees

9 Costs of a project audit, including certification of costs performed by a certified public
accountant that Orange County may require with respect to the development of the project

1 Costs tgrovide information servisgincluding #irmative marketing and fair housing
information to prospective homeowners

9 Loan processing inspections

9 Other services related to assisting potential homebuyers, such as housing counseling (only for

individuals whailtimately own or occupy a HOME unit)
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Relocation Costs

Relocation costs include the cost of relocation payments and other relocation assistance to persons
displaced by the project. Relocation payments include replacement housing payments, payments for
moving expenses, and payments for reasonableobyiiocket costs incurred in the temporary relocation

of persons. Other relocation assistance costs include staff and overhead costs directly related to providing
advisory and other relocation services to perstieplaced by the project, such as timely written notices

to occupants, referrals to comparable and suitable replacement property, property inspections,
counseling, and other assistance necessary to minimize hardship.

Homebuyer programs must be in comptiarwith the Homebuyer Down Payment Assistance Program
G! w2t A0@ HAamMM |-Guting FadsSaf Fedlilatiogs: Thé\ihifodn Act and Section 104(d).

Costs Relating to Payment of Loans

If HOME funds are not used to directly pay an eligible projstttb@y may be used to pay off a

construction loan, bridge financing, or guaranteed loan, upon approval by the Orange County HOME
Consortium. The HOME assistance must be part of the original financing for the project and the loan must
have been used fodigible costs as specified in the HOME regulations and this manual.

Ineligible Activities, Costs, and Fees
Refer to General Requirements: Eligible Project Costs for a list of ineligible activities, costs, and fees under
the HOME Program.

C. PROPERTY STARDS&
Activities and costs are eligible for HOME assistance only if the housing meets the property standards
specified in this section upon project completion.

All housing must meet the General requirements bekdditionalrequirements for specific housing
types are detailed in the subsequent subsections.

General

State and Local Codes, Ordinances, and Zoning Requirements
Housing must meet all applicable State and local codes, ordinances, and zoning requirements, to include
the current NC Building Code.

Accessibility

Housing must meet the accessibility requirements of 24 CFR 8, which implements Section 504 of the
Rehabilitation Act of 1973 (29 U.S.C. 794), and Titles Il and Il of the Americans with Disabilities Act (42
U.SC. 1213112189) implemented at 28 CFR 35 and 36, as applicable. Covered multifamily dwellings, as
defined at 24 CFR 100.201, must also meet the design and construction requirements at 24 CFR 100.205,
which implements the Fair Housing Act (42 U.S.C-3&IH).

Disaster Mitigation

Where relevant, housing must be constructed to mitigate the impact of potential disasters (e.qg.,
earthquakes, hurricanes, flooding, and wildfires), in accordance with State and local codes, ordinances, or
other State and local reqements, or such other requirements as HUD may establish.

Existing Manufactured Housing
1 Foundation systems must be inspected and meet the applicable State or local codes, subject to
the approval of Orange County building officials
1 Inthe absence of Statnd local codes, housing must meet the Model Manufactured Home
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Installation Standards at 24 CFR part 3285
9 Must be connected to permanent utility hoaks

New Manufactured Housing
1 Foundations and anchoring must meet all applicable state and local codethancequirement
1 Must be on a permanent foundation, meaning a foundation system of supports that is capable of
transferring all design loads to the ground and meets the requirements of 24 CFR 203.43f(c)(i)
1 Must meet the Manufactured Home Construction &afety Standards codified at 24 CFR 3280
9 Must be connected to permanent utility hoaks

D. PROJECT UNDERWNRGBTAND SUBSIDY LRNES5

The Consortiurwill evaluate the project, according to its established underwriting and subsidy layering
requirements, ¢ determine financial viability before making a funding commitment for funds for new
construction or rehabilitation. Subsidy Layering also applies to homebuyer units with multiple
government funding awards. Refer also to General Requirements: Projectvditinigiand Subsidy
LayeringDirect homeownership assistance does not require a market analysis or assessment of
developer capacity.

The Consortiunallows Awardees providing purchase assistance to conduct their own screening and loan
underwriting for firs-time homebuyers, so long as the underwriting procedures are substantially
consistent with the following procedures and policy requirements.

1 Each Awardee must provide a copy of their underwriting procedures and policy requsement
that must be approvelly the Consortiunmn advance of executing a HOME agreement with the
Consortium

1 Awardees will complete a Mortgage Subsidy Layering Worksheet providedGnndartium
prior to executing a home loan and will submit it to @ensortiuntor approval.

1 TheConsortiunstaff will review each Mortgage Subsidy Layering Worksheet to ensure the
appropriateness of the proposed HOME subsidy amount and that there is not an excess of HOME
funds awarded to homebuyers.

1 After receivingConsortiumapproval, an Awardee maroceed with the loan.

The subsidy layering review documentation for each homebuyer loan will be maintained in the
appropriate project folder.

The sale of a property and any assistance to a homebuyer require that the buyer be underwritten
according to the Orange County HOME Homebuyer Underwriting Standards (see Appendix B).

E. METHODS OF AS3ISTE

Eligible Forms of Subsidy and Subsidy Limits

The Eligible Forms of Subsidy and Subsidy Limits established in General Requirements: Methods of
Assistance apply here. The Orange County HOME Consortium may provide gap financing in the form of a
deferred loan or grant to affordable housing projects.

F. LOKG-TERM AFFORDABILITY

To ensure investments provide affordable housing over the long term, the housing must be the principal
residence of a lovncome household throughout the Affordability Period. Funding agreements will define
the Affordability Period angffordability requirements will be recorded on the property through a deed
restriction or covenant running with the land and loan documents.
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Affordability shall be maintained for the minimum period even if the homebuyer sells the property or if
the propety is foreclosedlf the original homebuyewishesto sell or transfer the Property during the
HOME Affordability Period, the HOKSaleprovisions pertain @fer to the Resale and Recapture
subsection for more details on those provisjofrsthe evenbf a sale of thedOMEassisted property,

the HOME Awardeis responsible foassuimgcompliance with affordabilitsequirementsof the

propertyas provided in the Declaratiah Restricted Covenants on theoperty.

The length of the Affordability Peridepends on the amount of HOME funds invested per unit (see Table
5 in the General Requirements: Leargm Affordability section).

1 For <$15,000 in HOME funds per unit, the HOME Affordability Period is 5 years
1 For $15,006540,000 per unit, the HOME Affordlly Period is 10 years
1 For more than $40,000 per unit, the HOME Affordability Period is 15 years
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imposes another affordability period of 99 years fosialyjlefamily housing projects receiving County
assistance, which includes HO&HSIsted projects.

In the eventhat the original homebuyariolatesthe HOME principal residence requirementndude

sale or transfer of the HOMiSsisted pperty to a on-qualified buyer during the HOME Affordability
Period, theproperty will benoncompliant with HOME requirements and the HOME investment must be
repaid to the County.

The HOME Awardee involved in the homebuyer project is responsible for monitoring ayanipiue
property and alerting the Consortium if the homebuyer ceases to occupy the property as their principal
residence during the HOME Affordability Period.

G. RESALE AND REQAHT

Resale and recapture provisions apply to the use of HOME funds trhdimebuyer assistance

programs. The Orange County HOME Consortium will use resale provisions. The resale provisions are
triggered by any transfer of title, either voluntary or involuntary, during the established HOME
Affordability Period. Refer to the Gige County HOME Rés Provisions Appendix C

H. HOMEBUYER COUNSKEL

Homebuyers receiving HOME assistance must receivamigostpurchase homebuyer counseling

from a HUBapproved housing counseling agency that has adopted National Industry Staindar

Homebuyer Education and Counseling. Homebuyers must receive a homebuyer counseling certification of
completion.

Lender Relations
When HOME homeownership assistance is provided througkpadiitror nonprofit entity that also
provides first mortgage financing to the homebuyer, the following applies:

1 A written agreement betweethe Consortiunand the lender must specify the formsdaamount
of homeownership assistance the lender is authorized to provide to families and any conditions
that apply to the provision of such homeownership assistance.

9 Before the lender provides any homeownership assistance to a familgpnsortiunmmust
verify that the family is lomncome and must inspect the housing for compliance with applicable
property standards in 24 CFR 92.251.

9 The forprofit or nonprofit organizations are not permitted to charge fees (such as origination

Last updatedune 242021
33





















































































































