STATE OF GEORGIA
2023 QUALIFIED ALLOCATION PLAN

Georgia Housing Credit Program




Table of Contents

CORE PLAN ...oiittticiciccttttssnsseseesssts s sssssese ettt s sssssssesessstassssssassssesessasassssssssssenssssses 5
l. PURPOSE 6
I. DEFINITIONS .ottt st e e 6
M. STATE PRIORITIES 12
V. DISCRETION ..ottt s oo e e e e e e 14
V. APPLICATION DESIGNATIONS 14
VI. 9% FEDERAL CREDIT COMPETITIVE ROUND 15
VIIl. 4% FEDERAL CREDIT — BOND FINANCED PROJECTS 25
VIIl. ~ DCA EXPERIENCE AWARD LIMITATIONS 32
IX. HOUSING OPPORTUNITIES FOR PERSONS WITH DISABILITIES ..ot 33
X. TAX CREDIT ADMINISTRATION 34
XI. ELIGIBILITY OF CERTAIN PROJECT CONFIGURATIONS. ...ttt 34
XIl. PROJECT RECONFIGURATION/APPLICATION MODIFICATION 35
XIll. FEES AND DEADLINES 36
XIV.  GEORGIA OPEN RECORDS ACT 36
XV.  MONITORING AND COMPLIANCE 37
XVIIl. MODIFICATION/WAIVER OF PLAN 39
Exhibit A 40
DCA PRE-APPLICATION FEES AND DEADLINE SCHEDULES 40
DCA POST AWARD DEADLINES AND FEE SCHEDULE* 42
THRESHOLD CRITERIA ....coetreetectenccteectseesetesescssseseessseesssessasssessans 48
l. PROJECT FEASIBILITY, VIABILITY ANALYSIS & CONFORMANCE WITH PLAN 49
Il. TENANCY CHARACTERISTICS 57
. REQUIRED SERVICES 58
V. MARKET FEASIBILITY (MARKET STUDY) 58
V. APPRAISALS 60
VI. ENVIRONMENTAL REQUIREMENTS 62
VII.  SITE CONTROL 64




VIII.

XI.
XIl.
XIll.
XIV.
XV.
XVI.
XVII.
XVIII.

XIX.
XX.
XXI.
XXII.
XXIII.
XXIV.
XXV.

Exhibit A to Appendix |

SCORING CRITERIA

l.

Il
.
V.
V.
VI.
VII.
VIII.

XI.

SITE ACCESS

64

SITE ZONING

65

OPERATING UTILITIES

66

PUBLIC WATER/SANITARY SEWER

67

REQUIRED AMENITIES

68

REHABILITATION STANDARDS

69

SITE INFORMATION AND CONCEPTUAL SITE DEVELOPMENT PLAN

71

BUILDING SUSTAINABILITY ocoiiietieeieieeietisseieeisseissesseesssessesssesssesssessesssesssesssesssesssesssesssssssessnes

ACCESSIBILITY STANDARDS

........................... 72

75

ARCHITECTURAL DESIGN & QUALITY STANDARDS ......osiitineineineineiseiseesessessessse oo

EXPERIENCE, CAPACITY AND PERFORMANCE REQUIREMENTS FOR GENERAL PARTNER AND
DEVELOPER ENTITIES

........................... 76

78

ELIGIBILITY FOR CREDIT UNDER THE PRESERVATION SET ASIDES
ELIGIBILITY FOR CREDIT UNDER THE NON-PROFIT SET ASIDE

85
86

REQUIRED LEGAL OPINIONS ...ttt sssessssssessse st ssesssesssesssesssessssssasssses

OCCUPIED DEVELOPMENTS

........................... 87

88

AFFIRMATIVELY FURTHERING FAIR HOUSING ..ottt

OPTIMAL UTILIZATION OF RESOURCES

........................... 89

91

ADDITIONAL REQUIREMENTS FOR 4% CREDITS/BONDS APPLICATIONS

91

93

DOCUMENTATION AND JUSTIFICATIONS

APPLICATION COMPLETENESS

DEEPER TARGETING/RENT/INCOME RESTRICTIONS

DESIRABLE/UNDESIRABLE ACTIVITIES

112

COMMUNITY TRANSPORTATION OPTIONS

115

QUALITY EDUCATION AREAS

118

REVITALIZATION/REDEVELOPMENT PLANS

120

COMMUNITY TRANSFORMATION

121

STABLE COMMUNITIES

127

MIXED INCOME DEVELOPMENTS

130

COMMUNITY DESIGNATIONS

130




XIl.
X,
XIV.
XV.
XVI.
XVII.
XVIII.
XIX.
XX.
XXI.
XXII.
XXII.
XXIV.
XXVI.
XXV.
XXVI.
XXVILI.

Exhibit A to Appendix Il
DCA RIGHT OF FIRST REFUSAL (ROFR) PROCESS
Appendix Il
COMPLIANCE MONITORING PROCEDURES, REQUIREMENTS AND PENALTY CRITERIA

PHASED DEVELOPMENT

PREVIOUS PROJECTS

EXTENDED AFFORDABILITY COMMITMENT

INTERNET ACCESS

MINORITY- AND WOMEN-OWNED BUSINESS ENGAGEMENT
ENRICHED PROPERTY SERVICES

EXCEPTIONAL NONPROFIT/PUBLIC HOUSING AUTHORITY

DCA COMMUNITY INITIATIVES

FAVORABLE FINANCING

HISTORIC PRESERVATION .....coiimririerierieeienieniesiesiesienssenisenssensnenes

COMPLIANCE PERFORMANCE

INTEGRATED SUPPORTIVE HOUSING

OCCUPANCY

MARKET CHARACTERISTICS

PBRA CONTRACTS ..ottt ssesisesssessse s sesesssesssesssesssessnenes

PROPERTY RESTRICTIONS AND AGE

USDA “Portfolio” Additional Criteria ...
XXVIII. TIEBREAKER INFORMATION

131
131
133
134
135
136
137
138
139
141
142
143
145
146
146
147
148
148
150
150
152
152



STATE OF GEORGIA 2022
QUALIFIED ALLOCATION PLAN

Core Plan



State of Georgia 2022 Qualified Allocation Plan: CORE PLAN

.  PURPOSE

The Georgia Housing and Finance Authority (GHFA) is authorized to allocate and issue housing
credits under Section 42 of the Internal Revenue Code of 1986, as amended, and to take all other
actions and impose all other conditions which are required by federal law or which in the
determination of DCA are necessary or convenient to ensure the complete, effective, efficient and
lawful allocation of and utilization of the housing credit program (O.C.G.A. 50-26-8(a)). As required
by §42(m)(1) of the Code, GHFA approved this 2022 Qualified Allocation Plan (QAP) after extensive
public consultation including three public hearings, one through an online webinar as well as in-
person hearings in Atlanta and Dublin, and a thirty-day public comment period. The final 2022 QAP
has been approved by the Board of Directors of GHFA and the Governor of the State of Georgia.

The purpose of the 2022 Qualified Allocation Plan (Plan) is to set forth:
e Legislative and program requirements for the Georgia housing credit program.
e Federal and State resources that will be awarded under the QAP.
e Housing priorities of the Housing and Finance Authority for the State of Georgia.
e Selection criteria.
e Process for evaluating funding requests and awarding of resources.

. DEFINITIONS

The following definitions shall apply for the purposes of this Plan:

“4% Credits” means Federal Credit available to Bond Financed Projects which meet the
requirements of this Plan.

"9% Credits” means Federal Credit allocated on a competitive basis under the provisions of this
Plan.

“Adaptive Reuse” means a proposed development that will be repurposed from what it was
originally built and designed for. Except where stated otherwise, rehabilitation requirements in
Threshold apply to Adaptive Reuse projects.

“Adjacent” means either immediately contiguous to or abutting a neighboring property, lot or
walkway, and excludes property, lots, or walkways across the street from, or diagonally opposite
across an intersection from the subject property, lot, or walkway.

“AMI” means Area Median Income as defined by HUD.

“Applicant” means the General Partner.
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“Application” means the complete and entire set of required and requested documents, submitted
by an Applicant to DCA under this Plan for purposes of a competitive process.

“Application Submission” means the date and time, as stipulated in the Core Plan, by which the
Application must be submitted to DCA in order to be eligible for funding under this Plan.

“Atlanta Metro Pool” refers to a geographic boundary defined by the following counties: Fulton,
Dekalb, Gwinnett, and Cobb. Applications within one of these four counties are considered in the an
Atlanta Metro Pool regardless of whether they are also in an USDA-eligible area.

“Bond Allocation” means tax-exempt private activity bond volume made available for rental
housing which will generate the 4% Credit.

“Bond Financed Projects” means affordable housing developments financed with tax- exempt
bonds and therefore eligible for 4% Federal Credit. “Capital Improvements” means substantial
improvements to the real estate, for items such as re-roofing, structural repairs, or major projects to
replace or upgrade existing furnishings. Capital Improvements do not include replacement of
individual appliances or minor repairs.

“CDBG-DR” means Community Development Block Grant Disaster Recovery.

“CHDO"” means a Community Housing Development Organization, as defined in the 2013 HOME
regulations at 24 CFR Part 92. CHDO “"Owner”, “Developer”, and “Sponsor” are specifically defined
therein.

“Code” means Internal Revenue Code (IRC).

"Competitive Scoring” means the process described in this Plan by which DCA ranks the
Applications received.

“Compliance Period” means the initial fifteen (15) year period during which a project must operate
in accordance with the Credit requirements to avoid Federal Credit recapture. The Compliance Period
commences with the first taxable year of the Federal Credit period.

“Consultant” means a third-party entity that provides consulting services to Project Participants. An
entity acting in the capacity of Owner, Developer, or General Contractor or which provides technical
assistance to the Owner, Developer, or General Contractor is considered a Consultant. Consultants
include, but are not limited to, construction management consultants, interior design consultants,
relocation specialists, tax credit application consultants, resident certification consultants. All
consulting fees are considered part of the calculation of the maximum allowable developer fee for
each project.

“Conversion” means the Conversion of a loan from a construction loan to a permanent loan.

“Credit(s)” means the Federal and State Housing Tax Credit program.



State of Georgia 2022 Qualified Allocation Plan: CORE PLAN

"DCA"” means the Georgia Department of Community Affairs, an executive government agency in
the State of Georgia. By state law, DCA administers the programs of the Georgia Housing and
Finance Authority.

“Developer” means the legal entity designated as the Developer in the Application as well as all
persons, affiliates of such persons, corporations, partnerships, joint ventures, associations, or other
entities that have a direct or indirect ownership interest in the Developer entity. Any entity or
individual that receives all or part of the developer fee must be designated as a developer. Any
Person that receives more than 5% of the developer fee including “consultants” are considered in any
QAP provision which relates to “caps”.

"Disabled Person” means any person who has a physical or mental impairment that substantially
limits one or more major life activities; has a record of such impairment; or is regarded as having
such an impairment.

“Elderly” means a person at least 62 years of age. “Elderly Housing” means housing intended for
and only occupied by Elderly persons, including a family in which all members are Elderly. All
household members must be Elderly (no children, and no disabled persons under the age of 62).

“Extended Use Period” means the period beginning on the 1st day in the Compliance Period and
ending on the later of the date specified by such agency in such agreement, or the date which is 15
years after the close of the Compliance Period.

"Federal Credit” means the 4% Credit and/or 9% Credit, as specified or implied in context.

“Federal Financial Institutions Examination Council (FFIEC)” means the interagency body
empowered to prescribe uniform principles, standards, and report forms for the federal examination
of financial institutions.

“General Partner” means the General Partner in the Owner as well as all persons, affiliates of such
persons, corporations, partnerships, joint ventures, associations, or other entities that have a direct or
indirect ownership interest in the General Partner entity. The term also means the managing member
of a limited liability company.

“GHFA" means the Georgia Housing and Finance Authority.

"HOME" means the HOME Investment Partnership Program.

"HOME Loans” means DCA's HOME Investment Partnership Program loans.

“HOME Regulations” means the regulations at 24 CFR Part 92 governing the use of HOME funds,
promulgated by HUD, including any subsequent amendments to such regulations.

"Housing for Older Persons” means housing intended and operated for occupancy by persons 55
years of age or older ("Older Persons”). At least 80% of the total occupied units in such a housing
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development must be occupied by at least one Older Person. Owners must adhere to policies and
procedures which demonstrate an intent by an owner to provide housing for individuals who are 55
years of age or older. This definition also includes Public Housing properties that have combined
Older Persons with disabled residents in accordance with HUD program requirements.

"HUD"” means the U.S. Department of Housing and Urban Development.

“ldentity of Interest” means a situation in which a Project Participant has a direct or indirect
interest in the ownership of an entity which contracts with a Project Participant to provide land,
goods, loans, financial support, or services for the project or where there is a financial, familial, or
business relationship that permits less than arm’s length transactions.

“Incomplete Document” means a document submitted with the Application where the majority of
the content is provided, but not the full document or the executed documents meets some but not
all of DCA requirements.

“Integrated Setting or Integrated Housing" means the “most integrated setting” which is defined
as "a setting that enables individuals with disabilities to interact with non-disabled persons to the
fullest extent possible.” Integrated settings are those that provide individuals with disabilities
opportunities to live, work, and receive services in the greater community in a manner similar to
individuals without disabilities. Integrated settings are located in mainstream society and offer access
to community activities and opportunities at times, frequencies, and with persons of an individual’s
choosing. Integrated settings also afford individuals choice in their daily life activities and provide
individuals with disabilities the opportunity to interact with non-disabled persons to the fullest extent
possible. Settings that are not integrated include, but are not limited to, properties which target
more than 20% of the units to individuals with disabilities. (Applicants should review the Justice
Department Mandate for additional guidance on this issue:

http://www.ada.gov/olmstead/q&a olmstead.htm).

“Interest - Direct or Indirect” refers to a person or entity having ownership, financial or controlling
interest in another entity.

“IRS” means the Internal Revenue Service.

“Letter of Determination (LOD)"” means a notice issued by GHFA to the issuer of tax exempt bonds
for a specific project, which states that the project is eligible for 4% Credits and sets forth conditions
which must be met before GHFA will issue the IRS Form(s) 8609.

"Local Government” means the controlling elected governing body of the local jurisdiction (as
defined in its Charter) in which the property is located at the time of Application (e.g., city council if
within the city limits, or county commission if in an unincorporated area).

“LURA" means the Land Use Restriction Agreement that is a recorded agreement between GHFA
and the Owner of a HOME-funded project.


http://www.ada.gov/olmstead/q%26a_olmstead.htm
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“LURC” means the Declaration of Land Use Restrictive Covenant for Low-Income Housing Tax
Credits that is a recorded agreement between GHFA and the Owner. The LURC is binding upon the
Owner and its successors in interest, and that encumbers the project with respect to this Plan and the
requirements of Section 42 of the Code.

“Major Project Failure” means foreclosure of an affordable housing property or significant non-
compliance resulting in loss of affordability or credit recapture.

“Material Participation” means involvement in the development and operation of the project on a
basis which is regular, continuous, and substantial as defined in Code Section 42 and 469(h) of the
regulations promulgated hereunder.

“Metro Pool” means the Atlanta Metro Pool or Other Metro Pool.

"Missing Document” means a document required as part of the Application that is either not
included in the application and/or not executed and dated (as applicable) prior to the Application
Submission date.

“Municipality” means any incorporated city or town in the state.

“New Supply” means Applications proposing new construction or Adaptive Reuse.

"NHTF” means the National Housing Trust Fund established by HUD.

"0.C.G.A.” means the Official Code of Georgia Annotated.

"Other Metro Pool” refers to all areas not located in the Rural Pool or Atlanta Metro Pool.
"Owner” means the single purpose legal entity holding title to the property.

“Period of Affordability” means the time during which HOME Loan financed units must remain
affordable to eligible households, as defined by HOME program regulations or the term of the

HOME Loan, whichever is greater.

“Person” means an individual, corporation, partnership, joint venture, Limited Liability Company,
association, trust, or any other business entity.

“Plan” means this 2022 Qualified Allocation Plan.

"Preservation” means rehabilitation of existing housing units.

“Principal” means an individual who has at least a direct ownership interest in the general partner or
developer entity and who materially participates in the ownership, development and operation of the

project through regular, continuous and substantial involvement. For purposes of a non-profit entity,
DCA will consider the executive director as a Principal.

10
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"Project Participants” mean the Owner, Developer, Management Company, Consultants, and
Syndicator.

“Project Team” means the General Partner, Developer, Consultant and the Principal(s) thereof for a
proposed tax credit project. For purposes of project participant qualifications, consultants with less
than 5% interest in the project are not considered members of the Project Team.

“PHA"” means a local public housing authority.

“Related Parties” means a relative (including but not limited to grandfather, grandmother, father,
mother, son, daughter, brother, sister, uncle, aunt, first cousin, nephew, niece, husband, wife, father-
in-law, mother-in-law, brother-in-law, sister-in-law, stepfather, stepmother, stepson, stepdaughter,
stepbrother, stepsister, half- brother, or half-sister) of any Principal or any entity that shares common
Principals, executive directors, board members, or officers.

"RAD" means the HUD Rental Assistance Demonstration program.

“Rural” means those areas designated by USDA as being eligible Rural areas. A list of USDA Rural
areas can be accessed on the USDA website at [http://eligibility.sc.egov.usda.gov/]

“Rural Pool” refers to all USDA eligible areas except those located within the Atlanta Metro Pool.
“State Credit” means the Housing Tax Credit as set forth in O.C.G.A. §48-7-29 and §33-1-18.
“Successful Projects” means an affordable property that has been completed, has no forbearances,
bankruptcies, no defaults, no workouts, and has a physical occupancy of 90% or greater at time of
Pre- Application or Application submission.

“"TCAP"” means program income from the Tax Credit Assistance Program.

“Total Development Cost” means the sum of all anticipated or actual allowable development costs
that are necessary to complete the proposed project.

“UA" means the utility allowances used during the compliance period and during the period of
affordability as described in the Plan.

"USDA"” means the United States Department of Agriculture.

1
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Ill. STATE PRIORITIES

DCA Housing Strategic Goals:

Increasing access to thriving
communities through
outreach and development
in areas of opportunity

Access to quality schools,
quality jobs, diverse
neighborhoods, affordable
and reliable transportation

Financing affordable housing
and undertaking outreach to
landlords

Education: Demonstrating to
communities the value of
affordable housing

1. Integrated Housing Opportunities for Persons with Disabilities:

Partnering across Georgia to
grow and achieve local
visions for strong
communities

Concerted community
development and measurable
outcomes

Capitalizing on existing local
momentum and supporting
new community development

Education: Capacity building,
technical assistance, and
targeted financing

Fostering inclusive
communities free of barriers
to individuals underserved
by existing housing
programs

Overcoming barriers to
access for people with
disabilities, returning citizens,
extremely low-income
households, and individuals
experiencing homelessness

Increasing access to housing
support and encouraging
outreach to landlords

Education: Increasing
knowledge of housing
options

DCA has a strong commitment to provide Integrated Housing options for Persons with Disabilities.
DCA’s commitment to provide a full range of housing options drives the decision to focus funding
on an adequate supply of housing in an integrated setting. Characteristics of integrated housing
include, but are not limited to: the project’'s proximity to community resources and activities;
opportunities for residents with disabilities to live independently and interact with non-disabled

persons; the same tenancy rights as non- disabled individuals including eviction protection, choice of

roommates, and choice of service providers; and the absence of restrictive, regimented rules that
limit residence activities or impede residents’ ability to interact with non-disabled individuals. (DCA
uses the definition of integration provided by the Justice Department in its Statement on
Enforcement of the Olmstead Integration Mandate in its analysis of whether a project provides

Integrated or congregate housing for Persons with Disabilities.)
2. Health Outcomes for Residents:

Physical and mental health are necessities for thriving individuals and families. The location where a
household lives strongly influences household health through components like access to quality care,

12
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education, and healthy foods. In addition, safe, quality affordable housing provides the foundation
and central location for encouraging healthy lifestyles. As such, DCA has a strong commitment to
encouraging better health outcomes for residents through site selection, site design, community
partnerships, and focused services.

3. Preservation of Existing Affordable Housing:

Preservation is a key component of DCA’s work to ensure an adequate supply of affordable rental
housing, advance sustainability, and retain historic structures through adaptive reuse. Most
importantly, preservation is a vital tool for maintaining affordability through the retention of federal
rental assistance. In addition, preservation allows DCA to mitigate the risk of losing affordable
housing projects due to market conversion, physical deterioration, or financial instability. Regarding
sustainability, renovating existing buildings produces less construction waste, uses fewer new
materials, and requires less energy than new construction. Further, little to no new utility or
transportation infrastructure investments are required when existing buildings are rehabbed.
Combined with energy- efficient upgrades, rehabbing and preserving both aging rental and historic
buildings is a conservative, cost effective way to meet growing demand for quality affordable
housing. Additionally, historic preservation advances DCA's stewardship of historic buildings and
locations while maintaining cultural and community diversity.

4. Quality Developments:

DCA'’s multifamily programs are designed to create financially and physically sustainable affordable
properties. Two major components that support the development of quality affordable housing
properties are quality project teams and quality buildings. The development quality created in part
through these key components directly supports the long-term viability of the project and its ability
to serve its residents. Selected projects should have strong Project Teams with significant capacity, a
solid track record of partnership, and a history of success developing the type of affordable housing
proposed. Selected projects should achieve a level of quality in architecture, design, and sustainable
building methods that lay the foundation for the long-term success of the development.

5. Innovation:

Resources for affordable housing have been significantly reduced while the need for housing
Georgia's residents including seniors, persons with special needs, re-entering citizens, Persons with
Disabilities, and persons with low incomes has increased. DCA encourages projects which are
innovative and seek to provide housing and services in a more efficient, sustainable, and cost-
effective manner. Innovative collaborations, placed-based strategies, cost-effective delivery of
services, and new building techniques can be an important part of broader or comprehensive
neighborhood improvement. Innovations can also work to mitigate barriers for individuals that face
difficulties in obtaining safe, quality affordable housing, such as re-entering citizens who may need
more individualized resident screen criteria. These strategies have the capability to fundamentally
change the character of a neighborhood through measurable community impact.

6. Geographic Distribution of Resources:

Georgia is a diverse state with both rural, suburban, and urban communities. The consideration of
Rural areas shall be included in ensuring a balanced allocation of resources. Selection of lower
scoring projects may be required to obtain a better geographic allocation.

13
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V. DISCRETION

In the process of administering the Federal Credit Program, DCA will make decisions and
interpretations regarding project Applications and the 2022 Qualified Allocation Plan. Unless
otherwise stated, DCA is entitled to the full discretion allowed by law in making all such decisions
and interpretations.

Such discretion shall include, but is not limited to, the right to allocate and issue Federal Credits and
to take all other actions and impose all other conditions which are required by federal law or which
DCA determines are necessary or convenient. Such conditions may include barring or limiting
applicants from participation and imposing more stringent conditions.

DCA may require additional explanation, documents, or information pertaining to any portion of an
Application even if not specifically required in the QAP. DCA will not fund or select projects that are
not financially viable and sustainable for the entire Extended Use Period or that constitute a waste or
risk to state resources and/or assets, regardless of their competitive score.

DCA may interpret or provide guidance on the QAP in the form of answers to both general and
specific questions, technical memos, or written guidance published on the DCA website. DCA will rely
on this guidance and interpretations in the analysis of submitted Applications.

V. APPLICATION DESIGNATIONS

DCA applies the below designations to ensure policies can be adjusted to differing development
contexts.

A. New Supply and Preservation Competitions
e The 9% and 4% Credits competitions involve separate rankings based on the
construction type (see "New Supply” and “Preservation” definitions).
e Applications proposing a mix of New Supply and Preservation will be assigned to a
competitive ranking based upon which construction type applies to the majority of
proposed units.

B. Geographic Pools
e DCA assigns Applications to a geographic pool based on the site location (see “Rural,”
“Other Metro,” and “Atlanta Metro” definitions).
e For certain Scoring Criteria, the requirements vary by the geographic pool.

14
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VI. 9% FEDERAL CREDIT COMPETITIVE ROUND

A. 9% Credits Competitive Round Timeline

Submission Timeline
Pre-Application Deadline Deadline: March 3, 2023 at 5:00 pm
Intent to Apply Deadline: April 19, 2023 at 5:00 pm
Full Application Deadline Deadline: May 19, 2023 at 5:00 pm
DCA Awards Announcement Expected: Fall 2024

B. Application and Award Limitations

1. Maximum Number of Applications
Each Developer may submit no more than four (4) Applications for 9% Credits in which they
have direct or indirect interests. This limitation applies to Ownership interests of all proposed
Project Participants except for Syndicators and Management Companies. If it is determined
that a Project Participant has proposed Ownership interests in excess of the above
limitations, DCA will only evaluate the first submissions up to the applicable limitation. Any
other Applications which include the same Project Participant will be considered ineligible
and will not be evaluated.

2. 9% Round Award Limitations

a) Project Limitations
DCA will not award more than the following 9% Credit amounts to an Application:

Application Type Credit Award Limit
Preservation Set Asides $1,035,000
(New Supply) Atlanta Metro or Other Metro Pool $1,150,000
(New Supply) Rural Pool $1,035,000

b) Maximum Ownership/Development Interests
All Applicants may have direct or indirect Ownership/Development interest in a
maximum of two (2) selected projects in which the combined total Federal Credit from
the 2022 competitive funding round cannot exceed $2,100,000. This limitation applies to

15
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all proposed Project Participants except Syndicators and Management Companies. For
non-profit Applicants, DCA will make the determination based on Executive Directors,
common threads of effective control, and whether different non-profit entities have met
DCA Qualification requirements through the same individuals or entities.

DCA generally encourages entities that have insufficient technical expertise and/or
experience to partner with Certifying Entities to gain experience and capacity in the Tax
Credit program. DCA may, but is not required to, grant a waiver of development/credit
award limitations for the proposed certifying partner.

c) Adjustment of Maximum Number of Projects Allowed:
In the event an Owner/Developer fails to meet project deadlines, has a significant
number of projects under development but not completed, or is experiencing a financial
issue with regard to an existing project, DCA may elect to reduce the maximum number
of projects that can be awarded.

16
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C. Application Requirements

1. Pre-Application Requirements

Application
Type

All applications

New Supply

Preservation

Pre-Application Requirements

Requests to waive any requirements listed in the QAP and
documentation supporting the request. Examples include:
0 Architectural standards waiver
0 Accessibility waiver
0 Underwriting waivers
QAP Scattered Site Legal Opinion with completed QAP Conceptual
Site Development Plan, if applicable
(optional) Amenity Request
Request for state-designated basis boost (“extraordinary
circumstances” only), if applicable
(optional) All documentation necessary to pass (Threshold Criteria)
Experience, Capacity, and Performance Requirements for
General Partner and Developer Entities
0 Applicants that wait to submit this information with their Full
Application are at greater risk of failing Threshold or
receiving point deductions under (Scoring Criteria)
Application Completeness.
All documentation necessary to meet requirements for (Scoring
Criteria) Minority- and Women-Owned Business Engagement, if
seeking points under the “Project Team Eligibility” option.

Applications proposing adaptive re-use or rehabilitation for any
units must submit the following, if requesting architectural standards
waivers for said units:

0 DCA Rehabilitation Work Scope Form

0 DCA Physical Needs Assessment Fannie Mae Forms

0 Physical Needs Assessment report
No additional requirements for applications proposing new
construction only

All documentation necessary to meet requirements for Threshold
Criteria, Occupied Developments
If requesting architectural standards waivers:

o0 DCA Rehabilitation Work Scope Form

0 DCA Physical Needs Assessment Fannie Mae Forms

0 Physical Needs Assessment report

17
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The Intent to Apply is a short survey response covering basic development information
including but not limited to Applicant information, site location, and funding requested.
This survey supports DCA staff planning for competitive rounds.

3. Full Application

Under the 9% Credits Competitive Round, a Full Application comprises both:
e All documentation necessary to meet all Threshold Criteria applicable to the
development
e All documentation necessary to meet any Scoring Criteria for which the
Application is claiming points

Threshold Criteria

Application
Type

All applications

Additional
requirements for
New Supply

Threshold Criteria Applicability

Project Feasibility
Tenancy Characteristics
Required Services
Market Feasibility
Appraisals
Environmental Requirements
Site Control
Site Access
Required Amenities
Site Information and Conceptual Site Development Plan
Building Sustainability
Accessibility Standards
Architectural Design & Quality Standards
Experience, Capacity, and Performance Requirements
Affirmatively Furthering Fair Housing
Optimal Utilization of Resources (DCA determination)
If applicable:
o Eligibility for Credit under the Non-profit Set Aside
0 Required Legal Opinions
0 Occupied Developments

Site zoning
Operating Utilities
Public Water/Sanitary Sewer

18



Application
Type

Additional
requirements for
Preservation

Construction
type combination

Scoring Criteria

Application
Type

All applications

New Supply
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Threshold Criteria Applicability

Rehabilitation Standards
Eligibility for Credit under the Preservation Set Aside

Applications proposing a mix of New Supply and rehabilitation
should review all Threshold Criteria to determine whether
requirements from the competition that they are not competing
under (New Supply or Preservation) apply.

Scoring Criteria Applicability

Application Completeness (DCA determination)
Extended Affordability Commitment

Internet Access

Minority and Women-Owned Business Engagement
Enriched Property Services

Exceptional Nonprofit/Public Housing Authority
DCA Community Initiatives

Favorable Financing

Compliance Performance

Integrated Supportive Housing

Deeper Targeting / Rent / Income Restrictions
Desirable/Undesirable Activities
Community Transportation Options
Quiality Education Areas
Revitalization/Redevelopment Plans
Community Transformation

Stable Communities

Mixed Income Developments
Phased Developments

Previous Projects

Community Designations

Historic Preservation
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Scoring Criteria Applicability

Type
e Occupancy
e PBRA Contracts
Preservation e Property Restrictions and Age

e Market Characteristics
e Tiebreaker Information (subsection “Preservation Priority”)

D. Set Asides and Allocation Targets

1.

Non-Profit Set Aside
DCA will set aside 10% of the available 9% Credits for non-profit sponsored Applications.

General Set Aside

DCA may award up to $1,150,000 of 9% Credits to an Application it determines will further
its mission, goals, initiatives, set asides and/or priorities, irrespective of the ranking by the
evaluation factors. The General Set Aside award must be approved by the DCA
Commissioner. The designation of the General Set Aside may be made either during
Application review or within 45 days of the announcement of awards.

Preservation Set Asides

a) USDA-assisted Housing
DCA may award one Application that proposes rehabilitation of USDA Rural
Development Section 515 properties.

b) Housing Tax Credit Properties
DCA may award four Applications proposing rehabilitation of existing occupied housing
in its Extended Use Period. DCA will not select more than one award per county.

¢) HUD-assisted Housing
DCA may award one Application proposing rehabilitation of an existing property that is
either:
e Subsidized by an existing contract for federal project-based rental assistance
administered by HUD or a PHA, or;
e Undergoing a Rental Assistance Demonstration program conversion.

Disaster Rebuilding Set Aside

DCA may award 9% Credits to up to three (3) Applications which will help communities
respond to damage for disaster events in areas which received or will receive CDBG-DR
funding. Scoring Criteria in the QAP will not apply. DCA may develop separate scoring criteria
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for this set aside. Selected developments will not be considered in the QAP geographic
limitations.

5. Broad Geographic Distribution of New Supply
In determining awards, DCA will target the below geographic allocation targets in the New
Supply competition. The percentage of credits may vary slightly depending on actual awards
and credits allocated. DCA will attempt to minimize the difference between the assigned
percentage and the actual credits allocated per pool.

1 o, itce
Fmeiie Pl Target Allocation of 9% Credits:

New Supply competition
Rural 35%
Other Metro 35%
Atlanta Metro 30%

E. State-Designated Basis Boost

Projects may receive an allocation of 9% Credit based upon 130% of the eligible basis. The
minimum request is 10% and must be on a full percentage point. DCA will determine the need at
Application Submission and again at final project allocation application.

Projects in the following categories are eligible to apply for the boost:

e Multifamily Rural projects without DCA HOME as a source.

e Multifamily projects within areas that qualify for at least 2 points under Stable
Communities (projects which appear to have a primary purpose of subsidizing an
ownership transfer do not qualify).

e Extraordinary circumstances not expected or usual for the development of an
affordable multifamily tax credit property (does not include low rents, high utility
costs, and proximity to a QCT).

All requests for the state-designated basis boost must indicate which category (or categories)
and include any supporting documentation.

Requests under extraordinary circumstances must be made at the time of Pre-Application or
after selection of an Application.

DCA will require projects defer 1% of the total Developer Fee for every 1% in state-designated
basis boost granted unless the project receives a new loan or grant from an independent non-
related party equal to at least 30% of the total developer fee (does not include assuming an
existing loan). Applicants with USDA 515 funding may request that DCA waive the matching
deferred developer fee.
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Evaluation of 9% Credit Competitive Applications

Completeness Review

DCA will review Applications for completeness, including but not limited to:
e Organization of electronic Application Submission.

Inclusion of all required Application forms.

Submission of all required supporting documents.

Completed Electronic Core Application.

DCA may determine substantially incomplete Applications to be ineligible.

Threshold Review

DCA staff will only conduct a Threshold Criteria review for Applications that DCA has
determined are complete and will score highly enough to have a reasonable chance of
receiving an award.

If DCA identifies Application deficiencies for any Threshold Criteria, DCA will notify Applicants
in writing (by email) of specific requirement(s) that the Application did not meet. An
Applicant may respond in writing within five business days from the date of the DCA's
preliminary Threshold failure notification letter with a clear and specific explanation of why
the initial determination was incorrect. DCA will then make a final determination. Applicants
will have the right to appeal a Threshold Failure under the DCA appeal procedures.

Threshold Deficiencies: DCA may request correction or clarification for administrative
deficiencies in an email to the Applicant.

Applicants receiving a clarification request have five business days to supply missing or
incomplete information and respond to the specific items identified. Responses cannot
modify an Application or provide materials that did not exist prior to submission and will not
affect scoring.

Scoring

DCA will score complete Applications.. DCA will provide Applicants the preliminary results of
the Competitive Scoring, and Applicants will have a forty-eight (48) hour period to respond
with opinions. Applicants may not submit additional items. DCA will review responses prior to
assigning each project its final score.

Selection

Competitive Application Selection for the New Supply Competitive Process
Applications with the highest DCA score and favorable market studies will be allocated
resources provided that only one Application is submitted in the market area and provided
all set asides have been met. If more than one Application receives a competitive score in the
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same market area and will serve the same tenancy, DCA will select the higher scoring
Application. For purposes of this subsection, Family, Elderly, HFOP, and Other are each
distinct tenancies.

Sequence of Competitive Round Award Determinations

DCA will determine awards between set asides and pools in the order below. Except where
stated otherwise, this order will determine all 9% Competitive Round outcomes dependent
on decisions within another pool or set aside, including but not limited to tiebreakers, if
applicable.

Preservation Set Asides

0 USDA-assisted Housing
0 Housing Tax Credit

0 HUD-assisted Housing

New Supply

o Rural Pool

0 Other Metro Pool
o0 Atlanta Metro Pool

If the non-profit set aside is not met after the above award determinations, DCA will
select the highest-scoring eligible non-profit sponsored applications from the New
Supply competition in the following pools order until the set aside percentage is
reached:

0 Rural Pool

0 Other Metro Pool

o0 Atlanta Metro Pool

¢) Geographic Allocation Limitations for Projects selected in the New Supply

Competitive Process

DCA will not select more than one phase of a planned multi-phase development.
DCA will select only one Rural Application located in the same Local Government
Boundary.

DCA will select up to two Metro Pool Applications located in the same Local
Government Boundary.

DCA will allocate up to 10% of Credits, excluding set asides, among Applications for
funding in the City of Atlanta. DCA will not award less than an Applicant’s 9% Credit
request to reach this cap.

d) Tie-breakers

If necessary, DCA will use these tiebreakers in the order presented.
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e First selected Application for the Project Team in this round. DCA will determine “first
selected Application” by assessing if the Project Team has any other Applications that
will be funded regardless of tie-breakers in another Geographic Pool or Set Aside.

e Application receives points under (Scoring Criteria) Enriched Property Services,
subsection "A. Owner-provided Services”

e Earlier year of the most recent 9% Credits award for the Local Government Boundary.

e For ties between Preservation applications:

0 Soonest year that all Housing Credit, HUD, and/or USDA affordability restrictions
are set to expire

0 "Preservation Priority” narrative, see (Scoring Criteria) Tiebreaker Information

0 Occupancy rate of comparable properties, see (Scoring Criteria) Market
Characteristics

0 Rent advantage, see (Scoring Criteria) Market Characteristics

e Applications that use the least amount of 9% Credits per low-income unit.

e Applicants with documentation that the property will reduce public housing waiting
lists.

5. Special Allocation Considerations
DCA may allocate 9% Credits up to the first day of the Pre-Application deadline based on the
prior year's allocation plan with all applicable terms and conditions to projects that received
an allocation in the prior year.

6. Reconsideration/Appeal Process
An Applicant may use the following process to request further review for Competitive Round
Applications for a Threshold determination or a point deduction only if a reversal of the DCA
initial decision would result in an award and the Application’s self-score was sufficient to be
selected.

a)

The Request for Reconsideration is in writing, submitted within fourteen (14) calendar
days from the date on the notice of a final Threshold determination or notification of a
final score. Requests should be submitted to the attention of the Director of the Office
of Housing Finance. The request must contain a detailed written statement.

DCA will schedule a meeting with the Applicant.

DCA will issue a decision and notify the Applicant.

The Applicant may, within seven calendar days of the date on the Decision Letter
denying the Applicant’'s Request for Reconsideration, submit a request for a full Appeal
Review. The review will consider only documentation that meets the requirements of
the QAP and submitted with the Application or as part of a Threshold clarification.

The burden of proof is on the Applicant to prove that DCA's decision was incorrect.
The Appeal Review meeting may be recorded and available for transcription upon
Applicant's request.

The decision of the Appeal Review Committee is the final decision of DCA and not
subject to further internal review.

The administrative procedures for Appeal meetings can be found on the DCA website.
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7. Final Notification
DCA will provide the final results of the Competitive Scoring process to all Applicants after
the process has been completed.

VIIl. 4% FEDERAL CREDIT — BOND FINANCED PROJECTS

This section reflects the DCA implementation of 2020 Georgia Code, Title 36 Local Government,
Chapter 82 Bonds, Article 8 - Georgia Allocation System as it pertains to bonds issued to support
rental housing development.

A. 4% Credits/Bonds Competitive Round Timeline

Submission Timeline
Intent to Apply Deadline: September 13, 2023 at 5:00 pm
Competitive Review Application Deadline: October 13, 2023 at 5:00 pm
DCA Initial Selection Announcement Expected: Early January 2023
Pre-Application Deadline Deadline: 40 days following selection notice

Deadline: 60 days following DCA Pre-

Full Application Deadline Application Approval

B. Application and Award Limitations

a) Application Limitations
= Two Competitive Review Submissions per qualified Developer. A Developer may
submit one additional Submission if submitting under a joint venture with either
of the following:
e A Developer qualifying under Probationary Participation who currently
owns and operates at least one Successful Tax Credit Project.
e Public Housing Authority
= Joint ventures between two fully Qualified Developers may submit three
Competitive Review Applications.
b) Award Limitations
0 Applicants may have direct or indirect Ownership/Development interest in a
maximum of two (2) selected Competitive Review Applications.
c) The above limitations apply to Ownership interests of all proposed Project Participants
except for Syndicators and Management Companies. If DCA determines that a Project
Participant has proposed Ownership interests in excess of the above limitations, only the
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first submission will be eligible.

C. Application Requirements

1. Intent to Apply

The Intent to Apply is a short survey response covering basic development information including
but not limited to Applicant information, site location, and funding requested. This survey
supports DCA staff planning for competitive rounds.
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2. Competitive Review Application Requirements
Threshold Criteria

Application Competitive Review Application:
Type Threshold Criteria Required

e Market Feasibility

e Environmental Requirements

e Site Control

e Experience, Capacity, and Performance Requirements for General
All applications Partners and Developer Entities

e Optimal Utilization of Resources (DCA determination)

e Additional Requirements for 4% Credits/Bonds Competitive

Review Applications
e Occupied Developments (if applicable)

e Site Zoning
New Supply e Public Water/Sanitary Sewer
e Operating Utilities

e Applications proposing a mix of New Supply and rehabilitation
must also complete:
Preservation o Site Zoning
0 Public Water/Sanitary Sewer
0 Operating Utilities

Scoring Criteria

Application Competitive Review Application:
Type Scoring Criteria

e Application Completeness

e Extended Affordability Commitment

e Internet Access

e Minority and Women-Owned Business Engagement

e Favorable Financing

e Compliance Performance

e Deeper Targeting / Rent / Income Restrictions (subsection
"Deeper Targeting Through New PBRA Contracts” only)

e Integrated Supportive Housing

e Tiebreaker Information, subsection “Readiness to Proceed”

All applications
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Type

New Supply

Preservation
(excluding USDA
“Portfolio” Set
Aside)

USDA “Portfolio”
Set Aside

State of Georgia 2022 Qualified Allocation Plan: CORE PLAN

Competitive Review Application:
Scoring Criteria

Applicants may claim points in any of the below Scoring Criteria related
to site characteristics. However, no more than 33 points overall from
these criteria will contribute towards the application score:

Desirable/Undesirable Activities
Community Transportation Options
Quality Education Areas
Revitalization/Redevelopment Plans
Stable Communities

Community Designations

Occupancy

PBRA Contracts

Property Restrictions and Age

Market Characteristics

Tiebreaker Information, subsection “Preservation Priority”

Applications also claim points in:

USDA “Portfolio” Additional Criteria

Further, the following Scoring Criteria will be evaluated as follows:

PBRA Contracts: based on total number of PBRA units
Property Age: based on average for all buildings
Occupancy: average for all buildings
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3. Pre-Application Requirements
If selected under the Competitive Review Process, Applicants must submit a complete Pre-
Application by the deadline indicated at the top of this section. DCA may revoke selection
under the Competitive Review process for failure to meet this deadline.

Application
Type

All applications

New Supply

Preservation

Pre-Application Requirements

Requests to waive any requirements listed in the QAP and
documentation supporting the request. Examples include:
0 Architectural standards waiver
0 Accessibility waiver
0 Underwriting waivers
=  Projects with a commitment for at least 15-year
project based rental assistance from HUD or
USDA for the majority of units may request
waivers of underwriting requirements based on
written confirmation from the federal agency that
the conditions requiring a waiver of QAP
requirements have been approved. DCA may rely
on third party reports accepted by the federal
agency.
Optional Amenity Request
QAP Scattered Site Legal Opinion with completed QAP
Conceptual Site Development Plan, if applicable

Applications proposing adaptive re-use or rehabilitation for any
units must submit the following, if requesting architectural
standards waivers for said units:

0 DCA Rehabilitation Work Scope Form

o DCA Physical Needs Assessment Fannie Mae Forms

0 Physical Needs Assessment report
No additional requirements for applications proposing new
construction only

If requesting architectural standards waivers:
o0 DCA Rehabilitation Work Scope Form
o DCA Physical Needs Assessment Fannie Mae Forms
0 Physical Needs Assessment report

4. Full Application Requirements
e Once DCA issues Pre-Application approval, Applicants must submit a complete Full
Application by the deadline indicated at the top of this section. DCA may revoke
selection under the Competitive Review process for failure to meet this deadline. DCA will
not hold Applications that are being restructured or modified.
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e A Full Application comprises documentation necessary to meet all Threshold Criteria
applicable to the development not previously approved during the Pre-Application or
Competitive Review stages. Requirements are based on all applicable requirements in the
QAP in effect at the time of submitting the Competitive Review Application.

e The Full Application must be submitted at least 75 days before bond closing. DCA will
provide its Letter of Determination within 75 days of the receipt of a complete Full
Application. If clarifications are needed, DCA reviews may take longer than 75 days.

e DCA may require Applicants to update market studies to reflect proposed Applications in
the same market area.

5. Following Letter of Determination (LOD) Issuance

e Following Full Application approval, DCA will issue an LOD. Applications proposing
rehabilitation must include a work scope/plan review conference prior to issuing the LOD.

e After LOD issuance, significant changes in the financing structure, syndicator, or scope of
work must be approved in writing by DCA.

e Owners must:

0 Close the bond financing within 180 days of the LOD issuance;

0 Have DCA approval for any significant change in the financing structure or scope
of work set out in the Application before the start of construction;

o Commence construction/rehabilitation activity within 30 days of bond finance
closing date;

o0 Complete all construction activity by December 31, 2024;

o0 Complete and submit the “DCA Placed in Service” form at the time the first
building is placed in service; and

0 Apply for Final Allocation and request for issuance of IRS form(s) 8609 by
September 13, 2025.

e DCA will not issue Form(s) 8609 as buildings are placed in service.

e DCA will not issue a LOD or Form(s) 8609 to Applicants exhibiting a continual pattern of
noncompliance or demonstrating an inability or unwillingness to resolve noncompliance
matters in a timely manner.

e Owners must execute and record the LURC at or prior to bond closing. All construction
and/or permanent financing must be subordinated to the requirements of Section
42(h)(6)(E)(ii) of 26 U.S. Code § 42.

D. Minimum Bond Allocations by Priority

1. Urban Residential Finance Authority Allocation
DCA will set aside approximately $97 million of bonds for applications in the City of Atlanta, as is
required by the Urban Housing Reservation provision (GA Code § 36-82-190).
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2. Balancing New Supply and Preservation
DCA will rank New Supply and Preservation applications separately based on Scoring Criteria
specific to each competition. DCA will, as closely as is possible, select applications from the
New Supply and Preservation competitions on a 1-to-1 basis.

3. Broad Geographic Distribution of Bonds
DCA will identify all DCA Regional Commissions (“Region(s)”) for which an application site is
located within the Region boundaries. For each Region, DCA will ensure at least one of the
selected applications is located within these Regions, provided at least one application meets
all submission requirements.

For purposes of this geographic distribution strategy, the Atlanta Regional Commission
boundary excludes the City of Atlanta, as Atlanta receives its minimum share based on the
Urban Housing Reservation provision (GA Code § 36-82-190).

4. "Portfolio” Preservation of USDA Housing
DCA will set aside $30 million of bond allocation to support one development proposing to
rehabilitate USDA Rural Development Section 515 properties on a “portfolio” basis. For
purposes of this set aside, a portfolio transaction refers to a large-scale, scattered site
rehabilitation development proposal that would otherwise not meet the scattered site
requirements listed under (Core Plan) Eligibility of Certain Project Configurations.

E. Tiebreakers

1. Tiebreakers within the same competition
In the event of a tie between applications within either the New Supply or Preservation
competitions, DCA will apply the following tiebreakers in this order:

a) DCA Regional Commission(s) have not yet received a selected application from the
competition (New Supply or Preservation), when considering ranking and selection
determinations made prior to this tie

b) DCA Regional Commission(s) with the lower average housing vacancy rate

c) Count(ies) with the lower average housing vacancy rate

d) Issuer territory(ies) with the lower average housing vacancy rate (if comparable
Census data exists for all tying issuer territories)

e) “Readiness to Proceed” narrative (see Scoring Criteria, Tiebreaker Information)

f) For ties between Preservation applications:

i.  Soonest year that all Housing Credit, HUD, and/or USDA affordability
restrictions are set to expire

ii. Preservation Priority narrative (see Scoring Criteria, Tiebreaker
Information)
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iii.  Occupancy rate of comparable properties, if applicable (see Scoring
Criteria, Market Characteristics)
iv.  Rent advantage, if applicable (see Scoring Criteria, Market
Characteristics)
g) Census tract(s) with the lower average occupancy rate
h) Higher ratio of private investment to bond financing
0 For purposes of this tiebreaker, “private investment” is defined as all
development funds not generated through tax-exempt bonds or 4%
credits. Deferred developer fee does not qualify.
i) Lower total development cost per qualified residential rental unit

Selection between competitions
If due to remaining bond allocation DCA must select between the next highest-scoring New
Supply application and the next highest-scoring Preservation application, DCA will:

a) Rank the two applications based on Scoring Criteria common to both competitions
b) If necessary, apply the tiebreakers above (excluding tiebreakers specific to the
Preservation competition)

F. Competitive Application Evaluation
For the 4% Credits/Bonds Competitive Round, DCA will implement the same competitive review
procedures used for the 9% Credits Competitive Round regarding the following:

e Completeness Review
e Threshold Review
e Scoring

VIIl. DCA EXPERIENCE AWARD LIMITATIONS

The limitations in this section apply to both the 9% Credits and 4% Credits/Bonds competitive

The below two circumstances for a particular entity determine this limitation. All factors are assessed
as of the competitive Application deadline:

One of the following applies:

e The entity is not currently the managing member of any DCA-funded property for which:
0 The entity has been the managing member from initial allocation to present
0 The property qualifies as a “Successful Project”
0 The property has zero outstanding compliance concerns

e The entity only qualifies under the probationary determination

32



State of Georgia 2022 Qualified Allocation Plan: CORE PLAN

ii) The entity is the managing member for a development that has received a 9% Credits
allocation or bonds reservation from DCA that has not yet placed in service.

DCA award limitations:

e If only (i) applies, then DCA will only award one Application for which the entity is the
Certifying Entity in the competitive round.

e If both (i) and (ii) apply, then the entity is not eligible to be the Certifying Entity for an
awarded Application in the competitive round.

IX. HOUSING OPPORTUNITIES FOR PERSONS WITH
DISABILITIES

DCA is committed to providing a full range of housing options for Persons with Disabilities. DCA
identifies both Integrated and congregate housing as important healthy living options for Persons
with Disabilities and seeks to allow Persons with Disabilities to choose what type of housing they
prefer. Historically, a majority of the Georgia housing credit resources financing supportive housing
for Persons with Disabilities have supported congregate housing development. Therefore, DCA's
commitment to providing a full range of housing options requires focusing resources to develop
supportive housing for Persons with Disabilities in an Integrated Setting.

Therefore, DCA will not fund new construction of congregate housing for Persons with Disabilities
under this QAP. DCA uses the definition of integration provided by the Justice Department in its
Statement on Enforcement of the Olmstead Integration Mandate in its analysis of whether a
development provides Integrated or congregate housing for Persons with Disabilities.

In order to ensure that supportive housing developments meet DCA's goals, DCA will review each
proposed Application as a whole to determine whether the project constitutes congregate housing
for Persons with Disabilities. Applicants considering submitting an Application for a project that serves
Persons with Disabilities should specifically discuss how the project meets the definition of integration
as set forth in the Statement on Enforcement of the Olmstead Integration Mandate in terms of its
proximity to community resources and the opportunity for residents with disabilities to interact with
non-disabled persons, which is referenced in the DCA definition of Integrated Housing. DCA'’s
definition is based upon the definition used by the Justice Department in its Integration mandate.

Funding sources or rental assistance that requires documentation of a disability as a condition will be
considered documentation that the unit targets individuals with disabilities.
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X. TAX CREDIT ADMINISTRATION

A. Land Use Restrictive Covenant (LURC)

The Owner and Lessor must execute and record GHFA's prescribed form of the LURC prior to
final allocation. The LURC shall reflect all representations made in the original Application and
any changes made to the original Application that have been approved in writing by GHFA. The
LURC will be drafted after GHFA's receipt of the certification of the 10% test and must be
recorded upon its execution. All permanent financing must be subordinated to the requirements
of Section 42 (h)(6)(E)(ii) of the Code.

B. Tax Credit Pricing

DCA will not allow an adjusted (also referred to as “blended”) credit price due to downward
credit pricing adjustors for timing (as listed in the final Limited Partnership Agreement) at Final
Allocation Application.

C. Cost Reasonableness
Front End Cost Review: Owners must conduct and submit a Third-Party Front-End Cost Review
("FECR"). DCA will have forty-five (45) days to respond, plus any days added for questions or
clarifications. Owners may not close equity until after the earlier of this time period expiring or
DCA'’s approval.

Contractor Cost Certification: Owners must submit a Contractor Cost Certification prepared in
accordance with the standards for a HOME contractor cost certification.

D. Additional 9% Credits and Future Application Scoring

Project Teams with Developments awarded 9% Credits under a competitive round governed by
the Plan that later request and are awarded additional 9% Credits will receive a two-point
deduction on all applications submitted in a subsequent competitive round for 9% Credits. For
this provision, a consultant with an ownership interest below 20% will not count as a member of
the Project Team.

XIl. ELIGIBILITY OF CERTAIN PROJECT
CONFIGURATIONS

A. Eligibility of Scattered Sites

1. Applications proposing scattered sites must meet the following requirements:
2. All residential units are income and rent restricted under Section 42 of the Code.
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3. All buildings must be under the ownership of one entity, developed under one plan of
financing, considered a single project by all funding sources, and managed by one
management entity.

4. The scattered sites must be appraised, if applicable, as a single proposed development.

5. Each site must meet all applicable Threshold and Scoring criteria. DCA may consider
Architectural Standards and/or Amenities Waiver requests.

6. No more than six (6) non-contiguous parcels within a %2 mile radius and a minimum of four
(4) residential units per parcel, except for parcels on which the community center is located.

7. Include a legal opinion on scattered site to support the project’s development.

B. Detached Single-Family Rental Housing
Applications proposing detached single family housing proposals must meet the following
requirements:
1. Include in its operating budget the costs associated with the continuous upkeep of each
rental house, including ground maintenance, as supported by a detailed maintenance plan.
2. Include a detailed Replacement Reserve analysis and plan.
The house designs must reflect architectural diversity using different elevations and styles.
4. Landscaping must be appropriate for detached, single family housing.

w

C. Single Room Occupancy (SRO)

New construction and preservation of single room occupancy developments (does not have an
in-unit kitchen and/or bathroom) are ineligible.

D. Preservation of Existing Housing Credit Developments
Preservation of existing Federal Credit developments with a placed-in-service date within 15
years of Application Submission is ineligible.

Xll. PROJECT RECONFIGURATION/APPLICATION
MODIFICATION

A. Prior to Award

Applicants cannot make any changes to a Submitted Application prior to the announcement of
awards. DCA may allow Applicants to correct deficiencies if necessary to award all 9% Credits
overall or in a set-aside.

B. After Award

Subsequent to awards, tenancy, land and/or existing structure purchase prices, the number of
units, and the scope of work cannot change. DCA must approve the proposed construction
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budget if increasing by more than 10% from the Application. The utility allowance utilized may
not change until 18 months after placing in service.

The final completed property shall meet all requirements of this QAP and all promises made in
the submitted Application. The failure to receive points in a category does not release an
Applicant from obligations undertaken in the Application.

Applicants may submit a request for a change in amenities, services, direct or indirect transfers of
a General Partner or Developer’s interest using DCA'’s Project Concept Form.

This provision applies to any changes throughout the project’s Extended Use Period or Period of
Affordability, whichever is longer.

XIll. FEES AND DEADLINES

The fees indicated in this section vary based on the legal status of the Applicant. Payment must be
by certified funds made payable to the “Georgia Housing and Finance Authority.” All fees remitted to
GHFA are non-refundable.

A. Compliance Monitoring Fees

Owners will pay all compliance monitoring fees no later than the placed in-service date. Failure
to do so may adversely affect the ability to compete in future funding rounds. When DCA
monitors for compliance with more than one program, Owners will pay the applicable fees for
each.

. Non-Compliant Properties

DCA will assess additional fees to projects having instances of DCA or program noncompliance
that require additional review and follow-up.

. HOME Asset Management Fees

Developments with DCA HOME will pay an ongoing annual asset management fee while HOME
restrictions apply.

XIV. GEORGIA OPEN RECORDS ACT

Applicants must agree in the Application to hold harmless DCA and GHFA for any and all losses
associated with disclosures in accordance with GORA.
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XV. MONITORING AND COMPLIANCE

A

Construction Monitoring

1. Requirements

Construction work must adhere to the standards and requirements contained in this Plan, the
respective DCA Architectural program manuals, the Application, LURC or LURA, and all
manufacturers recommended installation procedures/guidelines.

2. Inspections
After application award all Owners will be assigned a DCA-approved and contracted inspector
to perform quarterly inspections and complete DCA inspection checklist along with report
form. Reports must address any concerns pertaining to construction quality, safety, progress
and, if applicable, resident safety and treatment of resident belongings.
DCA and/or the assigned DCA approved inspector may perform monthly and/or unannounced
visits for any instances of non-compliance.
Quarterly inspections will be billed directly to DCA (see Exhibit A for reference). Additional
costs for inspections required due to non-compliance will be the responsibility of the Owner.
All properties funded with a DCA Georgia Housing and Finance Authority (GHFA) loan and/or
grant (including but not limited to: HOME, NHTF, CDBG-DR, TCAP, etc.) will continue with
monthly inspections by a DCA-assigned and contracted inspector.

3. Construction Non-compliance Determinations

Quality and safety: DCA will determine construction quality and safety non-compliance by how
long the Project Team takes to resolve issues identified in requested inspection reports. A DCA
inspector must return to the site in the below timeframes to confirm issue resolution.

0 48 hours for site safety, resident safety, and treatment of resident belongings;

0 three months for construction quality.
Progress: DCA will determine construction progress non-compliance based on an exchange of
9% Credits or an extension of a statutory place in service deadline.

4. Construction Non-compliance Penalties
DCA may:
Require a cease of construction activity for findings related to safety.
Cease reviewing pending Applications for which any Project Team member is the same as for
the development exhibiting non-compliance.
Impose the following restrictions on Applications for which any Project Team member is the
same as that for the development exhibiting non-compliance:
0 No more than one award per competitive round
0 General Contractor must not have an identity of interest relative to any other
Project Team member
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B. Credit Compliance Monitoring Procedures

See DCA Compliance Manual and addendum to the QAP, Compliance Monitoring Procedures,
Requirements, and Penalty Criteria. DCA reserves the right to make such alteration or
amendment to its monitoring procedures as may be required. Specific procedures that Owners
must follow to remain in compliance with Program requirements are outlined in DCA Compliance
manual and in the IRS-issued “Guide for Preparing Form 8823" revised in January 2011. Changes
and updates to these materials can be found on the Compliance Section of the DCA web site.

Monitoring Fees DCA charges a monitoring fee for all Credit developments containing five (5) or
more low-income units. Credit recipients will be required to pay the entire fee covering the 15-
year Compliance Period as indicated in Exhibit A, Pre-Application Fees and Deadline Schedules.

Additional fees may be charged to properties that require additional follow-up due to non-
compliance findings. See the DCA website for all compliance monitoring fees. Failure to pay
these fees will be considered an Administrative noncompliance issue.

DCA charges an asset management fee for all HOME-funded developments (See 2013 Final
HOME Rule). Recipients will be required to pay the fee annually during the affordability period as
indicated in Exhibit A, Pre-Application Fees and Deadline Schedules. Failure to pay these fees will
be considered Administrative noncompliance.

C. Reasonable Accommodation
If an otherwise qualified individual with a disability requires an accommodation such as a
modification to a DCA policy, DCA will provide such accommodation unless doing so would
result in a fundamental alteration in the nature of the program or an undue financial and
administrative burden. In such a case, DCA may recommend another accommodation that would
not result in a financial or administrative burden.

D. Housing Rights for Victims of Domestic Violence, Dating

Violence, Sexual Assault, and Stalking

An Owner awarded Federal Credits and/or a HOME Loan must comply with the provisions of the
Violence Against Women Reauthorization Act of 2013 (VAWA 2013) and any final rule
promulgated pursuant thereto.

E. Screening Criteria
All properties awarded under the Plan must have a clearly defined screening policy that
establishes criteria for renting to prospective residents and, at a minimum, include the following:
e Arrests records are not a valid reason to deny an applicant housing.
e Applicants with a criminal conviction may be denied housing only if the reason for their
convictions clearly demonstrates that the safety of residents and/or property is at risk.
e No blanket terms such as "Any criminal convictions will be denied.”
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XVIIl. MODIFICATION/WAIVER OF PLAN

The Governor recognizes and acknowledges that DCA will encounter situations which have not been
foreseen or provided for in the Plan and expressly delegates to DCA the right to amend the Plan,
after the public has had the opportunity to comment through the public hearing process, and to
administer, operate, and manage allocations of Credits and HOME Loans in all situations and
circumstances, both foreseen and unforeseen, including, without limiting the generality of the
foregoing, the power and authority to control and establish procedures for controlling any misuse or
abuses of the Credits or HOME Loan allocation system and the power and authority to resolve
conflicts, inconsistencies, or ambiguities, if any, in the Plan or which may arise in administering,
operating, or managing Credits or HOME Loan allocations pursuant to the Plan.

The Governor further expressly delegates to DCA the authority to amend the Plan to ensure
compliance with federal law and regulations as such federal law may be amended and as federal
regulations are promulgated governing Credits and the HOME Loan Program.

The Commissioner of DCA, acting as Executive Director of GHFA, is also granted the authority to
make minor modifications to the Plan to clarify provisions and correct inconsistencies. Such
modifications include but are not limited to changes in Application Submission date or any other
deadline listed in this document. Generally, DCA will not waive QAP requirements unless there is a
specific process for a waiver described in a QAP requirement.

39



State of Georgia 2022 Qualified Allocation Plan: CORE PLAN

Exhibit A

DCA PRE-APPLICATION FEES AND DEADLINE SCHEDULES

For Profit, Non-profit, and for Profit/Non-profit Joint Ventures

9% Deadline 4% Deadline

Architectural Standards &

. . . o Pre-
Design Waiver (up to 10 $2,500 per waiver Pre-Application e .
. S Application
items per waiver)
Optional Amenity . Pre-
Request* - $2,500 per request Pre-Application Application
Qualification
Determination (Required Competitive
for all Deals; any change $2,000 Pre-Application Review
in Project Team requires a Application
separate QD fee)
Operating Expense . L Pre-
Waiver* $1,500 per waiver Pre-Application Arslfesifen
State-Basis Boost request

H *

under Section 8.0 NONE Pre-Application N/A

(“extraordinary
circumstances”)
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9% Deadline 4% Deadline

¢ $6,500 For Profits Application
¢ $6,500 For Submission no
Profits/Non- profits later than 75
2022 Bond/4% Credit Letter Joint Venture . days bef°.’ N
.. e $5,500 Non-profits N/A bond closing
of Determination o .
(Resubmission fee of (fee not required
e $500 due for at application if
incomplete submitted with
submissions) pre- application)

e $10,000 For Profits

2022 Credit Application * $10,000 For

Fee and Third Party Review Prof{ts/Ngn— Full Application N/A
profits Joint
Fees
Venture
¢ $8,000 Non-profits
Payment & Performance . S
Bond Waiver $1,500 per project Full Application N/A
Notification of delayed
Financing Awa.mr.ds (AHP? or NONE 7/7/23 N/A
other competitive funding
sources
Alternate Financing
Deadl.lne, if Notlflcatlc?n NONE 7/21/23 N/A
deadline has not or will not
be met
Evidence of 8 step process NONE 8/29/23 N/A

completion
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DCA POST AWARD DEADLINES AND FEE SCHEDULE*

For Profit, Non-profit, and for Profit/Non-profit Joint Ventures

Fees 9% Deadline 4% Deadline

DURING SCORING ROUND

At time of At time of
Project Application $1,500 per submission of submission of
Amendments request request for request for
amendment amendment
Based on actual
Environmental Review costs incurred by Upon invoicing by Upon invoicing by
Costs DCA to retain DCA. DCA.

consultants

AFTER CARRYOVER AWARD OR LETTER OF DETERMINATION (LOD)

Post Award/LOD At tlm.e 9f At tlme .Of
. submission of submission of

Project Concept $2,500 per request

request for request for
Amendments

amendment amendment
Management
Company Approval See DCA's
per DCA's Management After Award At LOD
Management Company
Company Approval Approval policy
policy
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4% Deadline

Credit Processing Fee

Appraisal Fee (HOME
Loans Only)

60 Day Submission

Construction
Monitoring Inspection
Fee

DCA Review
Submission
(HOME Loans Only)

8% of annual
Federal
Credit amount

Based on DCA cost

NONE

$6,000

NONE

At time Applicant
executes the
carryover
allocation, except
for Non-profit sole
general partners
who can submit at
or before
construction
commencement
deadline.

Upon invoicing by
DCA during
underwriting

No later than
March 30, 2023

Must be included
with Construction
60 Day Submission
package (see date
above for deadline)

Due 45 days prior
to

Construction Loan
Closing (Must
include Front End
Cost Review)

Due by the 5th
day following the
month of the
issuance

of the tax-exempt
bonds

N/A

No later than 60
days after
announcement of
awards

(including
projects with DCA
HOME)

Must be included
with Construction
60 Day
Submission
package (see date
above for
deadline)

43



State of Georgia 2022 Qualified Allocation Plan: CORE PLAN

9% Deadline

4% Deadline

Front End Cost Review

HOME Construction
Loan Closing NONE
Submission

LOAN CLOSING

Construction Loan
Closing

(Tax Credit only
Projects)

NONE

CONSTRUCTION COMMENCEMENT

Commencement

Submission NONE

CONSTRUCTION COMPLETION

Included as part of
DCA
Commencement
Submission (Due
October 15, 2024)

Due 10days prior to
DCA Construction
Loan Closing

No Later than
November 15, 2024

Due October 15,
2023 (Due 30 days
prior to

construction
commencement)

Included as part
of DCA
Commencement
Submission (Due
within 30 days of
construction
commencement)

Due 10 days prior
to DCA
Construction
Loan Closing

Within 180 days of
LOD Issuance

Due 30 days prior
to construction
commencement
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4% Deadline

See the DCA
Credit Compliance website for
Monitoring Fee applicable Credit

Compliance

Monitoring Fees

DCA Placed in Service
Notification

Certificates of

Occupancy/ Placement NONE
- In-Service

Completion of Work NONE
Scope

Affirmative Fair

Housing Marketing NONE

Plan (AFHMP)

No later than the
Placed in Service
date

Within 30 days of the
1st building being
placed in service

Issued by local
jurisdiction/all
buildings placed in
service before end of
business:

e Dec 31, 2025 for
2023 allocated
credits

e June 30, 2026 for
2024 forward
allocated credits

No later than:

e Dec 31, 2025 for
2023 allocated
credits

e June 30, 2026 for
2024 forward
allocated credits

Prior to lease-up.
No later than 30
days after 1st
building placed in
service.

No later than the
Placed in Service
date

Within 30 days of
the 1st building
being placed in
service

Issued by local
jurisdiction/all
buildings placed in
service before end
of business:

Dec 31, 2025 for
2022 LOD Awards

No later than
Dec 31, 2025 for
2023 LOD Awards

Prior to lease-up.
No later than 30
days after 1st
building placed in
service.
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4% Deadline

LURC Execution

Final Inspection
Submission

(Tax Credits Only
Projects)

Final Allocation
Application Submission

Final Allocation
Application
Re-Submission

Construction 8609
Clearance Submission
(Tax Credits Only
Projects)

PREPARING FOR ISSUANCE OF 8609S

NONE

NONE

NONE

$1,500 per request

None

Prior to submission
of final allocation
application

Due within 30 days
of final retainage
draw certified date

e February 15,
2026 for 2023
allocated credits

e September 30,
2026 for 2024
forward allocated
credits

At time of request

Prior to final
allocation of
resources:

e February 15,
2026 for 2023
allocated credits

e September 30,
2026 for 2024
forward allocated
credits

At or prior to
bond closing

Due within 30
days of final
retainage pay app

September 13,
2026 for 2023
LOD Awards

At time of request

Prior to final
allocation of
resources
September 13,
2025 for 2023
LOD Awards
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4% Deadline

Average Income
Compliance Monitoring
Policies and Procedures

Following 8609
election of average
income. Prior to
first unit being
leased.

Following 8609
election of
average income.
Prior to first unit
being leased.

AFTER 8609S ARE ISSUED (DURING COMPLIANCE PERIOD)

8609s with Part Il
completed and signed

Post Stabilization
Project Concept
Changes
(Ownership/GP
Change; Amenities
change; Loan
Modification, etc.)

Non-Compliance Fees

$1,500 per request

See the DCA
website for the full
list of applicable
non-compliance
fees.

Within 60 days of
DCA's issuance of
IRS Form 8609
Part 1

At time of
submission of
request for
amendment

Due within 15 days
of invoicing by DCA

Within 60 days of
DCA's issuance of
IRS Form 8609
Part 1

At time of
submission of
request for
amendment

Due within 15
days of invoicing
by DCA
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. PROJECT FEASIBILITY, VIABILITY ANALYSIS &
CONFORMANCE WITH PLAN

Section 42 requires that the housing credit dollar amount allocated to a project not exceed the
amount that DCA determines is necessary for the financial feasibility of the project and its viability as
a qualified low-income housing project through the credit period.

A. Feasibility Assumptions and Policies

Applicants must use DCA's underwriting assumptions and, if applicable, DCA HOME underwriting
assumptions in the Submitted Application pro forma. DCA’s underwriting assumptions can be
found in Exhibit A attached to this Appendix I.

e The ownership entity for the proposed project must be structured as a single purpose entity
and must be able to clearly show that the project is financially sustainable based on income
from operations.

e The sources and uses must be verifiable and available at the time of Application.

e Commitment letters must demonstrate that there will be no shortfall of funds during the
construction period.

e Owner contributions outside of deferred developer fee will not be considered an allowable
source for the property's permanent financing.

e Deferred developer fee, as a construction source, cannot exceed the developer fee amount
earned during the construction period.

e DCA may require documentation not specifically included in the minimum documentation
requirements to verify the reasonableness of operating costs.

In addition, the following policies will be utilized in determining whether a project is feasible:

1. Certifications
The Applicant must certify to DCA the full extent of all federal, state, and local subsidies that
apply (or which the applicant expects to apply) to the project. The Applicant must also certify
to the Agency all other sources of funds and all development costs for the project. All
financing agreements and sources must be reflected in the submitted pro forma.

2. Income
Rental income plus ancillary income up to a maximum of 2% of gross potential rents (GPR)
will be used in the cash flow analysis. Applicants should justify the source of ancillary income
in the justification section of the Application. Tax abatements and exemptions, interest credit
payments, and other documented sources of commonly accepted forms of expense off-sets
will also be considered, however, income from commercial space, fees, charitable
contributions or owner contributions will not be considered.
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3. Reasonableness of Costs
In order to be eligible for selection, DCA must determine that proposed costs are reasonable
based on an examination of all soft costs and hard costs listed in the Application. DCA will
thoroughly examine construction costs, soft costs and land costs. It will also consider
variations in costs due to project location, type of construction, and population served.
Additionally, DCA will compare proposed project costs to other Applications submitted in the
funding round, to certified cost data on existing Housing Credit developments in the State
portfolio, as well as to the actual costs of other non-luxury multifamily housing located in the
same geographic areas. Applications which do not demonstrate cost reasonableness will be
ineligible for an allocation of credits. In general, property asset management fees should be
funded from operating income and not from development sources.

Applicants must measure and input residential square footage in their core applications as
the area of an individual unit that is available for the exclusive use of the resident (see
Architectural Standards for definition of “residential square footage”).

DCA may request a breakdown of the hard construction cost line items in the event that it
determines that the proposed costs do not appear to be reasonable and consistent with the
scope of work for the project or obtain a review of costs from a qualified outside source
during Application review. DCA will review land costs carefully to determine that there has
been no unjust enrichment to any party and that the parties have not overpaid for a
proposed project site. During Application review or as a condition of selection, DCA may
order an appraisal, to be paid for by the Applicant, to determine the reasonableness of the
contract price for land and/or buildings. DCA may require documentation not specifically
included in the minimum documentation requirements to verify the reasonableness of
development costs.

DCA will adjust construction costs to more accurately reflect industry standards. These
changes may result in a decrease in credits awarded to a selected Application.

4. Reasonableness of Federal and State Equity Pricing
The Code requires that allocation of credit may not exceed the amount necessary for the
financial feasibility and long term viability of the project. DCA will evaluate the
reasonableness of the submitted equity price with the information available and may adjust
the pricing and/or the amount of credits to reflect more accurate market conditions and/or
industry standards.

DCA will underwrite all 9% Applications at no less than 90% of the median equity price based
on applications submitted in this round. DCA will determine the median price in each
geographic pool for purposes of making this adjustment. Applicants that receive a lower
credit allocation as a result of this determination must submit an amended equity
commitment letter or a revised pro forma showing how any funding gaps will be covered
prior to the issuance of a carryover allocation.
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DCA will also adjust credit prices for underwriting purposes if the equity market and/or
current tax credit price significantly change during the review of the Application. Any change
will be posted prior to DCA making the adjustment along with specific directions on how
resulting gaps must be covered.

DCA will not subtract points for adjusting credit pricing under this paragraph.

Reasonableness of Operating Costs

Applications must reasonably estimate operating expenses for a submitted project. Projects
that do not provide a reasonable estimate of operating costs may be determined to be
infeasible. DCA will adjust operating costs that do not appear to reflect reasonable costs.

Minimum Documentation:

e Supporting documentation including calculation and methodology from service
provider for estimates of impact fees, taxes, and property insurance. (An example of
documentation justifying real estate taxes would be documentation of taxes paid by
other LIHTC properties in the same assessment area but does not include projected tax
appeals).

e Annual operating expenses which differ significantly from average costs for the project
area will require clear documentation of the basis for the deviation.

Rent
Rents should be based on the most up-to-date information available when submitting the
Full Application.

9% Competitive Round feasibility analysis:
e Applications for 9% Credits have the alternative option to use rents in effect as of
January 1, 2023.
e For Applications that fail a DCA underwriting requirement, DCA will not re-
underwrite the deal under a different set of rents.
e Applications that fail to accurately reflect either rents option will be underwritten
using rents in effect as of January 1, 2023.

a) National Non-Metropolitan. Applications without HOME funding which are located in
qualified USDA-designated rural areas may utilize National Non-Metropolitan Area
Median Income Rents, if applicable. 4% credit projects are not eligible to use National
Non-Metropolitan rents.

b) Tax Credit (only). Gross rents may not exceed 30% of 60% of the effective AMI table for
the appropriate bedroom size, unless an applicant is utilizing Income Averaging.
Applicants must assume 1.5 persons per bedroom. If an applicant decides to use Income
Averaging, DCA'’s Income Averaging Policy must be followed.
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c¢) HOME Rents with Tax Credits. For layered projects, the maximum allowable rents must be
determined based on the regulations of each program, and the most restrictive rent limit
of the programs must be utilized.

Dwelling unit rents must conform to the LIHTC and/or the HOME regulation’s gross rent
(contract rent and resident UA) restrictions. Resident UA must conform to the requirements
set forth in the Plan and the Manual. In the event Credit, HOME, or other funds are
requested, the most restrictive gross rents will govern. Rents must be supported by the
Market Study provided by the applicant.

For Scattered Site projects, all units must meet gross rent and utility allowance restrictions.

For any low-income units where the residents are responsible for any utility costs, the owner
must provide utility allowances as set forth below. Applicable rents and utility allowances, in

effect as of January 1, 2022, must be utilized in the Application and market study. In Georgia,
the following methods will be used in the order listed:

a) USDA-Assisted Buildings. If a building receives assistance from the USDA (formerly called
the Farmers Home Administration, or FmHA), the USDA-prescribed utility allowance
applies to all rent-restricted units in the building. The USDA-approved allowance applies
even if the building is assisted by any other program or agency. Examples of USDA
assistance include assistance provided under the USDA Section 515 rural rental loan
program and USDA rental assistance. Projects funded with USDA 538 loan guarantee
must use the DCA UA.

b) Buildings with USDA-Assisted Residents. |f any_resident of a building receives USDA rental
assistance, the USDA-approved utility allowance applies to all rent-restricted units in the
building. This is even the case if residents of some units receive rental assistance from the
U.S. Department of Housing and Urban Development (HUD).

€) HUD-Regulated Buildings. If neither a building nor any resident in the building receives
USDA assistance, and HUD annually reviews the rents and utility allowances for the
property (such as for Section 8 and Section 236 projects), the HUD-prescribed UA is used.
This rule doesn't apply to buildings that have only FHA-insured mortgages.

d) Tax Credit Buildings with no HOME. The applicant may use the UA established by the
Public Housing Agency (PHA) that administers the Section 8 Program in the locality
where the property is located, HUD Utility Schedule Model, Utility company estimate, or
Energy Consumption Model , as allowed under Section 42 of the IRS Code, according to
regulation 1.42-10 Utility Allowances.
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e) Tax Credit & HOME Assisted Buildings. For all HOME properties funded beginning January
25, 2016, an individual utility allowance must be determined using the HUD Utility
Schedule Model, or other model(s) approved by HUD.

Minimum Documentation:
e Current applicable UA.
e If the HUD Utility Model or allowable comparable model is used, all documentation
used in the calculation must be submitted.
e If submitting Energy Consumption Model, include qualifications documentation for the
professional providing the model consistent with DCA Compliance Monitoring
requirements for utility allowance methodology change requests.

Project Based Rental Assistance (PBRA)/Rental Assistance Demonstration

Program (RAD)

Projects with PBRA that have less than ten years remaining from Application Submission
Date, must be underwritten within the maximum tax credit rents and/or HOME rents, as
applicable. (All units with High HOME rents and PBRA must be underwritten at the maximum
HOME rent).

Minimum Documentation:
e PBRA agreement, including most recent rent and utility allowance adjustment.
e Commitment for PBRA renewal, if applicable.

Deferred Developer Fee
Any Deferred Developer Fee shown in the Application must be included as a source of
funding in the calculation of Credit. This policy will apply at application, carryover, and final
allocation. All Deferred Developer fee should be in the form of a note and incorporated into
the limited partnership agreement along with a detailed repayment schedule and specific
terms. DCA will consider the terms and conditions contained in the debt and equity
commitments in determining the project’s debt service coverage and ability to pay deferred
Developer Fee within 15 years. The following are also applicable:
Deferred Developer fee must be payable within fifteen years from available cash flow. The
deferred portion cannot exceed 50% of the total amount of Developer Fee at initial
application.
For purposes of calculating the project’s annual debt service coverage ratio, the deferred
Developer Fee will not be included as debt service.

Market Units
Any and all costs directly associated with developing and operating unrestricted units must
be:

Included in the Application’s development budget and pro forma.

Covered by unrestricted financing sources.
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The market rate units to total units percentage must be less than or equal to the unrestricted
permanent financing to total development cost percentage. Deferred developer fee is
considered an unrestricted financing source for purposes of this section.

Commitments
Commitments must be for each individual application and not be combined for more than
one application.

a) Original executed preliminary commitments for all financing must be submitted with the
Application including, but not limited to, the following:

i.
ii.
iii.
iv.
V.
Vi.
vil.

viil.

Xi.

Construction financing.

Non-DCA permanent financing.

Bridge loans, if applicable.

Project Based Rental Assistance agreements.

Operating subsidy agreements.

Limited partner (tax credit) equity.

HUD letters by an authorized official from the Multifamily Housing Division stating
that the application is under serious consideration and Lender Preliminary
Commitments for HUD assisted projects under 221(d)(3), 221(d)(4), 223(f), or 202
programs may be submitted with the Application, but final MAP Invitations must be
submitted by the deadline noted on Exhibit A DCA Pre-application and Pre-Award
Deadlines and Fee Schedule.

USDA Notice to Proceed (or equivalent) with application processing and lender
preliminary commitment are required for loans to be guaranteed under the USDA
Section 538 Guaranteed Rural Rental Housing Program. Any grants or other forms of
assistance utilized during the construction period or utilized as permanent financing
must be documented.

Applications that include costs associated with pre-development financing must
provide copies of the loan documents (Note, Loan Agreement, Guarantees, Security
Documents) if the loan has closed, or an original commitment from the proposed
lender.

Federal Home Loan AHP financing commitment from either the Federal Home Loan
Bank to the non-profit entity or to the ownership entity is required. If the
commitment is to the non-profit entity, then the non-profit entity should provide a
preliminary commitment to the ownership entity.

Projects proposing the utilization of Historic Tax Credits must provide a historic tax
credit syndicator letter and documentation of the designation for the subject project
through the National Register.

In the case of public financing which is under final consideration at the time of

Application, but is not awarded funding, the Applicant may secure alternate financing
provided related Application documents are submitted to DCA on or before the date
noted on Exhibit A DCA Pre-application and Pre-Award Deadlines afnd Fee Schedule.
Failure to provide the required documentation for USDA, FHLB-AHP, HUD alternative
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financing, and/or the National Historic designation as stated above may result in a
Threshold failure.
The preliminary commitments must disclose, at minimum, the following:

i.
ii.

iii.
iv.

Vi.

Vii.

viil.

Xi.

Xii.

Xiii.

The purpose of the loan and use of proceeds.

The property address.

The loan amount.

The interest rate applicable to the construction period. If the construction period rate
is floating, the rate index, spread, and the frequency of adjustment must be clearly
identified. DCA will utilize the applicable rate effective as of May 1, 2022.

The interest rate applicable to the permanent period. If the interest rate is to be fixed
at the time of funding, the rate index and credit spread must be clearly identified and
the indicative rate as of the date of the preliminary commitment must be provided.
All "add-ons” to the base interest rate, including but not limited to MIP, USDA annual
guarantee fee, servicing fees, Ginnie Mae guarantee fees, trustee fees, issuer fees,
application fees, origination and any additional underwriting fees must be clearly
identified in the commitment letter.

The general and specific terms and conditions of the loan.

The amortization period and term of the loan.

Equity Commitment Letters are required to contain, at minimum, equity pricing, total
capital contribution amount, an estimated pay-in schedule, and any reserve
requirement.

All reserves required by the lender/syndicator, including but not limited to
replacement reserves, operating deficit reserves, HUD-required program reserves,
and USDA-required program reserves.

A preliminary financing commitment must include the amount of the asset
management fee and whether or not the asset management fee will be increased
annually; if increased, the commitment must include the rate of increase and the
priority of payment of the asset management fee.

In the case of loans to be guaranteed under the USDA Section 538 Guaranteed Rural
Rental Housing Program, the lender must specify if the annual USDA guarantee fee
will be paid out of the lender’s principal and interest payments.

Applicants that propose financing structures with government program loans are
responsible for correctly reflecting the terms of the loan and determining whether
the funds were originally “federal funds.”

Minimum Documentation:
Commitment letters meeting above requirements.
If utilizing a construction loan, applicant must provide evidence for construction
interest expense estimate (e.g., draw schedule, written justification).
Existing LURC, LURA, or other affordability use restrictions and amendments (if
applicable).
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12. Assumption of Existing Debt

Any existing debt that is not paid in full at closing must be disclosed as part of the
Application. This includes existing debt which may be forgiven in part, or recycled back into
the property as new debt. (Debt that is not paid in full will be considered in the appraised
value of the property for purposes of determining whether the purchase price is reasonable.)

The following supporting documentation must be included for all existing debt that is in any
part of the new financing structure:

a) An approval letter signed by an officer of the lender whose debt is being assumed which
certifies, no less than thirty days prior to Application Submission day:

i.  The original principal balance of the loan.

ii. The current outstanding principal balance of the loan.

iii. The current accrued and unpaid interest.

iv. The current effective interest rate applicable to the loan.

v. The original date of the loan.

vi. The maturity date of the loan.

vii. Annual debt service.

viii. The amortization period applicable to the original loan.

ix. That the loan is not currently in default, or if there exists an event of default, or an
event that with the passage of time will constitute an event of default, all of the
factual data pertinent to said default or said potential default.

x. The type and current balances of any outstanding reserve accounts for existing
loans and their disposition upon the sale of the project, if applicable.

b) A copy of the original Promissory Note and any amendments and/or modification to said
Promissory Note.

¢) A copy of the original Loan Agreement and any amendments and/or modification to said
Loan Agreement.

d) A copy of the original Mortgage, Deed to Secure Debt, Deed of Trust, or such other
security instrument providing security for the loan, and any amendments and/or
modification to said security instruments.

e) Board resolutions approving the restructuring or assumption of existing debt.

For Scattered Site Projects, all units must be developed under one master plan of financing
and considered as a single project by all funding sources. The requirements of this threshold
category are applicable to the project as a whole.

B. DCA Analysis of Feasibility During the Competitive Round

1.

Total development cost may be decreased or increased by DCA during its review if it is

determined that line items are not reasonable or do not accurately reflect the supporting

documents

e Development budget adjustments made by DCA must be covered by deferred developer
fee.
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¢ Development costs may not be increased by the Applicant during DCA'’s review.

¢ No new financing sources may be added or existing financing sources modified.

¢ Credits will be adjusted accordingly for each adjustment. Credits will not be increased
above the amount requested in the Application.

e Applicants may not request that one line item be reduced in order to increase or add an
additional line item during the threshold clarification period.

DCA will not make the following revisions during its analysis of feasibility:

a) Unit count, income mix and bedroom type.

b) Rent structure (rents may be adjusted upward or downward by DCA to meet applicable
program requirements).

c) Operating expenses proposed by the Applicant decreased to make the project feasible.

TENANCY CHARACTERISTICS

All Applicants must designate the proposed development as targeting one of the following
tenancies:

A. Family Development
A Family development is designed to foster development of housing for families and to
encourage community activities from within the neighborhood.

B. Senior Development
A Senior development meets one of the following requirements:

1.
2.

Intended for, and solely occupied by, individuals 62 years of age or older; or

Housing for Older Persons: Intended and operated for occupancy by individuals 55 years of
age or older per unit, where at least 80% of the total housing units are occupied by at least
one individual who is 55 years of age or older; and where the Owner publishes and adheres
to policies and procedures which demonstrate an intent by the Owner and manager to
provide housing for individuals 55 years of age or older. Housing for Older Persons includes
HUD PHA properties that have a combined senior and disabled tenancy. For further
information, see DCA defined terms in Core.

C. Other

Projects that have funding from a program which has a different tenancy definition than those
set forth above must contact DCA for instructions on this section no later than the pre-
application deadline date. Projects that combine senior housing and special needs housing must
meet all architectural requirements of senior housing.
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REQUIRED SERVICES

A. Family/Senior Properties

Family Properties must include at least two (2) services from two (2) of the following categories.
Senior Properties must include at least four (4) services from three (3) of the following categories.

1.

Social and recreational programs (e.g. semi-monthly birthday parties/holiday dinners or
parties/potluck dinners, movie nights, bingo).

On-site enrichment classes (e.g. budgeting, avoiding identity theft, arts and crafts, computer
tutoring, gardening, safety classes such as CPR and household safety).

On-site health classes (e.g. nutrition, healthy cooking, asthma management classes and
smoking cessation classes, exercise classes such as yoga, Pilates, strength training, group-led
aerobic classes, and/or personal fitness).

Other services as approved by DCA at pre-application (e.g. alternate services for USDA Rural
properties with limited community space, requiring approved support services
documentation).

B. Additional Policies Related to Services

V.

A full-time activities manager will be allowed in the operating budgets for properties that are
100 units or more.

Temporary staffing during lease-up to handle activities set-up and sign-up will be considered
on a case-by-case basis.

Part-time (on a proportional basis) activity managers will be allowed in the operating
budgets for smaller projects.

Applications for rehabilitation of existing congregate supportive housing developments must
provide a memorandum of agreement with a behavioral health agency, continuum of care, or
service provider to ensure the appropriate provision of supportive services.

Applicants must track resident participation in any on-site services. If participation declines
continuously over a six-month window, on-site staff is expected to request resident feedback
on the services provided.

MARKET FEASIBILITY (MARKET STUDY)

Applicants must submit a market study in accordance with DCA requirements. The study must be
prepared by a market analyst approved by DCA in accordance with DCA guidelines and must be in
the format required by the DCA Market Study Manual. The market study must be completed no
more than 6 months prior to Application Submission. Applicant must ensure that the market study
accurately reflects the rental structure and unit mix of the proposed project as reflected in the Core
Application, and meets all DCA requirements.

While DCA will consider the analysis contained in the market study in determining whether the
project is marketable, DCA is not bound by the opinion or conclusions reached by the market
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analyst. DCA may review the market study, rent rolls, and project data of similar projects located in or
near the primary market area in determining whether the project will be able to achieve the desired
lease up and maintain feasibility.

Bond Applications submitted close to the competitive round may be required to update market
studies to reflect 9% Applications pending review with overlapping market areas. Similarly, 9%
Applicants may be required to update their market studies during the review period to reflect a
pending 4% bond deal in overlapping market areas. DCA will consider pending 9% and 4%
Applications in its market determinations.

The following factors will be considered to be indicative of market feasibility for HOME, 4% Credit

projects, and 9% Credit projects:

1. In Metro Pool areas, market capture rates 30% or less for all 1-bedroom units, 30% or less for all
2-bedroom units, 40% or less for all 3-bedroom units, and 50% or less for all 4 or more bedroom
units in the project.

2. In Rural areas, market capture rates of 35% or less for all 1-bedroom units, 35% or less for all 2-
bedroom units, 40% or less for all 3-bedroom units, and 50% or less for all 4 or more bedroom
units in the project.

3. The overall capture rate for tax credit and market rate units shall not exceed 30% for Applications
in a Metro Pool and 35% for Applications in the Rural pool.

4. Market capture rates for each bedroom type within each AMI market segment type (i.e. 30%,
50%, 60% & market) shall not exceed 60%.

5. Appropriate market area that does not overestimate demand.

6. An absorption period less than 24 months to reach stabilized occupancy.

7. Stabilized occupancy rate of 93% or above. Analyst must specify what the stabilized occupancy
rate will be.

8. Unit mixes or target populations supported by the market.

9. No more than two DCA funded projects in the primary market area which have physical
occupancy rates of less than 90 percent and which compete for the same tenant base as the
proposed project.

10. Strong overall market and LIHTC stabilized occupancies of 90% or greater.

11. The minimum rent differential between the proposed rents and achievable market rents, as
explained in the Market Study Manual, must be 10% for 60% AMI or less. 70% or 80% AMI rents
must be below market rate.

12. For Senior developments, demand may include residents from outside the market area
converting from homeownership and seniors living with and/or supported by their children. If
applicable, this must be documented by the market analyst.

13. DCA, when necessary, may independently evaluate the demand for additional affordable rental
housing in the geographic/market area.

See 2022 Market Study Manual for complete list of requirements.
Adverse Impact

An Application will fail this Threshold requirement if DCA determines that the property will have an
adverse financial impact on existing tax credit properties, HOME, National Housing Trust Fund, or
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CDBG-DR properties within the primary market area or in close proximity to the primary market area.
The demand for, and supply of, units in the market area and timing of properties placed-in-service
will be taken into consideration. Applicants are required to do their own due diligence to determine
pending properties near the proposed site.

DCA may retain the services of its own market analyst to review the conclusions of the market study
submitted by the Applicant. For scattered site projects, the market study requirements must be met
for the project as a whole. DCA's judgment will be the final determination as to the size of market
areas or the adverse impact on existing properties.

Reference Documentation:
DCA Market Study Manual.

V. APPRAISALS

Appraisals are required for:
e All projects awarded HOME loans
o All 4% applications
e All 9% applications for which:
o there is an identity of interest between the buyer and seller
0 an applicant is claiming acquisition credits for existing structures

A. DCA-Commissioned Appraisals
For all projects awarded HOME Loans, DCA will commission an appraisal prepared in accordance
with DCA policies. DCA may also commission an appraisal for a tax credit only project in order to
confirm that the proposed purchase price is reasonable and the valuation assumptions within
the application are valid.

HOME Applicants will be charged a fee equal to the cost of the appraisal report. The fee will be
due on the date specified in the HOME commitment letter. The commissioned appraisal reports
must include the "as is" value, "as built/as complete" (encumbered) value, and "as built/as
complete " (unencumbered) value of the proposed subject property as well as the tax credit
value. The “as is” value must delineate the value of the land and building. The appraisal must
c