Section 15

 DEPARTMENT STANDARDS

&

REQUIREMENTS

(Applicable to all projects)

QUALITY DEVELOPMENT OBJECTIVES

Signed into Executive Order in December 1997, Use of State Resources to Encourage the Development of Quality Communities articulates seven principles - the Quality Development Objectives (QDOs) - that express the state’s interest in maintaining and increasing Oregon’s livability. The QDOs serve to guide and coordinate state agency actions and investments in community development for efficient and effective use of public resources.

1.
Promote compact development within urban growth boundaries to minimize the costs of providing public services and infrastructure and to protect resource land outside urban growth boundaries.

2.
Give priority to a quality mix of development that addresses the economic and community goals of a community and region.

3.
Encourage mixed use, energy efficient development designed to encourage walking, biking and transit use (where transit is available).

4.
Support development that is compatible with a community’s ability to provide adequate public facilities and services.

5.

Facilitate development that is compatible with community and regional environmental concerns and
available natural resources (e.g., available water, air quality, etc). 

6.
Support development that provides for a balance of jobs and affordable housing within a community to reduce the need to commute long distances between home and work, thereby minimizing personal commuting costs as well as public and societal costs of expanding the transportation infrastructure.

7.
Promote sustainable local and regional economies in order to provide jobs for residents and financial support for community services.

REQUIREMENTS AFTER FUNDING RESERVATIONtc \l2 "INTRODUCTION
Once a sponsor receives a funding reservation, OHCS will contact the sponsor and any of their representatives to outline what additional information is needed before award of Department resources.  Timelines and anticipated mile posts will be discussed.  Timelines will vary with the scope of the project and the sources of funds.  The importance of timelines can not be understated.  OHCS must utilize resources in an efficient and timely manner which places an expectation on project sponsors to make every effort to meet timelines. Sponsors not meeting timelines may have the funding reservation rescinded.   Unanticipated circumstances that cause timeline delays may be a reasonable justification to extend the funding reservation.  However, the lack of diligence on the part of the sponsor will not be considered as justification to extend a funding reservation.

This section outlines some of the materials that must be submitted to OHCS after reservation. When multiple funding sources are used there may be additional information required.  Likewise, not all of the following categories will apply to every project.  There will be instances when sponsors with reservations will have most of the information ready to complete project funding.  Sponsors can begin working on any categories they determine to be applicable prior to initial reservation and may submit this information with the application if desired. In those instances, Department staff assigned to the project need to be contacted to expedite the review and to evaluate if there is needed documentation.  For those sponsors that can proceed immediately, OHCS will make every effort to accommodate the completion of the process in an expeditious manner.  

PARTICIPATORY EXPECTATIONStc \l2 "PARTICIPATORY EXPECTATIONS
All recipients of OHCS funds will be expected to comply with the following.  Meeting these expectations will be a measure of sponsor capacity in future Department applications:

· Compliance with the Fair Housing Act of 1988. The Fair Housing Act will need to be researched to ensure the project is in compliance.  A copy which summarizes the requirements of the Act may be obtained by contacting the Department.

· Adherence to all federal, state and program regulations applicable to the recipient organization and the proposed project.  

· Submission of Progress Reports on a monthly basis beginning one month after receiving reservation and continuing to completion of the project.

· Grant disbursements must be requested on the OHCS Drawdown Request form with back up documentation such as invoices, billings, and paid receipts. 

· Display of the OHCS logo when a project is marketed/promoted.  For HOME projects, in addition to the contributors listed on the sign, sponsors must include the contribution of HOME funds under the U.S. Department of Housing and Urban Development, in lettering no smaller than that used to acknowledge other contributors to the project.  

Oregon Housing and Community Services shall be listed by name on all materials where the contributors are

listed by name.

ARCHITECTURAL REQUIREMENTS

Sufficient information must be submitted to enable OHCS to evaluate the project’s basic architectural design. When the project is a Residential Care Facility (RCF) or Assisted Living Facility (ALF), the documents must also be approved by the Oregon Licensing Plans Review Program, 3420 Cherry Avenue NE, Suite 110, Keizer, OR 97303. (ph 503.373.7201, fx 503.373.1825)

The following contains initial architectural requirements to be submitted with the application and the additional requirements for developments selected to receive a reservation.  If currently some or all of the additional architectural material is available, it may be submitted with the application.  Plans should be submitted in the original size and in all cases the drawings should be readable.  All construction or rehabilitation projects must be approved by the Department as a condition of the reservation.

A preliminary review of the architectural plans will be conducted by the OHCS architect.  Results of the review will be provided to successful applicants in the reservation letter.   All concerns that do not meet the OHCS minimum architectural requirements must be addressed before the project can proceed.  The final plan review should take approximately 2 to 4 weeks depending upon other pending reviews.

When developing the project schedule, allow adequate time in the schedule to permit the detailed architectural review and adequate time for possible plan revisions.  If architectural revisions are required, a follow up review might be necessary and enough time given by the sponsor for incorporation of architectural changes to the plans prior to soliciting bids or obtaining permits.

Projects will be reviewed and approved at two stages:

Preliminary Plan Approval:  The initial Department review and approval occurs after submission of the CFC application and prior to a reservation of funds.

Final Plan Approval:  The second review occurs when all architectural conditions outlined in the reservation letter have been addressed and all documents outlined under Final Plan Approval in this section have been submitted.  No significant changes to the design or material quality of the project after preliminary concept approval will be allowed without acceptable written justification from the sponsor and approval by OHCS.  

Every project is different.  In the event that a particularly nice set of design development drawings is submitted with the funding application and it appears to meet all of OHCS’s design requirements, a one-time “Preliminary Plan/Final Plan” approval will be granted.  No more architectural submittals will be required unless there are changes to the approved design as noted above.

Note: Two to four weeks should be allowed for plan reviews.

Preliminary Plan Approval
The following documents are required for preliminary design approval and must be submitted with the CFC application:

Vicinity map indicating the location of the site and amenities important to the residents such as groceries, schools, parks, activities on adjacent properties (e.g. single family dwellings, commercial retail etc.), and public transportation.   Note: If appropriate, the same vicinity map required in the environmental review checklist may be used.
Context photos showing the property and adjacent properties.  Indicate on the vicinity map where the photographs were taken.

Site design and development plan with topographic data and landscape concept (1”=40’ minimum scale).  The site plan should include:

· Site contours or, at a minimum, elevations on the corners of the property and each building; and final grading including drainage away from buildings;

· Site features such as trees or ledges to be retained and areas of new plant materials; mechanical and electrical equipment such as transformers;

· All buildings with unit front entries indicated.

· Any fencing at perimeter of site and between units and buildings; trash holding areas;

· All paved surfaces and site lighting for streets, drives, parking areas and walkways, including required accessibility features.

Building exterior elevations at 1/8”= 1’0” minimum scale that includes size of building and roof lines.  It is helpful to include a portion of the site (section view) with each elevation when the site has a slope.

Building floor plans should be 1/8”= 1’0” minimum scale and unit plan(s) 1/8”= 1’0” minimum scale and ¼”= 1’0” ideal scale.  Provide typical unit plans with furniture arrangements.  Unit interiors shall be designed for maximum livability and utilization of space by residents.

Accessibility: Identify which federal, state and local codes apply to the project for accessibility requirements and indicate on all plans appropriate accessible features.


Codes and Regulations:

· Current edition of the Oregon Structural Specialty Code;

· HUD Fair Housing Accessibility Guidelines (if applicable);

· ADA Accessibility Guidelines (if applicable);

· Uniform Federal Accessibility Standards (UFAS) (applicable to HOME and other federally funded programs);

· Applicable local planning and building codes.
Final Plan Approval

The following documents are required for final architectural approval prior to the start of construction:

· Architectural plans and specifications that meet the design requirements outlined below.

· Response to all of the architectural conditions outlined in the reservation letter.

Architectural Design Requirements
Site Context Design Requirements:


1.
Quality Development: the project should include a multidimensional approach to site specific planning considerations which will protect the livability and investment of the public resources.

Site Design Requirements:


1.

Buildings should be located on the site so that unit front entries are visible from the street or the parking area used by visitors and emergency vehicles.


2.

Locate units so pathways from parking areas to units are direct and safe at night.  Avoid pathways that pass through other residents’ outdoor space or within ten feet of ground floor dwelling unit windows.


3.

Orient units so that every unit receives some sunlight during the day.


4.

Provide adequate visual and sound buffers between units and incongruent uses on adjacent sites, e.g. industrial buildings and highways.


5.

Organize buildings and units so that unit fronts face unit fronts and unit backs face unit backs.


6.

Design vehicular traffic and parking to minimize paved surface area and to minimize noise and safety issues for residents, especially children.  Design roadways to discourage vehicular speed.


7.

In family housing, provide one or more on-site play areas for children under six years old that are visible from as many dwelling units as possible.  Avoid locations that require children to cross parking lots and/or driveways to reach play areas.  Provide places for adults to sit near play areas.


8.

On sloped sites, minimize the use of stairs on the pathway between parking and unit entries.  Use the topography wherever possible to gain level entry at different floors.


9.

Provide trash holding areas that are both serviceable by truck and accessible to residents.


10.
Balance convenience to residents with adequate separation from living areas to avoid odor problems.  Screen dumpsters from public view.


11.
Provide positive drainage away from all buildings to prevent flooding if storm drainage capacity is exceeded.


12.
Locate plant materials to enhance the livability of the development.  Use plants to reinforce the separation of individual private outdoor spaces from community areas, to buffer cars from community outdoor space and to prevent erosion and buffer noise.


13.
Provide lighting on site to ensure safety of cars and residents at night.  Locate fixtures to avoid shining into unit windows.


14.
Provide a project sign during construction which identifies the project and includes the Oregon Housing and Community Services name (and logo, if possible) as one of the project funding sources. If HOME funds are in the project, the sign must identify the US Department of HUD on the sign in type size no smaller than the other funders listed.

Building Design Requirements:


1.

Buildings shall be creatively designed with appropriate articulation if massing and roof line to be 
visually appealing and compatible with the neighborhood context.


2.

Building materials shall be compatible with the project’s context.  Acceptable siding materials include wood and composition wood or vinyl lap siding, wood or composition wood panel siding with battens applied horizontally and/or vertically, brick, or textured concrete masonry units.  Because of the preponderance of failures in buildings sided with stucco and synthetic stucco (EIFS) products, these siding products will not be approved for use in projects funded by the Department Panel siding should be delineated creatively.


3.

Window and doors in buildings using wood and composite wood siding shall be provided with wood or composition wood casement trim having a minimum width of 3 ½ inches.

4.

Mechanical equipment located on the roof shall be screened from public view.  

5.


Ridge vents shall be provided on building with pitched roofs, individual roof vents may be provided on roofs facing away from public view.  


6.


Plumbing vents shall be grouped to the maximum extent allowed by code so as to minimize roof penetrations.

7.


The main building entrance shall be clearly delineated as an inviting focal point using forms and materials consistent with the building design.

8.


Provide every unit with its own exterior front door (except in apartment buildings with interior corridors) with a front porch or landing of at least 25 square feet that permits personal display and temporary placement of items being carried in and out of the unit.

9.


Provide a private outdoor space of at least 6 feet by 10 feet for each unit (backyard or porch) with direct physical and visual access from family living space.

10.

Provide privacy between individual yards or patios with a screen at least four feet deep and six feet high between private outdoor spaces.  Minimize views from upper windows and balconies of one unit into the outdoor space or windows of another unit.

11.
Wherever possible provide each unit with its own entry path.  Avoid shared entry pathways where the residents of one unit must walk across the welcome mat of their neighbors.

Unit Design Requirements


1.


Design common living spaces (kitchen, dining area and living room) to accommodate the maximum number of people who might reside in the unit.  For example, a dining area in a three bedroom unit needs to be larger than the dining area in a two bedroom.  Kitchens in three bedroom units need to accommodate more than one person in the space at the same time.


2.


Design circulation through the unit to be as efficient as possible, incorporating it into living spaces, wherever possible, without diminishing furnishability and use of rooms.  (A furnishable room is one with uninterrupted walls and at least two corners, ideally three corners).

3.

Provide a foyer or vestibule at front door of the unit so that the dwelling unit entry is separate and distinct from common spaces.

4.

Provide a circulation path between bedrooms and bathrooms that does not pass through the common living area or other bedrooms.  Bathrooms shall not be accessed directly from common living areas, except in studio and SRO units.

5.

In three bedroom units provide a minimum of 1.5 bathrooms.  Provide two full baths in four bedroom units.  In either case at least one bathroom shall have a tub.  In the case of townhouse units with two or more bedrooms, provide ½ bath on the lower floor to serve the living/dining area.

6.

Provide elevators in buildings of three or more stories, and in buildings of two stories that serve the elderly and/or disabled where units are evenly distributed between floors.

7.

Provide interior and exterior storage, including the following minimum:

(1)
Coat closet near front door.

(2)
Linen storage near bedrooms and bathrooms.

(3)
Interior bulk storage (50 sq ft for two and three bedroom units; 60 sq ft for four bedroom units); closet space in excess of the minimum may be counted toward this requirement.

(4)
Bedroom closets must be a minimum of 2’ x 5’.

(5)
Where appropriate exterior bulk storage of a least 20 sq ft for strollers, grocery carts, children’s outdoor equipment at front door.  This storage may be located at the back door if it is the primary door through which residents come and go.


8.
Design dwelling units to be large enough to accommodate the intended population.  Draw typical furniture arrangements on plans to insure adequate function of all spaces.  The following unit sizes, which do not include stairs, are recommended minimums for functionally adequate units:

Unit Size
Square Footage Minimum Requirement

SRO
175

Studio
350

One Bedroom
600

Two Bedroom
800

Three Bedroom
1000

Four Bedroom
1250

ALF/RCF Apartments

Studio
300

One Bedroom
450

9.
Configure bedroom windows, doors, and heat sources so that residents can furnish every bedroom with two twin beds.

10.
Provide natural light in every room or activity space, such as dining areas.  Kitchens and baths are exceptions.  The availability of natural light to the units shall be maximized, and in no case shall be less than the requirement of the current edition of the Oregon Structural Specialty Code.

11.
Units shall be designed to provide an acoustically-controlled environment relative to exterior noise as well as noise from adjacent units and public spaces.  Acoustic treatment shall comply with the current published Oregon Structural Specialty Code.  Construct common walls between apartments with double stud wall construction to minimize structure borne transmission of sound.

12.
In family housing provide a laundry area (at least washer and dryer hookups), wherever possible.

13.
Provide bathrooms with ceiling exhaust fans and kitchens with range hood exhaust fans.  Connect all mechanical exhaust systems directly to the outside.  Keep all points of discharge for exhaust air a minimum of 3 feet from any opening into the building.

Codes and Regulations

Oregon Structural Specialty Code (current edition);

HUD Fair Housing Accessibility Guidelines (where applicable);

ADA Accessibility Guidelines (where applicable);

Uniform Federal Accessibility Standards (UFAS) (applicable to HOME and other federal funding);

Residential Energy Code (current edition);

Applicable local planning and building codes; and,

HUD Minimum Property Standards for Multi-Family Housing 4910.1, 1984 Edition.

VISITABILITY

Oregon policy, as enacted by Senate Bill 833, is to "encourage the design and construction of dwellings that enable easy access by individuals with mobility impairments and that … allow continued use by aging occupants". 

Beginning on July 1, 2004, new construction projects receiving subsidy from the Department are subject to requirements for Visitability. "Visitable" means able to be approached, entered and used by individuals with mobility impairments, including but not limited to individuals using wheelchairs, as determined by the Department. 

In effect, units in many projects are already "Visitable" since they must meet the requirements of the federal Fair Housing Act. Fair Housing addresses "Accessibility" standards which exceed most requirements forVisitability.  Since 1991, The Fair Housing Accessibility Guidelines have provided "safe-haven" specifications for meeting requirements of the Fair Housing Act. 

Visitability requirements closely follow Fair Housing Accessibility Guidelines. The following is a summary of the differences between the Oregon Visitability Rule and the requirements of  the Fair Housing Act. It is intended to clarify the impact of the Visitability Ruleon projects that will be designed to already meet Fair Housing Act requirements.

1.
Differences in Application Between the Visitability Rule and Fair Housing Guidelines
(1) 
The Visitability Rule applies to new construction of OHCS-subsidized rental projects of 

one or more units, including Group Homes. The Fair Housing Accessibility Guidelines 

apply to rental  buildings of four or more units. 

(2) 
Although the Department strongly encourages Visitability in all projects, it is not required in projects that receive Department subsidy only from OHCS bond financing and/or non-competitive tax credits. Nor does it apply to Farmworker Housing on a farm. The Fair Housing Accessibility Guidelines do apply to those projects.

(3) 
The Visitability Rule applies to all ground floor units, the ground floors of multi-story units, and to all units in elevator buildings. Multi-story units are exempt from the Fair Housing Accessibility Guidelines. 

(4) 
The basis for exemption from the Visitability Rule includes conflicting Community Design Standards, undue cost constraint and other exemptions related to timing and funding. Fair Housing exemptions are based only on Site impracticality. 

2.
Differences in Specific Requirements
Site and Building Requirements


(1) 
The Visitability Rule requires a Visitable Route to all ground floor units, the ground floors of multi-story units, and to all units in elevator buildings. Multi-story units are exempt from the Fair Housing Accessibility Guidelines

(2) 
The Rule requires edge protection for walks, patios and plazas that are 12" or higher than the adjacent grade.

(3)
For ramps that are not covered by other, more stringent requirements, the Visitability Rule:

a. does not require handrail extensions

b. requires handrails only on one side of ramps.

c. permits a cross slope not to exceed 3%.

(4) 
The Rule requires, under most circumstances, 24 hour access for residents and their 

guests to an on-site, fully accessible Powder Room in projects of 20 or more units. Fair Housing has no such provision.

Unit Requirements

(1) 
The Visitability Rule requires visitability in all ground floor units, the ground floors of multi-story units, and all units in elevator buildings. Fair Housing exempts multi-story units.

(2) 
The Rule requires a visitable route between a visitable unit entrance and at least one visitable common living space. Fair Housing requires accessibility to all spaces within a unit.

(3)
The Rule requires at least one Bathroom or Powder Room in each unit to be Visitable. 

3. 

Relationship with other federal and state accessibility requirements
Where existing federal and state requirements conflict with Visitability Requirements, the more stringent regulations apply. 

Visitability Requirements

The Visitability Requirements are organized according to Site, Building and Unit  to coincide with the organization of the other Architectural Requirements. These sections are followed by specific information regarding Exemptions to the Visitability Requirements. The requirements are based on the Oregon Administrative Rule governing Visitability (OAR 813-310). The text of the entire Rule can be found on the OHCS website at: www.oregon.gov/OHCS/. 
1.
Site and Common Space Visitability


Visitable Exterior Route Requirements

  



(1)

  Each unit must be connected to common use areas (such as parking, lobbies, mailboxes,   

management offices, recreational facilities, laundries and garbage and recycling areas) by a visitable exterior route.
(2)
Walk, Ramp and Curb Ramp Requirements








 a. Walks- Walks along a visitable exterior route must meet the following criteria. 









Width- The minimum clear width of a walk must not be less than 36 inches. 



Slope and Rise - The slope of a walk must not exceed one unit vertical in 20 units horizontal (5% slope). 


Cross Slope - The cross slope of a walk must not exceed one unit vertical in 33 units horizontal (3% slope). 


Edge Protection - Along a visitable exterior route, a continuous 2 inch high curb is required on the edge of walks that are 12 inches or higher above the adjacent grade. This applies to both flat and sloped portions of walks, regardless of size, as well as flat areas such as plazas and courts. Along a sloped walk a portion of which requires a curb, the height of the curb must gradually taper until the walk is no higher than 2 inches above adjacent grade. See Figure #1








 b. Ramps- Ramps along a visitable exterior route must meet the following criteria.









Width- The minimum clear width of a ramp must not be less than 36 inches. 



Slope-The maximum slope of a ramp must not exceed one unit vertical in 12 units horizontal (8.33% slope). The maximum rise for any single run can be no greater than 30 inches.


Cross Slope - The cross slope of a ramp can be no greater than one unit vertical in 33 units horizontal (3% slope).



Surface- Ramps along a visitable exterior route must have a firm, stable, slip resistant surface.


Landings- Ramps along a visitable route must have landings at the top and bottom, and at least one intermediate landing for each 30 inches of rise. Landings must have a minimum dimension, measured in the direction of travel of 60 inches. The width of any landing may not be less than the width of the ramp. Where the ramp changes direction, the minimum size of the ramp must be 60 inches by 60 inches.




Handrails- Each ramp required for Visitability must have a handrail on at least one 




side. Ramps with a total rise of 12 inches or less or a horizontal projection of 12 feet 




or less are not subject to the handrail requirement. Curb ramps are not subject to

 







the handrail requirement. Required handrails must be built and installed to meet the 









specifications set forth in Chapter 11, Division II-ELEMENT REQUIREMENTS, of 









the OREGON STRUCTURAL SPECIALTY CODE, (Oregon UBC) except that a 









handrail for Visitability need not include extensions beyond the length of the ramp 









and landing. See Figures and #2 #3.







c. Curb Ramps - Curb ramps are required where curbs lie along a visitable route. 









Width- Curb ramps must have a minimum width of 36 inches.



Slope - Curb ramps can have a maximum slope of 1 unit vertical to 12 units horizontal. Transitions from curb ramps to walks; gutters and vehicular ways must be flush and free of abrupt changes in height. 

Side Slopes - Curb ramps located where pedestrians walk across the ramp must have 

 sloped sides whose slope does not exceed 1:10.


Surfaces - Curb ramps along visitable exterior routes must have a firm, stable,

 slip resistant surface.


Location - Curb ramps must be built so as not to project into vehicular ways or be 

 located within accessible parking spaces.





Visitable Community Powder Room Requirements





(1)

A Fully Accessible (by ADA Standards) Community Powder Room must be provided in a






     development that has 20 or more contiguous units.






(2) 
The Community Powder Room must be available for use 24-hours per day, 7 days per 








 week. This availability may be provided by on-site or on-call staff, through the use of 








 keys, keypads or electronic code locks, or by other means, as approved by the Department.
Visitable Exterior Entrance Requirements

(1)      Each dwelling unit must have at least one visitable entrance that meets the following

           criteria:








a. 
Exterior Door Width - An exterior door must have a clear opening of at least 32 inches.




b. 
Threshold- The maximum allowable threshold height is ¾ inch for exterior sliding 





doors and ½ inch for all other exterior doors. Bevel thresholds down to adjacent 





surfaces at a rate not greater than 1:2.

     c.  Adjacent Surfaces - Each visitable entrance must have a flat surface immediately 

   adjacent to and level with the entrance. On the exterior, the surface may be sloped for  

   drainage at 1:50 maximum (a 2% slope). The surface must be at least 36 inches wide 

   and at least 48 inches deep in the direction of travel on the push side of the door. On the 

   pull side of the door,  it must be at less than 60 inches deep in the direction of travel. 

   Where the door is not in the direction of travel, the minimum size of the flat surface 

   must be 60 inches by 60 inches. See Figures #4 and  #5.
2. Visitable Unit Interior Requirements

    Each unit must have the following minimum characteristics for Visitability:

(1)      One or more visitable routes between the visitable dwelling unit entrance and a

 
      
           visitable common living space. Hallways along a visitable route must have a minimum 

       

           clearance of 36 inches, and doorways along that route must have a minimum clearance of 

         

           32 inches.





(2) 
 Light switches, electrical outlets and environmental controls in the dwelling units must be 








 installed no lower than 15 inches, or any higher than 48 inches, above the adjacent floor







      level.
(3)      One or more visitable routes between the dwelling unit entrance and a Powder Room.


(4)      A Powder Room that has the following characteristics: See Figure #6
           a.  A door that does not block access along the visitable interior route, and does not block 

                the reasonable use of the fixtures in the powder room, in the Department’s 

                determination.
           b.  Walls that are reinforced in a manner suitable for grab bar installation. 
3. Group Home Visitability Requirements

For the purposes of Visitability, Group Homes are generally considered to be a single unit.  A Group Home


requires only one visitable exterior route, one visitable entrance, one visitable interior route to a 


Common Space and one visitable Powder Room. 
Exemptions from the Visitability Requirements



The Department may grant requests for exemptions from the Visitability Requirements, based on specific 



conditions and for specific reasons. 

1.
Reasons for Exemptions



Exemptions may be requested for the following conditions: adverse topography, significant financial

aid from another government agency, undue cost, undue constraints, initial project rejection, conflicting community and design standards and/or to provide an alternative to 24 hour Common Powder Room availability.





(1)

Adverse Topography 








An exemption from Visitability Requirements may be considered if topography or other








site considerations (flood plains, conservation areas) make compliance impracticable.  An




 



exemption might also be warranted if specific site conditions require expensive deviations 








from accepted construction methods.





(2)

Significant Financial Aid from Another Government Agency 








An exemption from Visitability Requirements may be considered if another agency 








contributes a significant amount of financial aid to the housing. The financial aid becomes 








significant if it includes:

          a. funding for at least 25% of the anticipated total development cost at the time of initial 

              funding, or 

          b. project based rental assistance for a minimum of 50% of the units for an anticipated

              period of multiple years.





(3) 
Undue Cost 








An exemption from Visitability Requirements may be considered if additional construction 








costs, directly attributable to meeting the Visitability Rule, are unreasonably above and 








beyond the normal costs of meeting the Department's other Architectural Requirements. In 








order to be considered undue, the additional costs must exceed $1,000 per unit, or $2000 if








associated with providing a Community Powder Room.






(4)

Undue Constraints 








An exemption from Visitability Requirements may be considered if financial or other 








factors exist that may inappropriately limit the development or its operation. Factors the 








Department may consider in making such a determination include, but are not limited to:









a. Whether applying these rules may result in a loss of units.









b. Whether applying these rules may result in a need to raise rents by a significant amount       









    (loss of affordability).









c. Whether applying these rules may result in a significant increase in maintenance or   










ongoing expense.

   



(5)

Initial Project Rejection 







Until July 1, 2006, the Department may exempt projects that were submitted and rejected 







for Consolidated Funding Cycle funding prior to the effective date of these rules, July 1,







2004, if compliance with these rules would add significant cost to development of the re-







submitted project.  The Department may continue to provide funding after July 1, 2006, to 







complete any project approved for funding prior to July 1, 2006.






(6)

Community and Design Standards  



An exemption or partial exemption may be considered if local government development codes 
or legally binding CCRs (covenants, conditions and restrictions) contradict the Visitability Requirements. Neighborhood or Management design preferences are not included.






(7) 
Alternative to 24 hour Common Powder Room Availability.








An exemption from the requirement to make the Community Powder Room available for








use 24-hours per day may be considered if each of the visitable units in the development 








includes an Adaptable Powder Room, as defined in Chapter 11 of the Oregon Structural 








Specialty Code (The Oregon UBC), and also has at least one properly installed grab bar on 








the wall beside the toilet.

2.
Partial Exemptions
The Department encourages Visitability to the greatest degree possible in each project. The final approval 
of an exemption or partial exemption request may be given for more or less than requested. Partial exemptions may be granted as follows:






(1) 
Partial Exemption from meeting all of the Visitability Requirements 








The Department may grant an exemption for one aspect of the Visitability requirements 








without granting exemption from other Visitability requirements.  For example, an 








exemption from exterior requirements may be granted for topographical reasons without 





exempting interior requirements.  

  




(2) 
Partial Exemption from Full Compliance with Visitability Requirements  








The Department may grant a partial exemption from full compliance with any Visitability 








requirement.  For example, a ramp that cannot meet the Visitability standard may be given 








a partial exemption that still requires the ramp to meet a certain standard which in the 








determination of the Department is the best that can be achieved under the circumstances.  






(3) 
Partial Exemption for One or More Units








The Department may grant an exemption or partial exemption for one or more of the units 








in a development.  For example it may be that one unit in a development requires an 








exemption while others do not merit such an exemption.

3. Visitability Exemption Application Process





(1) 
Visitability Request Form







To request an exemption from any aspect of the Visitability Requirements, complete the 







OHCS Visitability Request Form found in this packet.  Visitability Request Form is also 







available on the OHCS website at: www.oregon.gov/OHCS/HRS_CFC_Overview.shtml. 



Answer each question, providing a complete and thorough justification for the exemption request. Use additional sheets if necessary.






(2)

Timing of Exemption Requests








a. 
Exemption requests must be made at the time of application for funding. Requests made



 




    
afterward may be considered if site or other conditions could not have been anticipated 








    
while meeting the other requirements of the application process. For example, a late 







    
request might be justified if adverse sub-surface conditions that contradict the 







   
Geotechnical Report prepared for the application is encountered during construction.







b. 
A request for exemption from the 24 hour availability requirement for a Community 








Powder Room may be made and considered at any time during the life of the project if 








operational or management issues associated with maintaining availability threaten to 








pose undue constraints on the project. 
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Additional Considerations: Not Intended as Requirements

Quality Development Standards
OHCS has adopted the Governor’s Quality Development Objectives (QDOs) as site and design considerations (refer to the beginning of this section for a listing of the QDOs). The seven objectives were articulated by the Governor’s Community Solutions Team as a way to coordinate diverse agency plans and programs and to encourage and support high-quality development. The OHCS role in the implementation of the Quality Development Objectives is to develop and apply housing development guidelines reflective of the Objectives.  These guidelines have been developed based upon site context, building and unit design context, and are as follows:

Site Objective #1:
To provide the correct mix of development.
Considerations:

Does the combination of this project and the surrounding neighborhood help create a quality mix of development that addresses the economic and community goals of the community and region?  

Does this project at this site fulfill a market need for this type of housing?

Is the project sensitive to and compatible with the neighborhood context?  What strategies does the project propose which will make it fit into the existing neighborhood context?

What are the adjacent amenities and services?  Is the location of the site near amenities important to residents?  Are there schools, community buildings, shopping and public transit located near the site?

Is the slope appropriate for the tenant mix?

Site Objective #2:
To develop projects that encourage greater choices in modes of transport.
Considerations:

Are there nearby commercial services that will allow walking?

Is transit convenient to the site?

Are on-site storage facilities provided for bicycles?

Site Objective #3:
To support development that helps create a proper balance between jobs and affordable housing.
Considerations:

Is the project located near employment centers?

Is the project located near transit lines to employment centers?

Site Objective #4:
To promote compact development that does not contribute to urban sprawl.
Considerations:

Is the site located within the urban growth boundary?

Is the site located near services, shopping, and transit?

Does the location of the project take advantage of in-fill development opportunities in an appropriate manner?

Site Objective #5:
Provide the right mix of features for the tenant population.

Considerations:

Is the site design an efficient, compact development that works?  Are higher densities clustered around landscaped common areas?

Are buildings located on the site so that unit front entries are visible from the street or parking area?  Can emergency vehicles locate specific units easily?

Do pathways from parking to units provide a direct path and are they safe at night?

Are units oriented such that they receive some sunlight each day?

Are adequate sound and visual barriers provided between units and incongruent uses on adjacent sites?

Are play areas provided for children in family housing developments?  Is there a range of age specific play areas?  Is the play area visible from the units for parental supervision?

Does landscaping enhance privacy for individuals and families?

Building

Objective #1:

To encourage the development of buildings that protect the environment and are sustainable for the life of the loan.
Considerations:

Is the project energy efficient?

Can “green building” techniques be employed?

How is storm run-off addressed?  Where does it go?

Building

Objective #2:

To give higher density affordable housing a friendly appearance in the eyes of neighbors and visitors.
Considerations:

Are the size of buildings and rooflines compatible with the neighborhood context?

Are building materials compatible with the surrounding neighborhood?

Is mechanical equipment screened?

NOTE:  Applicants are encouraged to use environmentally sensitive building principles and practices in the design, construction and operation of their projects. 

Disclaimer of Liability

OHCS assumes no responsibility to make inspections during construction, and assumes no liability for construction quality or code compliance.  The responsibility for the project meeting minimum health and safety standards is the responsibility of state and local jurisdictions and the project sponsor.

REPLACEMENT RESERVES SCHEDULE

Intent

OHCS expects that projects will be maintained at a level that is comparable with the condition at the time the project was placed in service (for new construction: at the completion of construction; for rehabilitation: at the completion of rehabilitation).  Repairs and replacements must be accomplished when items are damaged or show excessive wear due to use or age, and replacements must be “as good as new” or at least up to the original quality.

The standards imposed by OHCS for our projects are goal-oriented.  The goal is to improve the property in such a way as to maximize its expected life. 

The following life expectancy information is to assist in planning the project's Replacement Reserves.

Life Expectancies Of Housing Components

Item
Useful Life
Remarks

Footings and Foundations:



Footings
Life
These likely to last up to 250 years. Struc-

tural defects to do develop are a result of poor soil conditions

Foundation
Life


Concrete Block
Life






Water proofing:



Bituminous coating
5 yrs


Pargeting with Ionite
Life


Termite proofing
5 yrs
May be earlier in damp climates

Gravel outside
30-40 yrs
Depends on usage

Cement block
Life
Less strong than concrete block



Rough Structure:



Floor system (basement)
Life


Framing exterior walls
Life
Usually plaster directly on masonry. Plaster is solid and will last forever. Provides tighter seal than drywall and better insulation

Framing interior walls
Life
In older homes, usually plaster on wood lath. Lath strips lose resilience, causing waves in ceilings and walls



Concrete Work:



Slab
Life
(200 years)

Pre-cast decks
10-15 yrs


Pre-cast porches
10-15 yrs


Site-built porches and steps
20 yrs




Sheet Metal: Gutters, downspouts, flashing



Aluminum
20-30 yrs
Never requires painting, but dents and pits. May need to be replaced sooner for appearance.

Copper
Life
Very durable and expensive. Requires regular cleaning and alignment.

Galvanized iron
15-25 yrs
Rusts easily and must be kept painted every 3-4 years.

Electrical Wiring:



Copper
Life


Aluminum
Life


Romex
Life






Circuit Breaker:



Breaker panel
30-40 yrs


Individual breaker
25-30 yrs




Plumbing pressure pipes:



Copper
Life
Strongest and most common. Needs no maintenance

Galvanized iron
30-50 yrs
Rusts easily and is major expense in older homes. Most common until 1940

Plastic
30-40 yrs


Plumbing, waste pipe:



Concrete
20 yrs


Vitreous china
25-30 yrs


Plastic
50-70 yrs
Usage depends upon soil conditions. Acid soils can eat through plastic.

Cast iron
Life


Lead
Life
A leak cannot be patched. If bathroom is remodeled, lead must be replaced.



Heating and venting: Duct work,   AC rough-in



Galvanized
50-70 yrs


Plastic
40-60 yrs
Type used depends upon climate.

Fiberglass
40-60 yrs




Roof:



Asphalt shingles
15-25 yrs
Most common. Deterioration subject to climate. Granules come off shingles. Check downspouts.

Wood shingles and shakes
30-40 yrs
Expensive. Contracts and expands due to climate

Tile
30-50 yrs
Tendency to crack on sides.

Slate
Life
High quality. Maintenance every 2-3 years as nails rust.

Metal
Life
Shorter life if allowed to rust.

Built-up asphalt
20-30 yrs
Maintenance required – exp. after winter.

Felt
30-40 yrs


Tar and gravel
10-15 yrs


Asbestos shingle
30-40 yrs
Shingles get brittle when walked on. Maintenance every 1-3 years

Composition shingles
12-16 yrs


Tin
Life
Will rust easily if not kept painted regularly. Found a lot in inner-city row houses.

4 0r 5 built-up ply
15-25 yrs
Layers of tar paper on tar.



Masonry:



Chimney
Life


Fireplace
20-30 yrs


Fire brick
Life


Ash dump
Life


Metal fireplace
Life


Flue tile
Life


Brick veneer
Life
Joints must be pointed every 5-6 years.

Brick
Life


Stone
Life
Unless a porous grade stone like limestone.

Block wall
Life


Masonry floors
Life
Must be kept waxed every 1-2 years.

Stucco
Life
Requires painting every 8-10 years. More susceptible to cracking than brick. Replacement is expensive. Maintenance cycles for all types of masonry structures, including those found in urban areas, subjected to dirt, soot, and chemicals:

Caulking – every 20 years

Pointing – Every 35 years

Sandblasting – Every 35 years



Windows and doors:



Window glazing
5-6 yrs


Storm windows and gaskets
Life
Aluminum and wood

Screen doors
5-8 yrs


Storm doors
10-15 yrs


Interior doors (lauan)
10 yrs


Sliding doors
30-50 yrs


Folding doors
30-40 yrs


Sliding screens
30 yrs


Garage doors
20-25 yrs
Depends upon initial placement of springs, tracks and rollers.

Steel casement windows
40-50 yrs
Have leakage and condensation problems. Installed mostly in the 40’s and 50’s

Wood casement windows
40-50 yrs
Older types very drafty.

Jalousie
30-40 yrs
Fair quality available in wood and aluminum. Used mostly for porches

Wood double-hung windows
40-50 years






Insulation:



Foundation
Life


Roof, ceiling
Life


Roof – electric vent – automatic
10-15 yrs


Walls
Life


Floor
Life


Weatherstripping, metal
8-9 yrs


Weatherstripping, plastic gasket
5-8 yrs














Exterior trim:



Wood siding
Life
Must be kept painted regularly – every 5-7 years.

Metal siding
Life
May rust due to climate.

Aluminum siding
Life
Maintenance free if baked-on finish.





Shutters:



Wood
20 yrs


Metal
20-30 yrs


Plastic
Life


Item
Useful Life
Remarks

Aluminum
Life


Posts and columns
Life


Trellis
20 yrs
Will rot in back even if painted because of moisture.

Cornice and rake trim
Life


Gable vents, screens:



Wood
10-14 yrs


Aluminum
Life






Exterior Paint:



Wood
3-4 yrs
Climate a strong factor.

Brick
3-4 yrs


Aluminum
10-12 yrs






Stairs:



Stringer
50 yrs


Risers
50 yrs


Treads
50 yrs


Baluster
50 yrs


Rails
30-40 yrs


Starting levels
50 yrs


Disappearing stairs
30-40 yrs






Drywall and plaster:



Drywall
40-50 yrs
Lifetime if protected by exterior walls and roof.  Cracks must be regularly spackled.

Plaster
Life
Thicker and more durable than drywall. Exterior must be properly maintained.

Ceiling suspension
Life


Acoustical ceiling
Life


Luminous ceiling
10-20 yrs
Discolors easily.





Ceramic tile:



Tub alcove and shower stall
Life
Proper installation and maintenance required for long life.  Cracks appear due to moisture and joints; must be grouted every 3-4 years.

Bath wainscote
Life


Ceramic floor
Life


Ceramic tile
Life






Finish carpentry:



Baseboard and shoe
40-50 yrs


Door and window trim
40-50 yrs


Wood paneling
40-50 yrs


Closet shelves
40-50 yrs


Fireplace mantel
30-40 yrs






Flooring:



Oak floor
Life
In most older homes, 1st story is oak, 2nd and 3rd stories are hard pine.

Pine floor
Life


Slate flagstone floor
40-50 yrs


Resilient (vinyl)
10-15 yrs
Because of scuffing, may have to be replaced earlier.

Terrazo
Life


Carpeting
5-8 yrs
Standard carpeting.

Cabinets and vanities:



Kitchen cabinets
18-30 yrs


Bath vanities
18-30 yrs


Countertop
18-30 yrs


Medicine cabinets
15-20 yrs


Mirrors
10-15 yrs


Tub enclosures
18-25 yrs


Shower doors
18-25 yrs


Bookshelves
Life
Depends on wood used.





Interior painting:



Wall paint
3-5 yrs


Trim and door
3-5 yrs


Wallpaper
3-7 yrs






Electrical finish:



Electric range and oven
12-20 yrs


Vent hood
15-20 yrs


Disposal
5-12 yrs


Exhaust fan
8-10 yrs


Water heater
10-12 yrs


Electric fixtures
20-30 yrs


Doorbell and chimes
8-10 yrs


Fluorescent bulbs
3-5 yrs






Plumbing finish:



Dishwasher
5-15 yrs


Gas water heater
8-12 yrs


Gas refrigerator
15-25 yrs


Toilet seats
8-10 yrs


Commode
15-25 yrs


Steel sinks
15-20 yrs


China sinks
15-20 yrs


Faucets
Life
Washers must be replaced frequently.

Flush valves
18-25 yrs


Well and septic system
15-30 yrs
Depends on soil and rock formations.

Hot water boilers
30-50 yrs
Becomes increasingly inefficient with age and may have to be replaced before it actually breaks down.





Heating finish:



Wall heaters
12-17 yrs


Warm air furnaces
25-30 yrs
Most common today.

Radiant heating – ceiling
20-30 yrs


Radiant heating – baseboard
20-40 yrs


AC unit
8-18 yrs


AC compressors
10-18 yrs
Regular maintenance required.

Humidifier
7-8 yrs


Electric air cleaners
8-10 yrs






Appliances:



Refrigerator
15-25 yrs


Washer
8-12 yrs


Dryer
8-12 yrs


Combo washer and dryer
7-10 yrs


Garage door opener
8-10 yrs


Disposal units
8-10 yrs


Dishwasher
8-12 yrs






Appointments:



Closet rods
Life


Blinds
10-15 yrs


Drapes
5-10 yrs


Towel bars
10-15 yrs


Soap grab
10-12 yrs






Others:



Fences and screens
20-30 yrs


Splash blocks
6-7 yrs


Patios (concrete)
15-50 yrs


Gravel walks
3-5 yrs


Concrete walks
10-25 yrs


Sprinkler system
15-25 yrs


Asphalt driveway
5-6 yrs
With patchwork may last 15-20 years.

Tennis court
20-40 yrs


Frequency Of Product Replacement In Rental Projects


Within

2 years
3-4

years
5-6

years
7-8

years
9-10

years
Over

10 years
Not re-

Placed by land

Lord










Air conditioners
.04%
1.5%
7.5%
11.7%
10.0%
41.5
27.4%

Bathtubs/fixtures
0.7
2.2
3.3
3.8
7.5
70.6
11.9

Carpeting
1.5
13.5
35.1
23.9
8.9
9.1
8.0

Dishwashers
0.4
1.8
11.7
12.4
10.4
33.9
29.4

Faucets
2.0
8.4
16.2
7.7
14.4
46.2
5.1

Flooring, resilient
1.1
6.6
21.5
19.2
19.2
25.3
7.1

Furniture/furnishings
2.0
4.4
5.5
5.3
5.3
6.9
70.6

Hardware/locksets
7.3
7.7
13.3
7.1
10.4
45.2
9.0

Heating Equipment
0.4
1.8
4.9
4.9
10.4
71.0
6.6

Laundry Equipment
0.4
4.2
13.5
11.1
10.2
21.7
38.9

Lighting/Electrical fixtures
0.9
3.3
6.2
8.8
12.4
58.7
9.7

Ovens/Ranges
0.2
1.5
7.1
8.6
14.6
57.4
10.6

Paint
37.6
41.3
13.7
2.0
0.9
1.8
2.7

Refrigerators
0.2
1.5
7.1
8.6
14.6
57.4
10.6

Shower Surrounds
1.3
1.8
7.1
6.9
7.1
55.4
10.4

Wall Coverings
7.3
13.5
17.7
7.7
5.1
9.7
39.0

Source: Multi-Housing News

ELIGIBLE COST DISBURSEMENTS FOR GRANT AND LOAN PROGRAMS

1.
OHCS grant funds (Housing Trust Fund, HELP and HOME) may be used to pay for acquisition, predevelopment, and development (including developer’s fees, project management and consultant’s fees), relocation costs and construction costs.  These costs must be listed on the Uses of Financing form.

2.
Funds must be used for the reimbursement or payment of actual expenses.  Cost documentation such as invoices, statements, etc. must be provided with each drawdown disbursement requested. Subcontractor release of lien documentation is necessary when HOME is paying construction expenses.

3.
Housing Trust Fund and HELP program funds may be disbursed for expenses incurred no earlier than 6 months prior to date of CFC application. Pre-development loans and bridge loans are exempted from the "6 months prior" limitation. Reimbursement of HOME funds for pre-development expenses will be limited to the following costs: legal, consulting, environmental and other studies, engineering and design costs, zoning approvals, inspections and testing for hazards, costs related to obtaining site option, project financing and fees for loan commitments. These activities must not have a physical impact on the site.  Reimbursement will occur only after execution of the HOME Grant Agreement.

Exceptions to the 6-month limitation include:

· Payoff of an existing mortgage when approved a part of the application

4.
Department grant funds may not be used for expenses which include, but are not limited to:

· Operating expenses such as maintenance, lawn mowing, utility bills, staff salaries,  office equipment, overnight mail fees, postal, telephone, office rent costs

· OHCS application fees

· Tuition and travel expenses for staff training and seminars

· Meals, i.e. lunches/pizza feeds (even for marketing purposes)

· Ground breaking and Open House expenses

5.
In addition, HOME funds cannot be used for the following:

· Non-predevelopment costs incurred prior to execution of the HOME Grant Agreement.  There are exceptions: HOME can pay off a short term loan or bridge loan that was used for HOME eligible expenses.

· Off-site costs including engineering and construction

· Payment of replacement reserves

· Payment of operating reserves unless pre-approved by the Department and then only for new construction and substantial rehabilitation projects for up to 18 months of lease-up.

· Loan fees for other Department programs

· Application or monitoring fees

· Furniture/fixtures which are easily “portable,” e.g. TVs, microwave ovens, furniture.

6.
Grant disbursements must also meet any other federal, state and program guidelines. Exceptions, requested in writing, may be granted on a case-by-case basis.

7. 
Developer's Fees

OHCS acknowledges the need for applicants to budget fees which support sound development

practices and help develop capacity.  The developer fee includes “soft” costs which go into putting a project together. Costs which should be reimbursed from the developer’s fee include but are not limited to:

· Development consultant fees

· Project management fees

· Developer’s overhead and profit

· Other costs which are not reimbursable from Department grant funds (see # 4 above)

It is also generally accepted that developer’s fees are the next available source for project cost over-runs after contingencies have been exhausted.  As such, it will be the department’s policy not to expend program resources for the release of developer’s fees until the Certificate(s) of Occupancy is/are obtained (with the following possible exceptions):

· A demonstrated need for development fees in order for the project to proceed, up to 50% of the sponsor’s portion of the developer's fees to be paid with department resources may be released upon 50% of completion of the project. Such release will require sponsors to request disbursement in writing prior to department approval. The balance of the sponsor’s portion of developer’s fees to be paid with department program resources will not be released until there is a Certificate(s) of Occupancy.  Program resources include the Housing Development Grant Program (Trust Fund), the HOME Program, the HELP Program, and the proceeds from the sale of Low Income Housing Tax Credits.

8.
Consultant Fees

· Reasonable consultant fees may be released when a copy of a contractual agreement detailing a disbursement schedule tied to the completion of specified development mileposts is submitted for department approval.  Mileposts can include the completion of pre-development activities, applications, loans and equity commitments, construction, stabilized occupancy and permanent loan closings.  Additionally, until there is/are Certificate(s) of Occupancy, the release of department funds will require that there be a dedicated source for a 20% retainage of that portion of developer fee assigned to the consultant.

9.
Furniture And Fixtures

Generally, grant funds will not reimburse furniture and fixture costs except in the community room of a multi-family residence or furnishings in units for a special needs population that ordinarily does not have the ability to obtain furnishings (i.e., beds, dressers in housing for the homeless).  HOME funds cannot pay for any furniture or fixtures which are easily transportable, while Trust Fund and HELP may be used to reimburse FFE costs. Verification should be made in advance with the Department for any reimbursement request for furniture and fixture reimbursements.

There may be further exceptions to the various program funding requirements.  Contact the Department  in advance to verify any special situations or requested exceptions.

ENERGY CONSERVATION / HEALTH AND SAFETY

tc \l2 “ENERGY CONSERVATION / HEALTH AND SAFETY
Introductiontc \l3 “Introduction
Oregon Housing and Community Services has an interest in providing very low-income weatherization/energy conservation programs.  With increased energy efficiencies, health and safety as it relates to indoor air quality has become an integral part of the conservation programs.  Conservation and health and safety activities impact long term housing affordability.  OHCS will promote energy conservation, health and safety standards as part of the Consolidated Funding Cycle, and the associated statewide training.
Funds Availabletc \l3 “Funds Available
Costs associated with energy efficiency which directly affect health and safety measures are eligible expenses in the Consolidated Funding Cycle.

Eligible Activitiestc \l3 “Eligible Activities
The following energy efficiency activities should be considered when accessing Department funds for substantial rehabilitation projects and may be considered in new construction or now substantial rehabilitation.

· Major weatherization measures such as attic, floor, wall, water heater, duct, and pipe insulation.

· Testing and tightening of forced air-heating systems. A furnace can not distribute heat effectively or efficiently if the distribution system (ducts) are leaky or deficient.

· Furnace efficiency testing and tune-up.  Furnace steady state combustion analysis and resulting corrective measures if necessary.  

· Air infiltration / leakage and minimum ventilation levels.  Dwellings determined to be loose, may need tightening; and dwellings tested as tight, may need added ventilation.

· Health and Safety issues IE., carbon monoxide testing

· Zonal pressure testing.  Zonal pressure differences between conditioned areas (house interior) and unconditioned areas (attics and crawlspaces) are tested for air bypasses to increase energy efficiency and reduce structural deterioration.

· New appliance energy usage standards.  New appliances installed must have an energy efficiency rating between very low and moderate equal to or exceeding Energy Star Ratings.

· Energy efficient lighting, indoors and outdoors in common areas.

· Consumer energy education.  Teaching occupants to use energy more efficiently.

· Other energy efficiency measures as proposed by the applicant if accepted by the Department, i.e., low flow showerheads.

The following health and safety activities are recommended and approved for funding:

· Carbon monoxide testing where combustion appliances and or heating plenums are present, under normal circumstances and worst case depressurization as well as mitigation if necessary.

· The installation of carbon monoxide alarms.

· Lead testing and abatement.  Testing for and assessing lead presents in paint, water and soil and the steps necessary to contain or abate the hazardous condition.

Eligible Sponsorstc \l3 “Eligible Sponsors
Project sponsorship is open to all housing development applicants.

Eligible Projectstc \l3 “Eligible Projects
All new construction and rehabilitation projects.

Termstc \l3 “Terms
Energy efficiency and health and safety measures can be accessed as part of the request for funds.

Program Requirementstc \l3 “Program Requirements
Oregon’s Model Conservation Standards define new construction conductive heat loss upgrades (insulation levels) however, new appliance efficiency ratings, health and safety (carbon monoxide levels), duct leakage, dwelling tightening, pressure balancing and other allowable activities should be considered to maintain affordability, occupant well-being and structural integrity. Above code measures may be financed in part.

Substantial rehabilitation will require upgrades, if applicable, in the following areas:

· Minimum insulation levels in attics, walls and floors.  Insulation for water heaters, pipes, and ducts located in unconditioned/unheated areas. 

· Air leakage in the housing shell and forced air systems.

· Furnace tuning or repair if less than 70% SSE.

· Zonal pressure differences between conditioned spaces, attics and crawl spaces.

· Carbon Monoxide tests whenever combustible appliances including heating, systems are present.  Tests are to be performed under normal conditions and worst case depressurization.

· Lead paint assessment and resolution if necessary.

· New appliances, including water heaters, installed must have energy efficient ratings that meet or exceed Energy Star Ratings.

Instructions for using the Excel pro forma spreadsheet pages

The password from the Excel pro forma spreadsheet has been removed. It is suggested that a "clean" copy of the spreadsheet be saved somewhere on the hard drive in case accidental loss of formulae, links, etc., is experienced.



1.
The spreadsheet pages are arranged in a different order than the Application Checklist requests.  The workbook has the most-used pages at the front.

2.
Both the Housing Resources Section and the Housing Finance Section will be using most of the same application forms.  This was done because both sections have been asking for the same basic information, and applicants were having to fill out separate forms for each section.


There are some differences in how the two Sections review and utilize the data provided, so there will be some changes apparent to both grant and loan applicants.  The Department invites your comments as the pro forma spreadsheets are being filled out.

3.
Fill in the project name on the Sources of Funding page. It will be automatically linked to the other pages in the spreadsheet.

4.
Fill in the date on each spreadsheet page. Dates are not automatically linked because page revisions can be dated individually and submitted during the development of the project.

5.
The Department has made every attempt to leave all data entry cells open. Other cells in the workbook are locked.

6.
Many cells have "comments" imbedded to assist in gathering the necessary data. 

7.
Generally, cells designated for data entry are highlighted in yellow (with the exception of the Sources of Funding page).

Sources of Funding page

1.
Fill in Project name and date at the top of the page.

2.
Enter source dollar amounts in their proper locations.

3.
If application is being made for LIHTC, do not attempt to enter numbers in the cell for the LIHTC equity.  This cell will be automatically filled by linkage after the Calculation of Tax Credit page has been completed.

Uses of Funding page

1.
Fill in date cell.

2.
Fill in IRS Setaside (only if  requesting LIHTC). See comments for that cell.

3.
Enter square footage for Residential areas, Common Areas, Commercial/other areas.

4.
Total Square Footage will be calculated from these entries.

5. 
Cost column
· Enter costs by line item. "Other" lines for "other" costs have been provided.

· Do not combine line items or request "see above" or "see below."

· It is strongly preferred the contractor's profit and overhead are shown as separate line items.

6.
 Cost per unit, square foot and % of total columns
· These columns will be calculated automatically.

7.
 Funding Source column
· List actual funding source, e.g., HOME, Trust Fund, perm loan, donation.  Even though the sources will often change during the development of the project, reviewers of the application need to see if funding sources are being used for eligible costs.

8. 
Reasonably Expected Basis and Estimate Gross Expended columns
· These columns are only for applicants requesting LIHTC.

9. 
Bottom of second page
· All of the cells will be calculated automatically.  If the "Surplus or Gap" cell shows a positive or negative number, then the Sources and Uses do not match by that amount.

Housing Operating Budget - Income page

1.
Enter date at top of page.

2.
Enter County name at top of the page. If this is not done, the formulas for Median Income % will not work.

3.
This page must be filled out by all applicants, including those who are requesting OAHTC.

4.
In the "Unit Size" column, enter the following designations for appropriate unit sizes:


· SRO - use for single resident occupancy

· 0 - use for efficiencies or studio apartments

· 1 - use for one bedrooms

· 2 - use for two bedrooms

· 3 - etc., etc.

5.
"Number of Baths" column - use .5, 1, 1.5, 2, etc.

6.
"Median Income %" column.  Both this "Income without OAHTC" and the "Income with OAHTC" pages use formulas to automatically express the percentage of median income. Although the percentages 

expressed are actual, OHCS will consider the percentages to be expressed as a not-to-exceed % of median income in 10% intervals.  For example, if the percentage of median income is calculated by the formula to be 43%, then OHCS will consider the not-to-exceed percentage of median income to be 50%.  These not-to-exceed percentages will be used in all legal Agreements and Declarations between the sponsor and the state. Questions regarding this policy can be directed to the area RAD.

7.
If the project is requesting OAHTC, this page will need  to be filled out and the "Income with OAHTC" page found later in the workbook.  

8.
Enter the total income for Sevice Revenue and any Other Revenue for the project in the “Total Annual Income” column. This is the annual income for all units using the service or other project revenue as project income. 

9.
The Annual Inflation Rate Factor at the top of the page is defaulted to 3% for income.  This may be chnaged but the change must be justified in the narrative portion of the Financial Description section of the application. The same applies to the default 5% vacancy rate at the bottom of the page.

The spreadsheet does not allow the Inflation Factor to vary on a line item-by-line item basis.

House Operating Budget - Expenses

1.
Enter date at top of page.

2.
The Annual Inflation Rate Factor at the top of the page is defaulted to 4%. This may be changed but the change must be justified in the Financial Description narrative.

3.
Fill in the shaded cells and all else will be calculated automatically.

4.
In the Permanent Loan row, enter the interest rate, term and loan amount. If requesting OAHTC, the entry should show the original interest rates, not the rate after OAHTC is applied.

5.
In the OAHTC permanent loan row, enter the rate negotiated with the lender in the Rate cell as well as term and amount.

6.
The "Portion of loan w/o OAHTC" row is for entering any portion of the permanent loan which stays at the original interest rate after OAHTC reduction is taken.  Normally, the permanent loan amount is matched by the OAHTC amount.

7.
Amortized Debt row should list HOME loans, Trust Fund loans, Partnership loans, etc.

8.
This spreadsheet page actually calculates cash flow projections up to 30 years, but it is set to print only to 15 years.  OHCS requests only the 15 year projections be submitted.

Utility Allowance Information

1. 
Enter date at top of page

2.
Enter data is requested by the form

3.
A copy of the source of the Utility Allowance Calculation (Housing Authority, etc.) must be supplied.

Replacement Reserve Worksheet

1.
Enter date and number of units at the top of the page

2.
The Replacement Reserve Worksheet is required with every application, whether for a new construction or a rehabilitation project.  Life expectancy charts to assist in completing these calculations can be found in the Department Standards section of the application.

Proforma Summary page

1.
Enter date at the top of the page.

2.
This page requires no other data entry from the applicant.

3.
Be sure that this summary page is included in the pro forma sheets when submitted with the Application.

Income and Expense page

1.
Enter date at the top of the page.

2.
This page requires no other data entry from the applicant.  It was designed to organize Application data in a form more familiar to the Housing Finance Section.

3.
This summary page must be included in the pro forma sheets with the submitted Application.

Calculation of Tax Credit page

1.
Only applicants requesting LIHTC need submit this page.

2.
Enter date at the top of the page.

3.
Place an "X" (not a "(" or any other mark) under either "yes or no" regarding Qualified Census Track or Difficult to Develop designations.  If  "yes" the 130% will calculate automatically.

4.
The applicable fraction must be entered in the appropriate cell.

5.
Input the amount of tax credit requested and the tax credit yield.  If the yield contains fractions of cents, enter it in up to 3 decimal places.  This will calculate the tax credit equity and link it forward to the Sources of Funding page.

Housing Operating Budget - Income with OAHTC page

1.
Only applicants requesting OAHTC need submit this page.

2.
Enter date at the top of the page.

3.
In the "Unit Size" column, enter the following designations for appropriate unit sizes:


· SRO - use for single resident occupancy

· 0 - use for efficiencies or studio apartments

· 1 - use for one bedrooms

· 2 - use for two bedrooms

· 3 - etc., etc.

4.
"Number of Baths" column - use .5 or 1 or 1.5 or 2, etc.

5.
"Median Income %" column.  Both this "Income without OAHTC" and the"Income with OAHTC" pages use formulas to automatically express the percentage of median income. Although the percentages expressed are actual, OHCS will consider the percentages to be expressed as a not-to-exceed percentage of median income in 10% intervals.  For example, if the percentage of median income is calculated by the formula to be 43%, then OHCS will consider the not-to-exceed percentage of median income to be 50%.  These not-to-exceed percentages will be used in all legal Agreements and Declarations between the sponsor and the state. Questions regarding this policy can be directed to your RAD.

6.
Enter the total income for Sevice Revenue and any Other Revenue for the project in the “Total Annual Income” column. This is the annual income for all units using the service or other project revenue as project income. 

7.
The Annual Inflation Rate Factor at the top of the page is defaulted to 3% for income. This may be changed, but justification must be given for that change in the narrative portion of the Application's Financial Description section. The same applies to the default 5% vacancy rate at the bottom of the page. The percentages used must match the "Income without OAHTC" page completed earlier.

The spreadsheet does not allow the Inflation Factor to vary on a line item-by-line item basis.

OAHTC Rent Reduction Calculation

1.
Enter date at top of page.

2.
Input data in shaded cells and the formulas will do the calculations.

3.
Pass through requirements and amounts are shown just above the Loan Amortization section.  The pass through  number must be positive (or "over").

Rents and Incomes Pages

1.
The Rent and Income pages at the back of this spreadsheet are there specifically to assist in spreadsheet formula calculations. These can be used for information purposes, but Rent and Income tables are also provided in the HOME and LIHTC Program Description Sections of the Application.  The spreadsheet formulae link with LIHTC rents, not HOME.  If the project is requesting HOME funds without LIHTC, please refer to the HOME-specific rents in the HOME Program Description section for the most correct data.
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