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31 Education Calendar e briefing came after negative news reports on deplorable living conditions at
some high-profile troubled properties. The HUD briefing provided a glimpse into
its decision-making on the future of REAC and physical inspections.
Additionally, in October, HUD’s Office of Multifamily Housing shared

policy updates on Physical Conditions Standards and Inspection Requirements

gm’"m!‘ (H 2018-08), Wholesale REAC re-examination and FHA Principal Risk Crite-
oo ria Revision (H 2018-09).

WHAT IS REAC?

According to HUD, the agency helps 4.7 million low- to moderate-income
Americans access affordable, quality housing. It supports these households
through several rental assistance programs, primarily relying upon private own-

According to the agency, HUD’s Office of Multifamily Housing entered into
binding agreements with private owners of more than 17,000 apartment
buildings totaling 1.2 million units. Currently, approximately 96 percent of
these properties receive passing scores.

ers to provide housing to recipients of rental assistance vouchers administered by
public housing agencies (PHAs). In addition, PHAs own and operate approxi-
mately 900,000 public housing units. In a third major program, Project-Based
Rental Assistance (PBRA), HUD contracts with private owners of apartment
buildings to house another 1.2 million households.

Federal law and regulations require taxpayer-supported housing be “decent,
safe and sanitary.” To ensure this requirement is met, all multifamily properties

continued on page 4
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NEW NAMESAE US

Interstate Realty Management has been providing exceptional property management
services to affordable and mixed-income communities since 1973. As a company of
The Michaels Organization, our expertise encompasses more than just affordable
housing management. We manage a diverse range of residential communities and
offer expertise in development, finance, and construction. All our companies share one
mission: To create Communities that Lift Lives. Going into the future, we will also share
one name: Michaels. So, please let us re-introduce ourselves. ..

Interstate Realty Management Company is now Michaels Management.

Michaels

COMMUNITIES THAT lift LIVES

THE Michaels orcANIZATION
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Highlighting the

Good

AS OF THIS WRITING, THE COUN-
TRY was just coming out of the longest
federal government shutdown in his-
tory. The impasse caused hardships not
only for the federal employees who did
not receive paychecks, but also trickled
down to our members and the vulner-
able resident populations they serve.

However, this uncertain time has also
brought out the good in people. Many
businesses and volunteers stepped up to
support those affected anyway they could
from providing free or discounted meals
and services to cleaning up national
parks to creating GoFundMe campaigns.

In the spirit of keeping the positiv-
ity going, I’d like to use this column to
focus on some good.

CELEBRATING SUCCESSES
As in years past, we start out our year
on a high note: announcing the win-
ners of the Communities of Quality
Awards program and the NAHMA
Industry and AHMA Awards. You can
read about all of these remarkable com-
munities and leaders in this issue of
NAHMA News; please see the articles
on pages 16 and 27.

Additionally, the application for
the 2019 Vanguard Awards is avail-
able online and is due June 7. For more
information about the awards or to
download an application, visit the Van-
guard Award webpage under the Awards
& Contests tab at www.nahma.org.

MAKING A DIFFERENCE IN 2019
One of our greatest wishes for the new
year is that you will see 2019 as the year
you have your voice heard in both houses
of the 116th Congress. Nothing matters

more to elected officials, whether in the
District of Columbia or at the local and
regional levels, than hearing from a con-
stituent. Call, write, email—do whatever
you can to make sure your voice is raised in
support of affordable housing.

We are asking our members to con-
tinue to lobby their elected U.S. Congress
members, and their staff, on behalf of the
Affordable Housing Credit Improvement
Act, which strengthens and expands the
LIHTC program, as well as other key legis-
lation that died in the 115th Congress, see
page 22 for more details.

To help you find your voice, NAHMA
will once again be rolling out an Advo-
cacy Challenge, visit www.nahma.org for
more details.

SUPPORTING EDUCATION

Through the generous support of
NAHMA members, the NAHMA Edu-
cational Foundation was able to award

a total of $162,000 to 64 scholarships to
worthy students from AHMA -affiliated
communities. Over the course of the pro-
gram, more than $1,400,000 in scholar-
ships have been granted.

Additionally, the NAHMA Educational
Foundation’s annual gala and poster auc-
tion in October raised more than $420,000
for the foundation’s scholarship program.

To see a complete list of the 2018
Education Foundation supporters, please
see page 26.

Also, we ask that you help us spread
the word about the scholarship program
to your residents. The scholarship appli-
cation is now available on online, see
page 14 for more information. NN

Kris Cook, CAE, is executive director of
NAHMA.
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REAC OVERHAUL COMING?, continued from page 1

participating in HUD’s various rental
assistance programs must be regularly
inspected by REAC. Those that score
well are inspected less frequently while
those that score poorly are inspected
most frequently. However, according to
HUD, it has become clear that REAC’s
20-year-old scoring system needs to be
changed to better reflect the physical
conditions of the properties.

When a property fails an inspection,
HUD demands the owner correct any seri-
ous health or safety defects immediately
and-develop a corrective plan to address
all reported poor housing conditions.

at press time the agency had not issued
final policy on the proposals, possibly as
a result of the lengthy federal govern-
ment shutdown.

1. REAC and physical inspection
overhaul is a crosscutting priority of
HUD Secretary Ben Carson, which
likely means Public Housing, Hous-
ing Choice Voucher and Multifamily
Housing project-based programs will
all be impacted. This decision is also
largely in reaction to negative press
and subsequent political pressure from
Congress. HUD has said it is pursuing a
dual short- and long-term strategy.

stakeholders. No information on dates
and times were provided at the briefing.
HUD leadership continues to conduct
property site visits and participate in
physical inspections.

3. Long-Term (likely enacted
throughout 2019): HUD plans to launch
a pilot program to analyze and design
new physical inspection standards and
protocols.

4. HUD may work with local govern-
ments to promote shared oversight of
physical inspections.

The agency will be working on legis-
lative and regulatory changes to establish

HUD leadership specifically wanted to convey that failing scores are
unacceptable and its belief that the current standard may not reflect
the portfolio’s true physical condition. The agency’s goal is to improve
property standards and inspection scoring models.

If the property owner will not or can-
not correct these failing housing condi-
tions, HUD may terminate its contract
with the owner and relocate residents to
housing that is more suitable.

The number of new failed inspections
is on the decline, according to HUD. In
2017, the number of failed inspections
was 649; as of Oct. 1, 2018, the number
of failed inspections is 563. Included in
the total number of failed properties are
a significant number that are being reha-
bilitated, sold, terminated or have opted
out of the PBRA program, according to
HUD. Meanwhile, HUD’s data shows
that of the more than 17,000 apartment
buildings totaling 1.2 million units in the
PBRA program, currently about 96 per-
cent of these properties receive passing

REAC scores.

HIGHLIGHTS OF THE HUD BRIEFING
The following are policy proposals dis-
cussed at the November briefing hosted
by HUD that NAHMA believes are
noteworthy. The following proposals
are under consideration by HUD, but
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2. Short-Term (likely enacted in
spring 2019): HUD leadership was
clear that everything is on the table as
it relates to physical inspections policy
changes. A few notable items under
consideration are:

a. In terms of scheduling a physi-
cal inspection, HUD will substan-
tially reduce its inspection notification
period and the inspection date may no
longer be “mutually agreeable.” Severe
penalties and enforcement proto-
cols will be assessed for cancellations,
including a score of zero.

b. Emphasis will be on exigent
health and safety (EH&S) hazards and
interior condition of units, with less
focus on exterior grounds.

c. A year-round “Industry Standard”
will be expected, not just improve-
ments before physical inspection.

d. HUD will consider ending its
reverse auction for hiring inspec-
tors and explore an alternative
procurement.

e. HUD leadership said it plans to
schedule listening sessions with local

permanent changes and possible changes
to REAC itself.

HUD leadership specifically wanted to
convey that failing scores are unaccept-
able and its belief that the current standard
may not reflect the portfolio’s true physical
condition. The agency’s goal is to improve
property standards and inspection scor-
ing models. HUD will not delay in taking
enforcement actions against owners who
are not meeting standards.

The November meeting was likely the
first of many and NAHMA plans to keep
members updated on future meetings. It
is important to note that NAHMA was a
forceful advocate on behalf of members,
pointing out ways in which proposals
were not fair, realistic nor appropriate,
especially given that HUD’s own data
shows that 96 percent of its PBRA port-
folio receives passing REAC scores.

STANDARDS AND INSPECTION
REQUIREMENTS

Notice H 2018-08, Servicing of Proj-
ects That Do Not Meet HUD’s Physi-

continued on page 6
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REAC OVERHAUL COMING?, continued from page 4

cal Condition Standards and Inspec-
tion Requirements (PCS&IR) or Fail

to Certify That Exigent Health and
Safety (EH&S) Deficiencies Have Been
Resolved as Required, issued in October,
provides guidance to Office of Multi-

PCS&IR, as indicated by a score below
60 on a physical inspection; and/or

I A project owner fails to timely and
properly certify in writing that the EH&S
deficiencies identified during a physical
inspection have been resolved.

addressing all other projects with unsatis-
factory physical conditions, as evidenced
by repeated low REAC scores, significant
renter complaints, local code violations,
staff site visits or other methods.
Furthermore, the notice became effec-

HUD leadership specifically wanted to convey that failing scores are
unacceptable and its belief that the current standard may not reflect
the portfolio’s true physical condition. The agency’s goal is to improve
property standards and inspection scoring models.

family Asset Management and Portfolio
Oversight (OAMPO) staff for imple-
menting certain sections of the 2017 and
2018 Consolidated Appropriations Act
that apply to projects subject to HUD’s
Physical Conditions Standards and
Inspection Requirements under two con-
ditions related to physical inspections:

I The property fails to meet the

The notice also provides guidance on
options that asset managers can use when a

property fails a component part of an inspec-

tion while still scoring 60 or above and
provides amended guidance to OAMPO
staff regarding the placement of flags in the
Active Partners Performance System relat-
ing to a physical inspection score. It further
provides guidance to OAMPO staff for

tive immediately and applies to projects
for which HUD released or releases a
physical inspection report on or after May
5, 2017, the date of enactment of Section
223 of the Consolidated Appropriations
Act of 2017.

To read the notice in its entirety,
visit the HUD Issues webpage under
the Agencies tab at nahma.org. NN
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Professional Liability with Tax Credit Coverage
Habitational Risk Solutions for Affordable Housing Markets.

USI understands the importance of tax credits
for affordable housing management companies
to operate successfully.

Failure to comply with the Low-Income
Housing Tax Credit (LIHTC) regulations can
lead to recapture of previously given credits
and ineligibility for future credits. USI's newly
developed professionalliability coverage tailored
for affordable housing markets is placed through
a preferred carrier and includes coverage for
professional services related to the compliance
with housing tax credit rules and regulations.

Policy Highlights

To meet the growing needs of affordable housing markets, our tax credit coverage includes:

=  Coverage for professional services related *  Coverage for ownership of properties in
to compliance with housing tax credit rules excess of 25%
and regulation *  First Dollar Defense coverage

=  Up to $5,000,000 General Aggregate limits =  Third Party Discrimination coverage

u Claims Made form to protect against = Definition of employees includes
retroactive tax credit loss exposures Independent Contractors

*  Broad definition ofprofessional services u Expanded definition of claim to include:
covered including residential, commercial, arbitration demand’ administrative
retail, or industrial property management proceeding, and request to toll the statute of
and construction management limitations

Proactive Risk Management Strategies

USI provides proactive risk management strategies to:

" Management Companies *® Coastal Locations
= Affordable Housing = Developers
= Senior Housing

e
Contact us today for more information!

Ed Goesel | Senior VP, National Habitational Practice
USI Insurance Services | www.usi.com
ed.goesel@usi.com | 312.766.2028 | 847.867.5551 (cell)

USI}

©2019 USI Insurance Services. All rights reserved.



washington update

BY LARRY KEYS JR.

Industry Updates + Happy New Year
to Divided Government

I AM AN OPTIMIST AT HEART, A
believer in purpose of public service and
a realist about the political navigations
required to bring about any change to
public policy status quo. But, even I must
admit, 2019 began with a partial govern-
ment shutdown and that does not bode
well for the rest of the year. The White
House, Democrat-led House of Represen-
tatives and Republican-led Senate have
already forecasted how they intend to
work together, and it is clear
they are not working well
together at all. While there
remains a sliver of biparti-
san hope for infrastructure
investment, housing invest-
ment or prescription drug
reform, the affordable housing industry
must prepare for the reality of divided
government, where nothing gets done.
As we look ahead to 2019, let’s start with
a few important industry updates that
occurred at the end of 2018.

DEPUTY SECRETARY ANNOUNCES
RESIGNATION

In December, Department of Housing and
Urban Development (HUD) Secretary
Ben Carson accepted the resignation of his
deputy secretary, Pam Patenaude. The res-
ignation letter announced her intention to
resign in 2019 and to return home to New
Hampshire. Her resignation concludes a
35-year career in housing, during which
time she worked on community develop-
ment, disaster recovery and other housing
initiatives. Federal Housing Administration
(FHA) Brian Montgomery, who was a key-
note speaker at NAHMA’s October Meet-
ing, will serve as acting deputy secretary
while maintaining his role at the FHA.

TRUMP NOMINATES NEW FHFA
DIRECTOR

In December, President Donald Trump
also announced his intent to nominate
Mark Calabria as director of the Fed-
eral Housing Finance Agency (FHFA).
Currently serving as chief economist for
Vice President Mike Pence, Calabria
previously served as a senior aide on the
Senate Banking Committee, which has
jurisdiction over housing issues, and as

a deputy assistant secretary for regula-
tory affairs at HUD. Calabria has also
worked at the Cato Institute, Harvard’s
Joint Center for Housing Studies, the
National Association of Home Build-
ers and the National Association of
Realtors.

If confirmed by the Senate, Calabria
would replace current FHFA Director
Mel Watt, who was a holdover from the
Obama administration and whose term
expired in January.

CARSON TO LEAD NEW
OPPORTUNITY ZONES COUNCIL
To end 2018, Trump created a new
White House Opportunity and Revi-
talization Council. Carson was tapped
to lead the council, which will coordi-
nate efforts across 13 federal agencies to
target existing funding into the newly
created “Opportunity Zones.”
Opportunity Zones were locally
selected and formally designated by

the IRS following the enactment of tax
reform in late 2017, which amended the
tax code to create incentives for long-
term private investment in economically
distressed areas.

ADVOCACY NEEDED FOR THE
HOUSING CREDIT

Despite early division that led to a partial
government shutdown, the ACTION
Campaign, of which NAHMA is a mem-

While there remains a sliver of bipartisan hope for infrastructure
investment, housing investment or prescription drug reform, the
affordable housing industry must prepare for the reality of divided
government, where nothing gets done.

ber, is focusing on strengthening and
expanding the Low-Income Housing
Tax Credit (housing credit) in the new
Congress. The ACTION Campaign will
build on the strong bipartisan momen-
tum generated in the last Congress.
Congress did not pass a tax pack-
age at the end of last year and most of
the reforms in the Affordable Housing
Credit Improvement Act will need to
be reintroduced. Advocacy in support
of the housing credit in 2019 will be
important to sustain strong bipartisan
support, as well as educate new members
of Congress about the housing credit in
advance of a bill’s introduction.
NAHMA urges all housing credit
stakeholders to thank your members of
Congress who previously co-sponsored
the Affordable Housing Credit Improve-
ment Act and ask for their continued
support this year. NN
Larry Keys Jr. is director of government

affairs for NAHMA.
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taxcreditcompliance

BY BRAD STANHOPE

Novogradac Survey: Tax Reform’s
Impact Varies, Depending on Perspective

THE TAX REFORM WAVE THAT
hit in late 2017 cleaned up the beach
or destroyed the real estate, depending
on your point of view.

Regardless of perspective, tax reform
affected how people in affordable hous-
ing, community development and his-
toric rehabilitation do business.

In an informal online survey by
Novogradac, 48.8 percent of respon-
dents said that tax reform had a mod-
erately negative affect on their business
in 2018. Out of five optional answers,

That tax reform “greatly improved” and “greatly hurt” the business

of Legacy Bank and Trust in Springfield,
Mo., said tax reform increased his bank’s
available capital.

“It made us a little more inclined to
invest in human capital and technol-
ogy,” said Magers. “Small community
banks have a hard time keeping up, so
we ramped that up.”

Novogradac’s poll also asked whether
respondents changed their business
model due to tax reform and whether
the new base erosion anti-abuse tax
(BEAT) applied to their organization.

tied at 11.6 percent of respondents, while only 2 percent of

respondents said tax reform did not affect their business.

tax reform having a “moderately posi-
tive” affect was the next most popu-
lar answer at 18.6 percent. That tax
reform “greatly improved” and “greatly
hurt” the business tied at 11.6 percent
of respondents, while only 2 percent
of respondents said tax reform did not
affect their business.

The headline provision from the
sweeping legislation was a drop in the
corporate tax rate from 35 percent to
21 percent. That resulted in a reduced
appetite for many tax credits.

“In the good days, you could do an
[affordable housing] deal and not need
much outside debt,” said Kim Datwy-
ler, executive director at Neighborhood
Nonprofit Housing (NNH), a developer
and owner of affordable housing proper-
ties in Utah. “You could have a golden
deal. Now we have gaps on our deals.”

However, Brett Magers, executive
vice president and chief lending officer

10 NAHMA NEWS - January February 2019

A slight majority of partici-
pants—>53.5 percent—said tax reform
did not change their business model,
while the other 46.5 percent said it did.

An overwhelming 92.9 percent of
respondents said BEAT did not apply to
their organization.

Following is the experience of a few
of those who participated in the survey.

LOWER TAX RATE HITS LIHTCS
Tax reform was part of a perfect storm
of problems that hit Utah’s affordable
housing market, according to Datwyler.

“Utah is facing its biggest affordable
housing crisis in at least 40 years and
maybe in recorded history,” Datwyler
said. “There just aren’t enough units,
pricing is off and Utah’s strong economy
and low unemployment have combined
to drive up the demand for units.”

She attributes the shortage to a com-
bination of tax reform, tariffs and labor

shortages. She said it was obvious even
before the legislation passed.

“In our state, there’s one round of fund-
ing and applications are due the first Mon-
day in October,” Datwyler said. “Last year,
there were rumblings and we knew the tax
rate was going to be adjusted downward.
But I doubt that many investors thought it
would end up where it did.”

The corporate rate dropped and during
2018, approved Low-Income Housing Tax
Credit (LIHTC) developers began to pass
on the credits, leading the state housing
agency to step in and provide
state credits to fill the gap. That
did not fully fix it.

“We did not apply [for cred-
its] this year,” Datwyler said. “We
chose to sit out and see what
happens. Income averaging could help out,
but outside of the Wasatch Front [the metro
area that includes 80 percent of Utah’s pop-
ulation], market rents are never going to hit
what you need. It’s all in disarray.”

The impact is not limited to Utah.

Mike Hynes is CEO of Lexington, Ky.-
based Winterwood Inc., where he oversees
construction and real estate development
in the four-state region of Kentucky, Indi-
ana, Tennessee and West Virginia.

“We can still do business,” Hynes
said. “Not a lot changed except the
investment amount. The market pretty
much stabilized, but what changed is the
site selection and the technical details.
The sites we looked at are not able to
[pencil out] anymore—they need a basis
boost or help. We might have been able
to overcome the gaps at the full previous
tax-reform rate, but it’s pretty much put
a strain on local resources.”

Back in Utah, the state created an



affordable housing commission to exam-
ine the difficulty, including a hope to get
a $100 million bond for affordable hous-
ing. Datwyler said the new environment
changed the way NNH conducts business.
“This is when you know you become
a gambler,” Datwyler said. “There are so
many unknowns and it’s so unsolvable.
What will credit prices look like? Will
changes in the [Community Reinvest-
ment Act] CRA make a difference?”
She said rural residents are the losers.
“You will see fewer projects in rural
areas unless something is done,” Datwy-
ler said. “Major population centers will
probably figure it out, but this affects all
of us and we need all the players at the
table. ... There needs to be an empha-
sis on everybody working together or we
will see a reduction in units.”
Hynes said his company is more
cautious.

“We definitely are taking a more conser-
vative view toward everything, particularly
where it involves private activity bonds,”
he said. “We also haven’t taken on new
funding for historic tax credit properties.”

MORE MONEY FOR INVESTMENT
Not everyone lamented lower corporate
tax rates.

“Like everybody, we were excited to see
it pass,” said Magers. “We had to do some
accounting, but the excitement for the
future was huge. That’s significant for our
company, because we get to take $700,000
or $800,000 in savings.”

As noted earlier, Magers said that was
reinvested in people and technology.

Magers now is focused on the New Mar-
kets Tax Credit program, but earlier in his
career was involved with the LIHTC and
historic tax credit programs.

“[Tax reform] affected tax credit pric-

2018 NOVOGRADAC JOURNAL OF TAX CREDITS TAX REFORM SURVEY

Greatly improved my business
Moderately positive effect
Has not affected my business

Greatly hurt my business
Unsure yet what the effect will be

Have you made changes
to your business model
due to tax reform?

NO A YES
53.49% 46.51%

Source: Novogradac Journal of Tax Credits Survey

Overall, how has the 2017 tax law affected your business in 2018?

2.33%
Moderately negative effect | G GGG /3.54%

11.63%
18.60%

11.63%
6.98%

Does the BEAT
provision apply to
your organization?

NO A a YES
92.86% -7 14%

:0 NOVOGRADAC & COMPANY ur

ing, but it also added stimulation for
extra capital,” Magers said. “It’s tough
on tax credit pricing. Projects have
trouble making it and I hate that for
the industry, but there is more money to
leverage affordable housing.”

Legacy is a 70-person bank with about
$250 million in assets. Magers says tax
reform helps.

“There’s more capital to invest,”
Magers said. “When you cut taxes as
much, banks are more aggressive.”

LANDMARK LEGISLATION

In the year since tax reform legislation
passed, investors, developers, syndi-
cators and others involved in various
tax incentives are finding their way.
Whether they think tax reform helped,
hurt or did not affect their businesses,
they agree it was important.

“There was some [previous] regula-
tory reform for small business, but noth-
ing was meaningful like this,” Mag-
ers said. “The bottom-line change and
effect were immediate. ... [t was a major
confidence boost instantly for small
business. It changed instantly. It’s worth
it now, it inspired more risk-taking.”

Hynes said tax reform was the big-
gest change in his nearly two decades in
business.

“Absent the Great Recession, I've
never seen this type of disruption in the
market, ever,” said Hynes. “This is a new
one for me. As an industry, we’ve recov-
ered quickly, but at the time, it was an
existential crisis and required all hands
on deck.” NN

Additional information can be found online
at www. taxreformresourcecenter.com. This
article furst appeared in the December 2018
issue of the Novogradac Journal of Tax
Credits. © Novogradac & Company LLP
2018. All rights reserved. Used with permis-
sion from Novogradac & Company LLP,
San Francisco, CA, 415-356-8000, https://

WWW.Nnovoco.com/.
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NAHMA Analyzes
The State of Housing

o close out 2018, NAHMA

released three NAHMAnaly-

sis summaries: The State of the

Nation’s Housing Report, The
State of the Nation’s Rural Housing Port-
folio and Housing America’s Older Adults,
each focusing on a different aspect of
affordable housing based on reports
issued by the Harvard Joint Center for
Housing Studies (JCHS) and the Hous-
ing Assistance Council (HAC).

STATE OF HOUSING

According to the JCHS annual State of the
Nation’s Housing report, last year multi-
family starts declined by 9.7 percent to
354,100 units, and multifamily permitting
dropped in 52 of the nation’s 100 largest
metropolitan areas. This slowdown comes
in response to both weaker overall rental
demand and increasing slack at the upper
end of the market.

Annual rent growth for 2017 was 3.7
percent, a figure higher than inflation,
but slightly lower than it had been. And
for the first time since 2009, the national
rental vacancy rate rose, ticking up from
6.9 percent to 7.2 percent, primarily in
higher cost units.

More than 38 million U.S. house-
holds—nearly a third of all households—
paid more than 30 percent of their incomes
for housing in 2016, making them “cost
burdened.” About 20.8 million renter
households—47 percent—are classified
as cost burdened. More than half of these
households pay more than 50 percent of
their income for housing.

The number of very low-income
households with severe cost burdens or
living in inadequate or overcrowded
conditions rose from 6 million in 2005
to 8.3 million in 2015. The number of
assisted households rose by 150,000 over
the same period. As a result, only one
out of every four very low-income renter
households received rental assistance.
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The number of people experiencing
homelessness increased in 2017, ending
a six-year trend of decreasing home-
lessness. In total, 1.4 million people—
including 147,000 families with chil-
dren—used a shelter at some point in
2016. More than half of the homeless
population lives in the nation’s highest-
cost metro areas.

A National Low Income Housing
Coalition study found that for every 100
extremely low-income renters, only 35
rental units were affordable and avail-
able in 2016, representing a nation-
wide shortfall of more than 7.2 million
units. Conditions for very low-income
renter households were little better, with
56 affordable and available rentals per
100 households. According to the same
study, extremely low-income renters far
outnumber the units they can afford in
all of the nation’s 50 largest metro areas.

According to Census Bureau data, more
than 2.5 million units priced below $800 in
real terms—affordable to households earn-
ing up to $32,000 per year—were lost on
net between 1990-2016. Although adding
new supply at the upper end should, in the-
ory, cause older housing to filter down the
rent scale, this process has not produced an
adequate supply of rentals at the low end.

Markets are also failing to produce new
units with rents that many households
can pay. Only 31 percent of renters could
afford, at 30 percent of income, the $1,550
median asking rent for a new apartment in
2017. By comparison, 41 percent of renters
could afford the $1,064 real median asking
rent for new units in 1990.

Expanding the supply of lower cost
housing would help relieve the cost
burdens of some households of mod-
est means, but subsidies are the only
way to close the affordability gap for
the nation’s lowest income families and
individuals. Even so, increases in federal
rental assistance have lagged far behind

growth in the number of renters with very
low incomes, the group typically eligible
for subsidies. Between 1987-2015, the
number of very low-income renters grew
by 6 million while the number assisted
rose by 950,000, reducing the share with
assistance from 29 percent to 25 percent.

Between 2000-2017, the number of
vouchers in use edged up from 1.8 mil-
lion to 2.2 million, as funding increases
fell short of the higher costs per voucher
caused by a widening gap between renter
incomes and fair market rents.

Meanwhile, the number of Low-
Income Housing Tax Credit (LIHTC)-
funded units available for occupancy grew
steadily from 880,000 in 2000 to about 2.5
million in 2017.

With the affordability periods of more
than a million subsidized units expiring
over the next decade and the growing
shortfall in low-cost housing, the current
rate of LIHTC production of about 80,000
units per year falls well short of need.

To read in NAHMAnalysis, The
State of the Nation’s Housing Report, in
its entirety, visit the Members Only sec-
tion of nahma.org.

RURAL HOUSING

In 2018, HAC released a report on the
U.S. Department of Agriculture (USDA)
multifamily housing portfolio to identify
the need and propose solutions to preserve
this aging portfolio. In HAC's report,
Rental Housing For a 21st Century Rural
America, A Platform for Preservation, the
organization makes the case that the lack
of affordable housing is not just a prob-
lem for urban areas; affordable housing in
rural America is also a crisis. The report
concludes with strategies for four key
stakeholders and entities that are essential
for the preservation of the rural portfolio,
including 1) the USDA; 2) owners of Sec-
tion 515 properties; 3) renters residing in
Section 515 properties; and 4) the public



interest created by Section 515 invest-
ments and related outlays.

As of April 2016, there were 13,829
Section 515 properties with 416,396
rental units in USDA’s portfolio. More
than 80 percent of renters in USDA
properties receive some type of rental
assistance from the Section 521 pro-
gram, the Department of Housing and
Urban Development (HUD)’s Project-
Based Section 8 and Housing Choice
Vouchers. About 98 percent of the prop-
erties are designated either family or
elderly projects. In fact, nearly 63 per-
cent of the properties, representing more
than 64 percent of all portfolio units, are
family projects. Elderly-specific proj-
ects—residents age 62 and over or that
have disabilities—make up nearly 35
percent of the properties and roughly

More than 38 million U.S. households—nearly a third of all households—
paid more than 30 percent of their incomes for housing in 2016, making them
“cost burdened.” About 20.8 million renter households—47 percent—are
classified as cost burdened. More than half of these households pay more

or 1,788 units, per year will leave the
program from 2016-2027. This trend
will continue, creating a potential loss
of 2,800-3,000 properties with 82,000-
92,500 units.

Between 2001-2016, loans were pre-
paid on 1,564 Section 515 properties
resulting in 28,475 rental units leaving
USDAs portfolio. Over the last five years
an average of 86 properties and 1,643
units have prepaid annually. As of 2016,
an estimated 5,300 Section 515 proper-
ties, or 38.2 percent of properties totaling
more than 150,000 units, are still eligible
to prepay.

As a result of maturing mortgages or
prepayments on a Section 515 property,
the property loses its Section 521 rental
assistance. This could lead to renter dis-
placement and the elimination of the

than 50 percent of their income for housing.

one-third of units. The average income
of Section 515 renters is $13,600, or 75
percent less than the average household
income in the U.S. Nearly 46,000, or
more than 7 percent of all renters, are
rent burdened, meaning they are paying
more than 30 percent of their income
for their housing.

The HAC report finds that rental
housing options in rural America are
scarce and declining. Since 2011, no
new Section 515 properties have been
financed, and the limited funding avail-
able has been used to repair and reha-
bilitate existing program properties.
Around 90 percent of USDA's portfolio
is more than 20-30 years old. Signifi-
cant numbers of Section 515 properties
will be lost in the next few decades as
their loans mature or leave the portfo-
lio for some other reason, usually owner
prepayment.

HACs analysis of maturing mort-
gages finds an average of 74 properties,

affordable rents, as some properties will
not have use restrictions after properties
leave the program.

HAC identifies strategies for all stake-
holders, including USDA and property
owners. Specifically, HAC recommends
USDA and the Rural Housing Service
be transparent and make data publically
available. USDA could also convene and
engage stakeholders to share preservation
information and best practices. USDA
could offer owners incentives to stay in
the 515 program. Similarly, owners could
lower operating costs to make preserva-
tion more feasible.

LIHTC and USDA’s Section 538 loan
guarantee program are key preservation
tools. The LIHTC program could be uti-
lized better to preserve the rural portfo-
lio, specifically the 9 percent credit. Also,
reamortizing aging Section 515 loans is
a significant preservation strategy. HAC
also recommends increased state/local
government and private lender involve-

ment for preservation resources, which
may come from Fannie Mae and Freddie
Mac through the Duty-to-Serve Rule.

To read the NAHMAnalysis, The
State of the Nation’s Rural Housing Port-
folio, in its entirety, visit the Members
Only section of nahma.org.

SENIOR HOUSING

Today, 65 million households in Amer-
ica are headed by someone age 65 or
over. This is largely due to the aging of
the massive baby-boomer generation,
which is now ages 65-74. In 2016, more
than 25 percent of households age 50
and over included at least one person
with a vision, hearing, cognitive, mobil-
ity or independent living impairment.
Providing affordable housing for the
nation’s senior population is an urgent
challenge.

In its most
recent report,
Housing Ameri-
ca’s Older Adults
2018, JCHS
outlines the chal-
lenges faced by
seniors, including
cost burden, shortfall of housing assistance
and impact of natural disasters.

According to JCHS, 9.7 million house-
holds age 65 and over spent more than 30
percent of their income on housing, mak-
ing them housing cost burdened in 2016.
Of that group, at least 4.9 million spent a
minimum of 50 percent of their incomes
on housing. Renters are more likely than
owners to be cost burdened, including 47
percent of those ages 50-64, 53 percent of
those ages 65-79 and 58 percent of those
age 80 and over.

Many older households rely largely
on Social Security benefits as their main
source of income. Indeed, Social Security
payments accounted for 69 percent of the
income for the median older household
in 2016. However, between 2006-2016,
Social Security payments rose just 6 per-
cent in real terms while the median rent
for households age 65 and over climbed at
twice that rate. Looking ahead, the ability

continued on page 14
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NAHMA ANALYZES THE STATE OF HOUSING, continued from page 13

of many older adults to afford their hous-
ing will be closely tied to the fate of the
Social Security program.

When housing costs consume a large
portion of household budgets, older adults
often sacrifice other necessities. According
to the latest Consumer Expenditure Sur-
vey, severely cost-burdened older house-
holds in the bottom expenditure quar-
tile spent 53 percent less on food and 70
percent less on health care than otherwise
similar households that live in housing
they can afford.

According to the JCHS, homelessness
among older adults is increasing. In New
York City, which has the nation’s largest
homeless population, the number of people
age 65 and over experiencing homeless-
ness nearly doubled between 2011-2015. A
2013 study, The Age Structure of Contempo-
rary Homelessness: Evidence and Implications
for Public Policy by Dennis Culhane et al.,
found that baby boomers born between the
mid-1950s and mid-1960s are especially at
risk, with homelessness rates twice those of
other cohorts at the same age.

In addition, the National Coalition
for the Homeless notes that support from
major safety-net programs is unavailable
to the younger members of this group,
with eligibility for Medicare starting at
age 65 and for HUD subsidized housing
for older adults at age 62.

Supportive services in permanent
housing programs could help address the
growing needs of low-income and vulner-
able older adults. As it is, however, fed-
eral funds for new supportive housing for
older adults under Section 202 are scarce.
In fact, no new construction has been
funded through this program since 2012,
with current funds covering only renewals
on existing housing, service coordination
grants and administrative costs.

In addition to helping older adults
afford their rents, assisted housing also
tends to offer more accessibility and safety
features than unsubsidized units. Very
few homes are accessible to people with
disabilities: As of 2011, only 3.5 percent
of housing units in the U.S. had single-
floor living, no-step entry and extra wide

hallways and doors that can accommodate a
wheelchair.

According to a 2016 Environmen-
tal Protection Agency report on climate
change and older adults, more than half the
deaths from Hurricane Katrina were among
those over age 75 and almost half the deaths
from Hurricane Sandy were among people
over age 65.

JCHS notes that disruptions to health
care due to lack of power, road closures and
closures of health-care facilities are signifi-
cant factors, as are hazards that arise after
disasters, such as mold in the home. Older
adults may also have more difficulty evacu-
ating before a storm. Harvard researchers
attempting to estimate deaths in Puerto
Rico from Hurricane Maria last year found
that the median age of those who left their
homes and did not return was 25, while
the median age of those who either stayed
behind or died was 50.

To read in NAHMAnalysis, The State
of the Nation’s Senior Housing Portfolio, in
its entirety, visit the Members Only sec-
tion of nahma.org. NN

Foundation Scholarship Application Available Online

ON JAN. 16, THE NAHMA EDUCATIONAL Foundation released the
2019 scholarship application, which is two weeks eatlier than the
application has been released in previous years. As a result, the

dency in good standing form. Additionally, a grade transcript show-
ing grades through the fall 2018 semester is also necessary and is
the only component submitted to the foundation via U.S. mail. All

deadline for completed applications—May 15 at 10 p.m. Eastern—
has also been adjusted. This change was made to allow more time
for administrative processing of applications following the dead-
line date and subsequent earlier notification to applicants of their
outcome status. Applicants can access the application by going

to https://nahma.communityforce.com or by going to the NAHMA
website at www.nahma.org and clicking on the Educational Foun-
dation link. Itis a digital application and must be filed online. The
requirements for a completed application and the selection criteria
remain the same as they have been for the last several years.

Eligibility for the program requires that an applicant be a resi-
dent in good standing at an AHMA-affiliated apartment commu-
nity and be either a high school senior with a minimum grade point
average of 2.5, a ¢eneral equivalency diploma holder or a matric-
ulated student with a minimum grade point average of 2.3 atan
accredited college or trade/technical school.

One change to the eligibility requirement is that the foundation
will no longer accept applications from students in graduate-level
programs. The required application components include an appli-
cation form, two references, an essay and a certification of resi-
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necessary forms are provided within the web-based system, hence,
no hard copies are needed.

Last year, the foundation awarded 64 scholarships worth a total
of $160,000 to worthy student residents.

“The foundation is excited about the release of the 2019 appli-
cation and is looking forward to continuing the outstanding legacy
and tradition of awarding scholarships to residents. In our continu-
ing attempt to make impactful awards the scholarships will again
each be worth $2,500 in 2019. We are so appreciative of the stead-
fast and unwavering support of our donors and sponsors that make
this outstanding program possible. Please encourage your eligible
residents to take advantage of this fine program,” NAHMA Educa-
tional Foundation Chairperson Alice Fletcher said.

Please publicize the scholarship program and the availability
of the application to your residents and encourage them to apply
today. With more than three months remaining in the application
window there is plenty of time for a resident to file a completed
application. The NAHMA Scholarship Program has established a
long and proud tradition of providing financial assistance to stu-
dentresidents. Help us assist your student residents in 2019! NN
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Use Less Energy and Water
While Spending Less for Them

RealPage® in-house energy experts use industry-leading data analytics to find opportunities for you to reduce
energy consumption and expense. We help Affordable Housing companies like yours take advantage of
competitive energy rates, tax exemption savings and conservation project opportunities. And we can help you
stay compliant with the latest energy benchmarking reporting requirements.

Watch this webcast to find out more.

Go to www.realpage.com/UM-Affordable
or call 1.877.325.7243
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COMMUNITIES

OF QUALITY
T T T e T T T T
“There is no other award that focuses so ENTRANTS ARE JUDGED on how
. . they manage the physical, financial and
comprehensively on the everyday life . y . |
) social conditions of their properties,
and management expertise of affordable and on how well they convey their suc-
housing properties.” cess in offering the highest quality of
life for their residents.
—NAHMA EXECUTIVE DIRECTOR, KRIS COOK, CAE The 2018 COQ Awards will be

presented at NAHMA’s Biannual Top
[ssues in Affordable Housing winter

conference, March 3-5, in Washing-
ton, D.C. For details on the NAHMA

meeting, visit https://www.nahma.org/

meetings/.

“There is no other award that
focuses so comprehensively on the
everyday life and management exper-

tise of affordable housing properties,”
COMMUNITIES NAHMA Executive Director Kris
Cook, CAE, said.
NAHMA’s 2018 COQ Awards pro-

. gram is jointly sponsored by HD Supply
NAHMA announces four communities were selected o , ,
Multifamily Solutions, a leading sup-

as the 2018 winners of its annual Communities of ‘ . .
plier of maintenance and renovation

Quality” (COQ) Awards program. Since 1992, these products to the multihousing indus-
awards have honored the best multifamily affordable try, and Navigate Affordable Housing
housing communities across the country. Partners, a leading provider of consult-

ing and development services to public
housing authorities and HUD’s Section
8 PBCA for Alabama, Mississippi, Vir-
ginia and Connecticut.

NAHMA congratulates the winners.
For a more detailed description of each
property, visit the COQ Awards Program

webpage at www.nahma.org.
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EXEMPLARY FAMILY DEVELOPMENT
Mandela Homes

Boston, Mass.

OWNER: MANDELA PRESERVATION LLC

MANAGEMENT: BEACON RESIDENTIAL
MANAGEMENT

AHMA: NEAHMA

Mandela Homes is a 276-unit afford-
able apartment community located in
the heart of Boston’s Lower Roxbury
neighborhood. Of the 1,037 residents
at Mandela Homes, 8 percent of the
population is 55-plus and 16 percent
are considered disabled. Most of the

residents at the community have very
low household incomes. And, many of
the residents have been living there for
more than 30 years. Some have experi-
enced violence due to local gang issues
and neighborhood drug activity. Some
have had their own challenges with sub-
stance abuse issues, poverty and family
dysfunction. Helping residents to gain
and maintain stability, the property man-
agement team includes resident service
coordinators who offer a variety of pro-
gramming to improve resident quality

of life and self-sufficiency. The coordina-

tors provide residents with direct support
to access health care and mental health
services, connect residents to commu-
nity resources, and coordinate educa-
tional programs and wellness activities
to address issues and improve resident
quality of life through a combination

of on-site recreational and educational
programming for all age groups, as well as
referrals to community-based agencies.

ABOVE: Mandela Homes

January February 2019 - NAHMA NEWS 17



COMMUNITIES OF QUALITY 2018 WINNERS

EXEMPLARY DEVELOPMENT

FOR THE ELDERLY
Saint Matthew Manor
Philadelphia, Penn.

OWNER: SAINT MATTHEW HOUSING DEVELOP-
MENT INC.

MANAGEMENT COMPANY: COMMUNITY REALTY
MANAGEMENT

AHMA: PENNDEL

Saint Matthew Manor is an afford-

able senior housing community with

58 units, with seven that are for people
with disabilities. Built in the 1990s,
and located in the Haddington sec-
tion of West Philadelphia, the commu-
nity offers maintenance-free living with
engaging social programs. The com-
munity has a sizeable list of activities

to improve, educate, communicate and
embrace the quality of life while increas-
ing a sense of belonging. Programs vary
from health-related workshops and ini-
tiatives, including flu shots, aging with
dignity seminars and health screenings,
and well as social and civic activities
ranging from an annual resident appre-
ciation barbecue, food sharing program
and charity walks, among others. On
an ongoing basis, the service coordina-
tor schedules programs according to the
needs of the community’s seniors. Saint
Matthew'’s staff expects everyone who
resides there to feel comfortable, happy
and secure as much as possible with all
their requests satisfied as they age with
dignity at home.
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EXEMPLARY DEVELOPMENT
FOR RESIDENTS WITH SPECIAL

NEEDS
Marlkress Commons
Cherry Hill, N.J.

OWNER: NEW JERSEY AFFORDABLE HOUSING
PRESERVATION

MANAGEMENT COMPANY: PRD MANAGEMENT INC.
AHMA: JAHMA

Developed in 1994, Marlkress Com-
mons is sponsored by New Jersey
Affordable Housing Preservation,

as one of four “barrier-free” Section
202/811 properties it oversees in the
state. It was the second building in
South Jersey to serve this special popu-
lation. It is a two-story, low-rise 24-unit
facility that offers residents a feeling of
independence that they cannot experi-
ence in a traditional apartment build-
ing where their daily needs are not well
understood. Home to both seniors and
residents with disabilities, the building
is meticulously maintained, updated
and looks as hospitable as it did the day
it opened. As designed, the federally
subsidized housing complex features
many distinctive amenities to help
those with limited mobility live an
independent lifestyle. The staff takes
special care to be sure that the build-
ing meets residents’ needs. Marlkress
Commons offers amenities that have

a direct effect on residents’ quality of
life and helps to instill a great sense of
pride in their home.

H
fom
=

:

CLOCKWISE FROM BOTTOM LEFT: St. Matthew
Manor; Marlkress Commons; Atlantic
Apartment Homes; Atlantic Apartment Homes



OUTSTANDING TURNAROUND

OF A TROUBLED PROPERTY
Atlantic Apartment Homes
Washington, D.C.

OWNER: WINNCOMPANIES

MANAGEMENT COMPANY: WINNRESIDENTIAL
AHMA: MID-ATLANTIC AHMA

Atlantic Apartment Homes is a Sec-
tion 8 multifamily community, formerly
known as two separate communities:
Atlantic Gardens and Atlantic Terrace
that occupy eight acres along Third
and Fourth streets in Ward 8, one of
the poorest and most crime-ridden sec-
tions of Washington, D.C. Atlantic
Gardens, built in 1948, features 105

apartments within five three-story gar-

den-style buildings. Atlantic Terrace,
built in 1964, is comprised of 195 units
in six three- to four-story garden-style
buildings. In 2017, WinnCompanies
completed a $69 million rehabilitation
that completely modernized both com-
munities, preserving a total of 303 units
as critically needed Project-Based Sec-
tion 8 housing and expanding programs
and services geared toward commu-
nity building and family support. The
development team not only addressed
the physical and financial aspects of
the properties, but it also improved

the lifestyles of residents who call the
Atlantics home. The staff and com-
munity partners are trained in housing
stabilization best practices for customer
service, resource referrals, housekeep-
ing coaching, eviction mediation, con-
flict resolution, benefits enrollment and
many more areas to ensure residents are
stably housed and the Atlantic Apart-
ment Homes can be a platform for

opportunity. NN
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Government Shutdown

Ends—For Now

he longest federal government

shutdown in history ended Jan.

22 after 35 days. However, the

measure that reopened gov-
ernment agencies was only temporary.
The continuing resolution funded the
affected agencies at fiscal year 2018 lev-
els until Feb. 15, giving Congress three
weeks to agree to a budget compromise.
Nevertheless, with President Donald
Trump still insisting on at least $5.7
billion for a southern border wall and
House Democrats equally opposed to
funding the wall, the threat of another
shutdown looms large.

On Dec. 21, 2018, funding for about a
quarter of federal
agencies expired,
including the
departments of
Housing and
Urban Develop-
ment (HUD)
and Agriculture
(USDA), creating
a partial govern-
ment shutdown.
As a result, most
HUD and USDA
staff were furloughed and those consid-
ered essential employees were required to
report to work without pay.

The financial impasse stemmed from
the president’s refusal to sign any funding
legislation that did not include the money,
he said, was needed for a border wall.

Both the affordable housing man-
agement industry and the communi-
ties they serve were destabilized by the
partial government shutdown. Since the
beginning of the shutdown, more than
1,100 affordable multifamily housing
contracts affecting roughly 70,000 to

[

Find the latest updates and resources on the
Government Shutdown webpage under the
Agencies tab at www.nahma.org.
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85,000 households were not able to be
renewed by HUD, leaving many own-
ers and managers to draw on limited
reserve funding, which is set-aside for
critical building repairs, to continue to
serve their residents. As the shutdown
progressed, many of HUD’s remaining
affordable housing contracts were in
danger of running out of essential oper-
ating funds, threatening the housing of
millions of families, seniors and people
with disabilities.

HUD’s nonrenewed contracts
included hundreds of Section 202 Sup-
portive Housing for the Elderly proper-
ties with very little cash flow and few

options for maintaining access to hous-
ing for the elderly, low-income resi-
dents. In addition, many senior housing
communities have service coordinators
under the Section 202 Service Coordi-
nator Grant program. The coordinators
are essential in serving residents who
rely on home and community-based
services to age in place; however, 2019
calendar year grant renewals were not
being processed during the shutdown,
and job and services were at risk if the
grant funding was not finalized.

Other HUD programs, such as Public
Housing and the Housing Choice Voucher
program, also faced challenges as the shut-
down dragged on. For example, Public
Housing Agencies (PHAs) had not been

able to approve families on the wait list
for vouchers, which caused further delays
in families accessing stable housing and
caused vouchers to go unused.

Elsewhere, the USDA direct loan
program could not issue any additional
funds, and banks were unlikely to close
on loans until the shutdown ended.
Developers participating in USDA pro-
grams faced possible construction delays
and increased fees and interest due to
the lack of inspectors and mortgage
funds. It was also not clear if USDA
would be able to continue paying rental
assistance or vouchers for vulnerable
residents in rural communities.

Both the affordable housing management industry and the communities
they serve were destabilized by the partial government shutdown. Since
the beginning of the shutdown, more than 1,100 affordable multifamily
housing contracts affecting roughly 70,000 to 85,000 households were not
able to be renewed by HUD, leaving many owners and managers to draw on
limited reserve funding, which is set-aside for critical building repairs, to
continue to serve their residents.

The shutdown also caused widespread
financial uncertainty for affordable housing
investors and lenders, further constraining
the stability of affordable housing access
for families across the country. In addi-
tion, the Federal Housing Administration
(FHA) was not accepting or processing
applications for multifamily mortgages dur-
ing the shutdown.

The HUD Contingency Plan for Pos-
sible Lapse in Appropriations can be
found at https://www.hud.gov/sites/doc-
uments/ HUDCONTINGENCYPLAN-
FINAL.PDE

The USDA’s contingency plan is
available https://www.nahma.org/wp-
content/uploads/2018/12/usda-rd-shut-
down-plan.pdf. NN
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At HAI Group, we understand the challenges Jhat ,
come with a unique property portfolio for public and
affordable housing, which is why we developed our
insurance programs to offer coverage for :

® Rental Assistance Demonstration (RAD) conversions
® Low Income Housing Tax Credit (LIHTC) developments
® Affiliated entities, property managers, and partnerships

® Public housing properties

HAI Group® is a marketing name used to refer to insurers, a producer, and related service providers affiliated

-
For More I nformat I on contact: through a common mission, management, and governance. Property-casualty insurance and related services are
’ written or provided by Housing Authority Property Insurance, Inc., A Mutual Company; Housing Enterprise
Ke n M e rriﬁ e I d D i recto r Of Acco u nt Se rvices Insurance Company, Inc.; Housing Specialty Insurance Company, Inc.; Innovative Housing Insurance Company,
0 Inc.; Housing Investment Group, Inc.; and Housing Insurance Services, Inc. (DBA Housing Insurance Agency
800_873_0242 ext. 29 1 Services in NY and MI). Members of HAI Group provide commercial property and casualty insurance to affordable
4 housing organizations, public housing authorities, and related entities. Not all products are available in all states.
information@housingcente". Com Coverage is subject to the terms of the policies actually issued. A risk retention group or surplus lines insurer
may provide certain coverages. Risk retention groups and surplus lines insurers do not participate in state
www. housingcen ter. com guaranty funds, and insureds are therefore not protected by such funds if insured by such entities. For a

complete list of companies in the HAI Group family, visit www.housingcenter.com.

I
DATA AND RESEARCH

THAT SUPPORT

AFFORDABLE HOUSING

HUD User is the source for affordable housing research, reports, and data from the U.S.
Department of Housing and Urban Development’s Office of Policy Development and

Research (PD&R). Visit www.huduser.gov to explore the various resources available on
HUD User, including Income Limits and Fair Market Rents for assisted housing units.
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Key Housing Legislation Emerges
From 115th Congress

espite continued partisanship and
downward pressure on afford-
able housing program budgets,
the 115th Congress was able to
make investments and enact meaning-
ful provisions for affordable housing and
community development programs before
its session expired Jan. 3. Additionally, the
sheer number of new housing-related bills
that were introduced in Congress elevated
the importance of
affordable hous-
ing and placed the
topic squarely on the
agenda for the new
116th Congress.
However, bills
that were not
approved before the
116th Congress took
office in January will have to be reintro-
duced—restarting the legislative process.

LEGISLATION PASSED BY

115TH CONGRESS

Public Law No: 115-141 (H.R.1652):
Consolidated Appropriations Act, 2018
Although enacted late into the fiscal
year (FY), this large omnibus bill was a
significant victory for NAHMA mem-
bers and communities. The bill pro-
vided appropriations for the remainder
of FY 2018 for all federal departments,
including substantial increases to cer-
tain Department of Housing and Urban
(HUD) programs and rare new con-
struction funding for HUD Section 202
Supportive Housing for the Elderly and
HUD Section 811 Supportive Housing
for Persons with Disabilities. Addition-
ally, two key Low-Income Housing

Tax Credit (LIHTC) provisions were
included in the bill: a 12.5 percent credit
allocation expansion for four years and a
permanent authorization of the income-
averaging option. The Rental Assistance
Demonstration program (RAD) was
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also expanded to Senior 202 Project
Rental Assistance Contract conver-
sions, the RAD unit cap was more than
doubled and the program’s sunset date
was pushed back to 2024. Signed by the
president on March 23, 2018.

Public Law No. 115-97 (H.R.1):
Tax Cuts and Jobs Act
This comprehensive overhaul of the
tax code preserved the LIHTC pro-

gram and retained the tax-preferred
status for Multifamily Housing Bonds.
While NAHMA and our industry col-
leagues were able to protect the hous-
ing credit throughout tax reform, it was
also seen as a missed opportunity to
enact LIHTC-strengthening provisions
from the Affordable Housing Credit
Improvement Act (H.R.1661/S.548).
Tax reform also enacted bipartisan leg-
islative language initially introduced by
Sen. Tim Scott (R-SC) to improve the
economy of distressed areas through a
capital gains tax deferment, reduction
or exemption in exchange for reinvest-
ment in “Opportunity Zones"—geo-
graphically targeted low-income areas
designated by state governors. Signed
by the president on Dec. 22, 2017.
Public Law No: 115-174 (S.2155):
Economic Growth, Regulatory Relief,
and Consumer Protection Act
This legislation included provisions
from the bipartisan Family Self-Suffi-
ciency Act, which streamlines HUD’s
Family Self-Sufficiency (FSS) program
and expands eligibility to the Project-

Based Rental Assistance space. The
provisions relieve some regulatory
burden to administer the FSS pro-
gram, broaden the supportive services
provided to participants, and clarify
expanded access to the asset-building
program. NAHMA did not take a posi-
tion on the primary portion of this leg-
islation, which overhauls banking and
financial reform regulations under the

An additional key NAHMA priority during the 115th Congress was disaster
recovery following devastating hurricanes, wildfires and other natural
disasters affecting communities across the country. Congress committed
significant amounts of disaster recovery funding to affected areas over
the course of 2017 and 2018.

2010 Dodd-Frank Act enacted follow-
ing the 2008 financial crisis. Signed by
the president on May 24, 2018.

OTHER ACTIONS
An additional key NAHMA priority
during the 115th Congress was disaster
recovery following devastating hurri-
canes, wildfires and other natural disas-
ters affecting communities across the
country. Congress committed signifi-
cant amounts of disaster recovery fund-
ing to affected areas over the course of
2017 and 2018. The National Flood
Insurance Program was also prevented
from lapsing through the enactment of
several short-term program extensions.
NAHMA also lobbied on several
issues throughout the past two years,
in particular to maintain key program
budgets during fraught appropria-
tions processes, to stymie efforts to
unreasonably adjust HUD Multifam-
ily Housing inspection protocols and
to preserve housing credit provisions
throughout tax reform.

continued on page 24



Utility costs are the SINGLE LARGEST CONTROLLABLE
cost in a multi-family community (25-30%).

* Reduce Operating Expenses ° Increase NOI * Boost Property Valuation

Utility Submetering Water Leak Detection Thermostat Control

« Tenant Billing * Monitor Toilets, Showers, Sinks * Thermostat Controls for HVAC
« Energy Conservation * Monitors Gallons, Events, Time * Owner Controls Set Points

« Water, Electric, Gas, BTU « Daily & Instantaneous Leak Reports * Empower Tenant Control

« Compatible with Billing Companies « Identify Leaks in Vacant Apartments » Control Vacant Utility Costs

Every Drop Counts Affordable Housing Section 8

o .
H @ H20 Degree « Smart Metering At Its Best
2 (215) 788-8485 - www.H20Degree.com/nahma.php - info@H20Degree.com

Degree

Three Great Books
for Your Reading List

Green Housing: A Practical Guide

to Green Real Estate Management

A great primer on green real estate management! It covers all the
basic concepts for creating a green operation and maintenance
plan. Perfect for owners, developers or managers who want to go
green but have limited capital. $35 per copy plus $5 shipping
and handling.

A Practical Guide to Housing

Credit Management EEEEe

This study guide for the Specialist in Housing Credit Management
(SHCM) certification program covers key concepts in the Low
Income Housing Tax Credit program and is a must for every

tax credit property manager! $25 for members and $30 for
nonmembers. Add $5 shipping per copy.

Understanding Insurance and Risk Management

This user-friendly publication is an informative yet easy-to-read
primer for front-line property management staff. It covers basic
concepts and includes many practical checklists and sample
policies and forms. Every property manager should have a copy!

To order, visit www.nahma.org/store or call
Rajni Agarwal at 703.683.8630, ext.115.
Quantity discounts available. $35 for members and $40 for nonmembers.

NAHMA




KEY HOUSING LEGISLATION, continued from page 23

LEGISLATION CONSIDERED BY 115TH
CONGRESS

During the 115th Congress, various
housing-related bills were introduced to
address affordability challenges across the
country. NAHMA did not take a position
on each of these bills, but supported some,
while monitoring and analyzing others for
their impact on NAHMA members and
communities.

The scope of these bills reflect the great
diversity of the housing landscape, includ-
ing the following efforts to preserve afford-
able units in rural, tribal and high-density
areas, and develop new affordable units
through tax credits.

S.2574/H.R.5352:
Rural Housing Preser-
vation Act of 2018
Sens. Jeanne Shaheen
(D-NH) and Tina
Smith (D-MN) and
Reps. Annie Kuster
(D-NH), Carol Shea-
Porter (D-NH) and
Rick Nolan (D-MN)
introduced these bills in response to an
impending maturing mortgage crisis for
rural affordable multifamily housing. The
legislation would provide rural housing
vouchers to residents who live in proper-
ties with prepaid or maturing loans, would

decouple rental assistance from the term of

the mortgage, and make it easier for non-
profit entities to acquire Section 515 Rural
Rental Housing Loans properties. The bills

also permanently authorize the Multi-Fam-

ily Housing Preservation and Revitaliza-
tion Demonstration Program. NAHMA
continues to support this legislation.
Shea-Porter and Nolan retired after
the 115th Congress.
S.548/H.R.1661: The Affordable
Housing Credit Improvement Act
Introduced by Sen. Maria Cantwell
(D-WA) and Senate Finance Commit-
tee Chairman Orrin Hatch (R-UT) and
by Reps. Pat Tiberi (R-OH) and Richard

Neal (D-MA), this bill seeks to expand the

LIHTC program and includes additional
provisions to make the program more
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streamlined and flexible. The legislation
would: expand housing credit allocation
authority by 50 percent; provide a mini-
mum 4 percent housing credit rate for
the acquisition of affordable housing and
for multifamily housing bond-financed
developments; create incentives for proj-
ects that target homeless or extremely
low-income individuals and families, as
well as in Native American communities;
allow a nonprofit or government sponsor
to acquire properties when the current
15-year compliance period expires; align
LIHTC rules, such as the student rule,
more closely with HUD regulations; and
more.

Two provisions from this bill were
enacted into law through the FY 2018
Omnibus Appropriations Act that
passed in March 2018. While the
enactment of these provisions repre-
sents an important success, NAHMA
strongly supports the remaining provi-
sions and continues to advocate for the
entire bill’s passage.

Hatch and Tiberi are not serving in
the 116th Congress.

S.1333: Tribal HUD-VASH Act
Seeking to combat homelessness and
improve support services for Native
American veterans, this legislation
would authorize a joint tribal hous-
ing initiative between HUD and the
Veterans Affairs Supportive Housing
(VASH) program. Despite high num-
bers of Native American veterans, less
than 5 percent of federally recognized
tribes have received supportive hous-
ing during HUD’s current Tribal HUD-
VASH demonstration. The bill also

fosters collaboration between HUD,

Veterans Affairs and the Indian Health
Service in implementing housing initia-
tives. S.1333 was introduced by Sens.
Jon Tester (D-MT), John Hoeven
(R-ND), Tom Udall (D-NM), and
Johnny Isakson (R-GA) and passed the
Senate in May 2018.

S.3231: Task Force on the Impact
of the Affordable Housing Crisis Act
of 2018
This bill would create a task force to
evaluate and quantify how the affordable
housing crisis affects life outcomes and
increases costs for nonhousing programs
at the federal, state and local levels. The
task force would also make recommenda-

The scope of these bills reflect the great diversity of the housing
landscape, including the following efforts to preserve affordable units
in rural, tribal and high-density areas, and develop new affordable
units through tax credits.

tions to Congress on how to use afford-
able housing to improve the effective-
ness of other federal programs. NAHMA
supports this bill’'s passage, which was
introduced by Sen. Todd Young (R-IN)
in July 2018.

S.434/H.R.1145: Housing for
Homeless Students Act
This legislation amends the IRS housing
credit guidelines to qualify low-income
building units that provide housing for
homeless children, youth and veter-
ans who are full-time students. In order
to become eligible for the LIHTC, the
building units’ student residents must
have been homeless during any portion
of the preceding five years for veterans or
seven years for children and youth. Sens.
Al Franken (D-MN) and Rob Portman
(R-OH) and Reps. Keith Ellison (D-MN)
and Erik Paulsen (R-MN) introduced this
legislation, which NAHMA supports.

Franken, Ellison and Paulsen are
not serving in the 116th Congress.
H.R.1260: Generational Residences



and Nurturing Dwellings or GRAND
Act

This bill establishes an assistance
program for up to five eligible non-
profit organizations for the purpose of
expanding the supply of specialized
housing and social services for elderly
relatives who are raising a child who
is a minor. Rep. Jose Serrano (D-NY)
introduced this legislation in 2017.

S.1949: Affordable Housing for
Educational Achievement Demonstra-
tion (AHEAD) Act
The bill encourages housing authori-
ties, school districts and community
partners to work together in unprece-
dented ways to coordinate and improve
educational and housing outcomes for
homeless children. The AHEAD Act
would help keep students permanently
housed, which could improve atten-
dance in school and reduce learning
loss. Introduced by Sen. Patty Murray
(D-WA), who is a strong champion for
the LIHTC program.

H.R.5793: The Housing Choice
Voucher Mobility Demonstration Act
of 2018
This legislation authorizes a housing
choice voucher (HCV) mobility demon-
stration to encourage families receiving
vouchers to move to lower poverty areas
and expand access to opportunity areas.
Public Housing Agencies (PHAs) could
use administrative fees and reserves, as
well as private sector funding to provide
mobility-related services. In addition,
PHAS could utilize Housing Assistance
Payments for security deposits as neces-
sary. Financial Services Subcommittee
leaders Reps. Sean Duffy (R-WI) and
Emanuel Cleaver (D-MO) sponsored this
bill. It passed the House in July 2018 and
was sent to the Senate for consideration.

H.R.5735: Transitional Housing
for Recovery in Viable Environments
Demonstration Program Act or the
THRIVE Act
This bill would set aside housing vouch-
ers for transitional housing for substance

abuse recovery. Also called the THRIVE

Act, the bill would establish a five-year
demonstration program to set aside the
lesser of 10,000 vouchers or .05 percent
of all vouchers in order to provide hous-
ing assistance for 12-24 months to indi-
viduals recovering from substance abuse.
However, only nonprofits providing drug
treatment and services would be eligible
to administer the vouchers not PHAs.
Amendments to provide new funding for
the demonstration program—as opposed
to setting aside existing vouchers—and to
require PHAs to administer the vouchers
and housing services in partnership with
nonprofits were not adopted by the com-
mittee. The THRIVE Act was introduced
by Rep. Andy Barr (R-KY) and passed by
the House in June 2018.
S.1638/H.R.2069: Fostering
Stable Housing Opportunities Act of
2017
This legislation amends the Hous-
ing Act of 1937 to give public housing
occupancy, Section 8 housing assis-
tance and rural rental assistance prefer-
ence to children who are aging out of
foster care and are at-risk for homeless-
ness. The bills would effectively set a
preference across affordable housing
programs for children aging out of fos-
ter care. Rep. Michael Turner (R-OH)
and Sen. Chuck Grassley (R-IA) intro-
duced the bills in 2017.
S.32050/H.R.3670: Rent Relief
Act of 2018
This legislation would establish a two-
tiered renter’s tax credit. Specifically, the
bill provides a refundable tax credit to
renters paying more than 30 percent of
their income on rent for a primary resi-
dence at fair market value. Renters of
subsidized housing could qualify for a tax
credit equal to one month, or 1/12th, of
their annual tenant rent contribution.
The legislation was introduced by Rep.
Scott Peters (D-CA) and by Sen. Kamala
Harris (D-CA) in the summer of 2018;
similar legislation was introduced by Sen.
Cory Booker (D-N]J), whose bill includes
a provision to adjust zoning for more
equitable housing access and investment.

S.3503/H.R.7262: American
Housing and Economic Mobility Act
of 2018
Sen. Elizabeth Warren (D-MA) and
Rep. Cedric Richmond (D-LA) intro-
duced comprehensive legislation aiming
to make housing more affordable over
the long term. The far-reaching legisla-
tion would increase federal investment
in housing programs, incentivize alle-
viation of restrictive zoning laws that
contribute to the cost of housing devel-
opment, increase fair housing protec-
tions and provide mortgage assistance
to historically underserved populations
and homeowners impacted by the Great
Recession (December 2007-June 2009).
Specifically, the legislation calls for using
federal funds to build 3.2 million afford-
able housing units over 10 years. The bill
would also create an infrastructure grant
program to incentivize local governments
to address restrictive zoning laws, while
also broadening Community Reinvest-
ment Act requirements to include credit
unions and community banks. The
measure also provides down payment
assistance aimed at borrowers historically
denied mortgages, as well as families who
have not recovered from losing homes
during the financial crisis. The bill also
proposes adjusting the Fair Housing Act
to include protections for gender identity,
sexual orientation, marital status and
source of income. To fund the propos-
als, the bill would repeal recent estate tax
cuts for the wealthiest families.

S.3612: Fair Housing Improve-
ment Act of 2018
Sen. Tim Kaine (D-VA) and Orrin Hatch
(R-UT) proposed legislation to expand
protections under the Fair Housing Act
to include source of income and veteran
status. The legislation would prohibit the
two additional types of discrimination
alongside the current prohibitions against
discrimination on the basis of race or
color, religion, sex, national origin, famil-
ial status or disability.

Hatch retired after the 115th Con-
gress. NN
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Thank You to NAHMA Educational Foundation Supporters

The NAHMA Educational Foundation thanks its generous supporters of 2018. Their
contributions benefit post-secondary school scholarships to residents of NAHMA-

and AHMA-member properties.

2018 FOUNDATION

BOARD/ENDOWMENT

CONTRIBUTORS

Melissa Fish-Crane, Peabody
Properties Inc., foundation chair

Nancy Hogan, Beacon Residential
Management, foundation vice
chair

Megan Davidson, Alliant Insurance
Services Inc., foundation
secretary

Leo Delgado, Converged Services
Inc.

Gemi Ozdemir, Dauby O’Connor &
Zaleski LLC

Daria Jakubowski, SAHMA

Debbie Piltch, Maloney Properties
Inc.

Gustavo Sapiurka, RealPage Inc.

Eric Strong, Navigate Affordable
Housing Partners

Robb Willis, TrashPro

Karin McGrath Dunn, PRD
Management Inc.

Alice Fletcher, Park Properties
Management

Boone Atkins, Yardi Systems Inc.

Mark Livanec, RightSource
Compliance

Timothy Zaleski, McCormack Baron
Management Services

Gwen Volk, Gwen Volk INFOCUS
Inc.

Alicia Stoermer Clark, Seldin
Company

Program Administrator: Dr. Bruce
Johnson

LEGACY CIRCLE

(Annual Gifts over $25,000)

Wayne Fox, Realty Management
Associates Inc.

Stefanie Lee, CAHEC Foundation

Jim McGrath, PRD Management Inc.

Navigate Affordable Housing
Partners Eric Q. Strong
Scholarship Fund

CHAIRMAN’S CIRCLE

(Annual Gifts of $15,001-$25,000)

Leo Delgado, Converged Services

Melissa Fish-Crane, Peabody
Properties Inc.

Lynn and William Kargman Fund

Dan Lyons, Rockport Mortgage
Corporation

Mid-Atlantic AHMA

BENEFACTOR

(Annual Gifts of $5,001~$15,000)
AHMA of Washington
AHMA-NCH

AHMA-PSW

Jeff Baker, Beacon Residential
Management

Bruce Benson, Brookside Senior
Apartments

Alice Fletcher, Park Properties
Management Company

JAHMA

Peter Lewis, The Schochet
Companies

MAHMA

Michael Mattos, Affordable Housing
and Services Collaborative Inc.

Karin McGrath Dunn, PRD
Management Inc.

Gemi Ozdemir, Dauby O’Connor &
Zaleski LLC

PennDel AHMA

Stuart Piltch

SAHMA

Gustavo Sapiurka, RealPage Inc.

Kimberlee Schreiber, The Michaels
Organization

Steve Sorkin, Restoration Affiliates
LLC

Karen Steinbaum, SK Management
Company LLC

James Sullivan, Gretchen S. Fish and
The Trustees of the Edward A.
Fish Trusts

Lisa Tunick, Tunick Law

Robb Willis, TrashPro

Timothy Zaleski, McCormack Baron
Management Inc.

SUPPORTER

(Annual Gifts of $2,001-$5,000)

Justin Ackerman, Conner Strong &
Buckelew

Anonymous, Network for Good

Dennis Behrman, ResMan Software

Margaret Bessette, Quantum Real
Estate Management LLC, AMO

Nancy Bills, Biltmore Properties Inc.

Phil Carroll, Community Housing
Services Inc.

Amber Day, TrashPro

Noel Gill, Northwest Real Estate
Capital Corp.

Joseph H. Jacorini, Esq.

Michael Johnson, Alco Management
Inc.

Carlita Mendez, Contract
Management Services

Frank Messina, AllRisk Property
Damage Experts

Michael Milko, WinnCompanies

Pamela Monroe, National Church
Residences

J. Kenneth Pagano, Essex
Management Company LLC

Annellen Pulsifer, First Resource
Management Co.
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Gianna Richards, Solari Enterprises
Inc.

Rocky AHMA

Alicia Stoermer Clark, Seldin
Company

Gwen Volk, Gwen Volk INFOCUS
Inc.

Julie Wall, Cornerstone Corporation

DONOR

(Annual Gifts of $100-$2,000)

Alan Adams, Yardi Systems

Tony Adriana, RealPage Inc.

AHEPA 410 Apartments

AHMA East Texas

AHMA IA/NE

Amy Albery, Wallick Communities

Brent Alexander, South River
Restoration

Cathy Armstrong, Franklin Asset
Management Co. Inc.

Boone Atkins, Yardi Systems

Lisa Beffa, McCormack Baron
Management Inc.

Deborah Boone

Jamie Borodin, National Tenant
Network

Jasmine Borrego, TELACU
Residential Management

Danielle Brown, Overland Property
Group

Nathan Burnett, Watchtower
Security Inc.

Susan Canty, RealPage Inc.

Kathleen Carlson, In Honor of Ray
Moline

Lynn Cassell, Mansermar Inc.

Alberto Castillo, Landlord Shield

Gabriela Chavez, G&K Management
Co.

Lauren Chung, Yardi Systems

Sandra Cipollone, The Michaels
Organization

Carl Coan lII, Coan & Lyons

Mike Coco, Choice Property
Resources Inc.

Carolyn Cook, Maloney Properties

Kris Cook

Melissa Corbett, Kentucky Housing
Corp.

Linda Dalby, J. Jerod and Associates
Inc.

Margaret Davey, Paragon
Management Inc.

Megan Davidson, Alliant Insurance
Services Inc.

Donald DePiro

Jenny DeSilva, Blueprint Housing
Solutions LLC

Jody Dimpsey, JLD Management
Group LLC

Doreen Donovan, Peabody
Properties Inc.

Debbie Dunn, Sandifer Property
Management & Leasing

Jack Edwards

Maryls Erickson, In Honor of Ray
Moline

Nancy Evans, CSI Support &
Development

Frank Flynn, Flynn Law Group

Kevin Fox

Rue Fox, ResMan Software

Steven Friedman

Bailey Gallagher, Hessel Aluise and
Neun PC

Janel Ganim, RightSource
Compliance

Dori Garmeiser, Hessel Aluise and
Neun PC

Tom Gerundo, Navigate Affordable
Housing Partners

Carole Glodney, GK Management
Co.Inc.

Heather Gullickson, RealPage Inc.

Valerie Harris

DeAnn Hartman, In Honor of Ray
Moline

Michael Henderson

Steve Henderson, Prospera Housing
Community Services

Maxx Hofmann, Conner Strong &
Buckelew

Susan Howell, LHP Management
LLC

Scott Hugley, RealPage Inc.

Layne Hurst, Wallick Communities

Bruce Johnson, NAHMA Foundation

David Joyner, The Caleb Group

Scott Kahle Jr., Dundridge
Underwriting Services

Joy Keels, Methodist Retirement
Communities

Sue Kelly, Boston Land Company

Chad Ketler, CPO Management
Services LLC

Kevin Kozminski, Berkadia

John Kuppens, WinnCompanies

LAHMA

Randy Lenhoff, Seldin Company

Trish Leonard, Housing
Management Resources Inc.

Mark Livanec, RightSource
Compliance

Michael Martinez, McCormack
Baron Management Inc.

Lisa McCarroll, Navigate Affordable
Housing Partners

Michael McElhatton

Suzanne McElhatton, PRD
Management Inc.

Matt McGuire, National Church
Residences

Meta Housing Corporation

Marie Morreale, Corcoran Jennison
Management



Theresa Morris, The Schochet
Companies

Brenda Moser, NAHMA

Fern Mullen, Corcoran Management
Company

NAHMA

NEAHMA

Scott Nelson, RealPage Inc.

Jeanmarie O’Brien, Corcoran
Management Company

Lorraine O’Connor, Benchmark
Management Corporation

Terri Lynn Owens

Gabriela Painter, RealPage Inc.

Debbie Piltch, Piltch & Associates

Scott Ployer, Peabody Properties

Tamme Polson, Peabody Properties
Inc.

Greg Proctor, RealPage Inc.

Martin Raffol, Wingate Management
Companies

Megan Rafuse, MJH Real Estate
Company

Scott & Hanna Reithel, Scott Reithel
Consulting

Andy Reithel, Windsor Compliance, A
RealPage Company

Julie Reynolds, Navigate Affordable
Housing Partners

Theresa Rice

Wayne Rice, Cardinal Management
Ltd.

Barbara Roccia, PRD Management Inc.

Lori Russell, RealPage Inc.

Christina Sanchez, National Church
Residences

Anthony Sandoval, WSH Management

Scott Schaffer, PRD Management Inc.

Patricia Sherman

Michael Simmons, Community Realty
Management

Diane Smith, CSI Support &
Development Services Inc.

Joseph Smith

Heather Staggs, S.T.A.R. Momentum
Compliance Consulting Inc.

Douglas Stastny, RealPage Inc.

Seth Strongin, Seth D. Strongin CPA, PC

Anita Toll, Kentucky Housing

Junior Trevino

Sarah Upchurch, RealPage Inc.

Laura Valenti

Jon Verda

Angie Waller, Ambling Management
Company

Suzanne Watson

Eileen Wirth, The Octavia Hill
Association Inc.

John Yang, Rental HousingDeals.com
Inc.

Skandar Zaouali, PRD Management
Inc.

Lee Zieben, Zieben Group

Affordable Housing’s Best
Take Center Stage

NAHMA is excited to announce the winners of its annual Industry and
AHMA Awards, which will be presented at its March 3-5 meeting in Wash-

ington, D.C. The list of award winners includes both individuals and organi-

zations whose professionalism, dedication and accomplishments in assuring

quality housing for low-income Americans raises the standards of the multi-

family affordable housing industry. More detailed descriptions of award win-

ners will be provided in the March-April issue of NAHMA News.

NAHMA INDUSTRY STATESMAN AWARDS:
Don Beebout and Scott Reithel

Given annually to NAHMA Executive Council
members who are either in or nearing retire-
ment, in recognition of many years of outstand-
ing leadership and service to NAHMA.

Don Beebout, SHCM, NAHP-e, who
recently retired as vice president of Showe Man-
agement Corporation, has been instrumental
in the advancement of the affordable housing
industry in Ohio. He has worked tirelessly as
an industry advocate providing a strong and
reasonable voice for owners and managers. His
vast experience in affordable housing, including
his previous experience with the Department
of Housing and Urban Development (HUD), has
proven an invaluable resource to MAHMA, of
which he is a founding member, over the past
two and a half decades. Additionally, he has
served as a past treasurer and board member
of NAHMA and has attended NAHMA meetings
consistently for more than 35 years.

Scott Reithel, NAHP-e, CGPM, who
recently retired as vice president of Commu-
nity Housing Partners, began his multifamily
property management career 40 years ago and
has been a property management executive for
several national and regional property man-
agement companies. He has been a property
management instructor with the Milwaukee
Area Technical College and is a guest lecturer at
Virdinia Tech. He is active in NAHMA, where he
is a past president and was named an emeritus
member in 2018. He was involved in MAHMA
where he was a three-time past president and
a board of directors member. He also served as
the vice chair of the NAHMA Educational Foun-
dation and is a certified member of the Institute
of Real Estate Management.

NAHMA INDUSTRY ACHIEVEMENT AWARD:
Cindy Lamb, Matt McGuire, Heather Staggs
and Gwen Volk

Given annually toa NAHMA Executive Council
member who has contributed significant or
noteworthy leadership or other contributions to
NAHMA within the past year or two.

Cindy Lamb, SHCM, NAHP-e, the cor-
porate controller of CSI Support & Develop-
ment, and Matt McGuire, the director of
housing for National Church Residences, are
being honored for their commitment of time
and outstanding leadership to NAHMA as the
2017-2018 vice chair and chair of the NAHMA
Regulatory Affairs Committee. In addition,
their support in putting together the Manage-
ment Occupancy Review (MOR) survey and
helping analyze the results, was instrumental
in NAHMA's ability to publish a thorough and
meaningful survey report. For 2019-2020, Lamb
will serve as chair of the Regulatory Commit-
tee, while McGuire will serve as vice chair of
NAHMA’s TRACS and Contract Administration
Committee.

Heather Staggs, CPO, FHC, SHCM, presi-
dent of S.T.A.R. Momentum Compliance Con-
sulting Inc,,and Gwen Volk, SHCM, NAHP-e,
CPO, FHC, president of Gwen Volk INFOCUS
Inc., both serve as NAHMA-approved creden-
tial course instructors. Additionally, both have
held leadership roles with NAHMA commit-
tees including Volk serving as the 2019-2020
chair of the Certification Review Board, and
Staggs serving as the 2019-2020 Education
& Training Committee vice chair. The pair is
being honored specifically for their generous
commitment of time, leadership and expertise
to NAHMA in creating the new One-Day CPO

continued on page 28
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AFFORDABLE HOUSING'S BEST, continued from page 27

course that provides a new educational oppor-
tunity to NAHMA and AHMA members.

INDUSTRY PARTNER AWARD:
Delton Nichols
Given annually to a government agency or other
affordable housing organizational partner that
has made a significant contribution to the cause
of affordable housing in the previous year.
Delton Nichols, who recently retired as the
director of the HUD Real Estate Assessment Cen-
ter (REAC), is being honored for his leadership
in developing, shaping and administering the
REAC, as well as his commitment to a partner-
ship and open dialogue with property managers
and owners of affordable rental housing. He was
afrequent panelist at NAHMA's annual meetings.

AHMA OF THE YEAR

Given to AHMAs using criteria such as size, num-
ber of members, success in membership recruit-
ment, membership retention, education and
training course attendance, financial stability
and other factors.

Large: SAHMA was able to recruit 42 new
members out of a pool of 53 leads for 2018, all
while the association maintains a 91 percent
retention rate. SAHMA, which covers eight south-
eastern states and the Caribbean, held 58 edu-
cational events drawing more than 895 students.
Additionally, SAHMA held one regional and
eight state-level meetings that attracted 3,663
participants.

AHMA COMMUNITIES OF QUALITY
PROGRAM AWARD
Given to AHMAs according to size that have a
substantial number of COQ awards in their area,
demonstrate support for the program, and intro-
duce new or innovative activities.

Large: SAHMA has 566 COQ National
Recognition Program participants, with 39
new communities since the previous year. In
addition, 10 SAHMA member companies have
received the Communities of Quality Corporate
Partner Designation.

AHMA INNOVATION AWARD
Given in recognition, by AHMA size, of a new
program, service or activity that an AHMA began
sometime in late 2017 or in 2018.

Large: SAHMA established the Affordable
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Housing Advocate Award to honor and recog-
nize those who have demonstrated great lead-
ership, support and commitment to affordable
housing. The SAHMA board of directors and
leadership collaborated to develop an appro-
priate set of criteria the award nominee must
meet to qualify as a potential recipient. Recipi-
ents are evaluated on their track record and
commitment of support and being vocal advo-
cates on behalf of affordable housing. These
leaders could have introduced or co-sponsored
legislation, been part of key committees in sup-
port of affordable housing initiatives, or been
part of a movement to affect positive changes
or new solutions in affordable housing.

Small: AHMA East Texas, in the wake of
Hurricane Harvey in 2017, created a Disaster
Plan course where by all participants would
not only gain an in-depth familiarity with the
HUD Handbook Chapter 38: Multifamily Emer-
gency/Disaster Guidance, but would leave the
course with a functioning disaster plan that is
adaptable to the unique characteristics of any
property. This plan is also suitable for any man-
made, local disaster or widespread presiden-
tially declared disaster. Forty-one of AHMA East
Texas’ 72 members attended the disaster train-
ing and left with a ready-to-use plan, represent-
ing 57 percent of the association’s membership.

NAHMA COMMUNITIES OF QUALITY
AWARD

Given annually to a NAHMA Executive Council
member who has the most newly listed proper-
ties on the NAHMA National Recognition Pro-
gram COQ Registry—based on data maintained
by NAHMA staff.

Most new in 2018 is awarded to Michaels
Management, formerly known as Interstate
Realty Management Company, Marlton, N.J ;
Community Realty Management, Pleasant-
ville, N.J, earned second place; and Burlington
Capital Properties, Omaha, Neb., was named
honorable mention.

NAHMA PRESIDENT’'S AWARD

Given annually by NAHMA’s president for out-
standing leadership or other contribution to
NAHMA and the affordable multifamily housing
industry—to be named by NAHMA’s president
at NAHMA’s annual winter meeting during the
March 4 awards ceremony. NN

Nominate Your Community
For the Vanguard Awards

The deadline for nominating a property for one of
NAHMA's 2019 Affordable Housing Vanguard Awards
is June 7. The application can be downloaded from
the Vanguard Award webpage, www.nahma.org/
awards-contests/vanguard-award.

The Vanguard Award recognizes new, quality mul-
tifamily affordable housing development or signifi-
cant rehabilitation of an existing property or structure.
The award pays tribute to developers of high-quality
affordable housing; demonstrates that exceptional
new affordable housing is available across the country;
demonstrates the creativity and innovation that must
be present to create exceptional properties given the
financing and other challenges to development; high-
lights results of private-public partnerships required
to develop today’s affordable housing; and shares
ideas for unique design and financing mechanisms
with industry practitioners to further stimulate creative
development in the affordable multifamily industry.

“The Vanguard Award complements NAHMA’s Com-
munities of Quality (COQ) National Recognition Program,
through which multifamily properties are certified as
having achieved a high standard of excellence in the
way they are managed, the services they provide resi-
dents, the experience and training of personnel, and
other criteria,” said Kris Cook, executive director of
NAHMA. “The Vanguard Award was created to honor
communities that are too new to meet the qualifications
forthe COQ program. As the properties mature, they will
become eligible—and will be encouraged—to enter
NAHMA's COQ National Recognition Program.”

THE VANGUARD AWARD CATEGORIES

Categories include: New Construction, two subcat-
egories: more than 100 units and under 100 units;
Major Rehabilitation of an Existing Rental Housing
Community; Major Rehabilitation of a Nonhous-

ing Structure into Affordable Rental Housing; Major
Rehabilitation of a Historic Structure into Affordable
Rental Housing

WHO MAY APPLY

Affordable multifamily housing communities that
are less than 3 years old—as of June 7,2019—may
apply, based on date of completion of new construc-
tion or completion of major rehab. Please note: A
management company may submit only one entry
for each category.

WHERE AND WHEN TO APPLY

Applications and information about entry fees, judg-
ing criteria, the benefits of winning an award and
more is on NAHMA’s website at nahma.org. Click on
Vanguard Award Overview.

THE AWARDS CEREMONY

Winners of the Affordable Housing Vanguard Awards
will be recognized at an awards ceremony at the
NAHMA fall meeting in Washington, D.C., Oct. 27-29.



REGULATORYWRAP-UP

ON JAN. 4, THE DEPARTMENT OF HOUS-
ING AND URBAN DEVELOPMENT (HUD)
announced the delay of TRACS Release
2.0.3.A implementation and the cancella-
tion of the TRACS Industry Working Group
Conference originally scheduled for Jan.
14-15. The forms for TRACS are still pending
Office of Management and Budget approval,
therefore, the Feb. 1 implementation date
has been postponed. A new implementation
date will be set after approval. The Office of
Multifamily Housing Programs will publish

a stakeholder notification with the OMB
approval of HUD's new and/or revised forms
and new expiration dates for HUD forms on
the TRACS documents page: https://www.
hud.gov/program_offices/housing/mfh/
trx/trxsum.

THE OPERATING COST ADJUSTMENT FAC-
TORS FOR 2019 were published on Nov. 23,
2018, in the Federal Register. These factors
are used for adjusting or establishing Section
8 rents under the Multifamily Assisted Hous-
ing Reform and Affordability Act of 1997, as
amended, for projects assisted with Section
8 Housing Assistance Payments. The factors
became effective Feb. 11,2019, and can be
found at https://www.gpo.gov/fdsys/pkg/
FR-2018-11-23/pdf/2018-25440.pdf. Utility
Allowance Factors for 2019, which may be
used to adjust baseline utility allowances
prepared in accordance with Housing Notice
2015-04, are also now available on HUDUser
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at https://www.huduser.gov/portal /datas-
ets/muaf.html.

NOTICE H 2018-09, REVISED CONCEN-
TRATION OF PRINCIPAL RISK CRITERIA,
issued in October, updates past guidance
related to identifying and mitigating risks
posed to the Federal Housing Administra-
tion (FHA) Insurance fund associated with
increasing levels of insured loan balances
of entities and their identified key princi-
pals that intend to submit applications for
concentrated risk review. Implementation
became effective immediately. To read the
notice in its entirety, visit the HUD Issues
webpage under the Agencies tab at nahma.
org.

IN DECEMBER, HUD ANNOUNCED NEW
RENTAL ASSISTANCE DEMONSTRATION
(RAD) RENT LEVELS for 2019 while the RAD
application was streamlined and is now

a web-based form, which can be found at
http://www.radresource.net/apply.cfm.
Afterimplementing the RAD Public Housing
cap increase in July 2018, HUD announced
that RAD rent levels will be based on final
fiscal year 2018 public housing funding
levels for any award issued on or after Jan.
1,2019. These new RAD rents are now avail-
able by visiting https://www.hud.gov/sites/
dfiles/Housing/documents/2018_RAD_
Rents.xlsx. HUD will utilize these amounts
for any new awards issued starting in 2019.
In addition, current awardees may request
to update rents in their existing commitment

Kris Cook, executive director of NAHMA, took part in a Through

The Noise interview with hosts Ernesto Gluecksmann and Caroline

Broder. To hear the podcast, visit https://throughthenoise.us/

mediacast/404-kris-cook-executive-director-of-the-national-

affordable-housing-management-association/.

to enter into a housing assistance payment.
Visit https://www.hud.gov/sites/dfiles/
Housing/documents/FAQs_FY18_RAD_
Rent_Updates.pdf for more information.

HUD PUBLISHED SUPPLEMENTAL GUID-
ANCE ON DAVIS-BACON PREVAILING
WAGES for the Rental Assistance Dem-
onstration in December. Notice H-2018-11
amends earlier notices related to the final
implementation of RAD Revision 3 in order
to maximize the resources available to make
property improvements for low-income
households living in properties converting
under the Second Component of RAD and to
align RAD requirements more closely with
the underlying statutory and regulatory Proj-
ect-Based Rental Assistance requirements
related to Davis-Bacon. The guidance can

be found at https://www.nahma.org/wp-
content/uploads/2018/12/Supplemental-
Guidance-Davis-Bacon.pdf.

HUD HEADQUARTERS RELEASED A MES-
SAGE IN DECEMBER TO THE CONTRACT
ADMINISTRATOR COMMUNITY report-
ing an attempted security breach target-
ing an owner/agent. Owners and agents
were encouraged to share this information
with their staff to ensure sensitive infor-
mation is not obtained by unauthorized
individuals. According to HUD, an owner/
agent received a phone call from someone
portraying themselves as HUD staff and
requesting sensitive information. When
questioned by the owner, the person dis-
connected the call. The sensitive informa-
tion the caller was after included bank
account numbers, HUD user IDs, contract
administrator’s name and role, voucher
amounts and other contract specific
information. If an owner/agent receives
either a phone or email request for sensi-
tive information from a source they do not
recognize, they should contact their HUD
account executive. If they are unsure of
who that contact is or how to reach them,
they should contact their contract admin-
istrator. NN

January February 2019 -+ NAHMA NEWS 29



A Future of Crampons

And College Funds

WHILE TIMOTHY ZALESKI WAS
attending the University of Pittsburgh—
where he would earn a dual major in eco-
nomics and business administration—he
began working for a developer doing
budgets to help pay for tuition.

“They needed help and they were
walking distance to campus,” he said.
“I took what hours I could give them.
After graduation, it was either go to law
school or stay.”

So began Zaleski’s 30-year career in
the housing industry, first with National

strong and vibrant communi-
ties, developing mixed housing.
We invest in schools and other
infrastructure challenges such
as eliminating food deserts. We
often build less-dense mixed
income housing including
LIHTC housing for teachers,
firefighters, those that can’t afford to
live in many high-cost urban areas.”
Zaleski said the company’s mission is
important because of the loss of afford-
able housing and the fact that people

“At McCormack Baron, our company was founded to help
find solutions to improve conditions in aging public

housing communities.”

Development Corporation and later
National Church Residences. Since
2011, Zaleski has been leading operations
at McCormack Baron Management,
where he is president. As such, he over-
sees the profit and loss responsibility for
the management company and supervises
daily operations of more than 300 com-
munities located in every U.S. time zone
except Hawaii, as well as roughly 1,000
employees. He is also part of a leadership
group that looks at new project opportu-
nities for McCormack Baron.

“I began my career with a company
that had market-rate and affordable
housing—a varied portfolio,” Zaleski
said. “At McCormack Baron, our com-
pany was founded to help find solutions
to improve conditions in aging pub-
lic housing communities. Our firm has
become experts in collaborating with
cities and numerous stakeholders to
transform distressed neighborhoods into
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cannot live in areas where they work.

“People are starting to realize that
residents of affordable housing aren’t very
different from the rest of us. In many
cases, the primary differentiator is merely
the ZIP code they were born in and lack
of opportunity. They can’t afford to live
in downtown Denver, Los Angeles or
the District of Columbia,” Zaleski said.
“The perception of affordable housing is
becoming more positive.”

In January, Zaleski began his two-
year term as NAHMA president. He
believes the association can continue
to be a leading voice in affordable
housing and even expand the defini-
tion to include workforce housing.

He would also like to see NAHMA
continue to be a vocal advocate for
the industry by strengthening exist-
ing relationships with elected officials
and like-minded organizations. To read
more about his goals as president, see

WITH TIM ZALESKI, SHCM, NAHP-e
BY JENNIFER JONES

page 32.

Zaleski enjoys being a part of
the affordable housing indus-
try because he said, “It clearly
impacts people’s lives and it is
easy to see the positive impact
on families.”

When he is not working,
Zaleski and his family—wife Tracy,
Jacob, 6, Emmaline, 5, and Jonathan, 2,
enjoy outdoor activities including sail-
ing, skiing, mountain climbing and play-
ing with the family’s new Cavalier King
Charles puppy, Obie.

Zaleski has climbed Grand Teton
Mountain along with a few others of
the so-called “fourteeners,” a mountain
peak with an elevation of at least 14,000
feet. Climbing to Mount Everest base camp
in the Himalayas is on his bucket list.

“But the next 20 years of my life is
all about family and college funds,” he
said. NN

Jennifer Jones is manager of communications

and public relations for NAHMA.

Welcome
New Members

NAHMA welcomes the
following new members as
of Jan. 29, 2019.

EXECUTIVE

Jim Baugh, Fairfield Homes,
Lancaster, OH

ASSOCIATE

Sarah Furchtenicht, GK
Management Co. Inc.,
Culver City, CA




EDUCATIONCALENDAR

MARCH

3-5

NAHMA Biannual Top Issues
in Affordable Housing Winter
Conference

Washington, D.C.

NAHMA

703-683-8630
https://www.nahma.org/
meetings/

7

Death of a Resident
Webinar

SAHMA

800-745-4088
www.sahma.org

12

Intermediate LIHTC
Compliance

Richmond, VA

Mid-Atlantic AHMA
804-673-4128
https://mid-atlanticahma.org/

12-14

LIHTC Compliance
Salem, OR

Oregon AHMA
503-357-7140
www.oregonaffordable
housingmanagement.com

13

Documenting Resident
Violations

Webinar

AHMA of Washington
360-561-3480
www.ahma-wa.org

South Carolina Add-On: Fair
Housing Compliance (FHC)
Certification

Columbia, SC

SAHMA

800-745-4088

www.sahma.org

South Carolina Add-On:
Maintenance Workshop
Columbia, SC

SAHMA

800-745-4088
www.sahma.org

13

You as a Leader: It All Goes
Back to Relationships
Webinar

SAHMA

800-745-4088
www.sahma.org

Half-Day Fair Housing
Richmond, VA

Mid-Atlantic AHMA
804-673-4128
https://mid-atlanticahma.org/

Half-Day Preparing for
Physical Inspections
Richmond, VA

Mid-Atlantic AHMA
804-673-4128
https://mid-atlanticahma.org/

AHMA-PSW Membership
Meeting

TBD

AHMA-PSW

866-698-21462
www.ahma-psw.org

Basic Occupancy Training
Tukwila, WA

AHMA of Washington
360-561-3480
www.ahma-wa.org

14

2019 SAHMA South Carolina
State Meeting for Affordable
Housing

Columbia, SC

SAHMA

800-745-4088

www.sahma.org

19

Half-Day Fair Housing
Massachusetts

NEAHMA

781-380-4344
www.neahma.org

Reasonable Accommodations
Massachusetts

NEAHMA

781-380-4344

www.neahma.org

For information on specific classes, contact the AHMA or organization

directly. All dates and locations are subject to change. For the most
up-to-date listings, visit the NAHMA Education & Event Calendar at
http://www.nahma.org/education/education-event-calendar/.

19

Connecticut Quarterly
Meeting

Connecticut

NEAHMA

781-380-4344
www.neahma.org

Basic Plumbing
Sacramento, CA
AHMA-NCH
510-452-2462
https://ahma-nch.org/

Basic Electrical
Sacramento, CA
AHMA-NCH
510-452-2462
https://ahma-nch.org/

20

Massachusetts Quarterly
Meeting

Massachusetts

NEAHMA

781-380-4344
www.neahma.org

Pet vs. Service Companion
Webinar

NEAHMA

781-380-4344
www.neahma.org

Tenant Selection Basics
Webinar

SAHMA

800-745-4088
www.sahma.org

Self-Auditing HUD Files
Oakland, CA

AHMA-NCH

510-452-2462
https://ahma-nch.org/

Self-Auditing Tax Credit Files
Oakland, CA

AHMA-NCH

510-452-2462
https://ahma-nch.org/

21

Rhode Island Quarterly
Meeting

Rhode Island

NEAHMA

781-380-4344
www.neahma.org
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RD Calculations A.M. Session
San Diego, CA

AHMA-PSW

866-698-2462
www.ahma-psw.org

RD Calculations P.M. Session
San Diego, CA

AHMA-PSW

866-698-2462
www.ahma-psw.org

26

Deductions and Rent
Calculations
Massachusetts
NEAHMA

781-380-4344
www.neahma.org

27

Legal Hot Topics
Webinar

AHMA-NCH
510-452-2462
https://ahma-nch.org/

Advanced EIV
Massachusetts
NEAHMA
781-380-4344
www.neahma.org

Service Program on a
Shoestring

Webinar

AHMA-PSW
866-698-21462
www.ahma-psw.org

28

Rhode Island Agency
Breakfast

Rhode Island

NEAHMA

781-380-4344
www.neahma.org

APRIL

8

Membership Meeting
Reno, NV

AHMA-PSW
866-698-21462
www.ahma-psw.org
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thelastword

A Lot of Work to Do

BEFORE I BEGAN MY TERM AS
NAHMA’s new president, I capitalized on
the opportunity to quiz outgoing president
Michael Johnson regarding the future of
NAHMA.

Of the many things we discussed, one
of the primary focuses was the need for
the association to continue to build and
maintain a strong bridge with the regula-
tors, funders and underwriters of affordable
housing programs.

There has been an ebb and flow of com-
munication with policymakers. Therefore,
I look forward to meeting with our elected
officials and policymakers in their home
regions and their congressional offices to
further advance these discussions.

As an organization, we need to con-
tinue to stress to our elected officials and
policymakers the importance of affordable
housing and come to the table not just
with “wants and needs,” but “ideas and
solutions.”

Many of the people that have been with
NAHMA since its formation are approach-
ing retirement or have already retired. As a
result, we are at risk of losing very valuable

institutional knowledge. NAHMA offers

excellent certification and credential pro-
grams to help those starting their afford-
able housing industry careers. However,
experience is the best teacher, so we need
to engage our founding members and utilize
a network of well-connected subject matter
experts to ensure we are providing the best
education and advocacy we can.

We also have to facilitate a succes-
sion plan. We have to look at what
value-added proposition we offer mem-
bers in exchange for being a part of
NAHMA and actively engaging in the
organization. We have to identify ways
of recruiting emerging talent within the
industry and explore the use of inclusive
technologies for multiple generations.

[ want to pursue ways of continuing to
attract the best and brightest to engage
with NAHMA. That includes remov-
ing barriers for new members entering
the association. We have to find ways for
new members to feel welcome and valued
within the organization.

Simply put, we have to differentiate
ourselves from other organizations and
attract younger generations.

None of this is done in a vacuum.

[ want to make sure we engage the
AHMAs and strengthen our partner-
ships. The AHMAs are a direct link to
the staff that are on the frontlines of
providing safe, quality affordable hous-
ing. This places the AHMAs in the best
positions to share the stories of how
a new piece of policy is affecting the
industry or suggest ways we can better
fill an educational void. The AHMAs
have also experimented with new tech-
nology and can share their insights on
how NAHMA can expand its reach not
only across the county, but also across
the generations.

I am truly honored to have this oppor-
tunity to lead NAHMA. [ welcome
any ideas you have that can help the
association further its mission to pro-
mote development and preservation of
quality affordable multifamily housing
by advancing legislative and regulatory
policy and preparing affordable housing
professionals to succeed in evolving eco-
nomic and political environments. NN
Timothy Zaleski, SHCM, NAHP-e, is

president McCormack Baron Management
Inc. and president of NAHMA.



