Homeless and Mentally 111 |
Housing Resources

RA —ua“Swthlook—allke"

o pmgmnforspeculpopulaﬂonswhaebythechmttubmd:zedmhoumgwmlable

within the community. To put it simply, clients pay no more than 30% of their adjusted
gross income on rent and utilities, and the TBRA source pays the balance of the

~ rent/utilities. Roughly speaking, the only restrictions are finding housing units where the

landlordumﬂmgtotakeaTBRAandtheumtmpmaHomgQunhtySmduds

- inspection. Funding sources for TBRA include:

: + Local jurisdictions and the State Housing Division receive federal HOME
funds which can be used for TBRA vouchers for two years, but could be
renewed. It is advisable to partner with a Public Housing Authority to
administer the TBRA portion, as the rules and procodures are rather ‘
‘intricate, and also an arrangement may be made for the client to be “rolled -
over” into the regular Section 8 program at the end of the 2-year period. -

» Clark County Housing Authority is cumrently using HOME funds
for a TBRA with homeless clients: Gus Ramos, 702-922-1623

. HOPWAfnndlcanbeusedforTBRAforchenualsohmgmth
HIV/AIDS,

» Each year, Supportive Housing Progrnm (SHP) funds and Shelter Plus

~ Care (§+C) program funds are available in the national Continuum of Care

competition. With slightly different requirements for each program, these
funds can be used for 3 orSymofTBRAfundmgforupecml

Vpoplﬂnnon. with renewals possible. -

mSouﬂmnNevadaorCommumtySmouAgcncymNorﬂmndemul who
regularly build, rehab or construct new housing affordable to the very low-income.

' Reqmﬂsomemntstobeutemdcforyourchenu,whﬂeyaupmwdeﬂwcue
‘management and supportive services. They have (or can arrange for) units with rents low
- enough that a person on limited income could pay. Theyoﬁmhaveon-ntempporuve
mcesthatcmhclpmmommmgmocham

NewConstruchoncanaverach&OOOtoS%OOOp«doormSomthwada
(depending on size of unit), and rehab is typically $5,000 to $7,000 per door. Note, most
 federal funds used for construction or major rehabilitation will require that the buildings
benefiting from the federal funds be used for homeless or very low-income for at least 20

o HOME and LIHTF funds can be used to acquire, rchab, or construct housing
for the extremely low-income. HOME fumds can cover all or most development
_costs (eliminating or minimizing private debt service needs), etc. When
combined with other homeless-targeted funds, such as the Swporhve Housing
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* Program or Shelter Plus Care, the costs of creating these new truly-affordable
units can be reduced mgmﬁcantly, allowing rental income to assist in paymg for
- the necessary supportive services.

e Section 811 - - Supportive Housing for Persons with Disabilities: provides

interest-free capital advances to housing developers to subsidize the financing

~ of new rental housing such as independent living projects, condo units, small
group homes, or medium-size apartment complexes that also have supportive
services on-site, The advance does not have to be repaid as long as the housing
remains available for very low-income persons with disabilities for at least 40
years. Section 811 funds can also be used for Project-Based Rental Assistance
(PBRA) for up to five yea:s (renewable) and functions similar to TBRA, but is
project-specific.

o Supportive Housing Program (SHP), Shelter Plus Care (S+C) and Seetion 8
Moderate Rehabilitation SRO Program funds available in the annual
Continuum of Care competition can also be used for Project Based Rental
Assistance, providing housing subsidies to housing units reserved for a. specxal
needs population for 3, 5 or 10 years (renewable). In most cases, these

_subsidies would be available to housing units rehabbed for this homeless
population, or otherwise newly added to the permanent housing stock tnrgetmg
this homeless population.

« Rural Housing Section 515 Program provides low-interest loans to finance
affordable multifamily housing or congregate housmg in rural communities

- (communities with populations of up to 10 000 or in non-urban communities
.~ with populations up to 20,000)
-« Community Development Block Grant (CDBG) funds can be used for
construction and other capital costs of building new or renovating existing -
‘housing to make it available for affordable rentals -
* YouthBuild funds have a mixed goal of creating affordable housmg and
- training at-risk youth in construction skills. - It is advisable to partner with a
Workforce Training program such as Nevada Business Services or Nevada
Partners to recruit and train the youth and apply for funding, while the State -
Mental Health Division perhaps provides the capltal costs, match funds unit
‘design, and supportive services once built.
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The Fine Art of Developmg I-Iousing
Affordable to the Extremely Low-Income

. _Factors that affect the cost of development
L . Bas:c construction costs - i.e. lumber, cement, drywall labor, etc. (ﬁxed
. Cost of market-rate pmject ﬁnancmg —e. g borrowmg money to pay for the
project (fixed cost)
*  Size of unit - i.. build bigger or smaller umts (vanable cost)
Quality of materials (variable cost).
« Size of the project (vanable cost)

Costs of constructmg vaneus types of non-luxury heusmg m Clark County

megle Room Occumcy ] Exs _4[3;_, .
» Small efficiency units (200-
. 4008q. ft.}
o May include utility htchen
"~ and bath
* Intended to be occupied by a
single individual - o
o Infensive use of facﬂity - HELPLasVegas Apts. -St ant/l{BLP ‘
recommends durable (75 units for h"md“‘-‘ . Ttansitional Apartments
comstruction materials - Veterans) _ “(120 units for homeless)
o Approximate per unit cost: : ‘
- $40,000 - $75000(mc1udmg S - ' .
_ land,iimnr.mg commonarea- _ . o ' '

12 Bedroam Apartments ] Exam les;

* 400 - 800sq. ft. . B

- o 1 bathroom, modest common

* area amenities

o economies of scale occur
when building 100+ units
* Approximate per unit cost:

$85,000 - 395,000 (including

Sun River Apts- Teal'mes '

- ‘land, financing, common area 24 units for seniors 60 two-bedrooms for
 amenities, eﬁs : . {(HUD Section 515) - geniars
' (Tax Credlt)

.Relatlonshjp between the cost of a multi- farmly development and its target renter:
- » Operatlng budget détermines development budget -
0 The difference between the amount of rént collected and the expenses to
operate — the net operating income (NOI) — is the amount available to
provide debt service
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‘Typically, a lender will require that its loan be protected by cash flows

of 20% above the loan payment, or a debt coverage ratio of 1.2 (l 20 of
cash flow for every dollar of loan payment)

A rough measure of the amount of a loan a project could get is to dmde
the project’s potential NOI by the debt coverage ratio :
Once the annual debt service amount is determined, the project’s

potential loan amount can be figured using a mortgage calculator and
plugging in the rate and term of the loan _

When a project serves a lower income customer and consequently
generates less cash from rent, there will be less money available for
making loan payments

Affordable housing is difficult to develop mamly because the amount of
rent available is insufficient to borrow enough money to pay for the cost
of constructing the units

' The difference between the potential funds available and the actual

funds required to develop the project is called the “gap”
Generally, the lower the income of the target occupant, the greater is the
resulting development budget gap '

a Example:

= 100 two-bedroom apartments renting for $500 per month
* Rental income will be $600,000 per year L
» Expenses will be approxnnately $2,500 per umt/per year or
$250,000
Net Operating Income will be approxlmately $350 000
Lenders typically require a margin of cash to cover their risk -
usually at least 20% of NOI. So, would only loan $291 668
($350,000+1.2)
= If the project makes monthly loan payments of $24,306 _
($291,668+12) and the market rate is 8% fora 30-year loan, the
- project can borrow $3.3 million :
» If estimated develop cost for 100 two-bedroom units is $7 5 _
million, the gap is over $4 million. This project cannot be built
without a $900,000 grant to cover this gap.
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