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HUD Consolidated Plan — Gainesville, GA

EXECUTIVE SUMMARY OF THE CITY OF GAINESVILLE
Consolidated Plan for 2004-2009

PROJECT SUMMARY

Introduction

Novogradac & Company, LLP, has prepared a HUD Consolidated Plan for the City of Gainesville,
GA. This document contains the housing and homeless needs assessment, the market analysis, the
non-housing needs analysis, and the strategic plan. Additionally, the document conforms to 24CFR
Part 91, Consolidated Plan Regulations for the ensuing five-year period (2004-2009).

Methodology

The initial stages of research for the both the housing and non-housing needs assessment consisted
of telephone interviews with local non-profits and City departments, as well as property managers of
apartment complexes in Gainesville. The City provided us with surveys from over 25 local service
agencies. These agencies were then interviewed in person by Novogradac & Company, LLP in
January 2004. These agencies further provided us with information regarding services provided and
populations served.

The housing needs assessment examines the demographic characteristics of the City including
population and household trends. Additionally, this section examines the income characteristics of
the residents of Gainesville in terms of cost-burdened households. The housing needs assessment
also includes a homeless and special needs assessment. The second section details the market
analysis. This section details the housing stock including the market-rate properties, the LIHTC
properties, and the public housing units. The market analysis discusses the rent and vacancy
characteristics for these properties and includes a demographic overview of public housing residents.
The third section details the non-housing needs of the community. This section describes the
economic characteristics of the Gainesville region. Additionally, this section details several
programs and activities that are available to low and moderate-income households. The fourth
section is the strategic action plan, which list strategies and objectives to meet the identified needs.
The fifth section is the Annual Action Plan.

Community Profile

The City of Gainesville serves as the county seat and economic center for Hall County. Gainesville
was named the county seat by the Georgia Legislature on November 30, 1821. The City operates
under a Council-Manager form of government with the assistance of various statutory and advisory
boards. The City’s major employers have continued to increase the number of jobs for the region.

The overall number of people employed in the county has continued to increase since 1990.
Additionally, the overall unemployment rate has decreased during the same period. However, from
2000 to 2002 the unemployment rate increased slightly. During this recessionary period, the county
still maintained an unemployment rate lower than the national average. Furthermore, the number
employed continued to increase contrary to national trends. Hall County and the City of Gainesville
have been able to increase the number of jobs available to the residents of the region during this
recessionary period.

Novogradac & Company LLP 2
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The City of Gainesville is expected to have significant population and household growth over the
next five years at 3.02 percent annually, which more than double that of the nation at 1.21 percent
annually. Approximately 49 percent of all households as of 2004 earn less than the median
household income ($42,162). This is expected to decrease to 42 percent by 2009. The Hispanic
population is expected to increase by 35 percent over the next five years, which represents the
largest growth by Ethnicity. The three largest age cohorts are the 5-14, 25-34, and 35-44 age
cohorts. The increase in the 25- 34 age groups suggests an increased demand for home ownership,
as this is typically the age for home purchase. Senior population and household growth is expected
to grow moderately at 1.97 percent annually, but still above national levels. However, we believe
these numbers to be understated. Heavy representation in the 35 to 44 age cohort could suggest
senior demand from children moving parents into the area. Additionally, senior households earn
significantly less than all households. Over 50 percent of senior households earn less than $25,000.
The demographic analysis illustrates that with large population and household growth, additional
housing needs will be in demand over the next five years.

Housing Needs

The majority of all extremely low and low-income households have the highest percentage of
housing problems. Cost burden plays a significant role in many lower income households. The
following graph illustrates cost burdened compared to severely cost burdened in all income
categories.

Cost Burdened by Income Categories
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Source: 2000 CHAS, Novogradac & Company, LLP.

As the graph illustrates, there is a significantly large portion of extremely low-income households
hat are severely cost burdened at 41.9 percent. Furthermore, these are the households who are at
Novogradac & Company LLP IE
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greater risk for being homeless. Most of the severe rent burdened extremely-low income households
are living pay check to pay check and struggling to make ends meet. As incomes rise over 80
percent of AMI, the trend is pointing towards housing becoming cost under burdened, as the linear
trend line depicts. Another trend from the above graph is how cost burdened households increase
from extremely low to low-income households, while the trend is going down as income levels rise.
This is because there is nearly double the amount of cost burdened owner low-income households
compared to the owner extremely low-income households.

Overall, there is a significant portion of severe cost burdened and cost burdened households within
the lowest of the low income cohorts, which is expected. However, this illustrates that there is a
demand for additional housing at these lower income levels. There also appears to be a much larger
percentage of Hispanic households that suffer from other housing problems, or overcrowding, which
is 74.3 percent of the Hispanic population.

Non-Housing Needs (Public Services, Economic Opportunity, Lead Based Paint)

One of the leading causes of environmental health hazards facing children is lead poisoning. This is
primarily the result of exposure to dust or debris from lead-based paint. Paint containing significant
amounts of lead was common through the 1970’s. Approximately 60 percent of Gainesville’s
housing stock was built before 1978. Furthermore, the local code enforcement agency performed a
windshield study for flaking paint and reported 140 houses with visible flaking paint. We met with
Pat Lacey of the Public Health Department in Gainesville. She informed us that there are on average
two to four cases per year, and most of the houses are rental houses that have not been maintained
properly. Medicaid requires the screening of children under age six years old. If positive above a
certain level then Environmental Health Department goes out to do site investigation. Medicaid
pays for these tests.

Citizen Participation

Three public hearings were held in the course of preparing the Consolidated Plan. The first hearing
was held on November 12, 2003, to inform citizens and various agencies of the process and to
request their guidance and assistance in preparing a Consolidated Plan that reflects the needs of the
City of Gainesville. Novogradac & Company, LLP were given several surveys provided by local
government agencies and non-profits. We scheduled in person interviews with each non-profit
agency, adjacent governing departments (Hall County), Chamber of Commerce, Georgia
Department of Labor, and several other local City departments in January 2004. After these
interviews, we requested that agencies provide us with information regarding what services they
provide and detailed information on past demographic data. The second hearing was held on March
1, 2004 to present draft data and explain methodology in collecting the data. The third hearing was
held on June 28, 2004 to present the Consolidated Plan for a 30-day public review period. Draft
copies were made available at the main branch of the Hall County Library, on the City of
Gainesville website (www.gainesville.org) and at the Housing & Neighborhood Development
Department office to further publicize the document and obtain comments on the draft document.
Letters, e-mails and telephone calls to affected parties and agencies preceded the first two hearings.
Publications of the hearing notice were printed in the local daily newspaper of general circulation
two weeks prior to the last two hearing dates. A process to be followed in drawing up and approving
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the Plan and the schedule of meetings and hearings will be available to individuals and organizations
interested in the Consolidated Plan program.

The Department of Housing & Neighborhood Development Department will serve as the City’s
liaison with interested individuals and groups concerned with the Consolidated Plan program.

On June 10, 2004, the Plan was presented at the City Council Work Session, and on August 3, 2004,
the Plan was adopted by the City Council.

DATA SOURCES

2000 U.S. Census

2000 CHAS

ESRI Business Information Solutions 2003 Estimates and Projections, 1/2004

Comprehensive Plan, City of Gainesville

Comprehensive Operations Analysis, McDonald Transit Associates, Inc. (McDT), 4/2004

Strategic Parks and Recreation Plan, Lose & Associates, Inc.

Workforce Housing in Georgia study, Housing and Demographics Research Center, The University
of Georgia, 9/2001

Providers consulted during the process included but are not limited to the following:

9™ District Opportunity (Community Action Gateway House

Agency) Hall Area Transit (HAT)

Access Center for Independent Living Hall County Department of Family &
Gainesville Building Inspections Department Children Services

Chamber of Commerce Hall County Government

Gainesville Code Enforcement Department Hall County Health Department
Community Council on Aging Hall County Personal Property Tax Dept.
Consumer Credit Counseling Legacy Link

Main Street Gainesville My Sister’s Place

El Puente New Connections to Work

GA Department of Human Resources Peoples Center

GA Department of Labor Rehabilitation Services

GA Mountains Community Services Section 8 Rental Assistance Office - DCA
Gainesville Action Ministries Teen Pregnancy Prevention

Gainesville Housing Authority The Guest House

Gainesville Park & Recreation The Salvation Army

Gainesville Planning Department United Way

Community Action Plan

The first year action plan will focus on housing issues, which has been identified as a high priority.
Housing activities will include rehabilitation and repair of residential structures, emergency repairs,
handicapped accessibility modifications, and elderly housing. Other activities to be funded include
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clearance and demolition of vacant, hazardous lots or buildings, testing and mitigation for housing of
lead poisoned children, and the preparation of an Impediment to Fair Housing Plan.

Also during this first year, city staff will meet with low-moderate income neighborhoods to establish
Neighborhood Revitalization Strategy Areas. Infrastructure and public service needs will be
identified and tailored for those particular neighborhoods.

Novogradac & Company LLP 6
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INTRODUCTION

The following section will project the estimated housing needs for the ensuing five-year period
(2004-2009). The Data is based on Novogradac and Company, LLP research and analysis of ESRI
Business Information Solutions and Census data.

Housing Needs Assessment

The needs assessment will estimate the number and types of families in need of housing assistance
for all extremely low to moderate and middle income households, owners, renters, large families,
single persons, elderly, disabled, and special needs, public housing residents, and persons or families
of persons with HIV/AIDS.

Estimated Housing Needs 2004-2009

The following section will estimate the housing needs over the next five years in the City of
Gainesville for all low to moderate income households. HUD definitions of all categories of
housing are: Extremely Low-Income (earning 30 percent of AMI or below); Low-Income (31 to 50
percent of AMI); Moderate Income (51 to 80 percent of AMI); and Middle Income (81 to 100
percent of AMI). In order to understand the population and household trends in the City of
Gainesville, we have included a demographic analysis for the City as a whole.

DEMOGRAPHIC ANALYSIS
Population

The table below illustrates population trends in both the City and the county from 1990 through
2009.

POPULATION
Year Hall County, GA Gainesville, GA
Number Annual Change Number Annual Change
1990 95,398 - 20,096 -
2000 139,228 4.59% 25,877 2.88%
2004 163,308 4.32% 29,570 3.57%
2009 197,716 3.52% 34,920 3.02%

Source: ESRI Business Information Solutions, 2003 Estimates and Projections, 1/2004. Novogradac & Company, LLP.

According to ESRI Business Information Solution’s estimates and projections, the nation’s annual
rate of change is estimated to be 1.42 percent between 2000 and 2001 and 1.21 percent annually
between 2004 and 2009. The City of Gainesville is expected to increase at an annual rate of 3.02
percent over the next five years. This is more than double that of the nation.

As the table illustrates, both areas of analysis are areas of growth in population. In 2004, the growth
in population in the county (4.32 percent annually) outpaced the growth in population in the City
(3.57 percent annually). However, there is more undeveloped land in the county which helps
encourage growth. In fact, Gainesville’s projected growth rate of 3.02 percent is considered strong
for a developed area. Even though the annual rate of growth is slower in the City than the county
from 2004 to 2009, the amount of growth in population (3.02 percent annually) is a positive
indicator for the need of affordable housing.

Novogradac & Company LLP '8
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Households

The following table is a summary of the total households in the City and the county, from 1990 to
2009.

HOUSEHOLDS
Year Hall County, GA Gainesville, GA
Number Annual Change Number Annual Change
1990 34,710 - 7,707 -
2000 47,363 3.65% 8,685 1.27%
2004 54,781 3.92% 9,732 3.01%
2009 66,252 3.49% 11,470 3.57%

Source: ESRI Business Information Solutions, 2003 Estimates and Projections, 1/2004. Novogradac & Company, LLP.

According to ESRI Business Information Solution’s estimates and projections, the nation’s annual
rate of change is estimated to be 1.23 percent between 2000 and 2004 and 1.44 percent annually
between 2004 and 2009. Similar to population growth, both the City and the county’s rate of
household growth is greater than the national average.

Similar to the growth in population, growth in the number of households is expected to increase
from 1990 to 2009, for both the county and the City. The City is expected to have a slightly faster
rate of household formation than the county. The growth in the number of households in the City
demonstrates the need for housing suitable for families. The increasing rate of household formation
in the City may also be a reflection of the availability of entry-level homes, for both rental and
ownership. As the population and the number of households increase, there will be a larger number
of lower-income people needing affordable housing choices.

Average Household Size
The table below illustrates average household size for 1990 through 2009 for the City and county.

AVERAGE HOUSEHOLD SIZE

Year Hall County , GA Gainesville, GA
Number Annual Change Number Annual Change

1990 2.70 - 2.48 -

2000 2.89 0.69% 2.83 1.44%

2004 2.94 0.41% 291 0.64%

2009 2.95 0.06% 2.94 0.20%
Source: ESRI Business Information Solutions, 2003 Estimates and Projections, 1/2004. Novogradac & Company,
LLP.

The national household size average for 2004 is 2.59 and is expected to decrease slightly to 2.58 into
2009. As the table above illustrates, both the City and the county have a larger average household
size when compared to the nation. This could be due to the large Hispanic population in both the
City and the county. We reviewed a Latino Demographics Study for Hall County presented by Greg
Bautista, Director of El Puente, who reported that the average household size for Latino/Hispanic
population is 5.36 for owner-occupied units and 5.05 for renter occupied units. These are
significantly above the both national and City averages. According to census data, nearly 30 percent

Novogradac & Company LLP 9
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of the population in the City is Hispanic. Race and Ethnicity trends will be discussed later in this

report. The following table compares the average household size for the nation, the state of Georgia,
Hall County, and the City of Gainesville.

Average Household Size

3.00
2.90
2.80
2.70
2.60
2.50
2.40
2.30
2.20 -

Persons per Household

1990 2000 2004 2009

Year

B United States B Georgia O Hall County B City of Gainesville

Source: ESRI Business Information Solutions, 2003 Estimates and Projections, 1/2004. Novogradac & Company, LLP.

As the graph above illustrates, the City of Gainesville’s average household size has significantly
increased since 1990 from 2.48 to 2.94 in 2009. In fact, in 1990, Gainesville had a lower average
household size compared to the county, the state, and the nation. With the influx of manufacturing
jobs, a larger percentage of Hispanic households moved into the City. Since 2000, both Hall County

and the City of Gainesville have had a larger average household size compared to both the state and
the nation.

Median Household Income Levels
The following graph illustrates Median Household Income in the County and the City.

Novogradac & Company LLP 10
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Median Household Income
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The national median household income in 2004 is reported to be $48,742 and $56,710 in 2009. As
the table above illustrates, the City’s median income is well below the national average in both 2004
and 2009 estimates, by 16 percent and 13 percent, respectively.

Median Household Income by Census Tract
The following map illustrates median household income by census tract in Gainesville.

Novogradac & Company LLP 11
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Population by Ethnicity
According to census data, Gainesville consists of a plurality between White and Hispanic origins.
The pie chart below illustrates the City’s population by Ethnicity for 2004.

Population by Ethnicity, 2004

47%

2%

9%

@ White @ African American B Asian or Pacific Islander O Other @ Hispanic Origin

Source: ESRI Business Information Solutions, 2003 Estimates and Projections, 1/2004.
Novogradac & Company, LLP.

As the table illustrates; Gainesville has a significant portion of Hispanic population. According to
national statistics, approximately 13 percent of the nation’s population is of Hispanic Origin. The
Hispanic population is expected to increase by 35 percent into 2009. The following graph illustrates
population growth by Ethnicity.

Population Growth by Ethnicity

25,000+
20,000+
15,000+
10,000+
5,000
0,
White African Asian or Other Hispanic
American Pacific Origin
Islander

B 2004 O 2004-2009 Growth

Source: ESRI Business Information Solutions, 2003 Estimates and Projections, 1/2004. Novogradac & Company, LLP.
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The Hispanic population is expected to have largest amount of population growth in the City of
Gainesville. This is followed by the White population, which is expected to increase at a rate of
15.7 percent. The African American population is only expected to increase by a rate of nine
percent. This indicates that over the next five years, the demand for housing will be largely
generated towards the Hispanic population. The following maps illustrate the percent of ethnic
groups.

Novogradac & Company LLP 18
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Population by Age
The following graph illustrates population growth by age in the City for 2004 to 20009.

Population Growth by Age
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Source: ESRI Business Information Solutions, 2003 Estimates and Projections, 1/2004. Novogradac & Company, LLP.

The three largest age cohorts are the 5-14, 25-34, and 35-44 age cohorts. The increase in the 25-54
age groups suggests an increased demand for home ownership, as this is typically the age for home
purchase. The expected decline in the 20-24 age cohort could suggest population leaving for further
education (as this is the college age group). This may be because this age group is experiencing
larger portions that are going to college. This also may be due to the trough between the baby boom
and the echo boom. This could also suggest that this age group is taking advantage of lower costs
and more developable land in the surrounding county. According to these estimates, senior
population (over the age of 65) is expected to remain stable. We believe that these numbers are
understated. Heavy representation in the 35 to 44 age cohort could suggest senior demand from
children moving parents into the area which may not be reflected in the projections.

Senior Population

The table below illustrates senior population trends in the City of Gainesville from 2000 through
2009.

Novogradac & Company LLP 21
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Categories of Persons Affected
The following sections will provide detailed information regarding income levels, homelessness, and
special needs population.

HUD definitions of all categories of housing are: Extremely Low-Income (earning 30 percent of
AMI or below); Low-Income (31 to 50 percent of AMI); Moderate Income (51 to 80 percent of
AMI); and Middle Income (81 to 100 percent of AMI). The following table illustrates the income
ranges for these categories for the City of Gainesville.

Income Category Minimum Income Maximum Income
Extremely Low-Income $0 $15,550
Low-Income $15,551 $25,900
Moderate-Income $25,901 $41,450
Middle-Income $41,450 $51,800
Over 100% AMI $51,800 -

For the purpose of this analysis, the focus is on the income ranges from $0 to $41,450. The
following graph illustrates the percentage of households by income category in Gainesville.

Income Characteristics by
Percent of Area Median Income

17.5%

12.0%

53.8%

16.8%

@ Extremely Low-Income B Low-Income
B Moderate-Income 0O Over 80% AMI

*Source: 2000 CHAS table.

Extremely Low Income Households

According to HUD, extremely low-income households are those whose incomes are less than 31
percent of the AMI, which is approximately $15,550 for a three-person family. As of 2000, there
were approximately 1,456 households that earn at or below 30 percent of the AMI. This equates to
17.5 percent of all households in the City of Gainesville that are characterized as extremely low-
income. Approximately 26.5 percent of all renters (1,234 households) fall within this income
category, while only 6.1 percent (222 households) are owners.

Renter Households
Novogradac & Company LLP 27



HUD Consolidated Plan — Gainesville, GA

The table below illustrates the numbers and percentages of extremely low renter households as
reported by 2000 CHAS data.

Renter Households

Elderly 1 &
2 Person Small HH Large HH All other Total
Household by Type Renters
Extremely Low (0-30% AMI) 327 371 166 370 1,234
% with other problems 62.7% 77.4% 76.5% 75.9% 72.9%
Severely Cost Burdened (greater than 50%) 37.3% 49.3% 0.0% 63.0% 43.6%
Cost Burdened (30-50%) 22.3% 9.4% 0.0% 7.6% 11.0%

*Source: 2000 CHAS table.

According to the table above, approximately 72.9 percent of all renter households have housing
problems, which HUD defines as cost and severe cost burdened, overcrowding and/or without
complete kitchen or plumbing facilities. Overcrowding is defined by HUD as any household that
had more than one person per room. All household sizes reported similar percentages, ranging from
62.7 percent to 77.4 percent. Approximately 43.6 percent of renter households are severely cost
burdened, which is an alarming percentage. This indicates that nearly half of all renter households
within this income category are struggling to make ends meet. This also indicates the need for
additional rental housing options at this income level. Of the cost burdened households, elderly one
and two person households reported having the highest percentage at 22.3 percent.

Owner Households
The table below illustrates the numbers and percentages of extremely low owner households as
reported by CHAS.

Owner Households

Elderly 1
& 2 Person Small HH Large HH All other Total
Household by Type HH 2-4 5 or more HH Owners
Extremely Low (0-30% AMI) 130 14 50 28 222
% with other problems 62.3% 0.0% 100.0% 50.0% 65.3%
Severely Cost Burdened (greater than 50%) 36.9% 0.0% 20.0% 50.0% 32.4%
Cost Burdened (30-50%) 25.4% 0.0% 0.0% 0.0% 14.9%

*Source: 2000 CHAS table.

According to the table above, approximately 65.3 percent of all owner households have housing
problems, which is slightly less than the renter households. All of the large household sizes (five or
more) reported having other problems. This is most likely the result of overcrowding.
Approximately 32.6 percent of owner households are severely cost burdened, which is less than the
renter households, however still a significant percentage. Elderly one and two person households
were the only household type to be cost burdened.

Racial/Ethnic Groups

Racial and Ethnic data was provided for White, African American, and Hispanic households. Of
these groups, Hispanic households reported having the highest percentage of housing problems at
82.3 percent. This is most likely the result of overcrowding. According to 2000 census data, 62
percent of Hispanic households in Gainesville have more than one occupant per room. This is

Novogradac & Company LLP 28
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clearly represented by the CHAS data. White households had approximately 72.0 percent of
housing problems while African American households had 65.4 percent of housing problems. This
indicates that significant portions of all racial and ethnic groups within the extremely low-income
category suffer from housing problems.

Low Income Households

According to HUD, low-income households are those whose incomes fall between 31 to 50 percent
of the AMI, which is approximately $15,550 to $25,900 for a four-person family. As of 2000, there
were approximately 1,000 households that earn between 31 to 50 percent of the AMI. This equates
to 12.0 percent of all households in the City of Gainesville that are characterized low-income.
Approximately 14.9 percent of all renters (696 households) fall within this income category, while
only 8.3 percent (304 households) are owners.

Renter Households
The table below illustrates the numbers and percentages of low-income renter households as
reported by 2000 CHAS data.

Renter Households

Elderly1 &2 SmallHH Large HH All other Total
Household by Type Person HH HH Renters
Low Income (31-50% AMI) 170 216 161 149 696
% with problems 59.4% 75.9% 97.5% 87.9% 79.5%
Severely Cost Burdened (greater than 50%) 22.4% 18.1% 0.0% 22.8% 15.9%
Cost Burdened (30-50%) 37.1% 39.4% 14.9% 52.3% 35.9%

*Source: 2000 CHAS table.

According to the table above, approximately 79.5 percent of all renter low-income households have
housing problems. Approximately 15.9 percent of renter households are severely cost burdened,
which is significantly less than the extremely low-income households. However, there are a greater
percentage of low-income households that are cost burdened, at 35.9 percent.

Owner Households
The table below illustrates the numbers and percentages of low-income owner households as
reported by CHAS.

Owner Households
Elderly 1

& 2 Person Small HH Large HH  All other Total
Household by Type HH Oowners
Low Income (31-50% AMI) 197 49 38 20 304
% with problems 55.3% 49.0% 100.0% 100.0% 62.8%
Severely Cost Burdened (greater than 50%) 21.8% 40.8% 0.0% 50.0% 24.0%
Cost Burdened (30-50%) 33.5% 8.2% 26.3% 50.0% 29.6%

*Source: 2000 CHAS table.

According to the table above, approximately 62.8 percent of all owner households have other
housing problems, which is slightly less than the renter households. All of the large household sizes
(five or more) and other households reported having other problems. Again, this is most likely the
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result of overcrowding. Approximately 24.0 percent of owner households are severely cost
burdened and 29.6 are cost burdened, which is greater than the renter households. This indicates the
need for affordable home ownership at this income level is needed.

Racial/Ethnic Groups

Of the racial/ethnic data provided, similar to the extremely low-income category, Hispanic
households reported having the highest percentage of housing problems at 90.9 percent. As
previously discussed, this is most likely the result of overcrowding. The average Hispanic
household size was reported to be 5.36. White households had approximately 70.2 percent of
housing problems while African American households had 61.5 percent of housing problems.

Moderate Income Households

According to HUD, moderate-income households are those whose incomes fall between 51 to 80
percent of the AMI, which is approximately $25,901 to $41,450 for a four-person family. As of
2000, there were approximately 1,397 households that earn between 51 to 80 percent of the AMI.
This equates to 16.8 percent of all households in the City of Gainesville that are characterized
moderate-income. Approximately 20.7 percent of all renters (967 households) fall within this
income category and 11.7 percent (430 households) are owners.

Renter Households
The table below illustrates the numbers and percentages of moderate-income renter households as
reported by 2000 CHAS data.

Renter Households
Elderly 1

& 2 Person  Small HH Large HH Total
Household by Type All other HH Renters
Moderate Income (51-80% AMI) 28 360 232 347 967
% with problems 64.3% 39.2% 96.6% 38.8% 53.4%
Severely Cost Burdened (greater than 50%) 14.3% 1.1% 0.0% 0.0% 0.8%
Cost Burdened (30-50%) 50.0% 16.7% 0.0% 35.4% 20.4%

*Source: 2000 CHAS table.

According to the table above, approximately 53.4 percent of all renter households have other
housing problems. Once again, nearly all large household sizes are either problems with
overcrowding or lack of plumbing facilities. There are also a significant amount of elderly one and
two person households that have housing problems (64.3 percent). This could be the result of poor
housing conditions. There are significantly less severely cost burdened households at this income
level, at a total of 0.8 percent. This is the result of the large supply of 60 percent AMI rental
housing. The supply of rental housing at this income level is considered adequate. However, 50
percent of elderly one and two person households are cost burdened. This is indicative of lack of
housing for the moderate income elderly households.
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Owner Households
The table below illustrates the numbers and percentages of moderate-income owner households as
reported by CHAS.

Owner Households
Elderly 1 & 2 Small HH Large HH  All other Total

Household by Type Person HH Owners
Moderate Income (51-80% AMI) 236 119 47 28 430
% with problems 30.9% 32.8% 100.0% 50.0% 40.2%
Severely Cost Burdened (greater than 50%) 16.5% 0.0% 21.3% 14.3% 12.3%
Cost Burdened (30-50%) 14.4% 29.4% 40.4% 35.7% 22.8%

*Source: 2000 CHAS table.

According to the table above, approximately 40.2 percent of all owner households have other
housing problems, which is slightly less than the renter households. All of the large household sizes
(five or more) and other households reported having other problems. Again, this is most likely the
result of overcrowding. Approximately 12.3 percent of owner households are severely cost
burdened and 22.8 percent are cost burdened, which is greater than the renter households. This
indicates the need for affordable home ownership at this income level is needed.

Racial/Ethnic Groups

Of the racial/ethnic data provided, similar to the previous income categories, Hispanic households
reported having the highest percentage of housing problems at 74.0 percent. White households had
approximately 39.9 percent of housing problems while African American households had 36.1
percent of housing problems.

Conclusion

Overall, the majority of all extremely low and low-income households have the highest percentage
of housing problems. Cost burdened plays a significant role in many lower income households. The
following graph illustrates cost burdened compared to severely cost burdened in all income
categories.
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Cost Burdened by Income Categories
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Source: 2000 CHAS, Novogradac & Company, LLP.

As the graph illustrates, there are a significantly large portion of extremely low-income households
that are severely cost burdened. Furthermore, these are the households who are at risk for being
homeless. Most of the severe rent burdened extremely-low income households are living pay check
to pay check and struggling to make ends meet. As incomes rise over 80 percent of AMI, the trend
is pointing towards housing becoming cost under burdened, as the linear trend line depicts. Another
trend from the above graph is how cost burdened households increase from extremely low to low-
income households, while the trend is going down as income levels rise. This is because there is
nearly double the amount of cost burdened owner low-income households compared to the owner
extremely low-income households. This could be because more lower-income households qualify
for home ownership, however, is still cost burdened.

The Hispanic households appear to have the most significant housing problems with 74.3 percent of
the Hispanic households, which is most likely the result of overcrowding. However, African
American households have the largest percentage of extremely low-income households, which is at
36.2 percent. The following graph illustrates Ethnicity by income category.
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The graph above details the percentage of income characteristics by Ethnicity. The African
American population could be underserved according to this graph. Furthermore, the Public
Housing Authority reported that 60 percent of their tenants are Hispanic while 30 percent are
African American.

Overall, there is a significant portion of severe cost burdened and cost burdened households within
the lowest of the low income cohorts, which is expected. However, this illustrates that there is a
demand for additional housing at these lower income levels. There also appears to be a much larger
percentage of Hispanic households that suffer from other housing problems, or overcrowding.
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Homeless Needs

According to the 2000 Census, 571 people were reported to be homeless. During our interviews
with homeless providers, all agreed that this number is understated. However, the extent of the
homeless situation is nearly impossible to quantify. Homeless needs have been addressed in
Gainesville; however, all service providers stated that there is a demand for additional supply.

We have identified seven agencies that provide services for the homeless in Gainesville. These
agencies are summarized below.

Gainesville Action Ministries

The Gainesville Action Ministries primary function is to assist individuals and families struggling
with the issues of homelessness. The ministry coordinates community services available to the
needy and to the homeless, provides assistance and counseling, and maintains transitional houses.
They also provide rental and utility assistance, food, clothing, job search assistance, budgeting
assistance, vision services, and prescription assistance. The primary groups served are the working
poor struggling with homelessness and disabled. In 2002, approximately 457 people were served.
Of these people served, the average age is 25 and approximately 25 percent have some disability.
They provide 14 transitional beds and three units set aside for persons with AIDS/HIV under the
HOPWA program. Average yearly occupancy was reported at 100 percent and they currently
maintain a waiting list of 15 people. According to our interviews, they reported that additional
emergency housing (up to three months) is needed for up to 35 beds. From their observations,
temporary relief would allow many of their clients to get back on their feet.

The Salvation Army

The Salvation Army primarily provides emergency services. Most of their services target those who
have emergency needs due to homelessness, illness, financial crisis, etc. The following highlights
the services provided.

Red Shield Lodge: Provides, housing, hot meals, and laundry facilities to those who are
homeless or transient. Provides encouragement and support to the guest.
Supports clients in their search for a job, better living conditions, and a
new life.

Thrift Store: Provides clothing, furniture, and household items which are sold at a
reduced cost. Vouchers for free clothing are provided to qualifying social
service clients. Other items are provided free of charge to lodge guests
or to social services clients as deemed appropriate by their case work
staff.

Casework Assistance: Provide food to those in need. Also provide assistance with rent,
utilities, propane heat, and medication. This provides assistance to clients
who would otherwise be evicted or have utilities disconnected.

Transitional Shelter Provides a place to stay for three weeks to three months offering families
a chance to get back on their feet.
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The Salvation Army offers a total of 21 units/beds. Of these, 15 are emergency beds and six are
transitional units with three beds per unit. Average yearly occupancy was reported to be 100
percent. According to our interviews, they reported that they are in need of affordable daycare and
could build out one unit in an existing building. This would provide at least three additional
transitional beds.

My Sister’s Place

My Sister’s Place provides a total of eight transitional beds for women and children. They also
provide free meals. They reported a total of 1,495 people served in 2003, unduplicated. However,
this includes those who were just provided food. Occupancy of their eight beds was reported to be
100 percent on average. The majority of clientele are White women and children, with some
Hispanic women. They also reported that if they had a larger staff and larger facilities, they could
provide and use up to 20 additional beds. The majority of women are victims of domestic violence.

Gateway House

The Gateway House provides services to women and children who are victims of domestic violence.
They provide food, shelter, emergency medical needs, clothing, life skills training, support groups,
individual counseling, occupational therapy, case management, and emergency assistance. In 2003,
206 women were served, unduplicated. They serve approximately 32 women and children on a
monthly basis. The average age of the women was reported to be 33 and the average age of children
was five to six. Approximately 25 percent of their clients are African American, 21 percent are
Hispanic, and the remaining are mixed. All of their clients are victims of domestic violence. Within
this group, ten percent have a mental disability, ten percent have a substance abuse problem, and two
percent have another disability. Shelter services include 17 emergency beds and eight transitional
beds. Unit occupancy was reported to be 90 percent, while bed occupancy was reported at 66
percent occupancy. During our interview, they reported that an additional eight beds are needed.

We were unable to contact, after several attempts, three of the seven homeless service providers.
They include Good News at Noon, Lamp Ministries, and Living by the Book.

Subpopulations of Homeless

As our interviews suggest, the majority of the homeless populations are women with children. One
agency described that there are over 1,000 homeless children throughout the county. While this is
impossible to prove, this does suggest that there is a need for assistance. There were no single
racial/ethnic groups that have a higher percentage of homelessness. There is little information on
substance abuse and mental/physical illness among the homeless population. The Gateway House
did state that approximately ten percent of their clients had either a disability or were substance
abusers. Furthermore, two shelters are dedicated to providing assistance to women who are victims
of domestic violence.

Characteristics and Needs of Persons Threatened with Homelessness

Those considered most threatened with homelessness are typically the working poor.
Approximately 41.9 percent of the extremely low-income households are considered severely cost
burdened, which equates to 610 households. These are the households that have the highest risk of
homelessness. These households are most likely single-parent households headed by mothers.
According to the 2000 census, approximately 37.6 percent of all female headed households with no
husband present are below the poverty level in Gainesville. Furthermore, of renter households,
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approximately 49.3 percent were small households (two to four persons), which suggests single-
parent households.

Special Needs
Special needs housing consists of the elderly and frail elderly, persons with HIV/AIDS, substance
abusers, and those with any type of disability.

Elderly/Frail elderly

According to ESRI Business Information Solutions, there are approximately 1,993 households with
households over the age of 65. This is expected to increase to 2,149 elderly households in 2009. As
of 2004, this represents 11 percent of total population and the elderly are expected to represent ten
percent of total population in 2009. Income levels of the elderly are somewhat alarming. In 2004,
approximately 53.4 percent of elderly households earn less than $25,000. This is expected to
decrease slightly by 2009 to 48.2 percent. Of all senior households, 30.7 percent are renters and
69.3 percent are owners.

According to 2000 Census, 11.2 percent of senior households pay 30 to 34 percent of gross income
towards housing costs. However, approximately 40.9 percent pay over 35 percent of gross income
towards housing. The 2000 Census does not breakout the number of households by age that are
severely cost burdened. The table below illustrates CHAS data for elderly persons by income
category.

Renter Elderly Owner Elderly

1 & 2 Person 1 & 2 Person

Household by Type HH HH
Extremely Low (0-30% AMI) 327 130
% with other problems 62.7% 62.3%
Severely Rent Overburden (greater than 50%) 37.3% 36.9%
| Rent Overburden (30-50%) 22.3% 25.4%
|
Low Income (31-50% AMI) 170 197
% with problems 59.4% 55.3%
Severely Rent Overburden (greater than 50%) 22.4% 21.8%
| Rent Overburden (30-50%) 37.1% 33.5% |
. |
Moderate Income (51-80% AMI) 28 236
% with problems 64.3% 30.9%
Severely Rent Overburden (greater than 50%) 14.3% 16.5%
| Rent Overburden (30-50%) 50.0% 14.4% |
. |
Over 80% AMI 104 759
% with problems 0.0% 8.6%
Severely Rent Overburden (greater than 50%) 0.0% 4.0%
| Rent Overburden (30-50%) 0.0% 4.6% |
. |
Total HH 629 1,322
% with problems 51.5% 24.8%
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As illustrated in the table above, approximately 51.5 percent of all elderly one and two person renter
households have some housing problems. Furthermore, cost burdened percentages at the low and
moderate income levels are higher than average. This illustrates that there is not sufficient
affordable housing for elderly one and two person households.

There are currently four elderly (with disabled) rental developments that are all 100 percent
occupied. First, Church Street Apartments (Section 202) offers 54 one- and two-bedroom units for
the elderly and disabled. Tenants pay 30 percent of their income towards rents. This property is 100
percent occupied and maintains a waiting list of over one year. The waiting list has been closed due
to the significant amount of demand for these units. Lake Forest is a 117 unit Section 8 property that
is set aside for the elderly and disabled. This property also maintains a waiting list. Lighthouse
Manor is a Section 8 property offering 74 studio and one-bedroom units for the elderly. Windcliff
Apartments is a HOME funded property that is restricted to elderly tenants aged 62 and older.
Income levels range from 45 to 60 percent off AMI. They currently maintain a waiting list of two to
three years. The local housing authority offers 12 units set aside for senior tenants.

All property managers reported a need for additional senior subsidized housing. Interviews with the
local Area Agency for Aging, Legacy Link, also commented that additional subsidized housing is
needed for seniors and persons with disabilities. They also stated that present authorities and
operators of senior subsidized housing should give more attention to the need for assistance services
for residents to assist in aging in place.

HIV/AIDS

According to GA Department of Human Resources, there are a total of 232 AIDS patients living in
the Gainesville Health District. This data is from 1981 through March 2003. We are aware of only
three units set aside for AIDS/HIV patients. The Gainesville Action Ministries provides three units
for AIDS/HIV patients. These units are funded by HOPWA.

Disabled/Other

The 2000 Census reports that there are approximately 2,797 persons with either a physical or mental
disability. This represents 13 percent of the total population. As discussed above and later in this
report, we are aware of four affordable housing developments available for the disabled. The
Census also reports that eight percent, or 1,722 persons with a disability are below poverty level.
The following table illustrates where these persons are living.

Populatio

Type of Institution n
Hospice/Hospital for Chronically 1l 317
Hospital Ward for Substance Abuse 7
Mental/Psychiatric Hospitals 46

Group Homes

Halfway House for Substance Abuse 32
Halfway Housed for Mentally 11l 11
Halfway House for Mentally Retarded 8
Other Group Homes 44
Total 465

Source: 2000 Census. Novogradac & Company, LLP
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Our interviews indicated that there was not a high priority for housing for the disabled and/or other
diseases including substance abuse.

Lead Based Paint Hazards

One of the leading causes of environmental health hazards facing children is lead poisoning. This is
primarily the result of exposure to dust or debris from lead-based paint. Paint containing significant
amounts of lead was common through the 1970’s. Approximately 60 percent of Gainesville’s
housing stock was built before 1978. Furthermore, the local code enforcement agency performed a
windshield study for flaking paint and reported 140 houses with visible flaking paint.

The Environmental Health section of the Public Health Department in Gainesville informed us that
there are on average two to four cases per year, and most of the houses are rental houses that have
not been maintained properly.

Procedure and triggers for tests requires well baby checks through Medicaid. Blood lead levels are
taken during these well baby checks. Medicaid requires that children 12 months and 24 months be
checked for elevated blood lead levels. Medicaid also requires that children 36 to 72 months old
have checks annually. The first procedure is through a blood test via finger stick. If the results are
positive for elevated lead levels, another blood test via finger stick is performed. If those results are
positive, a venous blood test is then performed (drawn from vein). If the lead levels in the venous
test are elevated, the child is referred to a physician. The cost involved in these procedures is paid
Medicaid and Federal Government. State and local agencies do not provide direct funds.
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MARKET ANALYSIS
HOUSING SUMMARY

The assessment of housing conditions indicates that 99 percent have complete plumbing, public
water and sewer. With the adoption of the Lead based Paint Regulations, approximately 4,500 more
houses built prior to 1978 will require special attention. The Building Inspector's Office estimates
that 213 single-family units are substandard. They also estimate that 20 percent of these substandard
units are owner occupied. About 85 percent of the substandard units are concentrated west of
downtown and in the southern portions of the City.

Hall County Personal Property Tax Department states that there are eight mobile homes inside the
City limits with only one of those being used for residential purposes. Mobile homes are only
allowed in the approved mobile home parks inside the city limits. Currently there are no approved
mobile home parks inside the City of Gainesville.

Several transitional areas have been identified in the comprehensive plan and are located:

South, West and East of Downtown: This is caused by the extension of the by-pass along the Pearl
Nix Parkway and Myrtle Street corridor. This area is a mix of older commercial and industrial
areas and residential uses. The residential uses are being subjected to right-of-way pressures
from the road widening.

Northeast Georgia Medical Center: Located east of downtown, this growing center is exerting
influence in converting all available properties to medical related uses.

Washington Street Corridor: This area is located between downtown and the Pearl Nix Parkway.
The area is in transition from residential uses to a mix of commercial, office and residential with
a zoning overlay district.

Declining neighborhoods with pockets of older housing that have minor structural deficiencies are
located in the southern area and west of downtown. The area that has the most concentrated need
for assistance is the southern area but there are scattered needs throughout the City. A major goal of
the City is to maintain those areas that are zoned for residential use so that the affordable housing
close to employment is maintained for low and moderate-income families.

Overcrowding of housing units is a problem identified by the code enforcement staff. This problem
is most noticeable in the Hispanic households, which have an average household size over five
persons per household. The 2000 census also indicates that over 62 percent of Hispanic households
have more than one person per room (which HUD defines as overcrowding). Education and the
construction of new units have helped address this problem.

Tenure

The following table is a summary of the tenure patterns of the housing stock in the City of
Gainesville from 1990 to 2009.
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TENURE PATTERNS

Owner-Occupied Percentage Owner- Renter-Occupied Percentage Renter-
Units Occupied Units Occupied
1990 3,701 48.02% 4,006 51.98%
2000 3,657 42.11% 5,028 57.89%
2004 4,040 41.51% 5,692 58.49%
2009 4,729 41.00% 6,806 59.00%

Source: ESRI Business Information Solutions, 2003 Estimates and Projections, 2/2004.

Renter-occupied housing units dominate the housing market in the City of Gainesville. According
to the 2000 U.S. Census the national average is approximately 33.8 percent of the housing market
that consists of renter-occupied housing units. The City of Gainesville has a significantly higher
percentage of renter-occupied housing when compared to the nation. Even though the City has a
higher portion of renter households than the national average, the owner-occupied market still does
not promote affordable housing choices for low and moderate-income people.

Age of the Housing Stock
The following graphs presents the age of the City’s housing stock. This data is current as of the
2000 Census. A vast majority of the housing stock in the City was built prior to the 1990s.

Age of Housing Stock, Gainesville, GA
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As the graph above illustrates, the majority of the housing stock in the City was constructed before
1980. Approximately 60 percent of homes built were before 1978. The typical life a single-family
home is approximately 40 years before significant renovations and improvements are needed.
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Approximately 32 percent of the housing stock in Gainesville is over the age of 40, which could be

in need of renovations.

Multifamily Market Characteristics

Following are relevant market characteristics for the market rate properties surveyed. In order to
assess the multifamily rental market in Gainesville, 14 properties with a total of 1,955 units were
interviewed in January through March of 2004. Several properties were not interviewed.

EXCLUDED PROPERTIES

Brentwood Apartments
Lamplighter Townhomes
Spring Valley
Enota Gardens
Norwood

Could not Contact
Refused to Participate
Refused to Participate

Could not Contact

Could not Contact

The following table illustrates the multifamily properties that were included in the market overview.

INCLUDED PROPERTIES

1. Amli at Park Creek
2. Amli at Towne Creek
3. Caswyck Lake Club
4. Edgewater on Lanier Apartments
5. Glenn Cove Apartments
6. Northcliff Colony and River Run
7 Ridgewood Place
8. Pines of Lanier
9. Pointe Lanier
10. Brandon Place
11. Summit Place at Limestone
12. Versailles
13. Lanier Terrace
14. Harbor View

1100 Park Creek Court
700 Washington Street NW
1500 Avonlea Way SW
2419 Old Thompson Bridge
1750 Norton Drive NE
226 River Cliff Drive NE
320 Ridgewood Avenue
2354 Pine Cove Circle
2460 Spring Road
1425 Brandon Place
2350 Windward Lane
1687 Parkhill Drive
1030 Summit Street
2601 Thompson Bridge Road
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Turnover
The following table illustrates reported turnover for the multifamily properties.

TURNOVER RATES

Property Name Turnover

Amli at Park Creek 83%

Amli at Towne Creek 60%

Caswyck Lake Club 45%
Edgewater on Lanier Apartments Variable
Glenn Cove Apartments Variable
Northcliff Colony and River Run Variable
Ridgewood Place Variable

Pines of Lanier 95%

Pointe Lanier 66%
Brandon Place Variable

Summit Place at Limestone 63%

Versailles 45%

Lanier Terrace 38%

Harbor View 95%

Average Turnover 66%
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As the table illustrates, the annual turnover rates in Gainesville are relatively high. Additionally,
management at these properties stated that the turnover rate was common for the market.

Occupancy Levels

The following table summarizes overall occupancy levels at the surveyed properties.

OVERALL OCCUPANCY LEVELS

Property Name Occupanc

Amli at Park Creek 98.00%

Amli at Towne Creek 96.67%
Caswyck Lake Club 97.44%
Edgewater on Lanier Apartments 99.44%
Glenn Cove Apartments 91.54%
Northcliff Colony and River Run 86.00%
Ridgewood Place 94.74%

Pines of Lanier 88.54%

Pointe Lanier 91.00%

Brandon Place 96.88%

Summit Place at Limestone 100.00%
Versailles 87.50%

Lanier Terrace 79.17%

Harbor View 83.33%

Average Occupancy 92.92%

All of the properties are 79 percent to 100 percent occupied.

Furthermore, overall average

occupancy is reported at 93 percent. The only properties that are under 90 percent occupied are
Northcliff Colony and River Run, Pines of Lanier, Versailles, Lanier Terrace, and Harbor View.
Northcliff Colony and River Run are operated jointly. However, management stated that the
occupancy rate of 86 percent is common for the winter months and that the occupancy rate would
increase during the spring and summer. This property is also the oldest property in our survey built
in 1965, and suffers from deferred maintenance. Additionally, Versailles, Lanier Terrace, and
Harbor View were all constructed in the early 1970s.

By-Unit Weighted Vacancy
The following table illustrates vacancy by unit type, for the surveyed properties. It should be noted
that not all of the properties were able to provide a breakdown of the number of units by bedroom

type.

WEIGHTED VACANCY

Total Units Vacant Units Percent Vacant
Total 1BR 291 3 1.0%
Total 2BR 576 39 6.8%
Total 3BR 118 10 8.5%
Total Units 985 52 5.3%

As the table depicts, the highest vacancy rate is demonstrated in the three-bedroom units. A
significant amount of two-bedroom vacancies is at Versailles and Lanier Terrace, two of the older
properties in the survey. The vacancy rates by unit type demonstrate a market where the low and
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medium income households may be priced out of affordable housing options. The following table
depicts the average vacancy rate and rental rates by bedroom type.

Average Monthly Rent and Vacancy by Unit Type
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Concessions
Concessions are present in the Gainesville market. The following table depicts the concessions

being offered in the market as of January through March of 2004.

CONCESSIONS

Property Name Concessions

Northcliff Colony and River Run $99 first month's rent
Ridgewood Place 1 month free rent
Pointe Lanier 1 month free rent for the 2BR
Summit Place at Limestone $150 off 1st two month's rent for the 2BR
Harbor View $99 first month's rent

As the table above depicts, only five of the properties are currently offering concessions. Northcliff
Colony and River Run, jointly operated complexes, have the lower than the average vacancy rate in
the market and it is expected that these properties would offer a concession. Additionally, Pointe
Lanier and Harbor View are also underperforming the market, which explains the presence of the
concession. However, Ridgewood Place also offers a concession even though it is just slightly
outperforming the market since its occupancy rate is slightly above the market average. Also,
Summit Place at Limestone is offering a concession for its two-bedroom units, even though they are
100 percent occupied. Management indicated that the property will have approximately five vacant
two-bedroom units in April.

Rental Rate Changes

Eight of the surveyed properties reported a change in their rental rates during the previous year. The
following table depicts the changes in rental rates demonstrated in the market.
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RENTAL RATE CHANGES

Property Name Rent Changes
Amli at Park Creek 1% increase
Amli at Towne Creek lower slightly
Edgewater on Lanier Apartments 4% to 6% increase
Ridgewood Place recent increase
Pines of Lanier 3% to 5% decrease
Brandon Place 15% to 20% decrease
Lanier Terrace 4% decrease
Harbor View 4% to 5% increase

As the table depicts, the rental rates in the market have remained relatively stable during 2003.
Three of the eight properties that changed their rental rates in 2003 increased their rates while five
properties decreased their rates, while six properties did not change their rates. The overall trend has
been relatively stable.

Monthly Rent Discussion

The following table is a comparison of the rental rates by bedroom type at the survey properties. It
should be noted that the rates for the properties have been adjusted based on concessions, when
appropriate.

MARKET MONTHLY RENT COMPARISON

Bedroom Type Minimum Maximum \ Average
One-bedroom $400 $618 $531
Two-bedroom $493 $765 $621

Three-bedroom $557 $910 $738

As the table depicts, there is a significant gap between the minimum rental rate in the market and the
maximum rental rate in the market. One of the key differences in the rental rate appears to be the
age of the property. The following table illustrates the affordability of the average market rents
above.

AFFORDABILITY IN GAINESVILLE

Hourly Wage Needed to Work Hours/\Week at
Annual Income Needed Monthly Income Needed to Afford FMR at 40 hours ~ As % of Minumum Minimum Wage to
to Afford FMR Afford FMR per week Wage Afford 2BR FMR
One-bedroom
$537 $21,480 $1,790 $10.33 201% 80
Two-bedroom
$650 $26,000 $2,167 $12.50 243% 97
Three-hedroom
$761 $30,440 $2,537 $14.63 284% 114

*Source: Workforce Housing in Georgia, Housing and Demographic Research Center 9/2001.

This table indicates that for a household to not be cost burdened, annual incomes of $21,480,
$26,000, and $30,440 are needed to afford a one-, two-, and three-bedroom unit respectively. Low-
income households are considered those households earning between $15,550 and $25,900. This
would indicate that upper lower-income households could afford one- and two-bedroom units.
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CITIZEN PARTICIPATION

The Consolidated Plan requires grantees to adopt a Citizen Participation Plan. The original Citizen
Participation Plan was adopted in 2004. The plan contains the required elements listed in the
Consolidated Plan regulations 24 CFR 91.105

Standards
1. Citizen participation will be approached on a community-wide and a neighborhood level.

2. The City will consider any comments and views received and, if deemed appropriate, modify
plans and programs accordingly.

3. Citizen participation requirements will not be construed to restrict the authority of the City to
develop plans, programs, and activities to be accomplished with federal funds.

4. All aspects of citizen participation shall be conducted in an open manner with freedom of
access for all interested persons.

5. There shall be involvement of low- and moderate-income persons, members of minority
groups, residents of Neighborhood Strategy (Community Development) Areas and other
areas where a significant amount of activity is proposed or ongoing, the elderly, the
handicapped, and others who are concerned about the program.

6. Citizens shall be provided adequate and timely information so they can be meaningfully
involved at various stages of the program.

7. Submission of views, comments and proposals by citizens is encouraged and solicited.
Encouragement of Citizen Participation Plan

The City of Gainesville will provide its citizens with an adequate opportunity to participate in the
planning and development of its Consolidated Plan. It will also encourage participation in the
implementation, monitoring, and evaluation of the use of funds under the Consolidated Plan
program. Particular emphasis is placed on participation by the residents of the areas where funds are
proposed to be spent, and other low and moderate income or blighted areas. The input of
individuals, groups, and organizations will be solicited via the news media, word of mouth, and
direct contact by telephone, email and/or mail. Various media and communication resources will be
employed to enlighten citizens of the benefits of active citizen involvement in the Consolidated Plan
program.

A process to be followed in drawing up and approving the Plan and the schedule of meetings and
hearings will be available to individuals and organizations interested in the Consolidated Plan
program.

The Housing & Neighborhood Development Department will serve as the City's liaison with
interested individuals and groups concerned with the Consolidated Plan program. Educational
programs for specific project areas, for all target areas, and for city residents in general will be
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conducted as necessary. This may be accomplished by special publications offering more
information or sources of assistance.

Access to Records, Local Meetings, and Information

Before adopting a proposed Consolidated Plan, the City of Gainesville will publish a summary of the
proposed Plan in at least one newspaper of general circulation in the city, describing the contents
and purpose of the Plan. This summary shall include the total amount of entitlement funds to be
made available for the Consolidated Plan, and the range of activities that may be undertaken with
these funds and the kinds of activities previously funded in the community. The type of activities
ineligible will be provided as necessary.

The summary will also include a list of the locations where copies of the entire proposed
Consolidated Plan might be examined. Copies of the proposed Consolidated Plan will be available
to be examined in the public libraries in the city and in the office of the Housing & Neighborhood
Development Department. A reasonable number of free copies of the proposed plan will be
provided to citizens and groups that request it.

Citizens will be given reasonable and timely access to local meetings, information, and records
relating to the proposed use of Consolidated Plan funds. Specifically, the City will notify the public
at least ten (10) days in advance of the public meetings regarding the proposed use of Consolidated
Plan funds.

All important program documents; including copies of previous CDBG and other applications,
letters of approval, performance reports, evaluation reports, program regulations, explanations of
program requirements; planning studies and reports, and newsletters regarding the Consolidated Plan
will be available for public examination at the office of Housing & Neighborhood Development
during normal business hours. The public may inquire by telephone at 770-531-2693 or come to the
Department office located at 430 Prior Street, SE, Suite 500. Documents will be sent to citizens
upon written request. Source documents will be available for public examination at the Department
office during normal business hours. Upon request, the citizen participation plan will be put into a
format accessible to person with disabilities.

Provision of Technical Assistance to Citizens

Technical assistance within the capability of the Housing & Neighborhood Development
Department will be provided to groups representing persons of low and moderate income if such
assistance is requested. Further, individuals will be assisted as far as is practical in developing their
views, proposals, or the resolution of problems. The Department will also assist community groups
and governmental agencies with planning and implementing activities to assist the elderly,
handicapped, abused children or other needy persons and with activities to provide decent housing
for the elderly and low income persons.
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Public Hearings

Public hearings will be held to obtain citizen views and to respond to proposals and questions at all
stages of the community development program. Public hearings will begin prior to development of
the annual action plan and continue through the implementation phase of the program year.
Hearings will either be formal meetings held at a specific time and date or be more flexible and run
for a four- or five-day period for normal work hours and accommodate groups or individuals on a
walk-in or appointment basis. There will be a minimum of two public hearings each year, to be
conducted during at least two different program phases during the program year. During the
development of a Consolidated Plan, at least one public hearing must be held before the proposed
Consolidated Plan is published for public comment.

Hearings will be at the Carol Lunday Center (located in a low and moderate income neighborhood)
or other facilities that are designed to accommodate the handicapped and that are convenient and
accessible to low- and moderate-income persons. Notices of hearings, environmental reviews, final
statements, proposed fund use and other items as required will be published in at least one
newspaper of general circulation in the City, as well as any known local minority newspaper.
Notices of hearings or other items published will inform the public of the time, date, location,
purpose, method of response, or other pertinent information.

Comments and Complaints

Comments from citizens concerning the Consolidated Plan program are welcome at any time. There
will be a period of at least 30 days to receive comments from citizens on the Consolidated Plan each
year before completion of the final Plan Statement. Any comments or views received orally or in
writing from citizens will be considered in preparing the final Plan Statement. A summary of these
comments or views, and a summary of any comments or views not accepted and the reasons;
therefore, shall be attached to the final Consolidated Plan or Plan Statement.

Complaints involving any aspect of the Consolidated Plan program should be directed to:
Housing Programs Manager

430 Prior Street, SE, Suite 500

P. O. Box 2496

Gainesville, Georgia 30503

Telephone 770-531-2693

The complaint will receive expedient and comprehensive attention. Written answers will be
provided within fifteen (15) working days.

Complaints not resolved by the Department will be referred to the City Manager, the CDBG
Committee, or the Mayor and City Council in that order.

If requested, citizens will be provided the address and/or telephone number of the U.S. Department
of Housing and Urban Development Atlanta Area Office.
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Performance Reports

Citizens will have the opportunity to comment on the annual performance report before it is
submitted to HUD. Notice of the availability of the draft performance report will be provided in a
newspaper of general circulation, along with the location at which the report may be examined.
Citizens will have at least fifteen (15) days in which to examine the report and provide comments on
it before it is submitted to HUD.

The City of Gainesville will consider any comments or views of citizens received orally at public
hearings or in writing regarding the performance report. A summary of these comments or views
will be attached to the final performance report.

Plan Amendments

Substantial amendments to the Consolidated Plan require public notice and participation. A
substantial amendment is defined as a major change in an approved strategy. It involves a change to
the five-year strategy, which may be caused by a decision to undertake programs or activities
inconsistent with that strategy. For example, shifting in spending of funds from Housing to Public
Facilities within the City’s CDBG program would require a plan amendment.

Citizens will have the opportunity to comment on substantial amendments to the Plan before they are
officially adopted. Notice of the availability of substantial amendments will be provided in a
newspaper of general circulation, along with the location at which the amendments may be
examined. Citizens will have at least thirty (30) days in which to examine the amendments and
provide comments before they are officially adopted.

The City of Gainesville will consider any comments or views of citizens received orally at public
hearings or in writing regarding the amendments. A summary of these comments or views will be
attached to the amendments.

Languages

The City of Gainesville has a moderate amount of households requiring services be provided in a

language other than English. Upon request or as necessary, the City will make arrangements for
documents to be provided in another language or for translators to assist with communication.
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Summary of Public Comments

November 12, 2003

The first hearing was held on November 12, 2003, to inform citizens and various agencies of the
process and to request their guidance and assistance in preparing a Consolidated Plan that reflects
the needs of the City of Gainesville. Nineteen persons attended with the majority representing
public service agencies. Questions were raised as to documenting benefit numbers and citizenship.
Needs identified included more elderly housing and supportive services, sidewalks, housing repair,
literacy, transitional housing and transportation services.

March 1, 2004

A second hearing was held on March 1, 2004 to present draft data and explains methodology in
collecting the data. Eleven persons attended, approximately half were elected officials or city staff.
A representative from Hall County and five non-profit agencies also attended.

June 28, 2004

The third hearing was held on June 28, 2004 to present the Consolidated Plan for a 30-day public
review period. Two citizens attended the Public Hearing on June 28 to inquire about funding for
roof repair and bathroom modifications.

Public Comments received June 29 through July 29, 2004

Habitat for Humanity
The office received 30 emails requesting that funds be given to Habitat for Humanity to purchase
land and improve housing in Hall County.

Affordable Housing

A written comment stated there is a definite need for affordable housing in the City of Gainesville of
various types and is supportive of any housing initiatives that strengthen the residential
neighborhoods surrounding downtown Gainesville. The predominant workforce downtown would
be earning at the lower end of the wage scale (retail, food service, administrative, public employees,
etc.).

Regulations
A written comment was received citing displeasure over the fact that Hall County cannot use the
CDBG funds because of the federal regulations.

August 3, 2004

The Gainesville City Council adopted the Consolidated Plan to their regularly scheduled meeting for
submittal to HUD. A review of public comments and the action plan was made at the work session
held on Thursday July 29, 2004.
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COMMUNITY ACTION PLAN
A. Form Application

Insert SF-424

B. Resources

1. Federal resources include the annual allocation of Community Development Block Grant
(CDBG) funds. The allocation for program year 2004 is $470,000. No program income is
anticipated for this year since this is the first year of the federal allocation.

2. Other resources include:

(a) general fund monies to leverage code enforcement, park and recreation and infrastructure
improvements

(b) lender financing to leverage housing activities

(c) Gainesville Non-Profit Development Foundation funds to leverage staff salaries and
provide loans to persons unable to obtain bank loans for repairs

(d) Agency funds to leverage public services

(e) Owner funds

C. Activities to be undertaken
The first program year (2004-2005) of CDBG entitlement funding will address the following
programs and activities:

CLEARANCE AND DEMOLITION - $25,000
Funds will be used for acquisition and/or clearance and demolition of vacant, hazardous lots or

buildings.

HOUSING PROGRAMS

e Rehabilitation and repair of residential structures............................. $150,000
®  EMEIQgENCY MBPAITS ..eiut it it ettt et e e et e e e e e e e e e $50,000
e Handicapped Accessibility Modifications................cooeoiiiininn e, $25,000
o Elderly hoUSING.....ccounie e $50,000
LEAD BASED PAINT ..o e e e e e e e e $20,000

Funds will be used for testing and mitigation for housing of lead poisoned children.

PUBLIC SERVICES 15% Cap... .. e ettt et et e et e e e e e e $45,000
Funds will be used for preparation of Impediments to Fair Housing Plan.

PROGRAM ADMINISTRATION 20%0 CaP ... vvveeveenien e et eeviienvae e $92,000
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Funds will be used for staff and costs associated with oversight, management, monitoring, and
coordination of above activities.

UNPROGRAMMED FUNDS. .. .ot e e e e e e e e, $13,000
Funds will be used to cover cost overruns in the CDBG activities shown above.

TOTAL EXPENDITURES. ... e $470,000

See attached project tables (Table 3) for more information.
D. Geographic Distribution

Housing activities will be addressed city wide with income of beneficiaries as the main determining
factor. Infrastructure and public facility improvements will be targeted to low and moderate income
neighborhoods and to those agencies serving low- and moderate-income clients.

Public Service category programs will be limited to those agencies serving low- and moderate-
income persons (senior citizen transportation, transitional housing for young mothers recovering
from substance abuse, community outreach programs, Basic Skills Enhancement, and a certified
literate community program which is a state initiative to galvanize the entire community around the
issue of literacy) also operate city-wide, as does the fair housing program.

The programs for code enforcement, removal of architectural barriers, clearance and demolition of

vacant hazardous lots and buildings, and improvements to city parks and recreation facilities will all
take place city wide with a targeted focus within low- and moderate-income neighborhoods.
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CERTIFICATIONS

In accordance with the applicable statutes and the regulations governing the consolidated plan
regulations, the jurisdiction certifies that:

Affirmatively Further Fair Housing — The jurisdiction will affirmatively further fair housing,
which means it will conduct an analysis of impediments to fair housing choice within the
jurisdiction, take appropriate actions to overcome the effects of any impediments identified through
that analysis, and maintain records reflecting that analysis and actions in this regard

Anti-displacement and Relocation Plan—It will comply with the acquisition and relocation
requirements of the Uniform Relocation Assistance and Real Property Acquisition Policies Act of
1970, as amended, and implementing regulations at 49 CFR 24; and it has in effect and is following
a residential anti-displacement and relocation assistance plan required under section 104(d) of the
Housing and Community Development Act of 1974, as amended, in connection with any activity
assisted with funding under the CDBG of Home programs.

Drug Free Workplace—It will continue to provide a drug-free workplace by:

1.) Publishing a statement notifying employees that the unlawful manufacture, distributions,
dispensing, possession, or used of a controlled substance is prohibited in the grantee’s
workplace and specifying the actions that will be taken against employees for violation of
such prohibition;

2.) Establishing an ongoing drug-free awareness program to inform employees about-

(a) The dangers of drug abuse in the workplace;

(b) The grantee’s policy of maintaining a drug-free workplace;

(c) Any available drug counseling, rehabilitation, and employee assistance program; and

(d) The penalties that may be imposed upon employees for drug abuse violations
occurring in the workplace;

3) Making it a requirement that each employee to be engaged in the performance of the grant be
given a copy of the statement required by paragraph 1;

4) Notifying the employee in the statement required by paragraph 1 that, as a condition of
employment under the grant the employee will-

@) Abide by the terms of the statement; and

(b) Notify the employer in writing of his or her conviction for a violation of a criminal
drug statue occurring the workplace no later than five calendar days after such
conviction;

5) Notifying the agency in writing, within ten calendar days after receiving notice under
subparagraph 4(b) from an employee or otherwise receiving actual notice of such conviction.
Employers of convicted employees must provide notice, including position title, to every grant
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officer or other designee on whose grant activity the convicted employee was working, unless the
Federal agency has designated a central point for the receipt of such notices. Notice shall include
the identification number(s) of each affected grant;

6.) Taking one of the following actions, within 30 calendar days of receiving notice under
subparagraph 4(b), with respect to any employee who is so convicted-

(a) Taking appropriate personnel action against such an employee, up to and
including termination, consistent with the requirements of the Rehabilitation Act
of 1973, as amended; or

(b) Requiring such employee to participate satisfactorily in a drug abuse or assistance
or rehabilitation program approved for such purposes by a Federal, State, or local
health, law enforcement, or other appropriate agency;

7)) Making a good faith effort to continue to maintain a drug-free workplace through
implementation of paragraphs 1,2,3,4,5, and 6.

Anti-lobbying—To the best of the jurisdiction’s knowledge and belief:

1. No Federal appropriated funds have been paid or will be paid, by or on

behalf of it, to any person for influencing or attempting to influence an officer or employee of any
agency, a Member of Congress, an officer or employee of Congress, or an employee of a Member of
Congress in connection with the awarding of any Federal contact., the making of any Federal grant,
the making of any Federal loan, the entering into of any cooperative agreement, and the extension,
continuation, renewal, amendment, or modification of any Federal contract, grant, loan, or
cooperative agreement;

2. If any funds other than Federal appropriated funds have been paid or will be paid to any
person for influencing or attempting to influence an officer or employee of any agency, a
Member of Congress, and officer or employee of Congress, or an employee of a Member
of Congress in connection with this Federal contract, grant, loan, or cooperative
agreement, it will complete and submit Standard Form-LLL, “Disclosure Form to Report
Lobbying,” in accordance with its instructions; and

3. It will require that the language of paragraph 1 and 2 of this anti-lobbying
Certification be included in the award documents for all subawards at all tiers (including
subcontracts, subgrants, and contracts under grants, loans, and cooperative agreements) and that all
subrecipients shall certify and disclose accordingly.

Authority of Jurisdiction—The consolidated plan is authorized under State and local law (as
applicable) and the jurisdiction possesses the legal authority to carry out the programs for which it is
seeking funding, in accordance with applicable HUD regulation.

Consistency with plan—The housing activities to be undertaken with CDBG, HOME, ESG, and
HOPWA funds are consistent with the strategic plan.
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Section 3—It will comply with section 3 of the housing and Urban Development Act of 1968, and
implementing regulation at 24 CFR Part 135.

Acquisition and Relocation—It will comply with the acquisition and relocation requirements of the
Uniform Relocation Assistance and Real Property Acquisitions Policies Act of 1970, as amended
(42 U.S.C. 4601) and implementing regulations at 49 CFR Part 24.

Signature/ Authorized Official Date

Title
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SPECIFIC CDBG CERTIFICATION
The Entitlement Community certifies that:

Citizen Participation —It is in full compliance and following a detailed citizen participation plan
that satisfies the requirements of 24 CFR 91.105

Community Development Plan—Its consolidated housing and community development plan
identifies community development and housing needs and specifies both short-term and long term
community development objectives that provide decent housing, expand economic opportunities
primarily for persons of low and moderate income. (See CFR 24 570.2 and CFR 24 part 570)

Following a Plan—IT is following a current consolidated plan (or Comprehensive Housing
Affordability Strategy) that has been approved by HUD.

Use of Funds—It has complied with the following criteria:

1. Maximum Feasible Priority. With respect to activities expected to be assisted

with CDBG funds, it certifies that it has developed its Action Plan so as to give maximum feasible
priority to activities which benefit low and moderate income families or aid in the preventions or
elimination of slums or blight. The Action Plan may also include activities which the grantee
certifies are designed to meet other community development needs having a particular urgency
because existing conditions pose a serious and immediate threat to the health or welfare or the
community, and other financial resources are not available;

2. Overall Benefit. The aggregate use of CDBG funs including section 108 guaranteed loans
during program year(s) 2001 (a period specified by the grantee consisting of one, two, or three
specific consecutive program years), shall principally benefit persons of low and moderate
income in a manner that ensures that at least 70 percent of the amount is expended for activities
that benefit such persons during the designated period,;

3. Special Assessments. It will not attempt to recover any capital cost of public improvements
assisted with CDBG funds including Section 108 loan guaranteed funds by assessing any amount
against properties owned and occupied by persons of low and moderate income, including any
fee charged or assessment made as a condition of obtaining access to such public improvements.

However, if CDBG funds are used to pay the proportion of a fee or assessment that relates to the
capital costs of public improvements (assisted in part with CDBG funds) financed from other
revenue sources, an assessment or charge may be made against the property with respect to the
public improvements financed by a source other CDBG funds.

The jurisdiction will not attempt to recover any capital cost of public improvements assisted with
CDBG funds, including Section 108, unless CDBG funds are used to pay the proportion of fee or
assessment attributable to the capital costs of public improvements financed from other revenue
sources. In this case, an assessment or charge may be made against the property with respect to the
public improvements financed by a source other than CDBG funds. Also, in the case of properties
owned and occupied by moderate-income (not-low income) families, an assessment or charge may
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be made against the property for public improvements financed by a source other than CDBG funds
if the jurisdiction certifies that it lacks CDBG funds to cover the assessment.

Excessive Force—It has adopted and is enforcing:
1. A policy prohibiting the use of excessive force by law enforcement agencies withing its
jurisdiction against any individuals engaged in non-violent civil rights demonstrations; and

2. A policy of enforcing applicable State and local laws against physically barring entrance to
or exit from a facility or location which is the subject of such non-violent civil rights demonstrations
within its jurisdiction;

Compliance With Anti-discrimination Laws—The Grant will be conducted and administered in
conformity with the title VI of the Civil Rights Act of 1964 (42 USC 2000d), the Fair Housing Act
(42 USC 3601-3619), and implementing regulations.

Led-Based Paint — Its notification, inspection, testing and abatement procedures concerning lead-
based paint will comply with the requirements of 24 CFR 8§ 570.608; and 24 CFR Part 35.

Compliance with Laws—It will comply with applicable laws.

Signature/ Authorized Official Date

Title
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DEFINITIONS

Architectural Barrier: A physical barrier or impediment, which acts to obstruct or
prevent movement by an elderly person or by a person with a physical handicap.

Area Median Income - shall mean the median income for the area wherein the Project
is located, which area median income is determined annually by HUD.

Business Day - shall mean any day on which the City of Gainesville is open for the
transaction of business.

CDBG funds. Community Development Block Grant funds

Certification. A written assertion, based on supporting evidence, that must be kept
available for inspection by HUD, by the Inspector General of HUD, and by the public.
The assertion shall be deemed to be accurate unless HUD determines otherwise, after
inspecting the evidence and providing due notice and opportunity for comment.

Consolidated plan (or "the plan"). The document that is submitted to HUD that
serves as the planning document (comprehensive housing affordability strategy and
community development plan) of the jurisdiction and an application for funding under
any of the Community Planning and Development formula grant programs.

Cost burden. The extent to which gross housing costs, including utility costs, exceed
30 percent of gross income, based on data available from the U.S. Census Bureau.

Dilapidated dwelling unit. A housing unit that does not provide safe and adequate
shelter, and in its present condition endangers the health, safety, or well-being of a
family.

Dwelling. - means the place of permanent or customary and usual residence of a
person, according to local custom or hew, including a single-family house; a single-
family unit in a two-family, multifamily, or multi-purpose property; a unit of a
condominium or cooperative housing project; a non-housekeeping unit; a mobile
home; or any other residential unit. (NOTE: Occupants of an emergency shelter are
not considered the resident of a dwelling because the facility is not a permanent
residence.)

Elderly. People age 62 and older
Emergency shelter. Any facility with overnight sleeping accommodations, the
primary purpose of which is to provide temporary shelter for the homeless in general

or for specific populations of the homeless.

Extremely low-income family. Family whose income is between 0 and 30 percent of
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the median income for the area, as determined by HUD with adjustments for smaller
and larger families, except that HUD may establish income ceilings higher or lower
than 30 percent of the median for the area on the basis of HUD's findings that such
variations are necessary because of prevailing levels of construction costs or fair
market rents, or unusually high or low family incomes.

Family means all persons living in the same household who are related by birth,
marriage or adoption.

Frail Elderly. People age 62 and older who have limitations in three or more life
activities such as bathing, dressing, and housekeeping.

Homeless family with children. A family composed of the following types of
homeless persons: at least one parent or guardian and one child under the age of 18; a
pregnant woman; or a person in the process of securing legal custody of a person
under the age of 18.

Homeless person. A youth (17 years or younger) not accompanied by an adult (18
years or older) or an adult without children, who is homeless (not imprisoned or
otherwise detained pursuant to an Act of Congress or a State law), including the
following:
1. An individual who lacks a fixed, regular, and adequate nighttime residence;
and
2. An individual who has a primary nighttime residence that is:
i. A supervised publicly or privately operated shelter designed to provide
temporary living accommodations (including welfare hotels, congregate
shelters, and transitional housing for the mentally ill);
ii.  An institution that provides a temporary residence for individuals
intended to be institutionalized; or
iii. A public or private place not designed for, or ordinarily used as, a
regular sleeping accommodation for human beings. Homeless
subpopulations. Include but are not limited to the following categories
of homeless persons: severely mentally ill only, alcohol/drug addicted
only, severely mentally ill and alcohol/drug addicted, fleeing domestic
violence, youth, and persons with HIV/AIDS.

HUD. U.S. Department of Housing and Urban Development

Household. All the persons who occupy a housing unit. The occupants may be a
single family, one person living alone, two or more families living together, or any
other group of related or unrelated persons who share living arrangements.

Jurisdiction. A State or unit of general local government.

Large family. Family of five or more persons.
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Lead-based paint hazards means lead-based paint hazards as defined in part 35,
subpart B of this title.

Low-income families. Low-income families whose incomes do not exceed 50 percent
of the median family income for the area, as determined by HUD with adjustments for
smaller and larger families, except that HUD may establish income ceilings higher or
lower than 50 percent of the median for the area on the basis of HUD's findings that
such variations are necessary because of prevailing levels of construction costs or fair
market rents, or unusually high or low family incomes.

Middle-income family. Family whose income is between 80 percent and 95 percent
of the median income for the area, as determined by HUD, with adjustments for
smaller and larger families, except that HUD may establish income ceilings higher or
lower than 95 percent of the median for the area on the basis of HUD's findings that
such variations are necessary because of prevailing levels of construction costs or fair
market rents, or unusually high or low family incomes. (This corresponds to the term
"moderate income family" under the CHAS statute, 42 U.S.C. 12705.)

Moderate-income family. Family whose income does not exceed 80 percent of the
median income for the area, as determined by HUD with adjustments for smaller and
larger families, except that HUD may establish income ceilings higher or lower than
80 percent of the median for the area on the basis of HUD's findings that such
variations are necessary because of prevailing levels of construction costs or fair
market rents, or unusually high or low family incomes.

Nonprofit Organization. An organization that is incorporated under the applicable
laws of a State as a nonprofit organization and exempt from paying Federal income
taxes under section 501 of the Internal Revenue Code (26 U.S.C. 501).

Overcrowding. For purposes of describing relative housing needs, a housing unit
containing more than one person per room, as defined by the U.S. Census Bureau, for
which data are made available by the Census Bureau. (See 24 CFR 791.402(b).)
Person with a disability. A person who is determined to:
1. Have a physical, mental or emotional impairment that:
i.  Isexpected to be of long-continued and indefinite duration;
Ii.  Substantially impedes his or her ability to live independently; and
iii. s of such a nature that the ability could be improved by more suitable
housing conditions; or
2. Have a developmental disability, as defined in section 102(7) of the
Developmental Disabilities Assistance and Bill of Rights Act (42 U.S.C. 6001-
6007); or
3. Be the surviving member or members of any family that had been living in an
assisted unit with the deceased member of the family who had a disability at
the time of his or her death.

Poverty level family. Family with an income below the poverty line, as defined by the
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Office of Management and Budget and revised annually.

Rehabilitation. The improvement or repair of an existing structure or an addition to
an existing structure that does not increase the floor area by more than 100 percent.
Rehabilitation does not include minor or routine repairs.

Severe cost burden. The extent to which gross housing costs, including utility costs,
exceed 50 percent of gross income, based on data available from the U.S. Census
Bureau.

State. Any State of the United States and the Commonwealth of Puerto Rico.
Transitional housing. A project that is designed to provide housing and appropriate
supportive services to homeless persons to facilitate movement to independent living
within 24 months, or a longer period approved by HUD. For purposes of the HOME
program, there is no HUD-approved time period for moving to independent living.

Substandard dwelling unit. A unit is substandard if it:

(1) Is dilapidated;

(2) Does not have operable indoor plumbing;

(3) Does not have a usable flush toilet inside the unit for the exclusive use of a
family;

(4) Does not have a usable bathtub or shower inside the unit for the exclusive
use of a family;

(5) Does not have electricity, or has inadequate or unsafe electrical service;

(6) Does not have a safe or adequate source of heat;

(7) Should, but does not, have a kitchen; or

(8) Has been declared unfit for habitation by an agency or unit of government.

Unit of general local government. A city, town, township, county, parish, village, or
other general purpose political subdivision of a State; an urban county; and a
consortium of such political subdivisions recognized by HUD in accordance with the
HOME program (24 CFR part 92) or the CDBG program (24 CFR part 570).
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ASSUMPTIONS AND LIMITING CONDITIONS

1.

10.

In the event that the client provided a legal description, building plans, title policy and/or
survey, etc., the appraiser has relied extensively upon such data in the formulation of all
analyses.

The legal description as supplied by the client is assumed to be correct and the author assumes
no responsibility for legal matters, and renders no opinion of property title, which is assumed
to be good and merchantable.

All encumbrances, including mortgages, liens, leases, and servitudes, were disregarded in this
valuation unless specified in the report. It was recognized, however, that the typical purchaser
would likely take advantage of the best available financing, and the effects of such financing
on property value were considered.

All information contained in the report, which others furnished, was assumed to be true,
correct, and reliable. A reasonable effort was made to verify such information, but the author
assumes no responsibility for its accuracy.

The report was made assuming responsible ownership and capable management of the
property.

The sketches, photographs, and other exhibits in this report are solely for the purpose of
assisting the reader in visualizing the property. The author made no property survey, and
assumes no liability in connection with such matters. It was also assumed there is no property
encroachment or trespass unless noted in the report.

The author of this report assumes no responsibility for hidden or unapparent conditions of the
property, subsoil or structures, or the correction of any defects now existing or that may
develop in the future. Equipment components were assumed in good working condition unless
otherwise stated in this report.

It is assumed that there are no hidden or unapparent conditions for the property, subsoil, or
structures, which would render it more or less valuable. No responsibility is assumed for such
conditions or for engineering, which may be required to discover such factors.

The investigation made it reasonable to assume, for report purposes, that no insulation or other
product banned by the Consumer Product Safety Commission has been introduced into the
Subject premises. Visual inspection by the appraiser did not indicate the presence of any
hazardous waste. It is suggested the client obtain a professional environmental hazard survey
to further define the condition of the Subject soil if they deem necessary.

Any distribution of total property value between land and improvements applies only under the
existing or specified program of property utilization. Separate valuations for land and
buildings must not be used in conjunction with any other study or appraisal and are invalid if
S0 used.
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11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

Possession of the report, or a copy thereof, does not carry with it the right of publication, nor
may it be reproduced in whole or in part, in any manner, by any person, without the prior
written consent of the author particularly as to value conclusions, the identity of the author or
the firm with which he or she is connected. Neither all nor any part of the report, or copy
thereof shall be disseminated to the general public by the use of advertising, public relations,
news, sales, or other media for public communication without the prior written consent and
approval of the appraiser. Nor shall the appraiser, firm, or professional organizations of which
the appraiser is a member be identified without written consent of the appraiser.

Disclosure of the contents of this report is governed by the Bylaws and Regulations of the
professional appraisal organization with which the appraiser is affiliated: specifically, the
Appraisal Institute.

The author of this report is not required to give testimony or attendance in legal or other
proceedings relative to this report or to the Subject property unless satisfactory additional
arrangements are made prior to the need for such services.

The opinions contained in this report are those of the author and no responsibility is accepted
by the author for the results of actions taken by others based on information contained herein.

Opinions of value contained herein are estimates. There is no guarantee, written or implied,
that the Subject property will sell or lease for the indicated amounts.

All applicable zoning and use regulations and restrictions are assumed to have been complied
with, unless nonconformity has been stated, defined, and considered in the appraisal report.

It is assumed that all required licenses, permits, covenants or other legislative or administrative
authority from any local, state, or national governmental or private entity or organization have
been or can be obtained or renewed for any use on which the value estimate contained in this
report is based.

On all studies, Subject to satisfactory completion, repairs, or alterations, the report and
conclusions are contingent upon completion of the improvements in a workmanlike manner
and in a reasonable period of time.

All general codes, ordinances, regulations or statutes affecting the property have been and will
be enforced and the property is not Subject to flood plain or utility restrictions or moratoriums,
except as reported to the appraiser and contained in this report.

The party for whom this report is prepared has reported to the appraiser there are no original
existing condition or development plans that would Subject this property to the regulations of
the Securities and Exchange Commission or similar agencies on the state or local level.

Unless stated otherwise, no percolation tests have been performed on this property. In making
the appraisal, it has been assumed the property is capable of passing such tests so as to be
developable to its highest and best use, as detailed in this report.
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22,

23.

24,

No in-depth inspection was made of existing plumbing (including well and septic), electrical,
or heating systems. The appraiser does not warrant the condition or adequacy of such systems.

No in-depth inspection of existing insulation was made. It is specifically assumed no Urea
Formaldehyde Foam Insulation (UFFI), or any other product banned or discouraged by the
Consumer Product Safety Commission has been introduced into the appraised property. The
appraiser reserves the right to review and/or modify this appraisal if said insulation exists on
the Subject property.

Estimates presented in this report are assignable to parties to the development’s financial
structure.
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