
1

Feasibility for AHP Rental 
and Tax Credit 
Disbursements 
Presented by:

Jamie Board



Webinar Summary
• FHLB underwrites rental and tax credit project 

disbursements according to the applicable AHP 
Disbursement Feasibility Guidelines.

• Projects approved in 2022 and prior are subject to the 
feasibility guidelines outlined in the Disbursement 
Feasibility Guidelines for Projects Approved in 2022 and 
Prior

• Projects approved in 2023 are subject to the feasibility 
guidelines outlined in the Disbursement Feasibility 
Guidelines for Projects Approved in 2023
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Rental Disbursement Feasibility Report
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Projects approved in 2022 and prior Projects approved in 2023
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Justifying Feasibility Exceptions
• A project’s values must fall within the range or limit of all 

FHLB feasibility parameters.

• Justify why FHLB should provide AHP funds to the project 
with values outside the guidelines.

• Exceptions to feasibility guidelines approved by at AHP 
award or modification are carried forward to disbursement.
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Feasibility Report
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Sources and Uses
• The cost certification or AHP Development Budget must 

categorize all project expenses and may not include costs 
not yet expended.

• The funding source listing must breakout all of the project’s 
permanent funding sources by amount. 

• The total of all development costs and the sum of all 
permanent funding sources must be equal.

• AHP will only cover the gap between the total eligible 
project costs and the sum of all funding sources besides 
AHP.
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Financial Calculations

Total Project Cost = Total Acquisition Costs + Total Hard Costs + Total Soft Costs 
(including Developer Fee)
Total Residential Costs = Residential Space Costs Based on Sq.Ft. Percentage or 
Residential Space Costs Based on Applicant Data (as applicable) as shown on AHP 
Development Budget
Total Development Cost = (Total Acquisition Costs + Total Hard Costs + Total Soft 
Costs) – Total Developer Fee (including any Consultant Fees, Application Preparer 
Fees, and Similar Costs)
Total Developer Fee = Developer Fee and Developer Overhead + Consultant Fee + 
Application Preparer Fees and Similar Costs
Developer Fee Percentage = Total Developer Fee / Total Development Cost
Total Contractor Costs = (Construction Management/Overhead + Contractor’s Profit + 
General Requirements) / (Total Hard Costs – Construction Management/Overhead –
Contractor’s Profit – General Requirements)
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Financial Calculations cont.
Total Hard Costs per Unit = Total Hard Costs / Total Number of Units or Beds
Hard Cost Contingency Percentage = Hard Cost Contingency / (Total Hard Costs –
Hard Cost Contingency)
Total Soft Cost Percentage = Total Soft Costs / Total Project Costs
Soft Cost Contingency Percentage = Soft Cost Contingency / (Total Soft Costs – Soft 
Cost Contingency)
Capitalized Costs

Historic Preservation or Primarily Special Needs Projects (not people aged 60+) 
Maximum Total Reserves = (Subtotal Operating Expenses + Annual Replacement 
Reserves + Total Annual “Hard Debt” Service) / 12 * 15 ≥ Total “Capitalized 
Costs” 
All Projects (except special needs and historic rehab projects) Maximum Total 
Reserves = (Subtotal Operating Expenses + Annual Replacement Reserves + Total 
Annual “Hard Debt” Service) / 12 * 12 ≥ Total “Capitalized Costs”

13



Financial Calculations

Net Income = (Gross Annual Rental Income + Project-based Operating Subsidy + 
Utility Allowance + Interest Income + Landry, Parking, etc. + Other Income) – Vacancy 
Loss 

Net Cash Flow = Net Operating Income – Total Annual “Hard Debt” 

Net Operating Income = Net Income – Subtotal Operating Expenses - Annual 
Replacement Reserves 

Vacancy Ratio = Vacancy Loss / (Gross Annual Rental Income + Operating Subsidy + 
Utility Allowance) 

Management Fee Percentage = Management Fee / Net Income 

Debt Coverage Ratio = Net Operating Income / Total Annual “Hard Debt” Service 
Expense to Income Ratio = Total Operating Expenses / Net Income 

Operating Cost per Unit = Subtotal Operating Expenses / Total Number of Units or 
Bed
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Total Project Cost per Unit
*projects approved in 2022 and prior

15

Total Project Cost
Total Number of Units or Beds

• Cannot exceed $250,00 per traditional unit. 
• Cannot exceed $70,000 per bed for special purpose 

housing/group homes/shelters. 
• Major costs increases from the approved AHP application 

require approval by FHLB.



Hard Cost per Square Foot
*projects approved in 2023
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Total Hard Costs
Total Square Feet

• Cannot exceed amount per square foot for the relevant 
ZIP code and unit type shown in the residential 
construction cost index.

• Construction cost index is a tab within the Rental 
Feasibility Report

• Shelter/Special Purpose Housing/ Group Home projects 
are still subject to Total Project Cost per Bed
o $80,000 per bed for 2023 projects



Total Soft Cost Percentage
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Total Soft Costs
Total Project Costs

• Should not be more than 30% for tax credit projects.
• Should not be more than 25% for rental projects not 

receiving tax credits. 
• Explain and justify if project soft costs exceed parameter.



(General Requirements + Construction Mgmt/Overhead + Contractor’s Profit)
Total Hard Costs – (General Requirements + Construction Mgmt/Overhead + Contractor’s Profit)

• Maximum 14%.
• Does NOT include acquisition costs as a hard cost.
• FHLB does not make exceptions for this feasibility 

parameter; a violation results in an AHP grant reduction.

Total Contractor Costs
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Developer Fee Percentage
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Developer Fee 
(Total Project Cost – Developer Fee)

• “Developer Fee”= developer fee + organizational overhead + 
consultant fee + application preparer fee

• Maximum is 5% for acquisition-only projects.
• Maximum is 15% for new construction/rehabilitation
• Maximum is 20% if owner equity/deferred developer fee 

exists to cover the amount above 15%.
• Acquisition costs are removed from the Total Project Cost if 

they do not represent costs paid to a third party.



AHP Subsidy per Unit
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Total AHP Subsidy Requested
Number of AHP-assisted Units or Beds

• Cannot exceed $50,000 for 
traditional rental projects.

• Cannot exceed $15,000 for 
group home/special purpose 
housing/shelter beds.

If the number of units in the project has changed, submit an AHP Modification Request 
Form, available at www.fhlbcin.com.

• Cannot exceed $55,000 for 
traditional rental projects.

• Cannot exceed $16,000 for 
group home/special purpose 
housing/shelter beds.

Projects Approved in 2022 and prior       Projects approved in 2023



Capitalized Costs
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Capitalized Costs
(Total Operating Expenses + Debt Service)

• “Capitalized Costs”= lease-up reserves, operating reserves, 
replacement reserves, asset management fees, and any other 
costs generally considered operating expenses but shown on 
the AHP Development Budget

• Cannot exceed 12 months of operating expenses plus debt 
service payments unless involves historic rehab or reserve at 
least 85% of units for households with special needs, then 15 
months of costs as reserves is permissible.

• FHLB does not make exceptions. 



Operating Cost per Unit
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Subtotal Operating Expenses*
Total Number of Units or Beds

*does not include annual replacement reserves

• Traditional rental units 
o Min: N/A
o Max: $5,600

• Permanent supportive housing
o Min: N/A
o Max: $6,100

• “Shelter,” “Group home,” or “Special 
purpose housing” beds
o Min: N/A
o Max: $4,1000

• Traditional rental units 
o Min: $3,000
o Max: $6,000

• Permanent supportive housing
o Min: $3,600
o Max: $6,600

• “Shelter,” “Group home,” or 
“Special purpose housing” beds
o Min: $2,500
o Max: $4,500

Projects Approved in 2022 and prior       Projects approved in 2023



Annual Replacement Reserves
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Annual Replacement Reserves
Total Number of Units or Beds

• Traditional rental units 
o Min: $1
o Max: $400

• “Shelter,” “Group home,” or “Special 
purpose housing” beds
o Min: 1
o Max: $200

• Traditional rental units 
o Min: $250
o Max: $450

• “Shelter,” “Group home,” or 
“Special purpose housing” beds
o Min: $150
o Max: $250

Projects Approved in 2022 and prior       Projects approved in 2023



Vacancy Ratio
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Annual Vacancy Loss
(Gross Residential Rents + Subsidies)

• Must be between 5% and 10% for traditional projects.
• Can be between 0% and 10% for “Shelter,” “Group home,” or 

“Special purpose housing” projects.



Management Fee Percentage
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Management Fee
Net Income

• Cannot exceed 10% of net income.
• Must match the management fee identified in the project’s 

partnership or operating agreement.



Debt Coverage Ratio
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Net Operating Income
Total Annual Hard Debt Service

• Must be between 1.00 and 1.50 through Year 15
• Only applies to projects with permanent hard debt.
• Exceptions may be made solely at FHLB’s discretion and 

require justification.



Expense to Income Ratio
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Total Operating Expenses
Net Income

• Must be at least 80%.
• Only applies to projects without permanent hard debt
• If less than 80%, the project can afford to support debt, and 

FHLB may make adjustments to the AHP grant



Net Cash Flow
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Net Operating Income - Total Annual Hard Debt Service

• Must be positive in all 15 years of operations.
• If Net Cash Flow will be negative in years 12 and later, 

project must demonstrate that sufficient reserves will be 
available to cover the shortfall.



Rent Affordability 
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(Monthly Contract Rent Amount * 12)
Annual Area Median Income

• Use the move-in year’s MTSP limits posted on FHLB website.
• Assume one occupant per single-room occupancy (SRO) or 

efficiency unit and 1.5 persons per bedroom for all units with 
one bedroom or more. 

• Contract rent must be less than 30% of AMI.



For Low-Income Housing Tax Credits:

Total Equity Investment
(Annual Tax Credit Award * 10)

• Must be at least $0.80.
• If sale price is below limit, provide evidence of market 

conditions at the time of the project’s closing.

Tax Credit Sale Price per Dollar
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Loan Costs (Points and Fees)
*for projects approved in 2023 only
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Loan Fee
Loan Principal

• Points and fees should not exceed 1% of loan principal
• Applicable to Permanent, Construction, and Bridge loans 
• Loan information captured on the new AHP Verification of 

Project Loan Information form. 



Loan Costs (Rates)
*for projects approved in 2023 only
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• Applicable to Permanent, Construction, and Bridge loans 



Reminders
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• Be sure to assess the project’s financials before 
submitting documentation to FHLB and provide 
justification for any project values outside of FHLB’s 
ranges or limits.

• FHLB will not accept revised financial documentation 
once it has been submitted without back-up 
documentation.

• Request a formal modification to the project if it changes 
materially from what was submitted in the approved AHP 
application.
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HCI resources
• Access resources on www.fhlbcin.com by clicking 

through the following links:

o “Housing Programs” (in the header or middle 
of the screen), then

o “Affordable Housing Program” (on the left)

• Contact the FHLB staff if you have specific 
questions that are not answered in the materials 
available on the website.
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HCI staff
Name Phone E-mail Address

Damon v. Allen (513) 852-7518 allendv@fhlbcin.com
SVP, Chief Marketing & Community Investment Officer

Dawn E. Grace (513) 852-7612 gracede@fhlbcin.com
Vice President, Housing & Community Investment

Jill A. Cravens (513) 852-7550 cravensja@fhlbcin.com
Housing & Community Investment Officer 

Cassandra L. Larcarte (513) 852-7619 larcartecl@fhlbcin.com
Compliance & Outreach Manager

Laura K. Overton (513) 852-7603 overtonlk@fhlbcin.com
Systems & Reporting Manager

Jamie M. Board (513) 852-7629 boardjm@fhlbcin.com
AHP Disbursement Assistant Manager
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HCI staff
Name Phone E-mail Address

Jamie M. Board (513) 852-7629 boardjm@fhlbcin.com
AHP Disbursement Assistant Manager

Crystal L. Woolard (513) 852-7604 woolardcl@fhlbcin.com
Housing Financial Analyst 

Katharine Conklin (513) 853-7681 conklinke@fhlbcin.com
Housing Financial Analyst
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Contact us
Federal Home Loan Bank of Cincinnati

221 East Fourth Street, Suite 600

P.O. Box 598

Cincinnati, OH  45201-0598

Toll free:  (888) 345-2246

Fax:  (513) 852-7647

E-mail:  AHPDisbursement@fhlbcin.com

Website: www.fhlbcin.com
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Connect with us!
Get the latest news, events, and updates at FHLB Cincinnati by 
connecting with us on social media.

@FHLBCin
www.twitter.com/fhlbcin

www.facebook.com/fhlbcincinnati

www.linkedin.com/company/
federal-home-loan-bank-of-Cincinnati

@FHLBCin
www.intsagram.com/fhlbcin
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Let’s celebrate together!
We encourage all FHLB Members and housing sponsors to notify us of 
plans to celebrate or recognize any FHLB-funded housing or community 
investment project. FHLB is often available to participate and to offer 
public relations assistance for community events such as ribbon cuttings, 
groundbreakings, and dedications. 
Please contact Marketing/Public Affairs, 
toll-free, at (877) 925-FHLB(3452).
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Thank You


