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Purpose
• AHP at a Glance
• Entering Financial Data into OASYS
• AHP Feasibility Guidlelines
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Affordable Housing Program
• Direct grants for development of ownership and rental 

housing for very low- to moderate-income households (≤ 
80% AMI as established by HUD). 
o Federally regulated
o AHP Implementation Plan 

• Funds are provided to FHLB Members, including:
o Commercial banks
o Credit unions
o Community development financial institutions (CDFIs)
o Insurance companies
o Thrifts
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Filling the financial gap
• AHP is a gap funder
• AHP can fund 75% of residential costs for rental 

projects (100% for ownership projects) with a max of  
$1,500,000. 

• Funding is awarded/reserved at application but 
disbursed after project completion.
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Why AHP
• Rental and ownership housing:

o New construction
o Rehabilitation
o Acquisition/purchase of land or buildings

• AHP funds can make a project “more affordable” by:
o Reducing the amount of debt needed
o Reducing the need for other funding sources
o Reducing the credit risk of a loan
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AHP project unit type
 Unit = an individual dwelling or single-family home with 

its own private entrance, residential kitchen/cooking area, 
at least one full bath, and at least one sleeping area. A unit 
may be occupied by one or more persons. 

 Bed = as used in residential facilities such as “shelters,” 
“group homes,” and “special purpose housing” projects, 
beds do not provide individual living areas with a bath 
and/or kitchen or food preparation space. A bed may not be 
occupied by more than one person. 
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AHP eligibility
• AHP application criteria

o Eligibility/threshold requirements
o Financial feasibility
o Scoring criteria
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AHP Financials
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AHP Financial Feasibility 
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AHP financial thresholds
• Sources and uses must match
• All costs must be reasonable
• Project must be primarily residential in nature; AHP cannot be used to cover 

commercial space
• AHP cannot be used to pay for “Capitalized Costs”
• Debt provided must comply with anti-predatory lending and HOEPA laws
• Units must be affordable to targeted households
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Finding financial data in OASYS
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Development Budget  
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Include Do Not Include

True costs to purchase project property* Value of donated services/materials provided by a “related 
party”

Construction loan fees and interest if requesting points Volunteer labor or sweat equity

All funding sources, including sponsor and member cash 
contributions if requesting points 

Costs unassociated with the project being proposed

Net present value of mortgages (habitat/habitat-like projects)

*Assumed loans or acquisition costs between related parties appearing on budget 
must show offsetting source of funds from the Sponsor.  
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AHP development budget sample
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Operating Budget  
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Housing Expenses/Income Other Expenses (Listed Separately)

Gross rents, including any subsidies for housing operations Commercial income/expenses 

Ongoing costs such as taxes, landscaping, management fees, 
utilities

Hard debt principal and interest (calculated automatically 
from mortgage information in application)

Annual replacement reserves

Operating budget is not applicable to ownership projects; its rent and unit 
schedule is not applicable to shelter projects
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AHP operating budget sample
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AHP Feasibility Guidelines
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AHP Financial Feasibility 
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Feasibility Report

17

Pressing “REVISE 
ANSWERS” may 

temporarily remove your 
ability to access the 
Feasibility Report.
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AHP feasibility guidelines

18



©2024 FHLB Cincinnati. All rights reserved.

Sample Ownership Feasibility Report
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Sample Rental Feasibility Report
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Justify these 
alerts or change 
project’s values
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AHP feasibility guidelines
Guidelines based on development budget/costs
• Hard costs per square foot (traditional ownership and rental)
• Total project cost per bed (shelter, group home, special purpose 

housing)
• Total hard cost per unit (owner-occupied rehab)
• Hard and soft cost contingency percentages
• Capitalized cost
• Total contractor costs
• Developer fee percentage
• AHP subsidy per unit/bed
• Total AHP subsidy requested
• Loan costs (points, fees, and rates)
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AHP feasibility guidelines
Guidelines based on operating budget/costs
• Debt coverage ratio minimum
• Vacancy ratio
• Annual replacement reserves minimum
• Net cash flow
• Operating costs per unit minimum
• Affordability
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Hard Cost per Square Foot

Total Hard Costs
Total Square Feet

• Hard costs includes residential and non-residential costs
• Applicable to all traditional rental projects and ownership 

projects (excluding owner-occupied rehab projects)
• Should not exceed amount per square foot for the relevant 

ZIP code and unit type shown in the residential 
construction cost index.

• Deviations must be justified with supporting 
documentation. 
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Hard Costs Index
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Hard Costs per Unit
Total Hard Costs

Total Number of Units 

• Applicable to owner-occupied rehab projects
• Costs should be between $5,500 and $63,000
• Deviations must be justified with supporting 

documentation. 
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Total Project Cost per Bed
Acquisition + Total Hard Costs+ Total Soft Costs

Total Number of Beds

• Applicable to shelter, group home and special purpose 
housing projects with beds rather than units.

• Costs should not exceed $90,000 per bed
• Deviations must be justified with supporting 

documentation. 
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Total Soft Cost Percentage

Total Soft Costs
Total Project Costs

• Should not exceed 30% for tax credit projects.
• Should not exceed 25% for rental projects not receiving 

tax credits. 
• Deviations must be justified with supporting 

documentation. 
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Hard Costs Contingency Percentage

Hard Cost Contingency
Total Hard Costs – Hard Costs Contingency

• No exceptions will be made
• Limits are based on project activity
• Project Activity                             Maximum %

o New Construction       10% 
o Rehabilitation or Adaptive Reuse   15%
o Historic Rehabilitation      20%
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Total Contractor Costs

Construction Management + Contractor’s Profit + General Requirements
Total Hard Costs – (numerator total)

• Applies to all project types
• Maximum allowed is 14%
• Does NOT include acquisition costs as a hard cost.
• Typically, no exceptions will be made
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Developer Fee Percentage

Total Developer Fee
(Total Project Cost- Total Developer Fee)

• 15 % max for acquisition with rehab, new construction and 
owner-occupied rehab

• 20% max for rentals when amount over 15% is deferred or 
put in the project as sponsor equity

• 5 % max for acquisition only projects 
• Acquisition costs associated with related party transfers will 

also be excluded from total project costs
• No exceptions will be made
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“Developer Fee” definition
• “Developer fee” includes:

o Any amounts paid to the project’s Sponsor/developer,
o Consultant fees,
o Application preparer fees
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Capitalized Costs 

Capitalized Costs
(Total Operating Expenses + Debt Service)*12 or 15

• Total Operating Expenses= includes the Subtotal Operating 
Expenses + Annual Replacements Reserves

• Historic preservation or primarily special needs projects (not 
people aged 60+)  are calculated based on 15 months.

• All other projects’ calculation is based on 12 months
• Deviations must be justified with supporting documentation. 
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Capitalized Costs
• Any costs on a rental development budget that will pay for 

items normally associated with project operations, such as 
reserves, asset management fees charged by an entity besides 
the tax credit allocating agency, etc., will be counted as 
“capitalized costs.”

• AHP funds cannot pay for “capitalized costs.”
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AHP Subsidy Limits

AHP Requested
Total Residential Costs

• $60,000 max allowed for traditional rental units and 
ownership units involving new construction, acquisition, or 
acquisition/rehab

• $19,000 max allowed for shelter, group homes, special 
purpose housing and owner-occupied rehab

Note: Points only awarded if AHP Subsidy is less than $30,000 per unit/bed
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Loan Costs

Loan Fee
Loan Principal

• Points and loan fees should not exceed 3% of the principal 
amount of the loan

• Applicable to all loan types including permanent, 
construction, bridge, and predevelopment loans
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Loan Rates
• Loan rates should not exceed the maximum established for 

each loan type 
• Interest rate will be based on rate as of close of business the 

day before the AHP application opens, plus adjuster 
(application opens May 8)

• At loan closing, loan rates should not exceed the rate 
published by FHLB as of the day of closing plus applicable 
adjuster. 
*Members can access published rate from Member’s Only 

portal
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Loan Rate Table
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Operating Costs per Unit/Bed

Subtotal of Operating Expenses
Total Number of Units/Beds

• Operating expenses are costs associated with the normal 
operation and maintenance of a project (i.e. landscaping, 
management fees, utilities). Do NOT include commercial 
expenses.

• Social service income and expenses can be included in the 
housing budget. 

• Guideline only applicable to rental projects
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Operating Costs per Unit/Bed 
Minimum

Limits vary based on project type:

Project Type      Range
• Permanent Supportive   $4,600 per unit
     Housing Project 
• Traditional Rental Project  $4,100 per unit
• Shelter, Group Home,   $2,900 per bed  
    Special Purpose Housing    
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Debt Coverage Ratio (DCR) Minimum

Net Operating Income 
Total Annual Hard Debt Service

• The DCR must be at least 1.00 through year 15
• Only applicable to projects with permanent hard debt
• Net Operating Income = Net Income – Subtotal Operating 

Expenses - Annual Replacement Reserves
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Net Cash Flow

Net Operating Income – Total Annual Hard Debt Service 

• Should be positive through year 15 of the project
• Projects MUST be positive through year 12
• Projects with negative cash flow prior to year 12 are not 

eligible for AHP. 
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Vacancy Ratio

Vacancy Loss
Gross Rent + Operating Subsidy + Utility Allowance

• Ratio must be between 5% and 10% based of first year of 
stabilized operations

• Shelter projects may have a 0% vacancy ratio
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Annual Replacement Reserves

Annual Replacement Reserves
Total Number of Units/Beds

• All projects must show replacement reserves
• Limits allowed are based on whether the project will 

produce units or beds:
 Project type   Minimum 

• Bed     $150 per bed, per year
• Unit     $250 per bed, per year

43



©2024 FHLB Cincinnati. All rights reserved.

Affordability
• Ownership

o Includes PITI, HOA dues, lot rent, leasehold payments, 
mortgage insurance premiums, and any other predetermined 
housing expenses.

o Cannot exceed 31% of the household’s gross monthly income. 
o 33% for project utilizing USDA financing. 

• Rental
o Contract rent for rental projects must be less than 30% of the 

area median income as adjusted for household size
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AHP Resources
• Additional webinars relating to AHP application process:

o AHP for Members
o AHP Overview and Threshold Requirements
o AHP Financial Feasibility
o AHP for Recently Awarded Projects
o OASYS System Registration & Navigation



©2024 FHLB Cincinnati. All rights reserved.46

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:  AHPApplication@fhlbcin.com

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

@FHLBCin
www.x.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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Thank You
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