
Affordable Housing 
Program Workshop
2025
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 Morning Session (9:00 A.M. – noon)
 FHLB and AHP overview 
 Eligibility requirements
 How to apply
 Scoring of applications
 What’s next, if awarded

 Lunch Break (noon to 1:00 P.M. on-site)

 Afternoon Session (1:00 to 4:00 P.M.)
 Common errors in AHP processes
 Other FHLB programs

Agenda
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What is FHLB Cincinnati?



FHLB Mission
Provide members with reliable funding to support
housing finance.
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HCI Mission Statement
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The primary mission of the Housing and 
Community Investment Department is to 
support our members’ community investment 
efforts through the responsible investment of 
available funds in sustainable affordable 
housing and economic development activities 
benefiting low- and moderate-income 
households across the Fifth District.



Board of Directors

Who Drives FHLB Policies?
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Affordable Housing
Advisory Council



Source of Funds

 10% of FHLB net earnings
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10%Create

AHP
Competitive

AHP
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FHLB 
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Welcome 
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AHP Subsidy Limits for 2025
 Overall limit of AHP subsidy per project is $1,500,000 or 

10% more than current award for approved projects
 Home purchase and traditional rental projects may not 

receive more than $58,000 in AHP subsidy per unit
 Owner-occupied rehab projects may not receive more than 

$18,000 in AHP subsidy per unit
 Group homes/special purpose housing/shelters may not 

receive more than $18,000 in AHP subsidy per bed
 AHP must be less than 75% of total residential costs for 

rental projects (including group homes and shelters)
 Subsidy limit per Member is $10,000,000
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AHP Participants
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FHLB evaluates the 
application and makes 

commitments/awards funds

Sponsor completes the work 
and submits disbursement 
package/request for funds 

to FHLB

Member submits AHP 
application to FHLB

FHLB approves the 
disbursement and deposits 
the funds in the Member’s 
Demand Deposit Account 

at FHLB

Sponsor envisions the 
project and submits 

AHP application and its 
required documents 
electronically to the 

Member

Member forwards the 
funds to the 

Sponsor/project



Affordable Housing Program (AHP)
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Not Eligible for AHP
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 Facilities that require a “Certificate of Need” or require 
licensure as an ICF or ICF/MR

 Cash-out refinancing
 Land banking
 Predevelopment costs (only)
 Capitalized costs
 Operating costs 
 Commercial space
 Social services
 Buildings not primarily residential in nature



What Sponsors Must Know to Apply
 Project location (site control or acquisition plan)
 Project type (ownership for sale, owner-occupied rehab, 

rental)
 Income and occupancy targets (special needs, homeless)
 Size and number of housing units or beds (floor plan)
 Development costs (valid cost estimates)
 Sources of funds for development (including AHP)
 Rent or mortgage affordability for households
 Operating costs and source of funds (if rental)
 Who the Member will be
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2025 AHP Application Schedule

April 4, 11, & 17 AHP Workshops

May 7 Online Application Opens

July 7 Application Deadline (5:00 P.M. ET)
  
November 20 AHP Award Date
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AHP Threshold 
Requirements



AHP Threshold Requirements
 Income limitations
 Timing requirements
 Lack of predatory lending or discrimination in marketing 
 Need for subsidy based on reasonable costs and sources
 Site control (at time of application for rental projects)
 Sponsor role and capacity
 Market demand for project
 Project appropriateness as residence
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Types of Eligible Housing: MF
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Types of Eligible Housing: SF
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Types of Eligible Housing: PSH
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Types of Eligible Housing: Shelter
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Types of Eligible Housing: SPH/GH
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Types of Eligible Housing: OOR
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Project Feasibility Guidelines

 Projects must meet feasibility guidelines or provide 
justification for any values outside of the guidelines

 FHLB will determine if the justification is reasonable based 
on additional documentation provided and FHLB 
underwriting analysis

 Sponsor is ultimately responsible for ensuring financials are 
accurate and consistent with information shown in the 
application

 Feasibility will be assessed at application, and, if awarded, 
during periodic monitoring and disbursement request
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Development Feasibility Guidelines
 Hard costs per square foot (traditional ownership and rental)
 Total project cost per bed (shelter, special purpose housing, and 

group home)
 Total soft cost percentage (all project types)
 Total hard costs per unit (owner-occupied rehab)
 Hard and soft cost contingency percentages (all project types)
 Capitalized cost (rental)
 Total contractor costs (most project types)
 Developer fee percentage (all project types)
 AHP subsidy per unit/bed (all project types)
 Total AHP subsidy requested (all project types)
 Loan costs (points, fees, and rates) (all project types)
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Operating Feasibility Guidelines
 Affordability
 Debt coverage ratio minimum
 Vacancy ratio
 Annual replacement reserves
 Net cash flow
 Operating costs per unit minimum
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2025 Feasibility Changes
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 Removed expense to income ratio, management 
fee, and maximums for operating cost per unit 
and debt coverage ratio guidelines

 Increased the guideline for maximum to total 
project [development] cost per bed to $85,000

 Reduced adjusters on loan costs (rates) assessments 
to 400 basis points over FHLB rates for bridge 
loans

 Specified that predevelopment loans are subject to 
    FHLB’s loan costs (rates and fees) guidelines



Break
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Applying for Funds via OASYS
(Online Application System)

https://oasys.fhlbcin.com
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Administrator
(View/Alter/Submit)

Users

User
(View/Alter/Submit)

User
(View/Alter)

User
(View)

OASYS Organizational Management

Member
Permissions in 
Members Only

Member 
Administrator

Members Only/ 
OASYS Users

Application
Permissions

User/Manager
(View/Submit)

User/Owner
(View/Submit)

Back End
Permissions for 

Approved Projects

Sponsor/Developer/Consultant
Permissions in OASYS



Register Your Organization in OASYS
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OASYS Dashboard
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Navigating the Online Application
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Application Reports

Reports are auto-populated 
based on input information 
and include:
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Prepare Using Excel Reports
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Development Budget  
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Include Do Not Include

Cash costs to purchase project 
property*

Value of donated services/materials 
provided by a “related party”

Construction/bridge loan fees and 
interest if requesting points for loans

Value of volunteer labor or sweat 
equity

All funding sources, including Sponsor 
and Member cash contributions if 
requesting points for such

Household expenses

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

Organizational capital or operating 
expenses 

*Assumed loans or acquisition costs between related parties appearing on budget 
must show offsetting source of funds



AHP 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
Annual replacement reserves

• New for 2025, social service expenses and income may appear within 
the body of the AHP Operating Budget; these need not be broken out 
separately

• The operating budget is not applicable to ownership projects; its rent 
and unit schedule is not applicable to shelter projects



Required Documents
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Required Documents Listing
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 A change to the 
required 

formatting for Exhibit G5 
and the addition of 
Exhibits B11, B12 and 
B13 are the only material 
changes to Required 
Documents since last year.



Required Document Formatting
 Documents must generally show all of the 

following:
 Source of the information (appraiser, web address, etc.), 

often including the signature from the source
 Name of the project/AHP project Application ID#
 Current year’s date (some exceptions apply)
 Content as specified for exhibit
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Exhibits E (MOU & Published Docs)

 Exhibits E must 
specify:
 The cost of the services 

or activity to the 
households

 That the services or 
activity will be provided 
in a location that is 
convenient to the 
households



Submitting to FHLB
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Primary 
Sponsor

Secondary 
Sponsor

Primary 
Member

Secondary 
Member FHLB AHP 

Reviewers
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FHLB Application 
Review
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Scoring of AHP 
Applications



2025 Scoring Criteria
 Member Financial Participation
 First-time Homebuyers
 Projects In-district
 Underserved Communities & Populations, including:

 Special Needs Housing
 Housing for Homeless Households
 Housing in Appalachia
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2025 Scoring Criteria (continued)
 Opportunity for Disadvantaged Areas
 High Volume Projects
 Donated or Conveyed Property
 Project Sponsorship
 Empowerment
 AHP Subsidy per Unit
 Income Targeting
 Community Stability
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Where to Find Disadvantaged Areas
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https://geomap.ffiec.gov/FFIECGeocMap/



2025 Scoring Changes
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 Member Financial Participation: 
 Removal of the requirement that the permanent loan must 

be in first position to receive points
 One less point awarded for loans by Members 
 Increased points for increased discounts on loan rates
 Allowance for financial consortiums to receive these 

points if the consortium is comprised of FHLB Members
 AHP Subsidy per Unit: increased the maximum to 

get points from $28,000 to $29,000



2025 Scoring Changes (Continued)

47

 Project Sponsorship: increased points for the 
Sponsor’s provision of permanent loans

 AHP Leverage: removed as a scoring category
 Outside Funding Commitments: removed
 Community Stability: 

 Assigned points to certifications within the energy-
efficient new construction and climate-resilient housing 
scoring categories 

 Increased the minimum standard for points for the 
substantial rehab of units from $18,392 to $19,293



Caution: “Just Trying to Score High”
 Do not make promises in the application upon which the 

project cannot deliver to receive a high score, as all 
commitments must be documented.
 If a modification is requested to increase income 

targeting or decrease the number of special needs or 
homeless units, FHLB will only approve the request if 
there is good cause and the project continues to score 
high enough to have been approved in the offering in 
which it was originally approved.

 If the project cannot be modified, all AHP subsidy will be 
withdrawn or recaptured.
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Locating Self-Scores
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Notifications Regarding Awards
 If awarded AHP funds, the project contacts will receive an 

award letter along with documents they must sign and return 
within 30 days to accept the AHP funds and may receive an 
email with a notice of changes to the application
 Email specifies any changes FHLB made to the submitted application
 Sponsor and Member contacts must sign a final application review 

and acceptance form accepting the application as modified

 If the application is not awarded funds, the project contacts 
will receive a denial letter; Sponsors may call FHLB to 
schedule an appointment for technical assistance to discuss 
the details of the FHLB’s assessment of the application 
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You’re Approved, 
What’s Next?



Approval Documents
 Sponsors and/or Members with applications approved for 

funding receive:
 Approval letter
 Affordable Housing Program Agreement (AHP 

Agreement)
 Affordable Housing Direct Subsidy Agreement (DSA)

 Documentation must be submitted within 30 days to 
Housing@fhlbcin.com 
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Project Participants’ Tasks

AHP Timeline
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FHLB-initiated Tasks

2025 2026 2027 2028 2029 2030 and on

Periodic Progress 
Reporting

(up to 11/20/2029 
or final 

disbursement)

Initial Compliance
Audit for Rentals
(9 months after 

final disbursement) 
HCI Application 

Review
(7/8 – 11/20)

Board 
Approval

11/20/2025

Disbursement Request 
and Processing

(up to 11/20/2029)
Application 
Submission

(by 7/7)

Long-term 
Compliance for 
Homeowners 

(besides OOR)
(5 years)

Execution of 
Award 

Documents
(usually by 
year-end)

Project Construction
(up to 11/20/2028)

Long-term 
Compliance
for Rentals
(15 years)



OASYS after Application
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AHP Compliance Reporting
 FHLB requires reporting on AHP-awarded projects 

through semi-annual Periodic Progress Reports 
until all AHP funds are disbursed.
 Use the AHP Modification Request Form to request 

approval of major changes to project commitments.
 Rental projects are subject to additional compliance 

monitoring 9 months after final disbursement.
 Some rental projects undergo additional auditing by 

FHLB during the 15-year retention period.
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AHP Compliance Benchmarks
 12 Months – One other funding source should be 

committed, and the project should be incurring AHP- 
eligible expenses
 18 Months – All funding sources should be 

committed, and acquisition should be complete
 24 Months – Construction/rehab should have started
 36 Months – Construction/rehab should be complete
 48 Months – Project must have received all AHP 

funds
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Disbursement of AHP Funds
 AHP funds are generally disbursed to the Member only after 

documentation specific to project type is reviewed by FHLB
 Rental disbursement requests should be submitted within 90 days of 

project completion, though up to 25% of the award is available prior 
to project completion

 Ownership projects besides owner-occupied rehab may receive pre-
approval for each household to ensure they qualify for AHP funds

 Ownership disbursement requests should be submitted within 60 days 
of each unit’s completion/transfer to the household and cannot be 
submitted more than a year after completion/transfer

 Member disburses AHP funds to Sponsor/project
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HCI Resources
 Information on all programs offered, as well as 

manuals, forms, and recorded webinars, can be 
found on the FHLB website at www.fhlbcin.com  
under “Housing Programs.”
 Contact FHLB directly using one of the following: 

 AHPApplication@fhlbcin.com* for application questions
 AHPDisbursement@fhlbcin.com for disbursement 

questions
 Oasys@fhlbcin.com* for registration questions
*The AHP online application communicates from this address.

http://www.fhlbcin.com/
mailto:AHPApplication@fhlbcin.com
mailto:AHPDisbursement@fhlbcin.com
mailto:Oasys@fhlbcin.com




Connect with us!
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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Lunch Break

Afternoon sessions to follow at 1:00 P.M.
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Top 5 Issues with AHP 
Applications and 
Disbursements
Common Pitfalls and How to Avoid Them
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AHP Application Issues
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Issue #1 - Procrastination
• Not enough time to make changes in OASYS or 

obtain all Required Documents which can lead to 
missing the application deadline

• Lack of preparation and last-minute rushing can 
result in a lower quality application

Solution: 
Utilize FHLB resources, advanced planning, be mindful 
of key dates, and be organized. 
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Issue #2 – Required Documents
• Incomplete Required Documents
• Missing signatures and/or using outdated forms 

Solution: 
Utilize the Required Documents list in OASYS.  
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Issue #3 – Feasibility Alerts 

• Deviations have not been adequately explained, 
justified and/or documented 

• Unreasonable costs

Solution: 
Be familiar with FHLB feasibility guidelines and 
perform thorough due diligence prior to application 
submission.  
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Issue #4 – Conflicting Information 
• Inconsistencies between different sections of the 

application and the supporting documentation
• Mismatch between narrative responses and financial 

data 

Solution: 
Cross-check all sections of the application and 
documentation for consistency before application 
submission.   
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Issue #5 – Related Party
• Improper disclosure of related parties
• Failing to document adequate sponsor cash in a 

related party transactions

Solution: 
Disclose all related parties and ensure compliance with 
all FHLB related party guidelines outlined in the IP. 
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AHP Disbursement 
Issues

69



©2025 FHLB Cincinnati. All rights reserved.

Issue #1 –Scoring Commitments 
• Unaware which scoring items were committed and 

are required for each AHP project
• Misinterpreting one or more of the scoring 

commitments made in the AHP project

Solution: 
Locate the AHP Scoring Sheet in OASYS and develop a 
system to track the progress of project commitments.
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Issue #2 – Feasibility

• Changes in project costs or funding can create new 
deviations that were not previously approved

• Disbursements are submitted without first correcting 
any alerts or providing justification for an exception

Solution:
Continuously monitor financial feasibility and 
communicate significant changes to FHLB.
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Rental Development Feasibility
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Rental Operating Feasibility
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Owner Feasibility
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Issue #3 – Documentation

• Documents - missing or incorrect
• Information - incomplete or incorrect

Solution: 
Use the disbursement manual to confirm the 
documentation, including scoring commitments and 
feasibility, aligns with FHLB requirements. 
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Issue #4 – Acquisition

• Documents – missing or incorrect
• Costs - misrepresented and/or miscalculated

Solution: 
Use the disbursement manual to ensure documentation 
meets all FHLB requirements. 
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Land cost from a settlement statement

• ‘Paid Land Cost’ = 
‘Contract sales price’

• If ‘Contact sales price’ 
includes multiple lots that 
will be replatted,  ‘Paid 
Land Cost’ = ‘Contract 
sales price’ / number of lots 
that will be created x 
number of lots going to this 
project/unit
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Paid land costs with a replat
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paid $20,000 
for the 

acquisition of 
three lots

replatted to 
create four lots

$20,000 / 4 = 
$5,000 (per lot)
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Physical property address
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Example of PVA inaccuracy for 
property donations

In this example, the Quitclaim Deed shows a paid cost of $1,000 while the PVAs all 
have a sales price of $0.  Due to the inaccuracy, FHLB would not accept the PVA to 
verify a property donation since the lots were actually paid for, not donated. 
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Issue #5 – Conflicting Information

• Information presented at disbursement does not align 
with the approved AHP application 

• Discrepancies revealed within the disbursement 
documentation

Solution: 
Complete a final review of the disbursement packet prior 
to submission to ensure the story being communicated is 
accurate and consistent.  
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HCI Resources

• FHLB - Affordable Housing Program - website

• FHLB - OASYS - website

• AHPApplication@fhlbcin.com - application questions

• AHPDisbursement@fhlbcin.com - disbursement questions

82

https://www.fhlbcin.com/housing-programs/affordable-housing-program/
https://oasys.fhlbcin.com/Account/Login
mailto:AHPApplication@fhlbcin.com
mailto:AHPDisbursement@fhlbcin.com
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Break
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84

Housing & 
Community 
Investment (HCI) 
Programs
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Current HCI Products
• Affordable Housing Program (AHP)
• Community Investment Program (CIP)
• Economic Development Program (EDP)
• Zero Interest Fund (ZIF) 
• Welcome Home Program (WHP)
• Carol M. Peterson Housing Fund (CMPHF)
• Disaster Reconstruction Program (DRP)
• Rise Up Program (RUP)
• Hundred Homes Initiative (HHI)
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Community Investment 
Cash Advances (CICA)
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Community Investment 
Program (CIP)
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CIP Overview
• Provides discounted loans to promote financing of 

housing and economic development projects.
• Priced daily at FHLB cost of funds.
• Subject to normal underwriting and collateral policies 

and Member’s available borrowing capacity.
• Member can mark-up the rate to their customer.
• Flexible financing tool for construction or long-term 

lending.
• May be used with other FHLB HCI products.
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Economic 
Development Program 
(EDP)
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EDP Overview
• Provides discounted loans to promote financing of 

economic development and job creation/retention.
• Priced daily at FHLB cost of funds plus four basis 

points.
• Subject to normal underwriting and collateral 

policies and Member’s available borrowing 
capacity.

• Member can mark-up the rate to their customer.
• May be used with other FHLB HCI Products.
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CIP/EDP Eligible Advance Products
• Balloon Payment
• Callable
• Constant Monthly Payment
• Regular Mortgage Matched
• Regular Fixed Rate
• Select Payment Mortgage Matched
• Special Amortizing
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CIP/EDP Pricing and Member Limits
• Member usage in a given calendar year is limited to the 

lesser of:

o Additional Borrowing Capacity.
o $100 million in annual CIP and EDP approvals 

(Advances and Letters of Credit).
o The unused portion of the $1.25 billion aggregate CIP 

and EDP revolving loan fund.
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CIP/EDP Application Processing
Step One

Step Two

Step Three
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Member CIP 
Application

FHLB (HCI 
Department)

Approval 
Letter

Member Advance 
Application

FHLB (Credit 
Department) Funds

Member Funds Customer
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Zero Interest Fund 
(ZIF)
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ZIF Overview

95

• Funds used toward the development of housing, creation 
or retention of jobs, or economic development. Examples 
of eligible uses include:
o Land acquisition
o Architectural drawings
o Environmental testing/infrastructure costs
o Market studies

• Member may request up to $500,000 per project.
• Projects must be within Ohio, Kentucky, or Tennessee.
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ZIF Guidelines
• Application must be submitted within 30 days of the 

Member’s loan to the customer closing.
• Loan must be evidenced by a Note and/or loan document 

with a term no more than 18 months for housing or 24 
months for economic development.

• Member may not markup funds but may charge customary 
fees. 

• There is no limit to the number of applications a member 
may submit.

• All funds are on a first-come, first-served basis.

96



©2025 FHLB Cincinnati. All rights reserved.

Welcome Home 
Program (WHP)
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Welcome Home Program Overview
• Grants up to $20,000 per homebuyer. 
• $10,000 minimum grant requirement.
• Purchase of 1-4 family primary residence.
• Low- to moderate-income homebuyers (< 80% of 

Mortgage Revenue Bond Income limits).
• Not intended for any purchases requiring significant 

repair or rehabilitation.
• Mortgage loan must be through an FHLB Cincinnati 

Member.
• First-come, first-served.
• Typically opens in March.
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WHP Process Flow
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Carol M. Peterson 
Housing Fund (CMPHF)
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CMPHF Program Overview
• Provides grants from $5,000 to $20,000 to fund necessary 

rehab repairs for low-income homeowners with special 
needs (or aged 60 plus) homeowners in Kentucky, Ohio, 
and Tennessee.

• Household income must be at or below 60% of the area 
median income based on the MRB income limits.

• Applicants must have ownership in the property.
• Single-family detached, eligible two-family unit, or 

qualified manufactured homes are eligible properties.
• Available on a first-come, first-served basis or until funds 

are extinguished.
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CMPHF Process Flow

102



©2025 FHLB Cincinnati. All rights reserved.

Disaster 
Reconstruction 
Program (DRP)
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DRP Overview
• Provides grants of up to $20,000 to homeowners for the 

purpose of acquisition, new construction, or rehabilitation 
of a primary residence in Kentucky, Ohio or Tennessee.

• Renters may receive a maximum of $10,000 toward 
acquisition or construction of eligible property.

• Disaster must be within a census tract, Metropolitan 
Statistical Area (MSA), or County that has been declared a 
federal or state disaster within in the last 48 months. 

• Household income must be at or below 100% of the 
Mortgage Revenue Bond limit.

• Subject to FHLB restrictive covenant if grant amount is 
$10,001 or more.
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DRP Process Flow
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Rise Up Program (RUP)
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Rise Up Program (RUP) Overview
• 2024 pilot program offering grants of $25,000 for down 

payment, closing cost, and principal reduction assistance for 
first-generation, first-time homebuyers in Franklin County, 
Ohio.

• Administered through a third-party partner (Homeport).
• Purchase of 1-4 family primary residence.
• The household income must be at or below 120% of the 

Multifamily Tax Subsidy Project Income limit (MTSP) for 
Franklin County.

• Not intended for any purchases requiring significant repair or 
rehabilitation.

• Mortgage loan must be through an FHLB Cincinnati Member.
• First-come, first-served.
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Rise Up Process Flow
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Hundred Homes 
Initiative (HHI)
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Hundred Homes Initiative Overview
• $50,000 grant for homebuyers in pre-June 15, 1976, 

mobile homes to purchase or construct new primary 
residence and decommission current residence.

• Total income for all occupants must be at or below 120 
percent of the Mortgage Revenue Bond limit.

• Homebuyer must reside in Kentucky, Ohio or Tennessee.
• Member must partner with qualified sponsors (non-profit 

organizations) to assist the homebuyers with the 
purchase/construction of new primary residence.

• Opened April 1, 2025, at 8 A.M. ET.
• Available until all funds have been reserved.
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HHI Process Flow

111

Homeowner 
contacts a 
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Questions?
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Thank You
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