MARKETING AND OUTREACH AFFORDABLE HOMEOWNERSHIP PROJECT PLAN

________________________________________________________________________

GENERAL INFORMATION

Barrett Farm Condominiums

41 Boston Road, Billerica, MA

Murphco, LLC, and the Town of Billerica, are working to provide this affordable housing opportunity. In this project, 132 homeownership units are to be built in Billerica , with 36 units to be sold to first-time homebuyers with incomes at or below 80% of the area median income. The price of these homes will be $170,000.00. They will each have 2 bedrooms and 1 ½ baths. 

All affordable units will have a “Deed Rider” that will be filed at the time of purchase. This deed rider restricts the amount that the unit can be resold for and requires that the subsequent buyer have a household income at or below 80% of the area median income, at the time of resale. The deed rider insures that the unit stays affordable for the long-term.  All applicants must sign an acknowledgement of receipt of the deed rider.

The town of Billerica and the developer will be sponsoring an application process to rank the eligible applicants for the program. The application as well as the eligibility requirements is described in this plan.

________________________________________________________________________

MARKETING AND OUTREACH PLAN

Barrett Farm Condominiums

Outreach and marketing for Barrett Farm Condominiums began on April 27, 2006.                                           All applications received will be reviewed on a first come, first serve basis.  

Applications can be obtained by calling or writing to:

The Law Office of John J. McKenna 

36 Webb Brook Road, Suite 2

Billerica, MA 01821

Tel: (978) 663-2170/Fax: (978) 663-2596

Or Pfalewicz@yahoo.com


And/or in the following community-based locations: 

Billerica Town Hall

365 Boston Road

Billerica, MA 01821

Billerica Access Television, Inc.

430 Boston Road

Billerica, MA 01821

Billerica Public Library

15 Concord Road

Billerica, MA 01821

Applicants should be notified in writing that their application has been received and they are eligible for an affordable unit.

________________________________________________________________________

ELIGIBILITY REQUIREMENTS

Barrett Farm Condominiums

First-Time Homebuyers:

Applicants must be first-time homebuyers. A person is a “first-time home buyer” if no person in his or her household has, within the preceding three years, owned a home or owned an interest in a home with one or more people, such as through joint ownership.

Displaced homemakers and households over the age of 55 do not have to be first-time homebuyers, but must sell their current property in order to purchase a unit in Barrett Farm Condominiums.

Income and Asset Eligibility:

To be eligible to purchase an affordable home, annual income and assets must be below the maximum levels as described below. There is no minimum income, although applicant’s income must be able to support a mortgage that is sufficient to purchase the affordable home.


Maximum Income

To be eligible, the combined annual income for all income sources of all income-earning members in the household must be at or below eighty percent of the Lowell area median income, as defined by HUD, for the local area. Income in most cases is defined as gross taxable income as reported to the IRS. According to the 2005 Income Guidelines released by HUD on February 11, 2005, 80% of the area median income for Lowell, MA, and therefore the maximum allowable income, is the following:







One-person household
 $44,950.00







Two-person household
 $51,400.00







Three-person household
 $57,800.00







Four-person household
 $64,200.00







Five-person household        $69,350.00  





                   Six-person household          $74,500.00 

 CHAPA Income and Asset Eligibility Certification Process 
The following outlines CHAPA’s process for reviewing and establishing income and asset eligibility for New England Fund and Housing Starts 40B projects. CHAPA may require additional information or further review in specific cases. 

Materials required for applicant review 
Document Period 
Federal tax returns Latest year filed and 2 years prior 

W2 and 1099-R Forms Latest year issued 

Statements for all assets Within one month of application date 

Income statements 

For regular employment: five consecutive statements 

ending within one month of application date for all 

jobs (check/direct deposit stubs) 

For social security: official statement of monthly amount received for year in review 

For pension: statements indicating amount received 

For IRA or other income derived from assets: statements indicating regular amounts received and annual amount received for most current year. 

For child support and alimony: documents indicating the payment amount. 

For unemployment benefits: five consecutive statements or verification from the Department of Revenue of benefits received. 

Process for Establishing Income
Income eligibility is established based upon gross earnings from the one year period prior to the date of application for all household members over the age of eighteen. Future income is not projected. Income is calculated through gross income as reported on W2 and 1099-R forms, tax returns and pay statements for each source of income. Additional income establishing requirements may be outlined in a developments’ information and application materials. 

Income eligibility guidelines will be based upon the HUD Area Median Income (AMI) information stated in the development marketing materials. Applications should be sent to CHAPA for review within three months of the lottery. If projects have phased construction schedules more than one lottery may be necessary. 

If the AMI guidelines have changed from date of the initial application deadline to the time of income certification for phased projects, or to the date of actual application for extended projects, the most recent AMI guidelines will be used. For projects with extended marketing periods, marketing materials must be changed to reflect the revised income limits. 

Annual Income 
If W2 and 1099-R forms and corresponding tax returns cover the entire year under review, these documents, along with statements of non-taxable income, establish income provided they correspond to pay statements. Additional income indicated from 1099-R forms or tax returns are included to establish total income. 

If the review year is not covered in its entirety by the most recent W2 forms and tax returns then five recent, consecutive pay statements from each employer are averaged, annualized and prorated to establish earnings for the period not covered by W2s and tax returns. Income earned after the period of the last tax return year can also be established through a statement of year to date earnings. For income derived from non-employment sources, the three most recent, consecutive statements will establish income. 

Commissions and Overtime 
Commissions are calculated as income. Overtime is calculated as income, but it can be calculated as isolated and temporary income separately if there are special circumstances. The applicant must provide verification from his/her employer to support the claim and prior years tax returns, W2s and pay statements must also support this claim. 

Cash Income 
If an applicant earns income in cash, three months of bank statements indicating account deposits will be used to establish income. 

Temporary Salary Changes 
If an applicant claims they received an unusual increase in salary, due to temporarily filling a higher paying position in a co-worker’s absence, this may be taken into consideration. As with exceptions for overtime, these claims must be verified by the applicant’s employer(s) and supported through prior year tax returns, W2s and pay statements. 

Temporary Additional Employment 
If an applicant claims they received unusual income due to additional, short term salaries, this may be taken into consideration. Regular short term seasonal work will be counted towards annual income. 

Social Security 
Social security is counted as income. Applicants must provide the official statements regarding the monthly amount received for the calendar year under review. Social security payments made to children under the age of 18 are excluded from household income. 

Pensions 
Pension distributions are calculated as income; statements must be provided indicating the regular amount received. 

IRAs and Other Assets 
IRAs and other assets that are drawn down regularly are considered income. Statements must be provided showing the amount received on a regular basis as well as the cumulative amount drawn during the most recent year and are counted as income. 

Termination of Employment 
Should the applicant terminate their employment or be involuntarily terminated, income is still calculated upon earnings of the year prior. 

Child Support and Alimony 
Child support and alimony received by the applicant are counted as income. If an applicant pays child support and/or alimony, this can not be deducted from their income regardless of household size. Statements indicating payment agreements and amounts must be submitted. If there is a discrepancy between what is received for alimony and/or child support and what is court ordered, documentation should be provided indicating the difference and the amount received by the applicant will be used. 

Full-Time Students Over the Age of 18 

Income from dependent household members over the age of eighteen that are full-time students is not counted towards total household income. Students must show proof of student status by submitting a transcript or other official documentation and must be claimed as dependents on tax returns. 

Divorce

Applicants in the process of divorce must show proof of legal separation and intent to divorce in order for income and assets to be established separately from that of their partner. 

Income from Assets 

Where the family has net family assets in excess of $5,000, annual income shall include the greater of the actual income derived from all net family assets or a percentage of the value of such assets based on the current passbook savings rate, as determined by HUD. The current passbook rate is 1%. 

Asset Limit Determination 
Please see Appendix A for the Definition of Assets. These definitions are in effect for all projects commencing marketing after January 1, 2007. 

Real Estate Deductions 

Appropriate real estate costs will be deducted from the sale of a property with regard to the $150,000 asset limit for 55+ households in age-restricted developments or the $75,000 asset limit for displaced homemakers. Appropriate real estate costs include the pay off of a mortgage and/or home equity loan or other lien, real estate commission, and closing costs. Other costs or loan pay offs will not be considered. 

Reductions in Assets Prior to or During the Application Period 

Applicants are not permitted to reduce household assets in order to meet the appropriate asset limit (property, cash or total limits) by paying off loans or other debts or gifting money at any point after initiation of the marketing period. For projects with extended marketing periods, assets cannot be reduced by paying off loans or other debts or gifting money up to 90 days prior to the date of application. Any reductions in assets or changes in household assets during these periods will not be taken into consideration in establishing the applicant’s eligibility.

Down Payment Assistance

Down payment assistance through a documented (municipal program, program run by a non-profit) program does not count toward the asset limit however, assistance from an applicant’s family member or friend is counted. 

Department of Housing and Community Development 
Eligibility Summary for the Subsidized Housing Inventory 
Appendix A: Definition of Assets 

The value of necessary items of personal property, such as furniture or automobiles shall be excluded. Determination of assets shall be based upon a full and fair present cash value of the asset at the time of application to the program. If a potential purchaser divests himself or herself of an asset for less than full and fair present cash value of the asset within one year prior to application, the full and fair cash value of the asset at the time of its disposition must be declared and shall be included for purposes of calculating eligibility. 

Household Assets include the following: 
1. Cash held in savings and checking accounts, safe deposit boxes, homes, etc: For savings accounts, use the current balance. For checking accounts, use the average balance for the last six months. Assets held in foreign countries are considered assets. 

2. Revocable trusts: The cash value of any revocable trust available to the applicant. 

3. Equity in rental property or other capital investments: The current fair market value less (a) any unpaid balance on any loans secured by the property and (b) reasonable costs that would be incurred in selling the asset (e.g., penalties, broker fees, etc.). 

4. Stocks, bonds, Treasury bills, certificates of deposit, mutual funds, and money market accounts: The value of stocks and other assets vary from one day to another and should be determined within a reasonable time in advance of the applicant’s submission of an application to participate in the subject housing program. 

5. Individual retirement, 401K and Keogh accounts: When the holder has access to the funds, even though a penalty may be assessed. If the applicant is making occasional withdrawals from the account, determine the amount of the asset by using the average balance for the previous six months. (Do not count withdrawals as income.) 

6. Retirement and pension funds. 

a) While the person is employed: 

Amounts the applicant can withdraw without retiring or terminating employment. Count the whole amount less any penalties or transaction costs. 

b) At retirement, termination of employment, or withdrawal: 

Periodic receipts from pension and retirement funds are counted as income. Lump-sum receipts from pension and retirement funds are counted as assets. Count the amount as an asset or as income, as provided below. If benefits will be received in a lump sum, include the lump-sum receipt in net household 

If the applicant initially receives a lump-sum benefit followed by periodic payments, count the lump-sum benefit as an asset as provided in the example below and treat the periodic payment as income. In subsequent years, count only the periodic payment as income. Do not count the remaining amount as an asset. 

NOTE: This paragraph assumes that the lump-sum receipt is a one-time receipt and that it does not represent delayed periodic payments. However, in situations in which a lump-sum payment does represent delayed periodic payments, then the amount would be considered as income and not an asset. 

7. Cash value of life insurance policies available to the applicant before death (e.g. the surrender value of a whole life policy or a universal life policy): It would not include a value for term insurance, which has no cash value to the applicant before death. 

8. Personal property held as a investment: Gems, jewelry, coin collections, or antique cars held as an investment. Personal jewelry is NOT considered an asset. 

9. Lump sum receipts or one-time receipts: Inheritances, capital gains, one-time lottery winnings, victim’s restitution, settlements on insurance claims (including health and accident insurance, worker’s compensation, and personal or property losses), and any other amounts that are not intended as periodic payments. 

10. A mortgage or deed of trust held by an applicant: Payments on this type of asset are often received as one combined payment of principal and interest with the interest portion counted as income from the asset. This combined figure needs to be separated into the principal and interest portions of the payment. (This can be done by referring to an amortization schedule that relates to the specific term and interest rate of the mortgage.) 

To count the actual income for this asset, use the interest portion due, based on the amortization schedule, for the 12-month period following the certification. To count the imputed income for this asset, determine the asset value at the end of the 12-month period following the certification. 

Household Assets DO NOT include the following: 
Personal property (clothing, furniture, cars, wedding ring, other jewelry that is not held as an investment, vehicles specially equipped for persons with disabilities). 

Interests in Indian trust land. 

Term life insurance policies (i.e., where there is no cash value). 

Equity in the cooperative unit in which the applicant lives. 

Assets that are part of an active business: "Business" does NOT include rental of properties that are held as investments unless such properties are the applicant’s main occupation. 

Assets that are NOT effectively owned by the applicant:: Assets are not effectively owned when they are held in an individual's name, but (a) the assets and any income they earn accrue to the benefit of someone else who is not the applicant, and (b) that other person is responsible for income taxes incurred on income generated by the assets. 

BARRETT FARM CONDOMINIUMS

Affordable Housing Application

General Information

Name___________________________________________________________________

Address_________________________________________________________________

City____________________________ State________________ Zip Code____________

Home Telephone Number (       ) _____________________________________________

Work Telephone Number (       ) _____________________________________________

Number of persons in household_____________________________________________

Household Information

Please list ALL household members, regardless of age, who will occupy the affordable home:

Name


Date of Birth

Social Security #

Relationship

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

First-Time Homebuyers

Have you owned a home or joint interest in a home in the past three years from the date of this application?

· YES

· NO

If YES, please explain:

________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

Optional Section: Please check off the appropriate race category for each household member. This information will be used only in accordance with New England Fund guidelines to ensure affirmative marketing requirements.

	
	Head of Household
	Co-Applicant
	Dependent(s)

	Native American/Alaskan Native
	
	
	

	Asian/Pacifica Islander
	
	
	

	African American
	
	
	

	Hispanic/Latino
	
	
	

	Cape Verdean
	
	
	

	White/Non-Minority
	
	
	

	Other
	
	
	


Employment Status

Applicant’s Name:
______________________________________________________

Occupation:

______________________________________________________

Present Employer


Contact Information:
______________________________________________________




______________________________________________________




______________________________________________________




______________________________________________________

Date of Hire:


________________________________________________

Name & Title of Supervisor:
________________________________________________

Annual Gross Salary:

________________________________________________

Co- Applicant’s Name: ___________________________________________________

Occupation:

    ___________________________________________________

Present Employer


Contact Information:
_____________________________________________________




_____________________________________________________




_____________________________________________________




_____________________________________________________

Date of Hire:


________________________________________________

Name & Title of Supervisor:
________________________________________________

Annual Gross Salary:

________________________________________________

If other adult household members are employed, please attach a separate sheet with their current employment information.

Applicant

Salary:



$_____________________

Interest & Dividends:

$_____________________

Alimony/Child Support:
$_____________________

Other Income & Support:
$_____________________

TOTAL INCOME

$_____________________

Co-Applicant

Salary:



$_____________________

Interest & Dividends:

$_____________________

Alimony/Child Support:
$_____________________

Other Income & Support:
$_____________________

TOTAL INCOME

$_____________________

If there are other adult household members who are earning income, please attach a separate sheet with their current income information.

Asset Information

Please complete the following Asset Information for all household members. Assets include liquid assets, such as cash in checking or savings accounts, stocks, bonds and other forms of capital investments, excluding equity accounts in homeownership programs or state assisted public housing escrow accounts.

In addition to completing the following, please attach all asset documentation such as bank statements, brokerage statements, etc.

Applicant

Name on Account:
______________________________________________________

Bank Name:

______________________________________________________

Bank Address:

______________________________________________________

Amount in Savings:
______________________________________________________

Amount in Checking:
______________________________________________________

Other Accounts:
______________________________________________________

Gift amounts to be

Received for down payment:
$___________________________

Co-Applicant

Name on Account:
______________________________________________________

Bank Name:

______________________________________________________

Bank Address:

______________________________________________________

Amount in Savings:
______________________________________________________

Amount in Checking:
______________________________________________________

Other Accounts:
______________________________________________________

Gift amounts to be

Received for down payment:
$___________________________

If there are other adult household members who have assets, please attach a separate sheet with their current asset information.

________________________________________________________________________

Applicant Signature


Co-Applicant Signature

Date

DISCLOSURE FORM

Barrett Farm Condominiums

Please check and fill in the following items that apply to you

_____
I/We certify that our household is _____ persons.

_____
I/We certify that our annual household income is _______. Income from all family members has been included. 

_____
I/We certify that my/our total liquid assets do not exceed the asset limit, as defined in the application.

_____
I/We certify that we qualify as first-time homebuyers, as defined in the application.

_____
If applicable, I/We certify that at least one member of household qualifies under the Local Preference category.

_____
If applicable, I/We certify that at least one member of household qualifies under the Minority Preference category.

I/We certify that the information contained in this application is true and accurate to the best of my/our knowledge and belief under full penalty of perjury. I/We understand that perjury will result in disqualification from further consideration.

I/We understand that it is my/our obligation to secure the necessary mortgage for the purchase of the home and all expenses, including closing costs and down payments, are my/our responsibility.

I/We further authorize Murphco, LLC to verify any and all income and asset and other financial information, to verify any and all household, resident location and workplace information and directs any employer, landlord or financial institution to release any information to Murphco, LLC and consequently the project’s monitoring agency, for the purpose of determining income eligibility for Barrett Farm Condominiums.

I/We have completed an application and have reviewed and understand the process that will be used to distribute the available affordable homes at Barrett Farm Condominiums.

___________________________________________________________________________

Applicant Signature





Date

___________________________________________________________________________

Co-Applicant Signature




Date

Description of Deed Restriction Provisions for

Affordable Housing Units under The New England Fund

Because you are purchasing your home at a substantial discount price under Chapter 40B, the Massachusetts Comprehensive Permit Law, there are requirements that the home remains affordable for future buyers of your property.

You will be signing a “deed rider” which outlines your responsibilities under this affordable housing program.  The deed restrictions apply for 99 years and will apply to future buyers of your home.  We strongly urge you to review this deed rider with your attorney and lender.  Below is a general description of some of these requirements:

1. Principal Residence.

The property must be your principal residence.

2. Maximum Resale Price

There is a limit on the resale price of your home.  The maximum resale price is determined by the following formula:

· The appraised value of the property at the time you sell the property


Multiplied by
· The discount rate at which the property was purchased (the discount rate is determined by comparing the price of your affordable home when you first purchase it to the market rate homes in the same development)

CHAPA may set the resale price lower, if the maximum resale price is not affordable to a household earning 80% of the area median income in your community.

3. Notice of Municipality and Monitoring Agency When Selling the Home

When you are planning to sell your home, you are required to notify the town and the monitoring agency (Citizens’ Housing and Planning Association).  The notice should contain an appraisal of the property (at fair market value) conducted by a certified real estate appraiser, the discount rate and a copy of your deed rider.  The monitoring agency must set resale price.

4. Offer to Municipality to Purchase the Property

After you provide notice to the town that you plan on selling your home, the town has either 30 or 60 days to notify you in writing whether they will exercise their “right of first refusal.”  The town’s right of first refusal means the town can:

a. Locate an eligible purchaser of the property; or

b. Purchase the property on behalf of the town at the maximum resale price

The town has 30 or 60 days from the time they notify you to purchase the property or find an eligible purchaser.

5. Marketing Your Property to Eligible Buyers

If the town does not exercise its “right of first refusal”, then you must make “diligent efforts” to find an eligible purchaser within 120 days from when you begin marketing your home.  Eligible purchaser is a household whose income does not exceed 80% of the area median income.  Diligent efforts mean:

· Placing an ad in the real estate section of a newspaper for a period of three consecutive weeks

· The receipt of evidence that the purchaser qualifies as an “eligible purchaser.”

If you are unable to locate an eligible purchaser within 120 days from the date the property is put on the market, you may sell the property to any buyer (even if they are not an eligible purchaser) at fair market value.  However, all sales proceeds that exceed “the 

maximum resale price” must be paid directly to the town.  The town must deposit these funds into an “affordable housing fund” to support affordable housing efforts within the town.

6. Documentation of Eligible Purchaser

After you have found a purchaser of your property and prior to the closing date, the monitoring agency must obtain and sign an “Eligible Purchaser Certificate” indicating that the sale of the property is in compliance with the deed rider provisions.  In addition, the new purchaser must sign a new deed rider and the monitoring agent must certify this as well.

7. Leasing and Refinancing

The property cannot be leased or refinanced without the prior written consent of the monitoring agency.  In addition, you may not be able to refinance your home for 100% of the home’s value. Contact the monitoring agent prior to refinancing to determine the maximum amount you can refinance your home for.

For more information regarding these resale provisions, contact:

Citizens’ Housing and Planning Association

18 Tremont Street, Suite 401

Boston, MA  02108

(617) 742-0820

DEED RIDER SIGNATURE OF UNDERSTANDING

Barrett Farm Condominiums

Deed Rider

Affordability and Resale Restrictions

I/We have read the summary of resale restrictions for Barrett Farm Condominiums and agree to the restriction. I/We have been advised that a copy of the Deed Rider is on file at the following locations and available for my/our future review during normal business hours: [The Law Office of John J. McKenna, Billerica Town Hall, Billerica Public Library]. I/We also understand that, if selected in the lottery to purchase a unit, a full copy of the Deed Rider will be provided.

________________________________________________________________________

Applicant





Date

________________________________________________________________________

Co-Applicant 





Date

Please return this form along with your 

completed application and the Disclosure Form to:

The Law Office of John J. McKenna

36 Webb Brook Road, Suite 2

Billerica, MA 01821


