Proposed 6/00  
CITY OF COLLEGE STATION

OPTIONAL RELOCATION PROGRAM

PROGRAM GUIDELINES

Unless herein stated otherwise, general operating procedures contained in the COMMUNITY DEVELOPMENT GENERAL ADMINISTRATIVE GUIDELINES will be followed.

I.
PURPOSE, GOALS AND OBJECTIVES

A.
The City of College Station, Texas,  with funding provided by the Community Development Block Grant Program, the HOME Investment Partnership Grant Program and other local, state, or federal funds, will provide certain relocation payments and assistance necessary to accomplish the voluntary relocation of eligible homeowners from dilapidated structures into adequate, decent, safe, and sanitary dwellings.  In addition the City will, through this activity, promote the elimination of slum and blight which exists in the City.


B.
Relocation payments and assistance will be carried out under the City's Community Development Block Grant Program or the HOME Investment Partnership Grant Program as an eligible expense from project funds.  Assistance shall be subject to the availability of grant funds and U.S. Department of Housing and Urban Development (HUD) implementing regulations.  Administrative procedures will be modified to meet any change in rules and regulations of HUD which may occur over time.

II.
DESIGNATED AUTHORITY

A.
Administrative authority for implementation of the program will rest with the Office of City Manager or it’s designee.  This office will serve as the approving office for Rehousing Agreements and for contractual and budget changes as needed for project completion.


B.
The Community Development Administrator will have the responsibility for final determination of the amount of relocation assistance to be made available to individual applicants in accordance with the implementing procedures.  This determination will be based upon evaluations of the costs to be incurred by alternative housing options and upon needs of individual applicants with respect to temporary relocation assistance and other expenses required in order to facilitate the rehousing of the occupants.


C.
The Community Development Administrator will be responsible for approval of applicant eligibility for the program and final approval of selection of applicants to be assisted.  This will be based upon relative need of applicants which have been determined not to be feasible for rehabilitation under the City's Owner-Occupied Housing Rehabilitation Program.

III.
IMPLEMENTATION PROCESS

Steps in implementing the program will be as follows:


A.
Community Development Office maintains  applications for housing rehabilitation program assistance where a determination has been made that the structure is not feasible to rehabilitate to minimum standards under the City's Owner-Occupied Housing Rehabilitation Program.  Eligibility requirements for this program must be met for applicants to be placed on the Optional Relocation Program list.


B.
Homeowner is notified that the rehabilitation of the structure has been determined to be economically and/or structurally infeasible.


C.
Staff evaluates applications for relocation assistance and prioritizes the processing of applications based upon relative need due to conditions of the dwelling unit and occupant characteristics as specified in Section VI.  Staff processes applications as possible under funding and staff limitations.


D.
Homeowner is informed of available housing options, including relocation payments and assistance.


E.
Homeowner submits a Replacement Housing Assistance Request, acknowledging receipt of information explaining the City's program, and requesting relocation payments and assistance to enable homeowner to voluntarily obtain suitable and adequate housing.  


F.
Community Development Staff determine whether or not approval of homeowner's Replacement Housing Assistance Request reasonably may be expected to result in the successful and feasible rehousing of the homeowner.  The home owner’s request may be denied in cases in which the homeowner's general health or income level would preclude his or her adequate and responsible operation of a replacement dwelling; and/or cases in which the costs of the replacement dwelling would be substantially above the costs of typical cases; and to the extent that the probability of the City reaching its CDBG / HOME  program goals would be endangered due to cost overruns.  The homeowner will be notified in writing of the determination and, if the request is not approved, the reasons for denial.  When the determination is approval of the applicant's request, a Notice of Approval will be sent informing the homeowner that the City is authorized to enter into a Rehousing Agreement with the homeowner for a specified Replacement Housing Payment determined appropriate by the City pursuant to its Relocation Policy.  Prior to any agreement being executed between the homeowner and the City, the Community Development Office will comply with the public disclosure and notification/authorization to and from HUD requirements according to 24CFR Part 70, Section 104(d), Relocation and One-for-One Replacement Housing Requirements.


G.
A Rehousing Agreement is executed between the homeowner and the City, under the terms of which homeowner agrees to move permanently and voluntarily from the dwelling on or before a specified date.  Execution of the City’s Rehousing Agreement will constitute funding commitment for the project.  Terms and conditions of the program assistance will be outlined in the various required program documents.  The City agrees to provide the homeowner with a specified amount of Replacement Housing Payment to be used for the sole purpose of obtaining a suitable decent, safe, and sanitary replacement dwelling.


H.
Community Development Staff will provide counseling and assistance as needed to approved homeowners in order to facilitate the homeowner's rehousing, including referrals to builders, suppliers, and real estate sales persons; and, in extreme hardship cases, provision of temporary housing or reimbursement of temporary housing expenses and reimbursement of moving, storage, and other necessary expenses related to rehousing the applicant as specified in the terms of the Rehousing Agreement.


I.
The homeowner and the Community Development Office agree to the arrangement and method of the approved payments to the homeowner.  All payments will be made directly to the homeowner unless it is requested in writing that such payments be assigned to a contractor, seller, or other party designated by the applicant.


J.
After the homeowner and the Community Development Office have agreed to the arrangement and method for approved payments, the homeowner will execute a contract with a builder, supplier, or seller for the selected replacement dwelling.  The homeowner will also contract for the demolition of the substandard dwelling and for lot and site clearance and preparation.  The City will under no circumstance be a party to or enter into a contract for the replacement dwelling.


K.
When determined appropriate by the City, the homeowner voluntarily vacates the substandard dwelling.


L.
The replacement dwelling is constructed or purchased, and appropriately inspected by the City to determine adequacy and compliance with City codes.


M.
City certifies that the replacement dwelling is decent, safe, and sanitary and ready for occupancy.  City issues Certificate of Occupancy.

 
N.
Homeowner accepts replacement home.


O.
All remaining approved payments are made to homeowner at a formal closing ceremony, and homeowner acknowledges receipt of payment.


P.
Upon completion of all actions in regards to relocation, homeowner acknowledges in writing that all payments, assistance, and conditions of the Rehousing Agreement have been received to the owner’s satisfaction.


Q.
Homeowner agrees to vacate temporary housing and occupy replacement structure Within 10 days of issuance of the Certificate of Occupancy.

IV.
ELIGIBILITY REQUIREMENTS

Eligibility for relocation payments and assistance shall be established as follows:


A.
Applicant must have applied for rehabilitation assistance under the City's Owner-Occupied Housing Rehabilitation Program, including requests for assistance under that program's provision for Emergency Rehabilitation Assistance.


B.
Applicant must have been rejected for rehabilitation assistance on the grounds that the applicant's occupied dwelling was not feasible to rehabilitate.


C.
Applicant must be an owner occupant of the dwelling for which rehabilitation assistance is requested and reside within the City of College Station.  The dwelling must be the applicant's principal residence for a minimum of 2 years prior to the submission of a completed application for assistance.


D.
Applicant must present proof of ownership by General or Special Warranty Deed.  City staff will verify proof of ownership with title searches as necessary on the property where the dilapidated structure exists and/or the site where the replacement housing will be built.  In situations where the applicant does not have clear title,  applicant will be required to clear title.  When meeting this guideline requirement is not feasible, applicant must present proof of ownership  (General or Special Warranty Deed) showing fee simple title of 50% or more ownership in the applicant's name.  (All other title holders will be requested to relinquish their title rights to the applicant.  If 100% title is not gained in this manner, then all other title holders will be requested to sign applicable project and lien documents to show their consent to the project.)  Applicants with less than 100% fee simple title must have a continuing right to occupy the premises.   Applicant must provide documentation for all existing liens.  All current lienholders will be requested to subordinate their lien position to the City.  Upon review and determination by the Community Development Administrator and the Development Services Director, the City may accept a lesser lien position if it is determined that the City's low-income affordable housing goals are being accomplished by the completion of the project.


E.
Applicants with cash equivalents (cash, stocks, bonds, mutual funds, etc.) on hand totaling $ $20,000 or more shall pay 10% of the total project costs -(excluding demolition and temporary relocation expenses). Funds in retirement plans (i.e., IRA’s, Keogh accounts, 401 K’s, etc.) will not be included in cash available calculations for these purposes.

F. Applicant must establish that all property taxes are paid on the property to be vacated (and/or the proposed construction site) and that all other liens are satisfied or released.  Applicants owing delinquent property taxes will only be considered for assistance if they are enrolled in a county approved tax payment plan.   At a minimum, the applicant must have six consecutive months of timely payments on a payment plan structured to bring taxes current within a two year period. After project completion, owners are required to certify on an annual basis that taxes and hazard insurance policies are current and in effect. 

G.
Applicants shall provide complete and accurate information regarding their household composition, household income, and housing situation.  Failure to disclose information which may affect eligibility requirements shall also constitute fraud.  Applicants shall be required to make full restitution to the City in the event Community Development services are provided to applicants who provided inaccurate or incomplete information in order to meet eligibility requirements.  Requests for further assistance will be denied unless restitution is made in full.


H.
Applicants will agree to conform to College Station Code Enforcement requests prior to being determined eligible for replacement housing assistance.  Applicants agree to maintain dwelling and exterior grounds in accordance with applicable city ordinances.


I.
Applicants will be encouraged based on individual needs to attend Community Development homeowner education classes, with emphasis being placed on maintenance, budgeting, and responsibilities of homeownership.

V.
FEASIBILITY OF REHABILITATION
 
A.
Feasibility of rehabilitation of property to minimum program standards will be made following a detailed inspection of the property by Community Development Program staff.  This inspection includes completing a list of deficiencies which must be corrected in order to bring the structure into compliance with HUD requirements and all applicable City of College Station codes
B.
Feasibility of rehabilitating structures under established program limits will be determined by an assessment of the following two criteria:



1.
The estimate of costs needed for all required repairs and renovations  (or to remedy immediate threats to health and safety in emergency cases) must fall within  program limits.



2.
For all required repairs and renovations , rehabilitation costs shall not exceed 75% of the total estimated  post-rehabilitation value for the structure.



Units not meeting these standards will be determined infeasible for rehabilitation assistance and, therefore,  considered only for emergency repair assistance, demolition-clearance, and/or relocation assistance.  Applicants owning manufactured housing units are not eligible for program assistance unless:  (1) the property on which the manufactured home sits is owned by the applicant;  (2) the property is sufficiently sized to accommodate the typically required building setbacks;  (3) the property is properly zoned for single-family residences;  (4) the applicant has resided in the home and on that site for not less than two years, prior to the application date, and;  (5) the applicant and subject property are otherwise eligible for assistance under program guidelines.

VI.
SELECTION OF RECIPIENTS FOR ASSISTANCE

A.
 Recipients of this program will be taken from the  applications of homeowners residing in structures determined to be infeasible to rehabilitate.  Additional recipients will be added during subsequent operation of the City of College Station's Owner-Occupied Housing Rehabilitation Program.


B.
The number of recipients to receive assistance will be subject to availability of funds.


C.
Community Development staff will evaluate applications   for structures determined to be infeasible to rehabilitate.  Based upon this evaluation, a recommendation will be made as to the order of applicants to be assisted.


D.
Criteria to be used to make this evaluation will include the following items listed in priority order:



1.
Degree of threat to health and safety of occupants presented by continuance of residing in the structure.  This will include evaluation of factors such as availability of basic services including water, sewer, electricity, and structural deficiencies of the unit.



2.
Health and handicapping disabilities of occupants which necessitates the unit to be handicapped accessible.



3.
Time and date that all application requirements are met.


4.
Time and date of application.

VII.
FORMS OF ASSISTANCE AND ALLOWABLE EXPENSES

A.
The primary form of assistance to be provided will be the use of CDBG / HOME funds to pay for the cost of the replacement dwelling.  The allowable budget authority will not exceed  Fifty Thousand Dollars ($ 50,000.00) for the total replacement housing cost (excluding cost of demolition, site preparation, temporary rehousing expenses, and and other related rehousing costs determined necessary by City staff)..



Homeowners with large families that qualify for 4 or more bedrooms based on HUD's Section8 Occupancy Standards (as described at 24CFR 882.209(b)(2) )will be eligible for  an allowed budget of  Fifty-Five Thousand ($ 55,000).



An additional  $3,500 funding will be available for families with handicapped members to be used to address special and accessibility needs.  These funds are to be used only for special handicap accommodations as determined feasible by Community Development staff after examination and verification of the family's needs.



1.
Projects fully financed by a deferred, forgivable loan will be limited to applicants with less than  80% of the Bryan-College Station MSA median family income.  






2. A lien and a deferred, forgivable loan commensurate with the construction cost (not including temporary relocation and demolition costs), amortized using a monthly rate based on the number of months in a  10-year lien period, will be placed on all replacement dwellings.  The loan will be forgiven at this rate over the 10-year lien period . If the house is sold or transferred before the lien period expires, the homeowner gets credit for every  month spent in the house.  The credit is subtracted from the total loan amount, which is then owed and due to the Community Development Program and received and used thereof as program income.  

ORP   -   Proposed Program Modifications

3. The City of College Station will be in the 1st lien position on all replacement housing.  However, in situations where 1st lien position is not feasible, the City will accept a lower lien position subject to the review and approval of the Community Development Administrator and their immediate supervisor  .  The lien will not be forgiven until the following conditions are met:




a.
with the exceptions noted in (g.) below, the homeowner must reside in the unit for a period not less than ten  (10) years;



b.
the property must be maintained to meet city code requirements; 



c.
mortgage payments must be met on a timely basis; 
d. homeowner must provide annual documentation of adequate homeowner's insurance, including casualty and fire coverage, and the City must be listed on the Certificate of Insurance to be notified in case of policy cancellation; and  
e. home owner must provide annual documentation demonstrating that property taxes (and/or applicable payment plans) are current.
4.   
If the owner dies during the lien period or is not medically able to occupy the structure, the controlling or surviving family members may occupy the property regardless of income status.  


5.   Program intent is to maintain owner-occupancy in these properties.  Inthe event of a sale or transfer of ownership during the  ten (10) year period, the following condition  must apply to avoid default:





a. . the owner must sell or offer the assumption of the loan to a low/moderate income family for their homestead and approved by the Community Development Office; and 









b.  The owner shall give the city a first right of refusal to purchase the ownership interest in the property from the homeowner for the amount specified in a firm contract between the homeowner and a prospective buyer.  The city shall have 10 business days after receiving notice of the firm contract to decide whether to exercise its right and 60 calendar days to complete closing of the property.



If within this  ten  ( 10) year period the homeowner defaults, the loan will be called due in full and foreclosure proceedings may be initiated.  The City will make every effort to work with the homeowner to avoid foreclosure and will examine each situation on a case by case basis.


B.
Allowable expenses will include:



1.
Replacement Housing Payment (refer to Section-A above) to family to be used for one of the following rehousing options:




a.
an adequate, decent, safe, and sanitary REPLACEMENT DWELLING constructed on the ORIGINAL SITE (LOT) of the dwelling vacated by the homeowner.




b.
an adequate, decent, safe, and sanitary REPLACEMENT DWELLING constructed on an ALTERNATE SITE in the City of College Station provided by the homeowner.




c.
an adequate, decent, safe, and sanitary REPLACEMENT DWELLING constructed on a SITE ACQUIRED USING REPLACEMENT HOUSING PAYMENT FUNDS where subject property is not appropriate for redevelopment  and with the agreement that the homeowner will trade lots with the City, if available.




 d.
an adequate, decent, safe, and sanitary REPLACEMENT DWELLING FOR SALE in the City of College Station that meets the City's Structural Standards Code to be purchased with the  Replacement Housing payment.



2.
Cost of lot clearance, demolition and clearance of the dilapidated structure, and preparation of job site for new replacement dwelling.



3.
City approved actual and reasonable moving expenses, plus storage of homeowner's belongings as needed.



4.
Cost of utility and appliance transfers and hookups as necessary.



5.
Closing and settlement costs related to purchase of replacement dwelling.



6.
Cost of temporary housing in extreme hardship cases when determined necessary by the Community Development Administrator.



7.
Other expenses  determined by the City to be necessary to facilitate the relocation of the homeowner. 


C.
Community Development staff will also provide assistance and counseling to applicants as needed, including the following:



1.
Information on the program and rehousing options available.



2.
Assistance in acquisition or soliciting bids for construction of replacement housing.



3.
Assistance in temporary relocation and related concerns.



4.
Assistance in contractual compliance between homeowner and contractor.



5.
Assistance in inspection of construction of replacement dwelling, if applicable.



6.  Assistance to applicant in evaluation of future housing cost burdens.  .   

VIII.
REHOUSING AGREEMENT

A.
Each applicant assisted through the program will sign a Rehousing Agreement with the City which constitutes the City’s obligation of funds and outlines the responsibilities of each.  The agreement establishes a date on which the homeowner agrees to permanently vacate the present structure, agrees to demolition of the present dilapidated structure, agrees to occupy the replacement structure when structure is completed and ready to be inhabited, and agrees that temporary housing will terminate when structure is ready for occupancy as determined by the City of College Station.


B.
The Rehousing Agreement outlines the City's responsibility to provide a replacement housing payment, that includes bearing the cost of temporary relocation and moving expenses that have been determined reasonable, and obligates the City to bear the cost of utility and appliance hookups and other fees which may be necessary to make the rehousing possible.

IX.
FINAL INSPECTION - CERTIFICATE OF OCCUPANCY


The City of College Station will be responsible for final inspection of all housing units made available through the program to determine that the replacement unit meets all City of College Station and HUD  requirements.  Final payment will not be made until the City of College Station has issued a Certificate of Occupancy for the replacement unit and all items identified in a "punch list" have been corrected.  This Certificate of Occupancy will serve as evidence to HUD of the City's determination that the dilapidated structure has been replaced by a decent, safe, and sanitary dwelling and that the family has been successfully relocated.

X.
SPECIAL CONSIDERATIONS

Replacement dwellings that are constructed, using this program, on the original site of the dilapidated structure or on another alternative site located in the areas delineated by  census data as low and moderate income areas will be given special consideration in the event of setback noncompliance due to inadequate lot size.  Setback restraints will be waived in the effort to encourage new construction in these areas
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