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FROM: FRANK R. NERogK/ q‘)))/
DATE: MARCH 3, 1983 JJH MAR 41983

RE: HOUSING INITIATIVES FOR NEW BRUNSWICK

I have enclosed for your information and review a copy of a report
which I prepared for Mayor Lynch. This document outlines potential
housing initiatives which may be undertaken in the City of New
Brunswick this coming calendar year. It also includes several
proposals which outline ideas concerning innovative techniques

to develop housing in New Brunswick.

Our approach is to develope a comprehensive housing strategy, utilizing
as many individual components as we can.

I would be most happy to brief you on this initiative at your
earliest convenience.

FRANK R. NERO

FRN:eks
encl,
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AGENDA

(Feb. 25, 1983, 11:00 A.M.)

Meefing: 1983 Housing Initiatives"

City of New Brunswick

I == Purpose of Meeting -- Mayor Lynch
117 1983 Housing Initiatives
An Overview -- F. Nero
R. Keefe
D. Gatarz
I11-------- City/redevelopment Agency
Role in Funding -- Mayor Lynch
R. Keefe
F. Nero
IV-------- Discussion -

V —ceeem e Follow-up
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T0: HON. JOHN A. LYNCF
FROM: FRANK R. NERQ® )
DATE: TFEBRUARY 2, /1983
RE: 1983 HOUSING ¥NITIATIVES"

At your direction, I have developed a number of Housing initiatives tar-
‘geted for initiation and implementation in 1983, It must be noted that
this is not a comprehensive housing strategy for the City of New
Brunswick but rather a realistic appraisal of what might be accomplished
in 1983, given available funding resources, physical constrictions,

land availability and infra-structure support.

It is our hope that the "1983 Housing Initiatives' will be undertaken

by a multitude of both public and private entities. In order to conform
with the City's housing priorities, it is suggested that the lousing
Initiatives be coordinated by the Housing Authority under the direction
of Dick Keefe. The Housing Authority already has the administrative
resources to assume this responsibility. The utilization of the Housing
Authority would also insure limited resources being directed towards
program implementation as opposed to administrative overhead. It will
be importdant for Mr. Keefe to assign necessary staff resources with
direct responsibility concerning the 1983 flousing Initiatives. Among
the potential entities which could implement the Housing proposals are
both private and public non-profit organizations, Rutgers University,
independent developers and the Housing Authority in conjunction with

the City. Funding resources for these housing initiatives would include,
but not necessarily be limited to, HUD, Community Development Block
Grants, neighborhood preservatio funds, various State and Federal
funding sources, City Bonding, private contributions, LISC, SBA/MBES,
and private developer resources. Based upon preliminary discussions
with Mr. Keefe and contingent upon obtaining required approvals, it
would be appropriate for the re-development agency to provide financial
support for the '1983 Housing Initiatives.'" This financial support

could be in the form of direct grants, loans, or both.

It is very important that any of the housing initiatives be complimen-
tary and viewed as an appropriate step in meeting the long-range
housing priorities of the City. The material which was prepared for
the January 7th meeting with Federal and State officials could serve
as a guide to a comprehensive housing program for New Brunswick.

(I have attached a summary of that report).



THE CITY OF NEW BRUNSWICK
CITY HALL e 78 BAYARD STREET @ NEW BRUNSWICK, N. J. 08803

-2- OFFICE OF
ECONOMIC DEVELOPMENT
(201) 745-5050

I recommend that any local financial contributions relative to
establishing a local LISC program also attempt to leverage SBA moneys
for the development of a New Brunswick Minority Enterprise Opportunity
program (NBMEOP). The NBMEOP would be developed for the purpose of
assisting in the implementation of the Illousing Initiatives and other
on-going revitalization and economic development programs. Initial
conversations with the National LISC Staff indicates that local con-
tributions and the LISC funds can be jointly utilized to '"draw down"
SBA financing for the establishment of an NBMEOP. I would further
recommend that any New Brunswick LISC/NBMEOP Program utilize an open
process of soliciting grand proposals, Contracting and the monitoring
of performance must be measured against the prospect of any proposal
to properly and successfully spend money to address City-wide housing
priorities. Any proposal funded by a local LISC-NBMEOP Committee
should compliment overall housing priorities established by the City,
the DevCo Housing Committee and NBT. Any eligible organizations
should be encouraged to submit for review their housing proposals.
The LISC-NBMEOP funding should provide a vehicle not only to assist
in the development of housing but also to provide seed money for venture
capital for New Brunswick minority businessmen. I would caution that
these funds not be viewed as merely a vehicle to finance a particular
organization's projects. Rather, it should be viewed as a method to
help finance needed housing projects and minority business entrepreneur-
ship within the City of New Brunswick. Criteria for awarding proposals
need to be measured against established criteria and an overall City
housing strategy. Projects must be evaluated from a comprehensive
perspective. Any organization which would seek to participate by
submitting a proposal for either the LISC and/or SBA Funds should be
able to stand a vigorous test of competing with other proposals for
funding.

A review process for proposals would need to be established. Procedures
and criteria for review must be well-documented at each stage of the
evaluation. Lack of procedure and documentation would subject the

whole process to major criticism. Contracts must also be developed

wWith an emphasis on past, current and potential performance measure-
ment and evaluation with criteria which could facilitate program
Monitoring and implementation.

Fiscal controls also need to be developed. A full review, audit

and assessment of fiscal accountability need to be established. Each
Component which would utilize a non-profit sponsor would contain a
variety of program components., These components should be evaluated
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independently. Each program should be measured against the type and
scope of the project the individual program sponsors 4are seeking to
implement.

The funding sources which would need City support and approval would
also need to comply with similar performance and audit guidelines.
Coordination of the housing initiatives will be critical to insure
that limited resources are utilized for maximum impact. It will also
allow for cooperative development strategies which would allow us

to target resources where needed. Flexibility of the LISC and private
funds would allow their use where State and Federal dollars were
unavailable.

I have included for your review several proposals which have been
presented and developed based upon your past directions in regard
to the development of various housing initiatives within the City.

Many of these proposals are reflective of activities, reports, research
and proposals that have been reviewed over the past several years. It
may now be appropriate, based upon your initiative, to begin to implement
these proposals, either in whole or in part.

I suggest you convene a meeting, as soon as your schedule allows, with
the individuals you deem appropriate so that we may review this
initiative.

FRANK R. NERO

FRN:eks
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On January 7, 1983 Mayor John Lynch presented to State and Federal represent-
atives an Investment Approach to Target Resources Via Private/Public Initiative.
Included in the report was an overview of New Brunswick's assets, recent
accomplishments and proposed Phase II Revitalization projects. Major emphasis
was placed on the fact that "the key component in Phase II Revitalization is to
provide adequate housing for present residents and, likewise, additional housing
to meet market demands." The following is an excerpt from the report designating
some of the housing opportunities available:

HOUSING OPPORTUNITIES

The Housing & Urban Development Authority of the City of New Brunswick has been
actively participating in the City's revitalization process. The Authority's
Goals and Accomplishments from July 1980 to date are summarized in Exhibit A
(Richard M. Keefe's December 13, 1982 memorandum) attached to this report. It
ijs anticipated that HUDA will continue within their financial Timitations to
assist in meeting housing needs, but it is likewise recognized that the Revital-
jzation Process requires a major commitment of private and public sectors at
this time.

It is now recognized that the key component in Phase II/Revitalization is to
provide adequate housing for present residents and, likewise, additional housing
to meet market demands. Without sufficient housing, particularly owner-occupied
units, the city will return to a 9 to 5 weekday employment center devoid of the
amenities that a true urban center must possess. Housing and residential
neighborhood stabilization will also counter the criticism that urban revitali-
zation is restricted to the Central Business District and cannot succeed in
addressing a City's overall problems.

With the convictions that New Brunswick has the assets, the track record, the
cohesive meld of private/public sector participation and, most importantly, the
obligation to demonstrate that it will be a Model City of Urban America,-Mayor
John Lynch has, in his January 3 Inauguration Address, identified adequate
housing as the City's next major goal.

In 1981, Rutgers University's President Bloustein convened a Housing Summit
Conference with public and private sector representatives. The Summit resulted
in a clear recognition that:

a. Housing is an extremely complex urban issue and New Brunswick is exper-
iencing competing local market demands for available housing.

b. The present housing stock is insufficient in quantity and quality to satisfy
present and projected needs.

C. In order to provide new housing in New Brunswick, with few exceptions,
major land acquisition/assemblage is necessary; and land costs are prohibitive
unless high density housing is constructed.
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d. Adjoining communities are not faced with the high land acquisition costs
and, therefore, rental and owner-occupied units continue to be constructed along
the major arteries leading into the City. Although housing demands could be
catisfied in these communities, this solution will be to the ultimate detriment
of New Brunswick.

Since the Housing Summit, a number of workshops and meetings were held to
identify all potential housing target areas. The areas are shown on the
enclosed key map and a general description is as follows:

1. Church Street Corridor Rehabilitation - from Neilson Street to Spring Street
is a mixed use project including new and renovated office, commercial and
residential units. The project is proposed as part of an overall Albany North
UDAG application including the Golden Triangle (R above) and Hiram Market (2

below) since acquisition relocation and infrastructure costs are prohibitive.
There is active developer interest in the project. ;

2. Hiram Market - The City has proposed major residential and commercial new
construction with selective rehabilitation. Some opposition remains from
complete restoration proponents although professional analysis has clearly
demonstrated that their proposal is not feasible. The project is proposed as
part of an overall Albany North UDAG application package as described in 1,
above. 1In addition to funding assistance, State and Federal cooperation on
expediting the final Historic Review process is essential.

3. New Brunswick (Memorial) Homes consists of 246 low income housing units in
four high rise structures on a Timited inner-City site. While the project may
have been an acceptable housing solution when constructed, in retrospect it is
an inappropriate environment and facility for low income families. Attempts at
providing minor physical plant improvements, development of additional community
spaces and programs and formation of a more active tenant association will not
alleviate the inherent problems at Memorial Homes. The present tenants deserve
more suitable quarters and, where possible, to be redirected in self-ownership
programs throughout the community. State and Federal assistance is requested to
underwrite relocation and replacement housing costs of the present tenants and
permit conversion of the existing structures to more appropriate uses.

4. Bishop Towers was originally constructed as a co-op housing facility and
eventually converted to a rental structure. HUD in 1982 negotiated a private
sale but a final closing has not taken place. A number of investors have
expressed interest in acquisition of the property including major rehabilitation
and possible conversion to condominiums. This alternative would increase the
gwner—occupied housing stock in New Brunswick and deserves further consideration
y HUD.

5. Commercial Avenue tract was purchased from HUDA and present developer has
proposed construction of a neighborhood retail/residential structure. It is
possible that this tract, along with adjacent properties on George Street, could
be consolidated to provide a number of new housing units in an area contiguous
to Douglass Campus.
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6. George Street Corridor between the CBD and Douglass Campus presents a number
of mixed use neighborhood retail and residential opportunities. The City is
continuing to solicit interest in locating a major food market along the
corridor. Considering CBD development to the north, a stabilized university
campus to the south, the number of existing structures that could be rehabil-
jtated along the west side of the corridor and available land/structures for
infill housing along the east side, the corridor has private developer poten-
tial.

7. Joyce Kilmer Avenue pilot study area consists of three city blocks on which
a housing inventory/rehabilitation estimate was completed in 1982. Thirty-eight
structures are feasible for rehabilitation and, once completed, would provide
owner-occupied opportunities complimenting existing owner upgrading efforts that
are underway. The study area along with 7A - Sacred Heart Tract (proposed
twenty-two new townhouses on a vacant site) are under active consideration for
funding via City-backed revenue bonds.

8. Paul Robeson Infill Housing area was evaluated in 1980 as construction of
the new Community School was in process. The school has served as a catalyst
for some rehabilitation of existing housing units in the surrounding neigh-
borhood. Devco has completed a rehabilitation/infill housing study indicating
that over 100 additional housing units could be provided in the area, some of
which could be made available for Memorial Homes relocations.

9. Nichol to Commercial Avenue sector is immediate to the Douglass Campus.
Rutgers has expressed an interest 1in participating in a pilot study to re-
habilitate and upgrade existing units and make them available for purchase by
faculty and staff. The pilot study will be initiated in 1983.

10. Georges Road/Reservoir sector has a number of rehab and infill housing
opportunities. Private investors are presently developing the area and the
reopening of the adjacent Squibb plant by Cell Products should stimulate
additional employment and thereby housing demands in the sector.

11. St. Mary's Senior Citizen Housing is underway by retrofitting the original
Bond Clothing Factory. The project, by conversion of a vacant factory and
relocation of an adjacent junkyard, will be a major stimulant to the neighbor-
hood.

}2. Remsen Avenue corridor Rehabilitation and upgrading will evolve by private
investment along the corridor as projects 8 and 11 are implemented.

13. Lee Avenue housing - Sixty new units of NSA, Section 8 housing are propbsed
along with substantial rehabilitation of Lambert Homes, a thirty-two unit
project on three separate sites.

14. Livingston Avenue sector contains a number of old prestigious homes and
apartments, some of which have been converted to professional office use.
Additional office space was constructed in 1981 and a number of structures are
Presently being altered for mixed office/residential use. The artery, a major
access corridor from Route 1 to the central business district, will continue to
Improve without direct State or Federal funding assistance.
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15. Washington School has been declared surplus by the Board of Education. A
NJDCA funded study is in process to determine the most appropriate adaptive use
and it appears that the structure is suitable for forty-two residential units.
Neighborhood groups have expressed support provided the units are owner-occupied
and that adequate on-site parking can be provided.

16. Hale & Oxford Street Retrofits - five condominiums were provided in 1982 by
conversion of the original Hale Street School; ten additional townhouse fee
simple units are proposed on Oxford Street. A portion of the permanent
mortgages is being provided through NJIMFA.

17. Courtlandt Square - eleven new townhouse units are under construction on a
vacant tract with occupancy by mid-1983. Permanent mortgages have been provided
through NJMFA.

18. Fifth/Sixth Ward Housing Sectors have an extremely high demand for rental
units because of proximity to UMDNJ and Rutgers College Avenue Campus. Absentee
1andlords find it economically advantageous to convert, oftentimes illegally,
single and two-family houses into student group apartments. These conversions
diminish the number of owner-occupied units and usually result in poor main-
tenance in order to maximize return on jnvestment. Both institutions are aware
of the trend and are actively engaged in planning major housing facilities to
meet their specific needs.

19. Route 27 Corridor is a long-range housing study involving two counties
(MiddTesex and Somerset) and three communities (New Brunswick, Franklin Township
and North Brunswick Township). In 1980, Devco initiated the study, recognizing
that Route 27 bisects a major residential community with a complete range of
housing types. There are a number of vacant sites, particularly in New Bruns-
wick and Franklin Township, that are appropriate for new affordable housing 1in
addition to existing housing that has rehab potential. Proposed improvements
also include major revisions to roadways, controlled access/signalization on
Route 27, additional community and recreation facilities and infrastructure
upgrading. Two possible New Brunswick projects include sixty Section 8 units
(in 19 A area) and 125 Section 8 units (in 19 B area). It is anticipated that
community and county meetings will be scheduled in early 1983 to rejuvenate
Devco's earlier studies. The New Jersey ‘Department of Community Affairs can
assist in the Inter-Municipal/County planning aspects of this project.




CITY OF NEW BRUNSWICK
DESIGNATES

ADVISORY & MONITORING BY
- MAYOR & CITY COUNCIL

- LISC ADVISORY COMMITTEE
- MEBS & OTHER LOCAL ADVISORY

GROUPS
. NON-PROFITS
N 1 |
HUDA CORPORATIO¥: DEVCO COINCO
5 REHAB TOWNHOUSES 5 TOWNHOUSES AWAITING
10 REHAB TOWNHOUSES PROPOSAL
$266,000
$700,000
NOTES:

A. GRAND TOTAL 1983 PROGRAM EXCLUDING RUTGERS (2)
AND COINCO PROJECT TOTALS $22,966,000
B. POSSIBLE 1984 AND FUTURE HOUSING PROJECTS INCLUDE:
1. MEMORIAL HOMES UPGRADING
2. ROUTE #27 CORRIDOR PROGRAM
3. ADDITIONAL HOUSING SECTORS
DESIGNATED IN MAYOR LYNCH'S
CONCEPTUAL HOUSING ACTION PLAN
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THE HOMEOUINERSHIP GROUP, INC.

2003 Kentmere Parkwaoy @ Wilmington, Deloware 19806 ® (302) &5AGOAN 731-8411

September 20, 1982

M. Frank Nero

Economdic Development Admindstration
390 Geonge Street

New Brunswick, NJ 08901

Dearn Mr. Neno:

As you have hequested, this is to provide a brief sketch of the type of
housing program we are suggesting fon New Brunswick, which we modelfed aftern one
successfully developed in Wilmington, Delaware. The progham consists of a Lease/
puwrchase arvrangement f.inanced through the sale of shont temnm, tax exempt bonds.

The phrogram contains the following components, many of which would occun
Admultaneousty.

- Non-Pro g4t Homeownership Corporation - a non-profit corporation should be
established to assemble the Zand and adnincsten the proghram.

- Site/Developer Selection - a site and devefoper should be selected and
plans and specifieations finalized. The non-profit corporation would contract
with the developer fon the construction of the units.

- Shont Tenm Financing - the construction and Lease phase would be financed
through the sale of fax exempt bonds. The bonds would be guaranteed by the real
estate and a Letten of credit purchased from a major Lending .institution. The
City could be asked to provide its faith and credit to guarantee a porntion of the
bond sale. The bond sale would not take place until a predetermined number of
wiits were under contract.

- Long Terun Financing - a permanent mortgage commitment would be obtained
trnom a ZTending Anstiltution on othern sources. In onder to be accepted in the
Progham, tenants would have to be approved in advance for a mortgage after the
end of the fease period.

- Marketing - the units would be marketed based on plans provided by the
developer. The tenants/homeowners would be rnequined to put up a minimal down-
payment ($1,000.00) and obtain a morigage commitment. During the Lease period
the nent would be suffiecent to pay the (nternest on the bonds and the prnopernty
Manager, while allowing an equity buwikdup sufficient to meet the downpayment
requanement fon closing on the mortgage. 1t should be noted that neithern the
bond sale non construction would begin until a predetermined numben of units
Were under contnact.




Mr! Frank Nenro

New Brunswick, NI 08901
Septemben 20, 1982
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- Propenty Manager - a property manager would be selected to manage the
property and collecd the nents durning the Lease period.

Ideatly, at the end of the 2-3 yean Lease period, all of the tenants would
settle on thein properties using the initial deposit, the equity bullt up through
the nents and the montgage proceeds. The bonds would then be paid off with these
proceeds, and the City and/on non-profit conporation would be out o the program,

The primary advantage of the program is the Low interest nate (5-10%) on the
tax exempt bonds. This amounts to an indirect federal subsidy, which generates a
substantial equity builldup for the tenant/owners while allowing them to pay a
reasonable rent. Further, the Lease/purchase arrangement allows the tenants/
homeownerns o Lock in today's construction price fon a home that fhey won't buy
forn 2-3 years.

I have enclosed a copy of the proposal we recently submitted to Scranton, PA
forn the development and impLementation of a simifan progham. I have also enclosed
a copy of a New York Times news article about Wilmington's progham.

If you have any questions, please do not hesitate to contact me.

Sincenely,

~.

-]

N
GPD:wib Genald P. Doherty
Enclosures
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URBAN HOUSING

ﬁrChql‘lenge For Today And Tomorrow . . . ..

Now, and In the years ahead, American cities
face a serlous challenge as they try to improve and
increase their supply of attractive, affordable
housing. Current circumstances have created a four-
pronged difemma for urban planners and officials:

— (Cities already have on hand hundreds—In
some cases, thousands—of deserted,
boarded-up vacant houses and vacant land
which are burdensome to Inventory, costly
to restore and difficult to market.

— federal ald Is Increasingly undependable.
All of the major traditional sources of funds
for housing and community development
have elther been reduced or face massive
restructuring.

— The housing Industry Is in no position to
take the Initiative in urban housing.
Continued high Interest rates and the
restricted supply of mortgage money have
plunged the Industry Into an unprecedented
slump.

— €ven If adequate urban housing was
available, low and moderate income
fomilies cannot afford to buy their homes
because of the prohibitive financing which
characterizes today's market.

3
7'_’6.. ray

The results are deplorable . .. Vacant city-owned
land remains Iidie. Restorable city-owned vacant
houses continue to decay. The city's tax base and
housing supply move further toward stagnation,

€ven more Importantly, the young working
families who represent the city’s future are forced
to rent because they cannot afford to buy, while
senlor dtizens who rent by choice are faced with
the growling problem of displacement as
speculators and upper-middle class *‘urban
pioneers” focus attention on depressed uroan
properties.

Lack of outside funds. A slugqgish housing
industny. Unstable financing alternatives. These are
the components of the very real dilemma facing
urban planners and officials. Worst of all, inaction
now will only compound the problems in the years
ahead.




New Strategies For Effective Problem-Solving . . .

The Homeownership Group belleves that dtles
do have options ... . If they are willing to break with
the past and embrace the creative exploration of
new concepts for urban housing.

One such option is the "Homeownership Plan,”
in which Innovative financing mechanisms are
developed to support the construction of new
moderate-income housing and the restoration of
existing housing. Ideally, such construction projects
wlll toke place on city-owned property.
Simultaneously, a marketing program is developed
to reach the pre-selected target group—
moderate-income, preferably “first-time' home
buyers. As an additional benefit, the construction of
new nouslng serves as an Iimpetus for the
rehabliitation of existing vacant housing.

A program of this type need not depend on the
availability of federal funds. Rather—and most
Importantiy—it is a joint community effort, bringing
together the best forces of the public and private
sectors at that level. The benefits are clear:

— The housing supply Is expanded.
— The tax base Is expanded.

— The city's Inventory of vacant properties Is
reduced.

— Commitment to an urban lifestyie is
increased as renters become homeowners.

— The program requires a minimal investment
of tax dollars.

The “"Homeownership Plan’ is sufficiently
flexible to serve as the centerpiece of a wider-
ranging urban redevelopment plan,

The "Homeownership Plan’ is an exclting
concept, generated by and for the communities it
will help to rejuvenate. As such, it holds great
promise as an effective means of meeting the
challenge of urban housing in the ‘80's,
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«++ Wednesday, Jan. 27, 1982 #!

Wllljm and Barbar Boin had
bmfrml.lu.uﬁ,lnokl ng for & yenr
for a house withio the elty of tl'
mington. Arthur and Doana Yancoy

" had been searching for a sin&l:.-
family dwelling in the suburbs s
May 1280,

’I‘ie Holeses have a combined
income of §31,000. The Yanceys'
combined Income L $27,000 & year.
Neither family, however, cauld
afford the high inlerest rates
needed for a new home.
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bousing program in ma nation:,

homenwners with vearly incomes
from, $23,000 to $29,000 can pag
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lease-purchase plan. '

The homes, now valued at
$48.350, would normally require a
$10,000 down payraent, accordiag
to clty of ficials.

lan calls for moathly rents

of 34.1!')J during the flrst year, §678

the second year and $675 the third

year. About half of the monthly

muwﬁlhea-tmdehy the city for

the homeowner’s down payment at
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-
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L1%

At that time, mortgages will- bs’ 8
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the eity, but | wantad to'liva
city 50 1 could walk to work,” he
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rates, mon l paymenty lﬂ
homa, woulﬂ%&ave been “ridicy-
tous,”

“I hada't expected an
this. It [Lhe
fur the situation,” e said. “T think -
betog roons back 4 e city e

people back to the city."”
But although the homeswnership

Flm f4 simed at middla-jocomE "

caniles, city officials sisa took e

LBE 1LY O Lhuren direce. Lne
are also within walking dis-
tance of downtown Wiln
The homes, estinated Lo .
" $30,000, are being offered lo low-
income familles on a lease-pur-
chase plan with $600 down. A
Escalating rents begin at $178
maonth for the lirst year, $135
& second year and §375 a month In

gun. he familiss cun pirchass the
oimes, which muy ba worth more |
than $32,000. The Liuniles wil maly

be required to pay cloding costs,
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rate and bomeo;m ality. ho. o :"" - "Ilrc weren't loe?mgql!oram -.«_-
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Program in Wilmington, Del, Helps Homec
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Specialh The Ny Yok Thost ~ S |

WILMINGTON, Del, Nov, 27 — 1t -
- was an umusual sight In thesé days of |

buyers beamed at the progress tn pro-

tion work. ; o 5
] can't walt to get In,’”* sald Janét
Mease, an expectant mother holding the
hand of her 4-yesr-old daughtsr, Heldi,
as she spoke of & pirchase made possi.
bie by an inncvative housing program
undar wzy hers, a dzvel called
Peon s 60 1. The project
is in a f[ormer renewalarealing
resurgent section that took lis name
from the Friends Meeting House, & 163-
yesr-old brick landark. , )
Mayor Willlam T. McLaughlin of Wil
mington, am..ﬂ city officials and the
builder sald the program had been
made possibie by devices that had beea
used elsewhers &nd in some Instances
for other purpeses, but never belore, 80
far ax they could determine, in thesame
combination. . : ¢
The constructiof site for 38 row houses
for lower-middleincome familles was
city-owned land that had lain vacant for
about 15 years, the proxiuct of an urban e : ;
reconstruction. pregram that filled 10 ° poncae mader consiraction a1 the Pran Sqware dn Quaker Hill development In Wilkaington, Del. T

terialize Now, .
W%MM-B&ME?%&F% .HEE. renewal area. At Pight: Janet and Ecic Meass Wnapect cos of the demres writh thelr daiug
‘.:go = . . ® L - 2 .

Lease-Parchess Arpangement | novations, In 1674, for exsmple, Wik 7 & moath, _u_ﬂﬁnu.ong_nuﬂnw abe) fend of the three5s
The saccnd device was a tax-free mu- mington was the first city to offer urban | $108 more and In the third yesr about | mort gage loans avers
nicipal bond, called a reveaus bond, 8 Wﬂﬂsﬂm.msmrn program under whiEh | $100 mare. . . | with rates to corres;
type ofteri ussd to encauirage tommer- r-Incomp duyers were offered rus- | To be eligibile, city officials 'sald, | vailiag at the time o
ettt Processndl thebonis | S n fonesCity Houses for as Witle st 311 buyers of the aew houses must hiave an- | By Lt timoy ME, 32
wers Eamoﬂmm.w:nwaum low-intarest oon- S&mw nﬂ&_zms that they be renovaisd. | pual incomes renging from 823,000 ta | havs pald about $20,7
struction money for the builder, Frank mington’s broeder pro tn- | $28 520, Under a similar plan, &t lower | tion (o thelr $1,000 dep
Robino Associates. Similar bonds have o Ol thegsame ! prices and renta) rates ot about 3275 a
RN o8 1o oibar citics To provite | Pian offered at the coatruction sits for | month, bupers with Incomes of $13,00 10 i

2 S Tow 14t RWHB ‘s purchases of rengvated homes, as well | $13.000 a year can qualify to buy reno- | With halt the reni o
Hwnumummm%:&ﬂowoﬂ_er ow laterest & M o_m_”aw :%nmam__z _.mnﬂm-nod compa- | vated homes. ¢ |to their deposits, the

' = es. It also Includes practicas that have |  The rental rates are higherth ap.  Making 8 dowz paymid

wwﬂmﬂ%ﬂm Banmonawmﬂﬂ_ﬂomuﬁ become standard in otier citles, amang " ags for oﬂﬂwnﬂwmwﬂn moccumw Mz .rmu “_w.“ on & house thét cos!
: ; s them the use of Federal grants tor home _gccarding to local experts, bat the rates | the proceeds of their.

by vate builders, a lease-purchase \ . : )
nwnmﬂqmmﬂﬁp Andis wtich 8 vﬂz ton of and apartment improvements. © " are scaled so that, with about half the | down payment of thai
. monthly Tenis accumulated over the $1,800 Doposit Required rerts applying to purchase casts, the | than 2) percent of e
first lew years of ths arrangecaestisap- | Under the Wilmington plan, buyers bayers ﬂEﬁnanE.wc%.S rmmmu"aﬁwﬂw | naﬁ.ﬁhﬁﬂ%uﬁaﬁﬁ
plied to down payments. like Janet Measa and her 28-yearoid uﬁﬂwﬁu wnqmwm g venta’by | mingtor program. hes

" or &,

The plaz for the construciion project ; hushand, Erle, deposit §1,000 toward & \._ | ha al
- SaEatrlides ) : i As part of the plan, a Wilmington /Pav® ¥ LR
dedaned..down.payment.and pay Tent for Wiwe onger has guacaniced to provide, at the | -En_, .J_ua ,Y._m: ‘Sx..zm




THE HOMEOUINERSHIP GROUPR, INC.

2003 Kentmere Parkway ® Wilmington, Deloware 19806 ® (302) ??f‘_‘*g%‘@(

A PROPOSAL:

To provide technical asasistance and
staffing for the development and
Amplementation of a Lease/purchase
housing progham in the city of New
Brunswick, New Jersey.

Decembern 30, 1982




[, INTRODUCTION

The Homeowneship Group, Inc. 0f wilmington, Defaware 45 pleased o submit
thib pnopOéaﬂ to phovide technical assistance and stafging for the impkementaiion
of @ pease/purchase housing program An New Brunswick, New Jersey.

1£ A anticipated at this point that the progham will consist of 22 units 04
new cons truction at the Sacred Heant townhouse site, and up o 38 units o nehab-
ititated housing An the Joyce Kitmer Pilot Housing arted.

The proghan contains the folLowing components, many of which would occwt

AimuﬂtaneauAﬂg.

Non- Pro fit Sponsor - a non-pro it sponson should be selected Lo administen
the progham and acquire fand and units fon nehabifitation.

Site/Developer Sefection - the sife or sdites fon new condthuction and the
units gon nehabilitation should be finatized and a developen/contracton shoutd
be selected.

Shont Temnm Financing - the construction and Lease phase would be {inanced
through the sale 0f tax exempt bonds. The bonds would be guananteed by the neak
estate abong with a fotten of credit grom a majorn Lending imstitution and/on the
faith and onedit of the city. The bond sate would not take place until a phe-

determined numbern 0f units were under contnact for Lease/purchase.

Long Team Financing - @ permanent mortgage commitment would be obtained from
a Lenddng institution on othen sowrcesb. In onden to be accepted An the program,
tenants would have to be approved £n advance fon a mortgage, to be provided aften
the term of the fease.

Marketing - the units would be marketed based on pﬂﬁnb provided by the
developen. The teonants /homeownehs would be nequired o put up & minimal down-
payment (4500.-$1,000.), be approved by the tenant selection committee and obtain
a montgage commitment. Durning the ltease period, the nent would be sufficient 1o
pay the intenest on the bonds, the property managen's fee, dnsurance and maintenance
while allowing equity 10 buitd up sufficient to meet the downpayment nequd nement
fon closing on the mortgage. 1t shoutd be noted that neithen the bond sale nor
consthuction would begin until a pnede,te/unined pumber 0f units were unden contract.

Property Manager - @ property manager would be selected to manage the property
and colfect nents duwring the Lease period,



At the end of the Lease period the tenants would settle on their properties
using the initiat deposit, the equity genenated thnough the nents, and the mortgage
proceeds. The bonds would then be paid off with these proceeds, and the city and/on

Aponson would be out of the program.

The primary advantage of the progham is the Low interesi rates (7-9%) on the tax
oxempt bonds which altows the tenants/owners to pay a heasonable rent while per-
itting equity to build up at the same time. The Lease/purchase annangement also
allows the homeowners o Lock in today's prices on a home that will not actually
be purchased for 2-3 yearns.

In addition, if the housing market allows fon a sales prices sufficient to pay
all costs including those fon consultants and the administrnation of the program,
funds used for these purposes could be ne-used to expand this program on develop
new housdng programs,

What fotlows {5 a more detailed description of the progham and the proposed
note of The Homeownership Group, Inc. throughout the process.

11. Progham Components

A. Non-Progit Sponsorn

The Homeownership Group will assisi in selecting the most appropiate entity
(sponson) to oversee the New Brunswick Homeownenship Progham. The potential sponsor
could be the city of New Brunswick, a non-profit conporation similarn in sthuctune Lo
the city government, the New Brunswick Housing Authonity, on the New Brunswdck
Redevelopment Authornily.

The sponsor would be given the overall policy making and administrative
nesponsibilities fon the proghram which would include:

- fand and housing unit assembly, including theirn ownership during

consthuetion and Lease phase

- selection of a budilden/develfoper

- nent/price sthucture

- establishment of a tenant selection committee

- selection 0f a property managen

- Acope of proghram

Staf§ suppont fon the sponsor would be provided by The Homeownership

Group akong with someone appointed by the sponson to act as the Liaison with The
Homeownership Ghoup.



e ;

ﬁ@%Lﬂﬂﬂéﬁng construction/Rehabilitation

The Homeownership Group Wikl wonk with the sponson to select a developer/
puilden fon the consthuction of the ostimated 22 units of new constuction and up
to 38 nehabiltitated units.

1t is anticipated that the units of new construction will be Located on
the Sacred feart Townhouse Tracts Located at Commencial Avenue at Suydam Street.
14 fon any neason this site proves to be unsuitable, The Homeownership Group wiLl
evatuate aliernate sites.

Based on the information that has been provided to us, 4t would appear
that the targeted area for the rehabilitation component of the progham witl be Ain
the Joyce Kifmern Pifof Housing Atea. The area 4 bounded by Joyce Kifmer Avenue,
the Pennsylvania railroad thacks, Redmond Street and Seaman Stneet. Mr, Richand
Keefe, Executive Directorn of the New Brunswick Housing Authonity, has fdentified
38 housing units in this area as having anmediate potential fon nehabilitation at
an average cost of $11,000 per unit. The Homeownership Group will assist the
sponsoh in furthern evaluating this area and a determination will be made as Lo the
marketing feasibility of the specific units already identifdied.

The Homeownership Group will then develop an acquisition strategy fon the
wnits 1o be incfuded in the prognam. The fegak work associated with acquining the
units would be provided by the sponsorn's attorney.

C. Shont Team Financing Mechanism

The Homeownership Group will sthucture a {inancing mechanism that peamits
the construction/Lease phase to take place. The mechanism will Likely take the
form of shont term tax exempt bonds. The bonds will be supported by zthe economic
viability of the profect akong with other backing as may be required, such as a
Letten of credit from a majon Lending institution on conporation, O the fadth
and credit of the city of New Brunswick.

An economic analysis of alternate rent sthuctures will be prepared by
The Homeownership Group based on projected housing prices, intenest rates and the
downpayment requirements of the bank providing the mortgages.

D. Montgage Commitment

A commitment fon personal financing fon the program 4n the foam of
montgage commitments §or the pwichase will be negotiated by The Homeownership
Group with Locak Lending Lnstitutions. The purchasers will agree to Lease the
unit fon a period of up 2o 3 yearns at an agneed upon rental, A pontion of the

4
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nont witk be used to meet the downpayment requirements fon the montgage.

While At 45 assumed that the mortgages Wikl canny an interest nate equal
to the Lending istitution's prevailing nate fon nesidential montgages, the best
pabbibﬂe {inancial annangement fon the buyer will be sought.

Although the sponson's- tenant sefection committee will have to apphove
each tenant, {inal approval Wikl nest with the Lending Anstitution.

E. Afternate Sourced of Financing

The Homeownersdhip Group, oh behalf of the spondoX, wi Ll explore altennative
sounced of funding with the specific goal of making a portion 0f the units mone
affondable to Lower Lncome people. Such funds coutd be wsed to buy down the price
on intenest nates on a centain number of houses and/oh subsidize the progham in
othen ways such as paying fon a portion of the fand on housing unit acquisition
costs.

In addition, the administhative costs, including consulting services,
couwld be funded from othen sounced.

F. Marketing Plan

A maiheting plan will be developed and implemented. 1t may be desineable
to establish centain prionily grouph both .in terms of adventising and approval fon
purchase Auch as {ncome Level, finst time homebuyens on cwvent city nesidents.
Final approval fon such onitoria will be nequired by the sponson.

ARL media outlets will be wtitized and extensive use will be made 0f
community based nefemral organdzationd and private industny to identify potential
buyers. The media campaign will be desdigned to emphasize the unigue characten o4
this program and L5 appeal fon hous eholds who do not considen themselves abfe to

pwichase a new home.

Effonts will also be made to reach potential homebuye/ts attracted to New
Brunswick as part of the economic development proGALaM. 1t is anticipated that the
program wild begin with a majon publicity effont on the part o4 the city government,
i.e., press neleases, briefings and press conferences with city officials. Such a
publicity campaign will atso hetp publicize the city's economic development efforts.

Advertising and production costs, Af any, would be borne by the sponsoi
o developer and Laten nefunded from the proceeds 04 the bond sake.




G. Tenant Selection

: A committee that could include rephesentatives from the Lending Ansti-
tution, the property management finm, the Aponson and appropiate city departments
Will be nesponsible fon selecting the tenants. The Homeownenship Group will noi
be nepresented on the committee, however, it will provide staff assistance Lo the
comnittee.

The sponson and the fending institution wile be nesponsible for estab-
Lishing ebigibitity criterdia and in eatabtishing procedunes for applying the
oniteria fon individual applications. The eniteria, at a minimum, should ensure

that the applicant meets the various prionities established and that the household
income meets program standarnds.

Final approval, however, will rest with the Lending institution.

H. Property Managehn

An expenienced property management fium will be selected to overnsee the
management of the units during the Lease phase. The profected nental fees wi.fL
include allowances fon a management fee and maintenance expenses.

In onden to encourage homeownership nesponsiblity, the oceupant will be
nesponsible gorn all maintenance and repairs (interion and exterion) not covered
by a warranty. The oceupants would also be expected to pay for all utility coss.

The management firm will coflect nents, maintain common aread, prepare a
unit 4An the event of turnovenr, hande nental delinquencies, and nespond to occupant
complaints and questions.

The management §ium will be expected to neport on a negulan basis to the
sponsor on the status of the units o include physical condition, status of nental
payments, and problem areas nequining special action.

111. SCOPE OF WORK

The Homeownership Group will work closely with the sponson and othen appropiate
oity agencies in all phases of the progham. outlined below are the specific acti-
vities to be pernformed by The Homeownership Group.

A, Assist in selecting an appropiate sponson to have policy and administhative
authonity fon the program.

B. Evalfuate potential sifes and units fon hehabilitation.

c. Prepare a nent and coonomic analysis.

D. Negotiate with Local Lending Anstitutions for a commitment fon permanent




financing.
E. Negotiate an agreement to moniton the construction project.
F. Develop and assis t in carnying the bond sale through zo completion.
G. Work with the sponson to develop and impLement a manketing strategy.
H. Assis% the sponson in selecting a developer on devefopers.

I. EstabLish tenant selection criteria and assist in the formation of a
Lenant selection committee.

J. Assist in the selection of a property management §inm.

K. Review and evaluate sources of supplemental funding.

L. Work closely with bond counself and bond undermwniters throughout all
phases of the program.

TV. TIMETABLE

The program is divided into a developmental phase, a marketing phase and a
construction phase. The budget for this proposal will provide assistance through
the development and marketing phases.

The development phase wilf Last avproximately three months. During this
period, The Homeownership Group wifl assist in identifying the most appropiate
sponsoning agency, negotiation of the Long and short term financing commitments,
the completion of a full Legal analysis with bond counsel and an econemic und
rent stuicturne analysis, completion of site/rehab unit selection and contracton
selection, estabfishment of the tenant selection committee, the heview of supp-
Lemental funding sowrces and the development of a marketing Athategy.

" The manketing phase will Last approximately two months. The Homeownership
Group will assist the city and the conthacton An the implLementation of the marketing
sthategy. 14 48 antilcipated that the costs of the marketing plan will be borne by
the building contractorn. Duning the marketing progham, the Long tenm financing
arrangements will be completed.

The construction phase will Last approxdimately four to six months. This
proposal provides forn activities up to the beginning of the construction phase.

If any services are nequired on the pant of The Homeownership Group by the sponson
durning the construction phase, they will be negotiated at that time, and the cosxts
will be included in the bond safe. In addition, in the event outside engineering
consultants on appraisens are required, this cost wilf be initially borne by the
sponsor, and also recovered in the bond sale.

V.  STAFF

Three senioh members of The Homeownership Group, Ma. Gerald P. Doherty, Mn.




Edward J. Freel and Mr. J. Brian Muaphy, will have overal £ nesponsibility fon
the .implementation of this proposal.

Mr. Doherty is an economic consullant with extensive experience in housing
market analysis. He was the chief Legislative assistant fon U.S. Senator Joseph
R. Biden of Delaware in Washington, D.C. grom December 1976 through February 1979.
He wonked as the Policy Advison to Mayon Thomas C. Maloney of Wilmington, Delaware
§nom 1972 thhough Novemben 1976, duning which Zime he was also chairman o4 the
task fonce that developed the nation's finst urban homesteading program. He has
a Masten's Degree 4in Economics from the Universdity of Connecticut.

Mi. Freel has served as the Deputy Dinecton of the Delaware State Office of
Economic Oppontunity, Special Assistant to the Assistant Director of the Federat
Community Seavices Administration and the Director of twoe majon nationel vroqrams;
the 1980 Emeagency Crisis Assistance Program and the 1981 Low Income Energy ALS AL~
tance Program. He Left the fedenal government in August 1981, and 4in addition to
his wonk with The Homeownership Group, 4is a consultant to the National Alliance to
Save Enengy and has necently completed a profect fon the Distrnict of Cofumbia City
Government unden contract to the Syrnacuse Research Conponation.

Mr. Murphy served as an Assistant to Mayon WilLiam T. Melaughlin of Wilmington,
Delaware from 1979 to March 1982 where his dutues incfuded Communication Directon,
special projects coondinator and Legislative Liaison with the State fegislature.
Prion to that time Mr. Muiphy administered the City's Tax Incentlve Prugham for new
and nehabilitated sthuctures. Mr. Munphy was invobved in the develfopment and
implLementation of the Wilmington, Delaware Lease/purchase housing program.

Vi. BUDGET

The Homeownership Group will carny out the scope of work outlined 4in this
proposal for a gixed fee of $53,300.00.

The fee 44 based on a 5 month work period with the fotlowing budget:

Labox $35,250.00
Benefits (20%) 7,050.00
Tnaveds [Meals /Lodging 6,500.00
Overnhead _4,500.00
TOTAL £53 300,00

As previousty mentioned, it is assumed that the costs of akl othen professional
senvices such as engineending, appraising and fegal wenk witl be borne by the sponson
and neimbunsed from the bond proceeds. These costs can be minimized by using pro-
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fessionals cuwurently on the stagf of the city government, the Housing Authonity
and other agencies that may be involved in the phrogram.

VIT. PAYMENT SCHEDULE

The following payment schedule fon services performed by The Homeownens hip
Group 44 suggested based on a profected 5 month completion period:

20% within ten days after starting work
20% on Februany 15, 1983

20% on March 15, 1983

20% on Apnil 15, 1983

20% upon completion




Housing and Urban Bevelopment Authority
OF THE

@ity of New Brunswick

Richafd M. Keefe January 14, 1983

executive Director
/!
{1y

T0: MAYOR ﬂPUN A. LYNCH

MEMO

Vi
FROM : Pﬁfﬁﬁég; HENDRICKS

{
SUBJECT: NEW BRUNSWICK NEI1GHBORHOOD HOUSING CORPORATION'S
PROPOSED HOUSING STRATEGY

John:
I was unable toO reach you by phone, so I am writing.

As you know, I have had a number of meetings with Don Gatar?,
Paul Abdalla, Frank Nero, Dick Keefe and representatives of
The Homeownership Group, Inc. of wilmington, Delaware, for
the purpose of obtaining necessary input with regard to our
oorporation's proposal for a City Housing Strategy; with the
information obtained from these parties 1 believe that the
corporation will be in a position to submit a proposal %0
you and City Council within the next few weeks.

Wwe are thinking about asking the city to {sgue bonds, making
the proceeds of the bond sale available to cover the cost of
acquiring the rehabilitated properties as well as doling in-fill
housing. We would 1like to have some indicatlion from the City’
that they are receptive Lo this approach. a rme O

Is there any chance of you meeting with me in the near future
to discuss this matter? )

PO Box 110 * New Brunswick ° New Jersey 083803 ¢ (201) 745-5350

MBS
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New Brunswick Neighborhood
Housing Corporation

Peter Hendricks
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INTRODUCTION

The New Brunswick Neilghborhood Housing Corporation is a
Title 15 not-for-profit corporation created under the laws of
the State of New Jersey for the followlng purposes:

.. To perform activities pertaining to development
and redevelopment within the City of New Brunswick,
including development of residential and other
real estate, with emphasis on the improvement and
upgrading of the neighborhood residential housing
stock of the City of New Brunswick

To undertake community development activities and
projects on such scale as may be necessary,
appropriate or desirable to improve the soctal”

and physical enYironment of the City of New Brunswick

.. To undertake any action or participate in any
activity deemed necessary OrI desirable by the
mehbers and directors of the corporation to
accomplish its purpose

To undertake and accomplish its purposes On its
own initiative or for or with the cooperation,
assistance or support of any one Or more agencies,
instrumentalities, organizations, associations,

or individuals, public or private

The Directors of the corporation are:. . o

peter J. Hendricks P.O. Box 110
. e, New Brunswick, N.J. 08903

—-"Rev. Lonnie Ford 140 Lee Ave.
New Brunswick,-N.J. 08901

Patrick Fasano 22 Prosper St..
New Brunswick, N.J. 08901

Jose M. Ramirez P.O. Box 73 ,
New Brunswick, N.J. 08903

Paul Collins 262 Powers St.
New Brunswick, N.J. 08901

Rev. Emilio Allue 89 New St. )
New Brunswick, N.J. 08901



It is to be noted that Messrs Fasano and Ramirez have had
extepsive experience in the field of Housing Production, particulafly
with regard to rehabilitated housing.

Mr-. Hendricks is'a Program Administrator with the City of New
Brunswick's Housing & Urban Development Authority and has had exten-
sive experience in the administration of home improvement programs,
projects and activities.

Mr. Collins, an active member of a 4th Ward-based Citizens
Committee for neighborhood improvement has been instrumental in the
preservation of a number of properties within the Jéyce Kilmer Park
area.

Rev. Ford and Allue are pastors of New Brunswickebased church
congregafions and are deeply committed to the preservation and
upgrading of the quantity and quality of the City's existing housing
stock, and to the stabilization of the City's residential-neighbor—
hoods by encouraging home ownership.

The New Brunswick Neighborhood Housing Corpe. sees . the_ preser-
vation of the City's residential neighborhobds%aS"the*mostfimportantﬂ:
task facing New Brunswick today. Tt.is.a job that government alone
cannot tackle. Tt is a job that requires;the efforts of all con—
cerned parties, including property owners, tenants, mortgage lenders,
governmental agencies, and housing development corporations, both -
profit and non-profit.

Much of New Brunswick's'housing, particularly within the inner-
city residential neighborhoodsu’requires rehabilitationy worn plumb-
ing and heating systems need to belreplaced: electrical systems need

to be updated to meet the needs of households with an increasing




number of convenience appliances; and the exterior of many proper-
ties are in need of renovation.

New Brunswick has a good existing housing stock that can serve
generations to come. But to keep that housing stock in service
providing decent, safe and sanitary shelter regquires an all out
effort on the part of all concerned parties to improve and maintain
same.

The need to produce new housing on an in-fill basis within the
City's inner-core residential neighborhoods 1is another important
task facing New Brunswick today. If we are to meet the current and
projected needs for affordable housing within the city this task
must also be given all due attention.

The tenants/owners housing strategy/program proposed herein is
designed to provide needed assistance in the production of afford-
able new and rehabilitated housing within the city of New Bruns-
wick's inner residential neighborhoods; and in the stabilization of

these neighborhoods through increased home ownership therein.
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PROPOSED TENANTS/OWNERS HOUS1ING STRATEGY PROGRAM
FOR THE
ciTYy OF NEW BRUNSWICK

[y

IThe New Brunswick Neighborhood Housing Corporation is pleased
to submit this proposal for the 1mplementation of a tenants/owners
(1ease/purchase) nousing program for the city of New Brunswick.

1t is suggested that the program be initially implemented within
the area bounded generally on the north bBY New street pbetween Railroad
and Joyce Kilmer Avenues, welton sLreel betwoen Joyce Kilmer and
Remsen Avenues, Neilson Sstreet between pliver and Bishop streets;
on the cast by the reart prOperty 1ine of properties 1ocated on the
west of Nichol Avenue between George and Sandford gtreetss on the
south bY sandford ggreet; OD the west bY the railroad elevation
(See attached map). it is anticipated that target areas within this
neighborhood will be designated by mutual agreement of the city and
the New Brunswick Neighborhood Housing Corp.

1t is requested that the New Brunswick Neighborhood Housing
corp. be selected as one of the sSpoOnsors under this program. AS
a sponsor the corpcration would be reSponsible for the acquisition,
rehabilitation and resale of sejected residential properties within
the above described area; and for the acquisition and redevelOpment
of selected cleared sites therein with in-fill nousing. lt is
suggested that the New Brunswick Housing & Urban Development Authority
and DEVCO be designated by the Mayor and Council as co—coordinators
under this program; and that HUDA ,acting on pehalf of the City,
contract with The Homeownership Group, Inc: of wilmington, Delawaré€,

to provide needed technicd_assistance to the city and the sponsor - 1t 1s
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proposed that short term financing under thé program be pro-
yided out of the proceeds of a tax-exempt bond issue of the
City 6f New Brunswick,\br an instrumentality of the city.
1t is anticipated that such boﬁds would be guaranteed by the
Cityﬂand the real éétate.

1t is proposed that permanént mortgage committments/
long term financing under the program be provided'by local~
lending institutions.

Completed units under the program would pe. marketed based
on plans provided~by the sponsor. The-tenants/homeown?rs
(1easees/purchasers) would be required to put up a minimal
downpayment; be apprcved .by-a tenant selection committee- to be
designated; and to obtain a mortgage-committment. _During the
lease period, the-rent would be sufficient to pay the interest
on the bonds, the property manager 's fee, insurance and main-
tenancg,while allowing equity to build up. sufficiently to méet
the downpayment,requirement-and_c1osing on the mortgage.

It i§;proposed.that_neitherfthe;bond,sale, nor constructionr~
beginrunttlfa>predeterm1ned -number-=o0f- units*are—under contract**‘—«-

S SRR
A property manager_would_be:selected,to manage theipropertyqu -

and-collect rents during ithe lease pefibd' Aé.the end of the =
jease period the tenants would settle on their propertles using
the inifial deposit plus the incfued intergst on gamg; the
equity generated through the rent, and the mor%gaéé‘proceeds.
The primary advantage of the program 1is the lowiiﬁ£e;éét
rates that could be expected on the tax exempt bonds which
would allow the tenants/owners to pay & reasonable rent while

permitting equity to build up at the sam€ time. The 1ease/

purchase axrangement would also allow the homeowners to 1ock

jes that will not actually be

{n on today's prices on propert

e |



purchased for two oOr three years:.

The selected sponscrs under this progiam‘would have the
AL

overall policy making and administrative reSponSibilitieS for
the program. same would include:

.. land and housing unit selection and assembly,
including their ownership during construction
and leaseé phase - )

.. selection ofpa builder or pbuilders

_. rent/price structur ing

establishment of a tenant selection committee(s)
.. selectlon of a property manager (8)
scope of program '

- - ~ -

The Homeownership Group, Inc. will work with-the sponsor(s)
to select properties/sites and builder(s)‘for the constpuctien
,of newvw and rehabilitated units. The Homewowershipiﬁreapiwiil
assist the sponsor in evaluating properties/sites apd deter~
minations will be made as to the marketing feasibilitf pf-same.

The Homeownership Group will_then develop an_acqﬁisition
strategy for the unitsto pe ~included {h-°the program.” The

1'work~associated'with*acquixingftheﬁunits‘wouidibeLpro~:—

. x‘,,".': -

lega
vided by ‘the sponsor‘s attorney ..

The Homeownership Group will structure_a_fihahcihg
mechanism that permits the construction/iease phase to take
place. The mechanism will take the form of Shett term.ta;-
exempt tonds. The bonds will be supported by the.ecahppiq'
viability of the project along with the good_fe}th“ahdfetegit

of the city of New Brunswick.

An economic analysis ofnalternate.rent structures will. be-

prepared bY The Homeownership'Group<0n projected-housing prices,

»é"




interest rates and the downpayment, requirements of the banks
providing the mortgages.

A commitment for personal financing for the‘program in

the form of mortgage commitments for the individual purchascs
willnbe negotiated By The Homeownership Group with local lending
jnstitutions. The purchasers will agree to lease the unit for
a period of up to-3 years at an agreed upon rental. A portion
of the rent will be used to meet the downpayment requirements
for the mortgage.
. While_it is assumed that the mortgages will carry an
interest rate equal to the lending institution's prevaiiing
rate for residential mortgages, the best possible financial
arrangement for _the buyer will be uought

_Although the sponsor 's tenant selection committee will have
to approve each tenant, final approval will rest with the lending
institution.

The Homeownership Grecup, on behalf of the sponsor, will
explore alternative sources of funding with the .specific goal_of =
making -a portion»of-the-units«more-affOrdable;tOilowertincome“r
people. Such funds could be used: to buy down the éfige 0;..
interest rates.on a certain number of houées and/qf‘sgbsidige
the program in other ways such as paying for a.portioﬁ éf the
land or housing unit acquisition costs. o o

In addition, the administrative costs, including consulting
services, could be funded from other sources.

A marketing plan will be developed and 1mplemented. It may
be desirable to establish certain priority groups both 1n terms

of advertising and approval for purchase such as income level, flrst

T

time homebuyers OT current city residents. Final approval for such

Y A



criteria will be required by the sponsor.

A1l media outlets will be utilized and extenslve use
will be made of community based refefral orgapiéppipns énd private
1ndu§try to identify potential buyers. The media campaign Qill'
be designed to emphasize the unlque character of this program
and its appeal for households who do not consider themselves
able to purchase a new home.

Efforts will also be made to reach potential homebuyers
attracted to New Brunswick as part of the economic developmént
program. It is anticipated that the program will begin with a o
major publicity effort on the part of the city government i E.,
press releases, briefings and press conferences with city officlals.
Such a publicity campaign will alsoc help publicize tpe city's
economic development efforts. o

Advertising and production costs, if any, would be borne by
the sponsor and later refunded from the proceeds of the bond sale.

A tenant selection committee that could 1ncludebrepresentatives
from-the ‘lending institutionsy the:pnoperty:management4firmy:thexspon—
sor(s),, appropriate city“departmentS“and—other concerned-parties. . :
will be responsible for selecting the tenants. The Homeownership —
Group will not be represented on the cdmmipfee, hpwevgr, it will
provide staff assistance to the committee. -

The sponsor and the lending 1nst1tution will be responslble
for establishing eligibility criteria and in establlshing proceq
dures for applying the criteria for individual applications. Thé
criteria, at a mininum, should ensure that the applicant meets

d Y

the various

priorities established and that the household incone

meets program standards.

~ 8-
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Final approval, however, will rest with the 1ending in-

stitution(s).
, .

An experienced property management firm will be selected
to oyersee the management of the units during the lease phase.
The projected rental fees will include allowances for a manage-
ment fee and maintenance expenses.

In order to encourage homeownership responsibilities, the
occupant will be responsible for all maintenance and repalrs
(interior and exterior) not covered by a warranty. The occupants
would &leo be expected to pay for all utility costs.

The management firm will collect rents, maintain common
areas, prepare a unit in*the_event,of turnover handle rental -
delinquencie€s, and respond to occupant complaints and questidns.

The management firm will report on a regular basis to éﬂe L
sponsor on the status of thelunits to include physical condition,
status of rental payments, and problem areas requiring speoiai
action.

The Homeownership Group will wOoTK closely with the sponsorﬁs)
HUDA,:androtherappropriate;cityiagencies:in all phasesfof;the . I

program. - outlined below are the specific«activitiesgto.ber_

. t

performed by The Homeownership Group -
. Evaluate potential sites and units for rehabilitation.
prepare a rent and cconomic analysis. e, SFFF gl €0 EEE

Negotiate with local lending institutions for

parmanent financing commitments. L s

.. Develop and assist in carrying the bond sale€ through
to completion. S A hit- tL L

work with the sponsor to develop and implement a
marketing strategy. _— e

Assist the sponsor in selecting puilder (s).
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COMMUNITY IMPACT

LEE AVENUE TOWNHOMES

The project lies within the second ward (first district) of the City
of New Brunswick. It is comprised of older, estab\lsedoneand two- family
residences. There are various stores throughout the mlcro-communl ty which
serve the needs of the residents.

The project site s within 4 blocks of the New Brunswick Library, the
Chester A. Redshaw Middle School and the new Paul Robeson Flementary School .
it is also within 3 blocks of Feaster park, and one block from the main bus
line within the City on Livingston Avenue. There are numerous churches of
various denominations within a &4 block area.

Very little, 1§ any, new residential construction has occurred in the
area over the years. However, some Cwners have upgraded and modernlzed thalr
properties. With the completlion of the new Paul Robeson school, the flrst
major construction, has been realized within the project area.

The Neighborhood House, which offers the mlcro-comuunlty social and sport
activity Opportunltles 1s within 3 blocks of the slte and across from Feaster
Park.

With the realization of the pPaul Roheson school and the projected com~
pletion of the Lee Avenue Townhomes Project, the area will have received a
very vital shot-in-the-arm. It is anticipated, though not the overriding
object of this residential project, that existing property owners will,
through the incentives established by the new constructions, act to upgrade
their properties and provide a grassroot revitallzation of the area.



PROJECT AN&}YSIS

i e e

LEE AVENUE TOWNHOMES

PROJECT SITE AREA...cvorrvepont s i iieraareneeees 50750 sf
100" w x 57.5' dp = 5,570 sf

TOWNHOME DENSITY v evacrononorormeeres v eseseanarenesees 5 Units
T5) 2 Bedroom Units

GROUND COVER...vcwvvver cees s crsrreae ...........38%

a. 16.33' w X 26.83' dp = 438.13 sf/u

b.. 438.13 sf/u x 5u = 2,190.7 sf

. 2,191/5750 = 38%

FLOOR AREA RATIO. vversnnsseerss st .G o eveens70%

a. 809 usable sf/u x 5u = L4,0u5 sf

b. hok5 / 5750 = 70%

PARKING REQUIREMENTS

a. Required: 1 1/2 sp/u x 5u = 7.5 spaces
b, Provided = 5.0 spaces




COST ANALYSIS

LEE AVENUE TOWNHOMES

LAND COST-TOTAL PARCEL.....viuivivenrvannn.. v edenn $15,040%

LAND COST PER INTERIOR UNITS .t e vveeoonsoosonoesess 2,460%
(939 sf x $2.62/sf)

LAND COST PER END UNITS....... sre AT LR e B B vee. 3,841%
(1455 sf x $2.62/sf)

BUILDING COST=INTERIOR UNITS . cvvneronnoneennssnnse 42,455
(1,314 sf x $32.31/sfF)

BUILDING COST=END UNITS. .. veurevenennrvennnseness U5,465
(1,314 sf x $34.60/sf)

MISCELLANEOUS PROJECT COSTS (PER UNIT).......... .. 2,800

a. Survey & Subdivision - $ 1,600 *

b. A/E Drawings/Spec. . 2,500 *

c. Construction Inspection = 15,015 %

d. Legal 5,000

e. Permits/Fees 500

f. Taxes 460

g. lnsurance (+5200 Home 1,500

Owners Guarantee)

h. Utilltles 6,500

TOTAL $13,960
$13,960 - 5 = $2,800 ¥

*PROJECT COSTS/EXPENSES INCURRED BY DEVCO




RECAP I TULATION

LEE AVENUE TOWNHOMES

A. COST OF INTERIOR UNITS (PER UNIT)
1. Land COSt.eewnesmeemsrsrsrot it Si5 Siae e s $ 2,460%
o Building COST..vuer rrreo®s e B SrEme o 42,455
3, Miscellaneous ProJeCtesesssnsssrnsrmtor st 2,800
L, Construction InteresSt.eees oo e ieeesaanes 2,775
(13% - 9 Months) 2/3
5, Mortgage Placement Fee (22) euvnners R 1,040

TOTAL COST PER INTERIOR UNIT = $49,070

B. r0ST OF END UNITS (PER UNIT)
1 Land COSE.eveensmeserroesss s T GRS e L6 3,8h1%
9. Building COSt..wrererrs"” e e o 68 A W wm® L5 ,h65
3. Miscellaneous Project Costa....e- \ % STaTEle e miee 2,800
,. Construction lnterest (13% - 9 Months) 2/3... 2,970
5. Mortgage Placement Fee (BB sa oo moimais saliwe wimee 1,100
TOTAL COST PER END UNiT = 652,325
C. TOTAL PRQiﬁCT COST.vvvumanorenmeemssns? Cesrm et $25|,880

1. Interior Units: 49,070 X 3 = $147,210
2. End Units . 52,335 x 2 = 104,670

D. PROJECTED SALES PRICE

1. lInterlor Units: $52,000

2. End Units ; 55,00

E. ESTIMATED PROJECT OVER-RIDE
52,000 x 3 = 156,000
55,000 x 2 - 110,000
PROJECTED SALES . .owansnnmeresntt®! $266,000
TOTAL PROJECT COST..ovaenerenrn? e ggngﬁg
PROJECTED OVER-RIDE $ 14,120

*PROJECT COSTS NOT INCLUDED N TOTAL PROJECT COSTS (suBSiDIZED BY DEVCO)
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PROJECT SCHEDULE

LEE AVENUE TOWNHOMES

HOUS ING COMMITTEE/DEVCO BOARD APPROVAL......

BOARD OF ADJUSTMENT SUBMITTAL .. covevenscennens

BOARD OF ADJUSTMENT APPROVAL AND WORKING

DRAWING COMPLETION....vvvercavnnaeenmmmrnerertonsns

CONSTRUCTION START .. cvevvunrvmrvners siaiais avae

TOTAL PROJECTION COMPLETION...ovvvennmnvenes

.January

.February

March

.. April

Nov .
Sept.

1983
1983

1983
1983

1983
1983



Lxterior

a. Foundations:

b. Walls:

¢. Windows:

d. Doors:

e. Roofing:

llg}erior

a, Floors:

b, Walls:

c. Ceilings:

d. Doors:

e, Trims/
moldings:

f. Plumbing:

g. Heating:

OUTLINE SPECIFICATIONS

LEE AVENUE TOWNHOMES

12" concrete block, dampproofed. Excavation and backfill
for footings.and concrele walks.

2x4-16" o/c wood studs with 23" thick batt-type insulation.
1/2" plyscord sheathing and 1654 building paper. 4' non-
load bearing brick veneer of average quality at ground floor
level. Wood siding to be standard shingles, shakes or vinyl
siding. (above garage level).

Casement type with interior screens. Windows to be glazed
with insulating glass.

Exterior grade solid core raised-panel type with standard
grade hardware.

Asphalt shingles (250#/sq.) over 15# building paper and 5/8"
plyscord sheating.

Select hardwood or average quality wall to wall carpet in
a1l areus cxcept baths, which will have ceramic tile, and
entries and kitchen, which will have vinyl ‘asbestos tile.

Drywall taped, spackled and finished for painting.
Drywall taped, spackled and finished for painting.

1 3/8" thick hollow core doors mounted with standard trim
and hardware.

Average quality trim and baseboard moldings, window and
door frames and wall openings. Plain moldings at wall
celling intersections.

One full bath with 3 white fixtures of average quality with
cooper or p.v.c. supply piping. A1l other fixtures such

as kitchen sink, hot water heater, laundry tubs, etc.,
shall be of standard quality.

Gas or oil fired warm air furnace with forced air supply to
all rooms and returns from each major area. Heating system
duct work shall have capacity for centrul air conditioning
installation.
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Outline Specifications Cont'd

h. Electrical: Service shall be 100 amps. with non-metallic sheathed
. cable distribution and standard circuit breaker protection
al main panel board. All rooms equipped with standard
duplex receptacles and switch control. for lamp outlets
and/or ceiling lighting fixtures. Fixtures shall be of
average quality.

i. Specialties: Kitechen cabinets shall be gtandard, plain hardwood units
of nverage cost with compurible hardware. Countertops
ghall be formed from plastic laminate finish muterials

gelected from supplier's standard color charts.
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