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Program Name: Universal Design, Special Needs Rental Housing

This project was about the development of single family housing rental units that are accessible to individuals and families with physical disabilities.
Federal Reserve District(s):
Dallas
Program Location:
Lufkin, TX
Program Geography:
Local

Program Start Year:
1999
Program End Year: 
2001
Lessons Learned Highlight:

1. Development often requires cash up-front.

2. Fee waivers and local infrastructure assistance can speed development.

Project Description:

When a survey indicated that Lufkin and Nacogdoches needed affordable housing that could accommodate individuals with special needs, Pineywoods HOME Team, a nonprofit community housing development organization (CHDO), set out to build twenty single-family rental houses that meet universal design accessibility standards. The houses feature wide doorways, low countertops and showers that can accommodate wheelchairs.

Pineywoods purchased ten contiguous lots in Lufkin and ten lots in three different locations in Nacogdoches. To construct the homes, Pineywoods hired Moore Building Associates, an experienced local firm. The almost $1.8 million project was financed with three no-interest loans from the Texas Department of Housing and Community Affairs (TDHCA), in exchange for making the rents affordable and reserving half the units for people with disabilities. Eighteen of the units must be rented to people at or below 60 percent of median income; two can be rented to people at up to 80 percent of median income.

The first TDHCA loan, for interim construction, was $800,000 from the Housing Trust Fund. The loan drawdown was based on the percentage of the project completed. When construction was finalized, the note converted into a no-interest permanent loan with 30-year amortization. TDHCA made the second loan with $600,000 in HOME funds; Pineywoods will pay it back over 30 years at zero interest. The third loan, for $374,414 from HOME funds, will help Pineywoods manage its operating cash flow. Repayment will be based on the project's annual net income after the other TDHCA loan payments have been made.

City officials in Lufkin and Nacogdoches also wanted to help make the housing developments a reality. The City of Lufkin waived building permit and tap fees, reducing costs by thousands of dollars.  Nacogdoches waived building and tap fees in addition to constructing new streets for two of the development sites. 

During construction, Pineywoods quickly realized the builder had to be paid before the draw on TDHCA came in. Faced with this dilemma, Pineywoods turned to Regions Bank, which stepped up to the plate with a $100,000 line of credit at market rate.  The line of credit provided immediate funds to pay the builder while Pineywoods waited to receive the TDHCA draw.

Construction on the houses was completed in early May of 2001. Today, all are rented and the waiting list is several time the number of units.  In 2003, Pineywoods hired a professional management company to run these facilities.  They also have two pending Low-Income Housing Tax Credit project applications pending with TDHCA. 

Project Results:

Twenty single-family rental units that are accessible to individuals and families with physical disabilities were produced.
Lessons Learned: 

· Development often requires cash up-front.  During construction, Pineywoods quickly realized the builder had to be paid before the draw on TDHCA came in. Faced with this dilemma, Pineywoods turned to Regions Bank, which stepped up to the plate with a $100,000 line of credit at market rate interest.
· Fee waivers and local infrastructure assistance can speed development.  Fee waivers by both the city of Lufkin and the city of Nacogdoches took thousands of dollars off of the cost of development.
Program Lead:

Pineywoods HOME Team, Affordable Housing, Inc.
Program Partners:
Pineywoods, in partnership with Regions Bank, Moore Building Associates, TDHCA, and the cities of Lufkin and Nacogdoches, developed 20 single-family rental houses.

Contact Name, Address, Phone Number and E-mail:

Doug Dowler, Executive Director
 ddowler@pineywoodshometeam.org
Pineywoods HOME Team
(936) 637-7607
PO Drawer 190


Lufkin, TX  75902-0190

Project Web Link:

http://www.pineywoodshometeam.org/page4.html
Related Web Links:

http://www.dallasfed.org/htm/pubs/e-perspec/2001/3_2.html
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