INTRODUCTION
There's considerable interest in how the Low‑Income Housing Tax Credit program works, especially from the perspective of developers and owners of the properties.  As a result, we're telephoning a select sample of developers and owners of tax credit properties from across the country to ask a few organizational questions, to ask about the planning that went into a tax credit deal, and to ask about experience with a tax credit property.

While you're not obligated to participate in this study, we're calling a relatively small number of developers and owners, so your knowledge and experience is extremely important to us in obtaining a complete picture of the diversity of tax credit deals.  Please be assured that the information you provide will be combined with answers from other developers and owners nationwide.  Neither your name nor the identity of the property we'll be discussing will be disclosed.

This interview will take about 30 minutes.  Since this survey is sponsored by a government agency, I want you to know that the questions I'm going to ask you have been reviewed by the Office of Management and Budget, as required by the Paperwork Reduction Act of 1995, and have a valid OMB control number.  That number is 2528‑01‑99, which expires on March 31, 2002.  HUD would not be able to ask you these questions and you would not be asked to provide answers if that control number were not granted.

QUESTIONNAIRE
The Low‑Income Housing Tax Credit property of specific interest to us for this survey is the one (known as _____) (at _____ in _____). 

1.
First, I'd like to know if you or your organization originally developed _____ as a Low‑Income Housing Tax Credit property?

1
YES

2
NO

3
DOESN'T KNOW

4
REFUSES TO ANSWER

2.
Are you or your organization the current owner of _____?

1
YES

2
NO




[SKIP TO Q.4]

3
DOESN'T KNOW


[SKIP TO Q.4]

4
REFUSES TO ANSWER

[SKIP TO Q.4]


3.
What is your position in the organization?

1
WILL PROVIDE POSITION

2
REFUSES TO ANSWER

*
ENTER POSITION/TITLE:

[IF "YES" TO Q.1, SKIP TO Q.8_1; OTHERWISE, SKIP TO Q.6]


4.
What is your organization's current relationship to _____?

1
CAN/WILL PROVIDE RELATIONSHIP

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER RELATIONSHIP:

[IF "YES" TO Q.1, SKIP TO Q.7]


5.
Can you tell me anything about the developer or current owner of _____?


5.A
Is the New Information Being Entered for the Developer or Owner?

1
ORIGINAL DEVELOPER

2
CURRENT OWNER

3
BOTH (SAME PERSON/ORGANIZATION)

4
UNKNOWN

5.B
Is Name of Developer/owner Organization Available?

1
YES

2
NO

*
ENTER NAME OF DEVELOPER/OWNER ORGANIZATION:


5.C
Is Address of Developer/owner Organization Available?

1
YES

2
NO

*
ENTER ADDRESS OF DEVELOPER/OWNER ORGANIZATION:

STREET

CITY

STATE

ZIP CODE


5.D
Is Phone Number of Developer/owner Organization Available?

1
YES

2
NO

*
ENTER PHONE NUMBER OF DEVELOPER/OWNER ORGANIZATION, INCLUDING AREA CODE:


5.E
Is Name of Contact at Developer/owner Organization Available?

1
YES

2
NO

*
ENTER CONTACT NAME:

[AUTOMATIC TERMINATION]

6.
Some of the questions I need to ask deal with the original plans for _____.  Are you able to tell me about those plans?

1
YES

2
NO

3
REFUSES TO ANSWER

[SKIP TO Q.8_1]


7.
Are you able to tell me about current operations and future plans for _____?

1
YES

2
NO

3
REFUSES TO ANSWER

[SKIP TO Q.8_2]


8.
Is your organization for‑profit or non‑profit?

1
FOR‑PROFIT ORGANIZATION

2
NON‑PROFIT ORGANIZATION

3
DOESN'T KNOW

4
REFUSES TO ANSWER

[IF "YES" TO Q.1, SKIP TO Q.13_1; OTHERWISE, SKIP TO Q.9]


8.1.
Is the current owner of _____ a for‑profit or non‑profit organization?

1
FOR‑PROFIT ORGANIZATION

2
ON‑PROFIT ORGANIZATION

3
DOESN'T KNOW

4
USES TO ANSWER

[SKIP TO Q.11]

9.
You said you did not develop _____.  Has your organization ever done any development business?

1
YES




[SKIP TO Q.13_2]

2
NO

3
DOESN'T KNOW

4
REFUSES TO ANSWER


10.
Was _____ your first Low‑Income Housing Tax Credit property?

1
YES

2
"ONE OF THE FIRST"

3
NO

4
DOESN'T KNOW

5
REFUSES TO ANSWER

[SKIP TO Q.13_2]


11.
Is your organization still doing business?

1
YES




[SKIP TO Q.13_1]

2
NO

3
DOESN'T KNOW

4
REFUSES TO ANSWER


12.
How long was the organization in business?  [ESTIMATE ACCEPTABLE.]

1
CAN/WILL PROVIDE NUMBER

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER NUMBER OF YEARS IN BUSINESS:

13.
Did your organization have development experience prior to developing _____?

1
YES




[SKIP TO Q.14_1]

2
NO




[SKIP TO Q.15]

3
DOESN'T KNOW


[SKIP TO Q.15]

4
REFUSES TO ANSWER

[SKIP TO Q.15]


13.1.
Did the developer of _____ have development experience prior to this project?

1
YES




[SKIP TO Q.14_2]

2
NO

3
DOESN'T KNOW

4
REFUSES TO ANSWER

[IF NOT "YES" TO Q.9, SKIP TO Q.26; OTHERWISE, SKIP TO Q.16]


14.
How many years of development experience did your organization have prior to developing _____?

1
CAN/WILL PROVIDE YEARS OF EXPERIENCE

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER YEARS OF EXPERIENCE:

[SKIP TO Q.15]


14.1.
How many years of development experience did the developer have prior to the _____ project?

1
CAN/WILL PROVIDE YEARS OF EXPERIENCE

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER YEARS OF EXPERIENCE:

[IF NOT "YES" TO Q.9, SKIP TO Q.26; OTHERWISE, SKIP TO Q.16]

15.
Did you incorporate specifically to develop this property?

1
YES

2
NO

3
DOESN'T KNOW

4
REFUSES TO ANSWER

[IF "YES" TO Q.13_1, SKIP TO Q.16]


15.1
Is this the only property you've ever developed?

1
YES




[SKIP TO Q.26]

2
NO

3
DOESN'T KNOW

4
REFUSES TO ANSWER

[IF NOT "YES" TO Q.11, SKIP TO Q.25]


The next several questions deal with places where your organization operates or does business.
16.
Does the organization operate or do business primarily in one state only, or in more than one state?  [IF R'S ORGANIZATION IS AN AFFILIATE OF A LARGER OR NATIONAL ORGANIZATION, DIRECT THIS AND SUBSEQUENT QUESTIONS TO THE ACTIVITIES OF THE LOCAL AFFILIATE ONLY.]

1
ONE STATE ONLY

2
MORE THAN ONE STATE

[SKIP TO Q.19]

3
DOESN'T KNOW


[SKIP TO Q.19]

4
REFUSES TO ANSWER

[SKIP TO Q.19]


17.
Does the organization operate or do business primarily in one neighborhood only, or in more than one neighborhood?

1
ONE NEIGHBORHOOD ONLY

2
MORE THAN ONE NEIGHBORHOOD
[SKIP TO Q.19]

3
DOESN'T KNOW


            [SKIP TO Q.19]

4
REFUSES TO ANSWER

            [SKIP TO Q.19]

18.
Is that in a small town or rural area, a bigger city, or in a suburban area?

1
SMALL TOWN OR RURAL AREA

2
A BIGGER CITY

3
A SUBURBAN AREA

4
DOESN'T KNOW

5
REFUSES TO ANSWER

[SKIP TO Q.25]


19.
Does it do any business in small towns or rural areas?

1
YES

2
NO




[SKIP TO Q.21]

3
DOESN'T KNOW


[SKIP TO Q.21]

4
REFUSES TO ANSWER

[SKIP TO Q.21]


20.
Is that in just one small town or rural area, or in more than one small town or rural area?

1
JUST ONE SMALL TOWN OR RURAL AREA

2
MORE THAN ONE SMALL TOWN OR RURAL AREA

3
DOESN'T KNOW

4
REFUSES TO ANSWER


21.
Does it do any business in bigger cities?  [IF ASKED, "BIGGER CITIES" ARE ALL CITIES OTHER THAN SMALL TOWNS, VILLAGES, BOROUGHS, OR TOWNSHIPS, AND OTHER THAN WHAT THE R CONSIDERS TO BE "SUBURBAN AREAS"; THEREFORE, INCORPORATED CITIES THAT ARE IN SUBURBAN AREAS WOULD PROBABLY NOT BE CONSIDERED "BIGGER CITIES." ULTIMATELY, HOWEVER, IT IS THE R'S CALL.]

1
YES

2
NO




[SKIP TO Q.23]

3
DOESN'T KNOW


[SKIP TO Q.23]

4
REFUSES TO ANSWER

[SKIP TO Q.23]

22.
Is that in just one city or in more than one city?

1
JUST ONE CITY

2
MORE THAN ONE CITY

3
DOESN'T KNOW

4
REFUSES TO ANSWER


23.
Does it do any business in suburban areas?  [IF ASKED, "SUBURBAN AREAS" ARE AREAS THE R CONSIDERS TO BE SUBURBAN AREAS.]

1
YES

2
NO




[SKIP TO Q.25]

3
DOESN'T KNOW


[SKIP TO Q.25]

4
REFUSES TO ANSWER

[SKIP TO Q.25]


24.
Is that in just one suburban area or in more than one suburban area?

1
JUST ONE SUBURBAN AREA

2
MORE THAN ONE SUBURBAN AREA

3
DOESN'T KNOW

4
REFUSES TO ANSWER


The next questions specifically relate to _____.
25.
(Was/Were) _______________________________________  your first Low‑Income Housing Tax Credit property?

1
YES

2
"ONE OF THE FIRST"

3
NO

4
DOESN'T KNOW

5
REFUSES TO ANSWER

26.
With respect to the Low‑Income Housing Tax Credit percentage for _____, did you utilize the rehabilitation or new construction 9 percent credit, the acquisition 4 percent credit, or both?

1
9 PERCENT

2
4 PERCENT

3
BOTH

4
DOESN'T KNOW

5
REFUSES TO ANSWER

[IF NOT "YES" TO Q.11, SKIP TO Q.28]


27.
Does your organization manage _____?

1
YES

2
NO

3
OTHER THAN STRAIGHT YES OR NO

4
DOESN'T KNOW

5
REFUSES TO ANSWER


28.
How many housing units are there in _____?  [ESTIMATE ACCEPTABLE.]

[IF NOT "YES" TO Q.2, SKIP TO Q.29_2]

[IF "YES" TO Q.15_1, SKIP TO Q.30]


29.
Has your organization developed any housing developments using Low‑Income Housing Tax Credits since developing _____.

1
YES




[SKIP TO Q.31]

2
NO




[SKIP TO Q.30]

3
DOESN'T KNOW


[SKIP TO Q.32]

4
REFUSES TO ANSWER

[SKIP TO Q.32]

29.
Has your organization developed or acquired any housing developments using Low‑Income Housing Tax Credits since acquiring _____?

1
YES




[SKIP TO Q.31]

2
NO

3
DOESN'T KNOW


[SKIP TO Q.32]

4
REFUSES TO ANSWER

[SKIP TO Q.32]


30.
Why hasn't your organization developed or acquired any additional housing developments using tax credits since _____?  [SELECT ALL THAT APPLY.]

11
NO OPPORTUNITY

12
TOO COMPETITIVE/COMPETITION TOO HARD

13
TRIED BUT NO ALLOCATION OF TAX CREDITS

14
THE PRESS OF OTHER BUSINESS

15
TOO MUCH PAPERWORK

16
EXCESSIVE RULES AND REGULATIONS

17
COSTLY DELAYS

18
A BUSINESS DECISION REGARDING THE ORGANIZATION'S FUTURE

19
PROJECT WAS REFINANCED

20
THE ORGANIZATION WAS REORGANIZED

21
THE ORGANIZATION WAS DISSOLVED

22
OTHER [SPECIFY]

23
NO MORE APPLY

24
DOESN'T KNOW

25
REFUSES TO ANSWER

[IF "YES" TO Q.1, SKIP TO Q.33; OTHERWISE, SKIP TO Q.32]


31.
How many properties have you done?  [ESTIMATE ACCEPTABLE.]

1
CAN/WILL PROVIDE NUMBER

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER NUMBER OF ADDITIONAL HOUSING DEVELOPMENTS DEVELOPED/ACQUIRED USING LIHTCs:

[IF "YES" TO Q.1, SKIP TO Q.33]

32.
Earlier you told me that you did not develop _____.  Under what circumstances did you become the owner?  [SELECT ALL THAT APPLY.]

11
ORIGINAL DEVELOPER/OWNER ONLY DID DEVELOPMENT

12
ORIGINAL DEVELOPER/OWNER UNABLE TO COMPLETE THE 

DEVELOPMENT

13
ORIGINAL DEVELOPER/OWNER WENT BANKRUPT

14
ORIGINAL ORGANIZATION WAS REORGANIZED

15
ORIGINAL ORGANIZATION WAS DISSOLVED

16
THAT WAS THE ORIGINAL PLAN

17
THE PROJECT WAS REFINANCED

18
OUR ORGANIZATION HAD THE HIGHEST BID

19
OTHER [SPECIFY]

20
NO MORE APPLY

21
DOESN'T KNOW

22
REFUSES TO ANSWER


33.
(Was/Were) _____ new construction, rehabilitation, or a combination of new construction and rehabilitation?

1
NEW CONSTRUCTION

2
REHABILITATION

3
COMBINATION OF NEW CONSTRUCTION AND REHABILITATION

4
EXISTING HOUSING (PURCHASE ONLY; NO CONSTRUCTION/REHAB INVOLVED)

5
DOESN'T KNOW

6
REFUSES TO ANSWER

[IF "YES" TO Q.6, SKIP TO Q.34.B;

IF NOT "YES" TO Q.6, SKIP TO Q.51]

Next, I'd like to ask about things that influenced your organization's decisions to go into the _____ deal.
34.
Let me start with a list of some financial considerations.  As I read each item on the list, please tell me whether it was a primary reason your organization went into the deal; a secondary, less important reason; or not at all a reason your organization went into the deal.

What about . . . ?  Was it a primary reason, a secondary reason, or not at all a reason? What about . . . ?

(a)
The development fee

(b)
The potential for rental income

(c)
The potential for property appreciation

(d)
The potential for management fees

(e)
The potential for property tax abatement

(f)
The potential to shelter other income

1
A PRIMARY REASON

2
A SECONDARY REASON

3
NOT AT ALL A REASON

4
DOESN'T KNOW

5
REFUSES TO ANSWER

[IF NOT "PRIMARY REASON" TO Q.34(f), SKIP TO Q.36]


35.
When you say the potential to shelter other income was a primary reason, did you mean through the use of Low‑Income Housing Tax Credits?

1
YES

2
NO

3
DOESN'T KNOW

4
REFUSES TO ANSWER

36.
Some types of organizations develop or own multi‑family properties primarily for non‑financial social or civic objectives, although many don't.  I have a list of such objectives.  As I read each item on the list, please tell me whether it was a primary reason your organization went into the deal; a secondary, less important reason; or not at all a reason your organization went into the deal.  What about . . . ?  Was it a primary reason, a secondary reason, or not at all a reason?  What about . . . ?

(a)
The objective of helping lower‑income persons

(b)
The objective of upgrading the neighborhood

(c)
The objective of expanding the affordable housing supply

(d)
The objective of providing affordable housing to a specific population

(e)
The objective of addressing a problem property

1
A PRIMARY REASON

2
A SECONDARY REASON

3
NOT AT ALL A REASON

4
DOESN'T KNOW

5
REFUSES TO ANSWER

37.
You mentioned the following as primary reasons for going into the _____ deal.  Among these, which would you say was THE MOST important?  [IF MORE THAN ONE REASON GIVEN IN ANSWER TO THIS QUESTION, ASK:]  If you had to select only one reason, which one would it be?

A
The development fee

B
The potential for rental income

C
The potential for property appreciation

D
The potential for management fees

E
The potential for property tax abatement

F
The potential to shelter other income

G
The objective of helping lower‑income persons

H
The objective of upgrading the neighborhood

I
The objective of expanding the affordable housing supply

J
The objective of providing affordable housing to a specific population

K
The objective of addressing a problem property

L
Or some other reason I've haven't mentioned

M
NO SINGLE MOST IMPORTANT REASON (MORE THAN 1 OF ABOVE GIVEN)

N
DOESN'T KNOW

O
REFUSES TO ANSWER

*
ENTER LETTER OF MOST IMPORTANT REASON


38.
You mentioned that . . . was a primary reason for going into the _____ deal.  Would you say this was also THE MOST important reason, or was there some other reason I didn't mention that was of paramount importance?  [IF MORE THAN ONE REASON GIVEN IN ANSWER TO THIS QUESTION, ASK:]  If you had to select only one reason, which one would it be?

1
ONLY PRIMARY REASON GIVEN WAS ALSO MOST IMPORTANT

2
SOME OTHER REASON WAS MOST IMPORTANT

3
DOESN'T KNOW

4
REFUSES TO ANSWER

39.
What was the most important reason for going into the _____ deal?

1
CAN/WILL SPECIFY MOST IMPORTANT REASON

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER MOST IMPORTANT REASON


40.
Next, I have a list of three different possible reasons Low‑Income Housing Tax Credits are used in any deal.  As I mention each one, please tell me if it was a primary reason tax credits were used for _____; a secondary, less important reason; or not at all a reason they were used in this deal.

(a)
One reason is that, in some cases, it may be the only way a deal is economically feasible.  Was that a primary reason, a secondary reason, or not at all a reason in the case of _____?

(b)
Another reason is that, in some cases, tax credits are required by other funders.  Was that a primary reason, a secondary reason, or not at all a reason in the case of _____?

(c)
Finally, in some cases, it makes it possible to achieve lower rents suitable for the area than would be possible without tax credits.  Was that a primary reason, a secondary reason, or not at all a reason in the case of _____?

1
A PRIMARY REASON

2
A SECONDARY REASON

3
NOT AT ALL A REASON

4
DOESN'T KNOW

5
REFUSES TO ANSWER


41.
Are there other reasons that tax credits were used in this deal?

1
YES

2
NO




[SKIP TO Q.43]

3
DOESN'T KNOW


[SKIP TO Q.43]

4
REFUSES TO ANSWER

[SKIP TO Q.43]

42.
What were they?

1
CAN/WILL SPECIFY OTHER REASON(S)

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER OTHER REASON(S):


43.
How important was the Low‑Income Housing Tax Credit to this deal?  Would you say it was absolutely essentialmeaning that without it the deal would not have been possible; would you say that it was very important, but not absolutely essential; or would you say that it was not very important?

1
ABSOLUTELY ESSENTIAL

[SKIP TO Q.51]

2
VERY IMPORTANT

3
NOT VERY IMPORTANT

4
DOESN'T KNOW

5
REFUSES TO ANSWER

[IF NOT "YES" TO Q.1, SKIP TO Q.51]


44.
Had you not received an allocation of Low‑Income Housing Tax Credits for _____, would you have tried to develop the property anyway?

1
YES

2
NO




[SKIP TO Q.45_2]

3
DOESN'T 



[SKIP TO Q.47]

4
REFUSES TO 


[SKIP TO Q.47]


45.
Would you say definitely "yes" or probably "yes"?

1
DEFINITELY YES

3
DOESN'T KNOW

4
REFUSES TO ANSWER

[SKIP TO Q.46]

45.
Would you say definitely "no" or probably "no"?

1
DEFINITELY NO

2
PROBABLY NO

3
DOESN'T KNOW

4
REFUSES TO ANSWER

[SKIP TO Q.49]


46.
What would you have tried to do to make up for not having Low‑Income Housing Tax Credit equity?

1
CAN/WILL PROVIDE ALTERNATIVE FOR LIHTC EQUITY

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER ALTERNATIVE FOR LIHTC EQUITY:


47.
If you had tried to go ahead without Low‑Income Housing Tax Credits, do you think the property you would have developed would have served essentially the same market, or a different market?

1
SAME MARKET


[SKIP TO Q.51]

2
DIFFERENT MARKET

3
DOESN'T KNOW


[SKIP TO Q.51]

4
REFUSES TO ANSWER

[SKIP TO Q.51]


48.
Would the market likely have been higher income, lower income, or the same income?

1
HIGHER INCOME

2
LOWER INCOME

3
THE SAME INCOME

4
DOESN'T KNOW

5
REFUSES TO ANSWER

[SKIP TO Q.51]

49.
Would you likely have gone somewhere else to try to do a different Low‑Income Housing Tax Credit deal?

1
YES

2
NO




[SKIP TO Q.51]

3
DOESN'T KNOW


[SKIP TO Q.51]

4
REFUSES TO ANSWER

[SKIP TO Q.51]


50.
Do you think you would have tried to develop in the same location, in a different location in the same jurisdiction, or in a different jurisdiction?

1
IN THE SAME LOCATION

2
IN A DIFFERENT LOCATION IN THE SAME JURISDICTION

3
IN A DIFFERENT JURISDICTION

4
DOESN'T KNOW

5
REFUSES TO ANSWER


51.
Earlier, you told me you were not familiar with the original development plans for _____.  Would you, however, be able to answer a few questions about the original development  FINANCING of the project?

1
YES

2
NO




[SKIP TO Q.64]

3
REFUSES TO ANSWER

[SKIP TO Q.64]

Next, I'd like to ask a few questions about financing.
51.
I'm going to read a list of possible sources of Low‑Income Housing Tax Credit equity.  Please tell me whether any of these sources provided equity for the _____ project.

(a)
The owner or general partner

(b)
Individual investors

(c)
Corporate investors

(d)
Non‑profit investors

(e)
The bank or lender

(f)
Any other sources

1
YES

2 
NO

3
DOESN'T KNOW

4
REFUSES TO ANSWER


52.
Was the equity raised primarily through brokers or syndicators, directly placed, or some combination of these?

1
BROKER(S)/SYNDICATOR(S)

2
DIRECTLY PLACED

3
SOME COMBINATION OF THESE

4
RAISED THROUGH OTHER MEANS NOT MENTIONED

5
DOESN'T KNOW

6
REFUSED TO ANSWER

53.
In financing the total development cost for the property, which of the following financial resources were used?  (Was/Were) there . . .

(a)
Market rate debt

(b)
Below‑market rate debt

(c)
Public sources like HOME or CDBG (Community Development Block Grants)

(d)
Private sources like foundations

(e)
Tax credit equity

(f)
Any other sources

1
YES

2
NO

3
DOESN'T KNOW

4
REFUSES TO ANSWER

[IF NOT "YES" TO Q.53(c), SKIP TO Q.56]


54.
Which of the following types of public support, if any, were involved in the deal?  (Was/Were) . . .

(a)
Land at below‑market cost

(b)
Infrastructure improvements

(c)
Reduced or abated (forgiven) property taxes

(d)
Payments in lieu of taxes

(e)
CDBG (Community Development Block Grant) funds

(f)
HOME funds

(g)
Affordable housing grants/Federal Home Loan Bank

(h)
Reduced-cost or free government services, such as garbage collection

(I)
Any other form of public support

1
YES

2
NO




[SKIP TO Q.56]

3
DOESN'T KNOW/RECALL

[SKIP TO Q.56]

4
REFUSES TO ANSWER

[SKIP TO Q.56]

55.
What were they?

1
CAN/WILL PROVIDE DESCRIPTION

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER ADDITIONAL TYPES OF PUBLIC SUPPORT:


56.
About what was the gross amount, in dollars, of the Low‑Income Housing ax Credits allocated to you by the agency that issued your tax credits?  [ESTIMATE ACCEPTABLE.]

1
CAN/WILL PROVIDE AMOUNT

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER LIHTC ALLOCATION:


57.
About what was the dollar value of the net Low‑Income Housing Tax Credit equity that went into the deal?  [ESTIMATE ACCEPTABLE.]

1
CAN/WILL PROVIDE AMOUNT

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER LIHTC EQUITY:

[IF NOT "YES" TO Q.1, SKIP TO Q.64]

As you know, state and a few local agencies that issue Low‑Income Housing Tax Credits are required to have priorities for judging development proposals, such that they give priority for issuing credits to certain types of proposed developments over other types.

58.
Did you make any significant changes to any aspect of your original development plans for _____ as a result of priorities of the agency that issued your tax credits?

1
YES

2
NONO SIGNIFICANT CHANGES MADE

[SKIP TO Q.60]

3
NONOT AWARE OF AGENCY'S PRIORITIES
[SKIP TO Q.60]

4
DOESN'T KNOW/RECALL



[SKIP TO Q.60]

5
REFUSES TO ANSWER



[SKIP TO Q.60


59.
What did you change?  [SELECT ALL THAT APPLY.]

11
PREFERRED PROPERTY LOCATION(S)

12
PREFERRED SCALE OF DEVELOPMENT (TOTAL NUMBER OF UNITS)

13
PREFERRED UNIT MIX (NUMBER OF 1‑BEDROOM VS 2‑BEDROOM UNITS, ETC.)

14
PREFERRED TYPE OF DESIGN/BUILDING CHARACTER (HIGH‑RISE VS GARDEN APARTMENTS, PARKING ARRANGEMENTS, PUBLIC SPACES WITHIN BLDG, ETC.)

15
PREFERRED INCOME MIX OF RESIDENTS

16
PREFERENCE FOR HOUSING CERTAIN GROUPS OF PEOPLE (ELDERLY, FAMILIES, DISABLED PERSONS, HOMELESS PERSONS, ETC.)

17
OTHER [SPECIFY]

18
NO MORE APPLY

19
DOESN'T KNOW/RECALL

20
REFUSES TO ANSWER

60.
Please think back and try to recall why the particular location of _____ was chosen for construction or rehabilitation using tax credits.  I'm going to read a list of possible reasons for choosing locations for rental housing.  As I do, please tell me whether each was or was not one of the reasons this location was chosen.  What about . . . ?

(a)
Rent levels in the area

(b)
The physical condition of the area

(c)
Income population trends in the area

(d)
A shortage of rental housing in the area

(e)
A climate conducive to development in the area, such as favorable zoning or municipal cooperation

(f)
Property availability in the area

(g)
Reasonable land costs in the area

(h)
Property appreciation trends in the area

(I)
Financial incentives from some public agency for developing in the area

(j)
Financial incentives from some source other than a public agency for developing in the area

(k)
The fact that the location was part of your traditional business, client, or service area

(l)
The fact that you previously owned property in the area

1
YES

2 
NO

3
DOESN'T KNOW/RECALL

4
REFUSES TO ANSWER

61.
You mentioned the following as reasons for choosing the location of  _____.  Among these, which would you say was THE MOST important?  [IF MORE THAN ONE REASON GIVEN IN ANSWER TO THIS QUESTION, ASK:]  If you had to select only one reason, which one would it be?

A
Rent levels

B
Physical condition

C
Income population trends

D
A shortage of rental housing

E
Favorable zoning

F
Property availability

G
Reasonable land costs

H
Property appreciation trends

I
Financial incentives from some public agency

J
Financial incentives from some source other than a public agency

K
Traditional business, client, or service area

L
Previously owned property there

M
Or some other reason I haven't mentioned

N
NO SINGLE MOST IMPORTANT REASON (MORE THAN 1 OF ABOVE GIVEN)

O
DOESN'T KNOW

P
REFUSES TO ANSWER

*
ENTER LETTER OF MOST IMPORTANT REASON


62.
You mentioned that . . . was a reason for choosing the location of _____.  Would you say this was also THE MOST important reason, or was there some other reason I didn't  mention that was of paramount importance?  [IF MORE THAN ONE REASON GIVEN IN ANSWER TO THIS QUESTION, ASK:]  If you had to select only one reason, which one would it be?

1
ONLY REASON GIVEN WAS ALSO MOST IMPORTANT

2
SOME OTHER REASON WAS MOST IMPORTANT

3
DOESN'T KNOW

4
REFUSES TO ANSWER

63.
What was the most important reason for choosing the location of _____?

1
CAN/WILL SPECIFY MOST IMPORTANT REASON

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER MOST IMPORTANT REASON FOR LOCATION CHOICE:


64.
(Is/Are) _____ in an area that had been designated a Qualified Census Tract or a Difficult To Develop Area?

1
YES

2
NO




[SKIP TO Q.66]

3
DOESN'T KNOW


[SKIP TO Q.66]

4
REFUSES TO ANSWER

[SKIP TO Q.66]

[IF NOT "YES" TO Q.6, SKIP TO Q.68]


65.
As you know, development in such areas results in more generous Low‑Income Housing Tax Credits.  How important a consideration was this designation in the decision to develop _____?  Was it . . .

1
Very important,

2
Somewhat important, or

3
Not very important?

4
DOESN'T KNOW

5
REFUSES TO ANSWER


66.
Did receiving Low‑Income Housing Tax Credits influence in some way the TOTAL number of units that were developed?

1    YES

2    NO




            [SKIP TO Q.68]

3    DOESN'T KNOW



[SKIP TO Q.68]

4    REFUSES TO ANSWER


[SKIP TO Q.68]

67.
Were more units or fewer units developed than might otherwise have been as a result of using the tax credits?

1
MORE UNITS

2
FEWER UNITS

3
DOESN'T KNOW

4
REFUSES TO ANSWER


68.
I'm going to identify different types of tenants a property can be designed to serve.  Please tell me if _____ was designed especially to serve any of these types of tenants.

(a)
Elderly persons or seniors

(b)
Families

(c)
Single‑parent families

(d)
Homeless persons

(e)
Disabled persons

(f)
Any other special types of persons

1
YES

2
NO




[SKIP TO Q.70]

3
DOESN'T KNOW


[SKIP TO Q.70]

4
REFUSES TO ANSWER

[SKIP TO Q.70]


69.
What other types of persons?

1
CAN/WILL PROVIDE DESCRIPTION

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER OTHER SPECIAL TENANCY GROUPS:

[IF "YES" TO Q.15_1, SKIP TO Q.71]

70.
Is this tenant profile similar to or different from that of other residential properties that you have developed or own, including those with and without tax credits, or is there no typical profile?

1
SIMILAR TO OTHER RESIDENTIAL PROPERTY

2
DIFFERENT FROM OTHER RESIDENTIAL PROPERTY

3
NO TYPICAL PROFILE

4
HAVEN'T DEVELOPED/ACQUIRED OTHER RESIDENTIAL PROPERTY

5
DOESN'T KNOW

6
REFUSES TO ANSWER


71.
What percentage of the units in _____ are eligible for Low‑Income Housing Tax Credits?  [ESTIMATE ACCEPTABLE.]

1
CAN/WILL PROVIDE PERCENTAGE

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER PERCENTAGE LIHTC UNITS:

I'd like to turn for a moment to property performance at _____, and ask you to recall what the original expectations were for the property.
72.
I'm going to mention some things that may have been considered at the planning stage, and ask whether the original expectations with respect to each have been exceeded, have been met, or have not been met.  What about . . . ?  [NOTE: "NOT CONSIDERED," MEANING "WE DIDN'T THINK ABOUT IT," IS A VOLUNTARY RESPONSE.]

(a)
Marketing and lease up

(b)
Occupancy rates

(c)
Operating costs

(d)
Cash flow

(e)
Income trends in the area

(f)
Property value trends in the area

1
EXPECTATIONS EXCEEDED

2
EXPECTATIONS MET

3
EXPECTATIONS NOT MET

4
NOT CONSIDERED

5
DOESN'T KNOW/RECALL

6
REFUSES TO ANSWER

[IF NOT "YES" TO Q.7, SKIP TO Q.95


73.
What is the current vacancy rate at _____?  [IF A RANGE OR NON‑NUMERICAL  ANSWER IS GIVEN, ASK:]  Roughly, what percent of the units would you say is vacant today?  [ESTIMATE ACCEPTABLE.]

1
CAN/WILL PROVIDE VACANCY RATE

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER VACANCY RATE:

74.
Compared to similar properties in the area of _____, do you think this property has been less profitable, more profitable, or about the same in the past year?

1
LESS PROFITABLE

2
MORE PROFITABLE

3
ABOUT THE SAME

4
NO COMPARABLE PROPERTIES IN AREA

5
DOESN'T KNOW

6
REFUSES TO ANSWER


75.
Over the next five years, do you expect property values in the area of _____ to . . .

1
Go up,

2
Go down, or

3
Stay about the same?

4
DOESN'T KNOW

5
REFUSES TO ANSWER


76.
Over the next five years, do you expect the financial performance of _____ to . . .

1
Get better,

2
Get worse, or

3
Stay about the same?

4
DOESN'T KNOW

5
REFUSES TO ANSWER

I have a few questions about your organization's longer‑term plans for _____


77.
First, under the Low‑Income Use Agreement for this property, have the tenants or any other organization formally been designated as having the right of first refusal to purchase the property, should the decision be made to sell it in the future?

1
YES

2
NO




[SKIP TO Q.79]

3
DOESN'T KNOW


[SKIP TO Q.79]

4
REFUSES TO ANSWER

[SKIP TO Q.79]

78.
Who has been designated as having the right of first refusal?  Is it the tenants, including a tenant group or cooperative; a resident management corporation; a non‑profit organization; a government agency; or some other group or organization?

1
TENANTS, TENANT GROUP, OR TENANT COOPERATIVE

2
RESIDENT MANAGEMENT CORPORATION

3
NON‑PROFIT ORGANIZATION

4
GOVERNMENT AGENCY

5
OTHER [SPECIFY]

6
DOESN'T KNOW

7
REFUSES TO ANSWER


79.
As you know, properties benefitting from Low‑Income Housing Tax Credits are required to be maintained for low‑income occupancy for the duration of a compliance period.  Can you tell me how long that compliance period is in the case of _____?  [ESTIMATE  ACCEPTABLE.]

1
CAN/WILL PROVIDE COMPLIANCE PERIOD

2
DOESN'T KNOW/RECALL

3
REFUSES TO ANSWER

*
ENTER NUMBER OF YEARS:

[IF NOT "YES" TO Q.6, SKIP TO Q.87]


80.
Going back to the original planning stage for the development, was thought given as to what the organization would likely do at the end of the compliance period?

1
YES

2
NO




[SKIP TO Q.87]

3
DOESN'T KNOW/RECALL

[SKIP TO Q.87]

4
REFUSES TO ANSWER

[SKIP TO Q.87]

81.
Would you characterize the plans at that time as to what would happen at the end of the compliance period as being . . .

1
Very definite,

2
Fairly definite,

3
Fairly vague, or

4
Very vague?

5
DOESN'T KNOW/RECALL

6
REFUSES TO ANSWER


82.
During the original planning stage for the development, was the plan for the end of the compliance period to . . .

1
Continue to own the property,

2
Attempt to sell the property, or

[SKIP TO Q.83_2]

3
Attempt to convert it to homeownership?
[SKIP TO Q.84]

4
DOESN'T KNOW/RECALL


[SKIP TO Q.87]

5
REFUSES TO ANSWER


[SKIP TO Q.87]


83.
Was the plan for you to . . .

1
Attempt to maintain the property's low‑income use,

2
Attempt to terminate its low‑income use, or

3
Attempt to terminate its low‑income use and then, later, attempt to sell it?

4
DOESN'T KNOW/RECALL

5
REFUSES TO ANSWER

[SKIP TO Q.84]


83.
Was the plan for you to . . .

1
Attempt to sell it to another owner for continued low‑income use,

2
Attempt to sell it to another owner who would terminate its low‑income use, or

3
Attempt to terminate the property's low‑income use and then, later, sell it?

4
DOESN'T KNOW/RECALL

5
REFUSES TO ANSWER

84.
Were there any other plans?

1
YES

2
NO




[SKIP TO Q.86]

3
DOESN'T KNOW/RECALL

[SKIP TO Q.86]

4
REFUSES TO ANSWER

[SKIP TO Q.86]


85.
What were they?

1
CAN/WILL PROVIDE OTHER PLANS

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER OTHER PLANS:


86.
Has anything changed since the original development plans with respect to what might happen at the end of the compliance period, or is the original thinking still the plan?

1
YES, THINGS HAVE CHANGED

2
NO, ORIGINAL THINKING IS STILL THE PLAN      [SKIP TO Q.94]

3
DOESN'T KNOW                                 [SKIP TO Q.94]

4
REFUSES TO ANSWER                     [SKIP TO Q.94]


87.
At this point in time, is there a definite idea as to what the organization will likely do at the end of the compliance period, a vague idea as to what it will do, or no idea at all as to what it will do?

1
A DEFINITE IDEA

2
A VAGUE IDEA

3
NO IDEA AT ALL


[SKIP TO Q.95]

4
DOESN'T KNOW


[SKIP TO Q.95]

5
REFUSES TO ANSWER

[SKIP TO Q.95]

88.
At this time, is the plan for the end of the compliance period to . . .

1
Continue to own the property,

2
Attempt to sell the property, or                      [SKIP TO Q.89_2]

3
Attempt to convert it to homeownership?      [SKIP TO Q.91]

4
DOESN'T KNOW/RECALL                           [SKIP TO Q.95]

5
REFUSES TO ANSWER                              [SKIP TO Q.95]


89.
Is the plan for you to . . .

1
Attempt to maintain the property's low‑income use,

[SKIP TO Q.92]

2
Attempt to terminate its low‑income use, or

3
Attempt to terminate its low‑income use and then, later, attempt to sell it?

4
DOESN'T KNOW/RECALL




[SKIP TO Q.92]

5
REFUSES TO ANSWER




[SKIP TO Q.92]


89.
Is the plan for you to . . .

1
Attempt to sell it to another owner for continued low‑income use, [SKIP TO Q.92]

2
Attempt to sell it to another owner who would terminate its low‑income use, or

3
Attempt to terminate the property's low‑income use and then, later, sell it?

4
DOESN'T KNOW/RECALL




[SKIP TO Q.92]

5
REFUSES TO ANSWER




[SKIP TO Q.92]


90.
In the event that the property cannot be converted to market‑rate housing or sold to a market‑rate investor, would the property likely be turned over to the lender or some similar option?

1
YES

2
NO

3
DOESN'T KNOW

4
REFUSES TO ANSWER

[SKIP TO Q.92]

91.
In preparation for possible homeownership, is part of the rent or a reserve being set aside for purchasing the property?

1
YES

2
NO

3
DOESN'T KNOW

4
REFUSES TO ANSWER


92.
Are there any other possibilities being considered?

1
YES

2
NO




[SKIP TO Q.94]

3
DOESN'T KNOW


[SKIP TO Q.94]

4
REFUSES TO ANSWER

[SKIP TO Q.94]


93.
What are they?

1
CAN/WILL PROVIDE OTHER POSSIBILITIES

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER OTHER POSSIBILITIES:


94.
How likely is it that the current strategy with respect to the post‑compliance period will be carried out?  Would you say it is . . .

1
Very likely,

2
Somewhat likely, or

3
Not very likely?

4
DOESN'T KNOW

5
REFUSES TO ANSWER

Finally, I have just a few more questions about the Low‑Income Housing Tax Credit.

95.
Based on your experience with _____, do you have any regrets about using Low‑Income Housing Tax Credit equity as part of the deal?

1
YES

2
NO




[SKIP TO Q.97]

3
DOESN'T KNOW


[SKIP TO Q.97]

4
REFUSES TO ANSWER

[SKIP TO Q.97]


96.
What are they?

1
CAN/WILL PROVIDE REGRETS WITH USING LIHTC AS PART OF DEAL

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER REGRETS WITH LIHTC USAGE:


97.
In general, do you want or expect to use Low‑Income Housing Tax Credit equity again?

1
YES




[SKIP TO Q.99]

2
NO

3
NOT SURE



[SKIP TO Q.99]

4
DOESN'T KNOW


[SKIP TO Q.99]

5
REFUSES TO ANSWER

[SKIP TO Q.99]


98.
Why not?

1
CAN/WILL PROVIDE REASONS

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER REASONS FOR NOT USING LIHTC AGAIN:

99.
Have you ever had a Low‑Income Housing Tax Credit proposal turned down by any state or local allocating agency?

1
YES

2
NO




[SKIP TO Q.104]

3
DOESN'T KNOW/RECALL

[SKIP TO Q.104]

4
REFUSES TO ANSWER

[SKIP TO Q.104]


100.
How many proposals have been turned down?  [ESTIMATE ACCEPTABLE.]

1
CAN/WILL PROVIDE NUMBER

2
DOESN'T KNOW/RECALL

[SKIP TO Q.104]

3
REFUSES TO ANSWER

[SKIP TO Q.104]

*
ENTER NUMBER OF LIHTC PROPOSALS TURNED DOWN:

[IF GREATER THAN "ONE," SKIP TO Q.102]


101.
What happened to that proposal?  Was it . . .

1
Abandoned,

2
Modified and resubmitted to the same agency,

3
Modified and submitted to another agency, or

4
Something else?  [SPECIFY]

5
DOESN'T KNOW

6
REFUSES TO ANSWER

[SKIP TO Q.104]


102.
How many of these proposals were . . .  [ESTIMATES ACCEPTABLE.]

(a)
Abandoned





__


(b)
Modified and resubmitted to the same agency
__


(c)
Modified and submitted to another agency

__


(d)
Had other outcomes



__


[RECORD "0" IN EACH FIELD WHERE NONE; "99" IF UNKNOWN; OR "88" IF REFUSAL.]

You told me previously there were _____ proposals that had been turned down, but when broken down by outcome, your answers total to _____.  Can you explain why these numbers don't match?

1
ANSWERS TO ONE OR BOTH QUESTIONS ARE ESTIMATES/GUESSES

2
OTHER [SPECIFY]

3
NO EXPLANATION

[IF "ZERO" OR "REFUSES" TO Q.102(d), SKIP TO Q.104]


103.
What were those other outcomes?

1
CAN/WILL PROVIDE OTHER OUTCOMES

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER OTHER OUTCOMES OF "TURNED DOWN" PROPOSALS:


104.
What would you say are the most significant ADVANTAGES of using Low‑Income Housing Tax Credits for developing low‑income housing?  [SELECT ALL THAT APPLY.]

1
MAKES A DEAL FINANCIALLY FEASIBLE

2
TO SERVE LOWER INCOME POPULATIONS

3
HAVE DEVELOPED KNOWLEDGE ABOUT HOW TO USE THE TAX CREDIT

4
OTHER [SPECIFY]

5
NO MORE APPLY

6
NONE, NO ADVANTAGES

7
DOESN'T KNOW

8
REFUSES TO ANSWER

105.
What would you say are the most significant DISADVANTAGES of using Low‑Income Housing Tax Credits for developing or acquiring low‑income housing?  [SELECT ALL THAT APPLY.]

11
TOO MUCH PAPERWORK

12
TOO COMPETITIVE

13
THIN MARKET

14
EXCESSIVE RULES AND REGULATIONS

15
COSTLY DELAYS

16
OTHER [SPECIFY]

17
NO MORE APPLY

18
NONE, NO DISADVANTAGES

19
DOESN'T KNOW

20
REFUSES TO ANSWER


106.
In your opinion, should the Low‑Income Housing Tax Credit program be changed in any way?

1
YES

2
NO




[SKIP TO Q.108]

3
DOESN'T KNOW


[SKIP TO Q.108]

4
REFUSES TO ANSWER

[SKIP TO Q.108]


107.
In what way?

1
CAN/WILL PROVIDE SUGGESTIONS FOR CHANGES

2
DOESN'T KNOW

3
REFUSES TO ANSWER

*
ENTER SUGGESTIONS FOR CHANGING THE LIHTC PROGRAM:

[IF "YES" TO Q.6, SKIP TO Q.110;

IF "YES" TO Q.7, END INTERVIEW]

7

