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OVERVIEW

This chapter covers housing rehabilitation. NSP homes are purchased for rehabilitation to stabilize areas experiencing high rates of foreclosure. Rehabilitated homes are then sold to low-, moderate-, and middle-income (LMMI) homeowners. Housing rehabilitation, at minimum, must bring the entire house up to Section 8, State and/or locally adopted rehabilitation standards and ordinances. Proper rehabilitation/repair requires thorough understanding of sound rehabilitation practices and the applicable laws and regulations which govern them. The Developer may use NSP funds for rehabilitation or construction as approved by DFA/LGD and as permitted by the Developer Agreement. HUD encourages grantees to strategically incorporate modern green building and energy efficiency improvements to provide for long-term affordability and increased sustainability and attractiveness of housing and neighborhoods.  However, under the OMB Circular A-87, all rehabilitation/repair activity costs must be necessary, reasonable, and otherwise allowable. 
The Developer must implement the requirements of contracting, labor and hiring provisions as set forth in the Developer Agreement as applicable to all projects.
	TASK #1    PROPERTY STANDARDS


Construction and Rehabilitation Standards should meet the HOME program at 24 CFR 92.252(a), (c), (e), and (f) and 92.254. The Construction and Rehabilitation Standards include the Lead Based Paint requirements and the requirements related to physical accessibility standards for persons with disabilities (Section 504 of the Rehabilitation Act). 

All gut rehabilitation or new construction (i.e. general replacement of the interior of a building that may or may not include changes to structural elements such as flooring systems, columns, or load bearing interior or exterior walls) of residential buildings up to three stories high must be designed to meet the standard for Energy Star Qualified New Homes. ENERGY STAR homes require that a home must meet strict guidelines for energy efficiency set by the U.S. Environmental Protection Agency. These homes are at least 15% more energy efficient than homes built to the 2004 International Residential Code (IRC), and include additional energy-saving features that typically make them 20–30% more efficient than standard homes.
Applicable Laws and Regulations

The developer must construct and maintain homes in full compliance with the following statutory and regulatory requirements:

· Building Code: International Residential Code

· Housing Code: The local housing code

· Federal Housing Code: Housing Quality Standards

· Life Safety Code: Life Safety Code

· HAZMAT: HUD requirements for specific programs

The developer must seek guidance and strive to conform to the following codes if financial resources are available for a specific project:

· Energy: 2009 International Energy Conservation Code (IECC)

· Accessibility: ANSI standards for accessibility by disabled residents

· HAZMAT: HUD Guidelines for the Evaluation and Control of Lead-Based Paint Hazards in Housing

· Building Code: CABO 1-4 Unit Dwelling Code

· Exceptions: On a case-by-case basis, deviations from the minimum requirements of this standard will be permitted with approval of DFA/LGD.
DEVELOPER IS RESPONSIBLE FOR ALL PERMITS NECESSARY TO REHABILITATE A HOME.
1- Health & Safety

	Contaminants [GREEN STANDARD]

	Repair Standard
	Minimum Life 5 years

	NA

	Replacement Standard
	 

	All materials installed will meet the following standards to minimize the presence of Volatile Organic Compounds (VOC) and Formaldehyde:

	  All paints and primers must meet the most recent Green Seal G-11 Environmental Standard.  

	  All particleboard components will meet ANSI A208.1 for formaldehyde emission limits, or all exposed particleboard edges will be sealed with a low-VOC sealant or have a factory-applied, low-VOC sealant prior to installation.  All Medium-density fibreboard (MDF) edges will meet ANSI A208.2 for formaldehyde emission limits, or all exposed MDF edges will be sealed with a low-VOC sealant or have a factory-applied, low-VOC sealant prior to installation.

	Lead Based Paint (LBP) [GREEN STANDARD]

	Repair Standard
	Minimum Life 5 years

	For all houses constructed prior to 1978 - four (4) floors, two (2) window sills and two (2) window troughs (all randomly selected) plus a blank sample must be submitted to an EPA-accredited lead analytical laboratory and the dust samples must pass a dust wipe test for lead content as per the protocol in the HUD Guidelines.  Lead-safe work practices must be followed, and only certified abatement contractors used to perform the work.  See: http://www.hud.gov/offices/lead/lbp/hudguidelines/ 

	Replacement Standard
	Minimum Life 20 years

	When stabilization of surfaces containing LBP is impractical, the most affordable solution for abatement of the component will be chosen.  Walls containing LBP may be covered with drywall or gutted and replaced with drywall.  Trim and other wood or metal components containing LBP may be removed and replaced with similar materials.  Lead-safe work practices must be followed, and only certified abatement contractors used to perform the work.  

	Mold [GREEN STANDARD]

	Repair Standard
	Minimum Life NA

	Any presence of mold is unacceptable and must be addressed per the National Center for Healthy Housing protocol “Creating a Healthy Home.”  http://www.nchh.org/Portals/0/Contents/FloodCleanupGuide_screen_.pdf 

	Replacement Standard
	Minimum Life NA

	Radon [GREEN STANDARD]

	Repair Standard
	Minimum Life 5 years

	Any housing where Radon is discovered two tests are required, if the average of the tests is above 4 pCi/L, remediation will be required.

	Replacement Standard
	Minimum Life 20 years

	If, as a result of the testing above, there is a presence of Radon at or above the 4 pCi/L level, remediation will be undertaken per the EPA guidance in their Consumer’s Guide to Radon Reduction.  Http://www.epa.gov/radon/pubs/consguid.html

	All carpeting, drywall or other gypsum-based wall coverings or any other non-structural components with mold present will be removed and replaced.  The National Center for Healthy Housing protocol “Creating a Healthy Home” will be followed for remediation of structural components.

	Asbestos [GREEN STANDARD]

	Repair Standard
	Minimum Life NA

	Non-friable intact asbestos materials that are not creating a hazard such as cementitious exterior wall shingles may be left intact and painted if appropriate.   Asbestos-resilient floor tiles may be labeled as such and covered with underlayment and new resilient flooring.

	Replacement Standard
	Minimum Life NA

	Friable asbestos components such as boiler or pipe insulation, badly deteriorated cementitious shingles or deteriorated flooring will be removed and, if necessary, replaced with non-hazardous materials.

	Fire Safety – Egress                                                                                                 

	Repair Standard
	Minimum Life NA

	NA

	Replacement Standard
	Minimum Life NA

	Egress windows are required in all new sleeping and living areas unless other secondary means of escape requirements are met. The minimum dimensions for egress window clear openings are 20” wide by 24” tall, with a clear opening of 5.7 square feet.  No bedrooms should be created in attics or basements unless Life Safety Code egress requirements are met.

	Fire and CO Alarms [GREEN STANDARD]

	Repair Standard
	Minimum Life 5 years

	Existing fire and smoke, carbon monoxide and security systems that meet code will be repaired to operating condition. 

	Replacement Standard

	Each unit must have at least one hardwired (with battery backup) smoke detector in proper operating condition on each level of the dwelling unit, including basements but excluding crawl spaces and unfinished attics.  Smoke detectors are to be installed inside of each separate sleeping area or bedroom, in the corridor giving access to each separate sleeping area, and where there is a ceiling elevation change of two feet or more.  Detectors must be installed in accordance with and meet the requirements of National Fire Protection Association Standard (NFPA) 74 or its successors (currently NFJPA 72).  


2 - Site 

	Site Grading [GREEN STANDARD]

	Repair Standard
	Minimum Life 5 years

	Grading adjacent to the building will slope away from the structure.

	Replacement Standard
	 

	Grading adjacent to the building for a distance of at least 10 feet must slope away from the building.

	Outbuildings

	Repair Standard
	Minimum Life 5 years

	Unsafe and blighted structures, including outbuildings, will be demolished if it is not financially feasible to complete the repairs required to make them structurally sound, leak-free, with lead hazards stabilized.  Detached garages should have operable and lockable doors. 

	Replacement Standard
	 

	No outbuilding replacement is permitted in this program. Demolition requires prior grantee approval. 

	Fencing 

	Repair Standard
	Minimum Life 3 years

	Fencing on property lines is preferred.  If repairs are needed, replacing sections in kind is permissible if the budget permits.

	Replacement Standard

	Replacement of the entire fence because of a small portion being deteriorated fencing is discouraged and should only be undertaken if the budget permits.


3 - Exterior 
	Trees and Shrubbery [GREEN STANDARD]

	Repair Standard
	Minimum Life 5 years

	Trees that are dead, dying, or hazardous will be removed.  Removal will include cutting close to the ground, grinding of the stump to 12 inches below the finished grade, installation of topsoil and re-seeding.

	Replacement Standard

	Replacement trees and shrubs are permitted if economically feasible and must be drought-resistant and non-invasive plant materials. In placement of trees, attention should be paid to shading the house to reduce air conditioning costs.  Also, trees should be located a sufficient distance from foundations, sidewalls, walkways, driveways, patios and sidewalks in order to avoid future damage from root growth and branches brushing against the structure.  Setbacks from structures should typically exceed half of the canopy diameter of a full-grown example of the species.   

	Paving And Walks [GREEN STANDARD]

	Repair Standard
	Minimum Life 5 years

	Essential paving, such as front sidewalks and driveways with minor defects, will be repaired to match. Tripping hazards greater than ¾” must be addressed.  Non-essential, highly deteriorated paving, such as sidewalks that are unnecessary, will be removed and appropriately landscaped.

	Replacement Standard

	Un-repairable essential walks and driveways will be replaced with permeable paving when financially feasible or concrete per City Ordinance.  Wood-framed, handicapped-accessible ramps are an eligible expense.

	Lawn [GREEN STANDARD]

	Repair Standard
	Minimum Life 1 year

	Bare section of lawn may be reseeded with drought-resistant varieties such as Tall Fescue.

	Replacement Standard

	Total replacement of lawn grasses is not allowed, over-seeding is permitted with DFA/LGD approval, drought-resistant varieties such as Tall Fescue.


4- Exterior Building Surfaces

	Exterior Cladding [GREEN STANDARD]

	Repair Standard
	Minimum Life 10 years

	Siding and trim will be intact and weatherproof.  All exterior wood components will have a minimum of one continuous coat of paint, and no exterior painted surface will have any deteriorated paint.  Buildings designated as historic will have existing wood siding repaired in kind.  New exterior wood will blend with existing woood and will be spot-primed and top-coated in a lead-safe manner.  

	Replacement Standard

	Buildings not designated as historic may have siding replaced with vinyl siding to match the existing configuration.  CertainTeed, Mastic, and Wolverine brands are approved.  If replaced, soffit material will be vented/perforated vinyl.  New wood components will be FSC certified.   http://www.fsc.org/

	Exterior Porches

	Repair Standard
	Minimum Life 5 years

	Deteriorated concrete porches will be repaired when possible.  Unsafe wood porch components will be repaired with readily available materials to conform closely to historically accurate porches in the neighborhood.  Porch repairs will be structurally sound, with smooth and even decking surfaces.  Deteriorated wood structural components will be replaced with preservative-treated wood.

	Replacement Standard

	Porches on buildings designated as historic will be rebuilt to conform closely to historically accurate porches in the neighborhood.  Decks on non-historic porches will be replaced with 5/4” preservative-treated decking.  Replaced railings will meet code.  Replaced wood structural components will be preservative-treated.

	Exterior Railings

	Repair Standard
	Minimum Life 5 years

	Existing handrails will be structurally sound.  Guard rails are required on any accessible area with a walking surface over 30" above the adjacent ground level.  Sound railings may be repaired if it is possible to maintain the existing style.  On historic structures railing repairs will be historically sensitive.

	Replacement Standard

	Handrails will be present on one side of all interior and exterior steps or stairways with more than two risers and around porches or platforms over 30" above the adjacent ground level, and will meet local codes.  Handrails and guard rails will conform to the style of similar components in the neighborhood.  On historic structures new railings will be historically sensitive.

	Exterior Steps and Decks

	Repair Standard
	Minimum Life 5 years

	Steps, stairways, and porch decks will be structurally sound, reasonably level, with smooth and even surfaces.  Repairs will match existing materials.

	Replacement Standard

	In non-historic structures wood decking must be preservative-treated wood.  On historic structures new wood decking must be historically sensitive.


5 - Structure
	Structural Walls

	Repair Standard
	Minimum Life 15 years

	Structural framing and masonry will be free from visible deterioration, rot, or serious termite damage, and be adequately sized for current loads.  Prior to rehab, all sagging floor joists or rafters will be visually inspected, and significant structural damage and its cause will be corrected.

	Replacement Standard

	New structural walls will be minimum 2" x 4", 16" OC.  All exterior walls that are part of the building envelope (the air barrier and thermal barrier separating the conditioned space from the non-conditioned space) will be insulated with a minimum R-13 insulation and sheathed to code.


6 - Windows and Doors
	Windows [GREEN STANDARD]

	Repair Standard
	Minimum Life NA

	All windows will operate, remain in an open position when placed there, lock when closed and the open section will be covered with a screen.

	Replacement Standard

	Windows that are not repairable may be replaced and will meet the ENERGY STAR standard for this geographic region. Windows on key façades of historically sensitive properties will be wood of the style original to the building.  New windows on other properties must be Energy Star‐46 labeled products.

	Interior Doors

	Repair Standard
	Minimum Life 5 years

	Baths and occupied bedrooms will have operating doors and lock sets. 

	Replacement Standard

	Hollow-core, pressed-wood product consistent with the style of existing doors including a lock set.

	Exterior Doors

	Repair Standard
	Minimum Life 5 years

	Exterior doors will be solid, weather-stripped and will operate smoothly.  Main entrance door will include a peep site.  All exterior doors shall contain a dead bolt, and an entrance lock set.

	Replacement Standard

	Replacement doors at the front of the property for historically significant buildings will be historically sensitive.  Steel, six-panel doors may be installed at entrances not visible from the front street and on the front of the property for buildings that are not historically significant. Dead bolt locks will be installed on all exterior doors keyed to match.  All new doors will be weather-stripped to be air tight.

	Basement Windows

	Repair Standard
	Minimum Life 5 years

	A minimum of 2 basement windows on opposite sides of the building must be operable for ventilation, in good working order, and lockable.

	Replacement Standard

	Basement windows may be replaced with glass block.  If so, a minimum of 2 glass block windows on opposite sides of the building must have operable and lockable center vents.


7 - Roofing

	Flat and Low-Slope Roofing

	Repair Standard
	Minimum Life 2 years

	Built-up roofing that is leak-free will be re-coated and flashing and accessories repaired if their minimum life is questionable.

	Replacement Standard

	The most cost-effective roof – either 3-ply, hot built-up or EPDM – will be installed.

	Gutters and Downspouts [GREEN STANDARD]

	Repair Standard
	Minimum Life 5 years

	Gutters and downspouts must be in good repair, leak free and collect storm water from all lower roof edges.  

	Replacement Standard

	Gutters and downspouts will be installed and collect storm water from all lower roof edges, if necessary.  Concrete splash blocks will be installed to move water away from the foundation.   The system must move all storm water away from the building and prevent water from entering the structure.  In addition to positive drainage away from the building, outlets will be a minimum of 3 feet away from the foundation whenever there is a history of water problems.

	Pitched Roofs

	Repair Standard
	Minimum Life 5 years

	Missing and leaking shingles and flashing will be repaired on otherwise functional roofs. Slate, metal and tile roofs will be repaired when possible. 

	Replacement Standard

	No more than 2 layers of roofing are permitted.  Fiberglass, asphalt, 3-tab, class A shingles with a prorated 25-year warranty with a continuous ridge vent will be installed over 15-lb. felt with new drip edge on all edges.


8 - Ventilation

	Kitchen Ventilation [GREEN STANDARD]

	Repair Standard
	Minimum Life 2 years

	All kitchens must have functional mechanical ventilation operating at a minimum 120 CFM.

	Replacement Standard

	All kitchens must have mechanical ventilation operating at a maximum of 20 Sones and producing a minimum of 150 CFM after accounting for ducting losses.  All ductwork will be heavy gauge galvanized metal, air tight with mastic-sealed seams (no duct tape).  It is preferred that mechanical ventilation exit at side walls and not at the soffit to minimize the potential for ice damming.  


9 - Interior Standards
	Interior Walls and Ceilings

	Repair Standard
	Minimum Life 3 years

	Holes, cracks and deteriorated and un-keyed plaster will be repaired to match the surrounding surfaces (all houses).  All visual surfaces will be stabilized to minimize lead paint hazards using premium vinyl acrylic paint (only if the house is pre-1978).

	Replacement Standard

	When necessary plaster will be replaced.  Fire-rated assemblies will be specified on a project-by-project basis as required by local codes.

	Closets

	Repair Standard
	Minimum Life 5 years

	Existing closets with a minimum depth of 2 feet will be maintained in good repair and have a shelf and clothes rod.  If existing closet does not have adequate space Developer may contact DFA/LGD for approval of an additional closet space. 

	Replacement Standard

	New closets may be created if none exist.  New closets will have a depth of 2 feet and include a shelf and clothes rod.  

	Kitchen Cabinets and Countertop [GREEN STANDARD]

	Repair Standard
	Minimum Life 3 years

	Kitchens must have countertop with base and wall cabinets (or Energy Star dishwasher) to match.  Existing cabinets with hardwood doors and face frames may be repaired if in good condition.  All cabinets will be sound and cleanable.  

	Replacement Standard

	New kitchen cabinets will meet the ANSI A208.1 and A208.2 standard for formaldehyde content of particleboard and MDF, or have exposed edges of particleboard and MDF sealed to prevent the out-gassing of formaldehyde.  Cabinets will have hardwood doors and face frames.  Countertops will have corresponding base cabinets and wall cabinets.  Corners in countertop designs are permitted if factory assembled.  A drawer base (12” or 15”) will be included in new cabinetry.  A panel to match the countertop will be installed as a base over the sheet rock as a backsplash behind the range and extending 6 inches past the range on both sides, or if the range is in a corner along the side wall.


	Flooring [GREEN STANDARD]

	Repair Standard
	Minimum Life 3 years

	Bathroom, kitchen and other water-susceptible floor areas will be covered with water-resistant flooring that is free from tears or tripping hazards.  Damaged wood floor will be repaired.  When existing deteriorated carpet is installed over hardwood floors, the hardwood will be refinished whenever possible.  Basement floors will be continuous concrete at least 1" thick.  

	Replacement Standard

	Baths will receive resilient sheet goods over plywood underlayment, and kitchens will receive resilient sheet goods or tile over plywood underlayment.  Whenever possible rooms other than kitchens and baths with existing wood flooring will be maintained as wood floors and refinished when appropriate.  Rooms other than kitchens or baths without usable wood floors may be finished with carpet and associated products that are Carpet and Rug Institute’s Green Label certified.  New basement slabs will be at least 3" thick and have a 6-mil vapor barrier. 

	Insulation [GREEN STANDARD] 

	Repair Standard
	Minimum Life NA

	NA

	Replacement Standard
	Minimum Life 20 years

	Attic insulation shall be a minimum of R38 with soffit baffles installed when there are soffit vents to maintain ventilation at the eves if current insulation inadequate 


	Insulation [GREEN STANDARD] 

	Repair Standard
	Minimum Life NA

	NA

	Replacement Standard
	Minimum Life 20 years

	 Attic insulation shall be a minimum of R38 with soffit baffles installed when there are soffit vents to maintain ventilation at the eves if current insulation inadequate. 


10 – Electric

	Ground Fault Interrupter Circuits 

	Repair Standard
	Minimum Life 5 years

	Non-functioning GFCIs will be replaced.  Kitchen counter, bath and laundry receptacles within 6' of a sink will be replaced with a GFCI-protected receptacle or protected by a GFCI device.

	Replacement Standard

	Kitchen counter, bath and laundry receptacles within 6' of a sink will be replaced with a GFCI-protected receptacle or protected by a GFCI device.

	Passage Lighting [GREEN STANDARD]

	Repair Standard
	Minimum Life 7 years

	All lights and switches in hallways, stairs and other passages will be operable and safe.     

	Replacement Standard

	All halls, stairs and rooms necessary to cross to other rooms and stairways must be well lit and controlled by a 3-way switch using concealed wiring.  Attics, basements and crawl spaces must have utility fixtures.  All new light fixtures will be ENERGY STAR labeled.

	Kitchen Electric Distribution

	Repair Standard
	Minimum Life 5 years

	Existing receptacles, fixtures and switches will be safe and grounded.

	Replacement Standard

	Permanently installed stoves, refrigerators, freezers, dishwashers and disposals, washers and dryers must have adequate circuits.

	Interior Electric Distribution

	Repair Standard
	Minimum Life 7 years

	Exposed knob and tube will be replaced.  Every room will have a minimum of two duplex receptacles, placed on separate walls and one light fixture or receptacle switched at each room entrance.  Where the source wiring circuit is accessible (e.g. first floor above basements, in gutted rooms, etc.), receptacles will be grounded.  All switch, receptacle, and junction boxes will have appropriate cover plates.  Wiring will be free from hazard, and all circuits will be properly protected at the panel.  Floor receptacles must be covered.  The National Electrical Code requires AFCIs in all circuits that feed outlets in bedrooms of dwelling units.  Basements must have a light fixture switch at the top of the stairs.

	Replacement Standard

	When a room's wall finishes are removed, it will be rewired to the latest version of the National Electric Code.  Arc Fault breaker should be in all circuits that feed outlets in bedrooms, this  requirement is typically accomplished by using a kind of circuit-breaker in the breaker panel that provides combined arc-fault and overcurrent protection.  Older homes with aging and deteriorating wiring systems should also be considered whenever adding or upgrading a panel box while using existing branch.  There must be one electrical receptacle at the service panel.   

	Service and Panel

	Repair Standard
	Minimum Life 10 years

	Distribution panels will have a main disconnect, at least 10 circuit-breaker-protected circuits.  If a working central air conditioning system is present, the minimum service will be 150 amps.

	Replacement Standard

	Amp capacity should be adequate to safely supply existing devices.


11 - Plumbing System
	Drain, Waste, Vent Lines

	Repair Standard
	Minimum Life 1 year

	Waste and vent lines must function without losing the trap seal.

	Replacement Standard

	When walls are removed exposing vent and waste lines those lines will be reworked to the current mechanical code.

	Plumbing Fixtures [GREEN STANDARD]

	Repair Standard
	Minimum Life 3 years

	All fixtures and faucets will have working, drip-free components.  Toilets with greater that a 1.6 GPF rating will be replaced with a maximum 1.3 GPF model.

	Replacement Standard

	If Single lever, metal faucets and shower diverters are replaced they shall be replaced with 15-year, drip-free warranty.

	Plumbing Minimum Equipment [GREEN STANDARD]

	Repair Standard
	Minimum Life 3 years

	Existing equipment will be repaired to conform to the Housing Quality Standards.

	Replacement Standard

	Every dwelling unit will have a minimum of one single bowl sink with hot and cold running water in the kitchen and at least one bathroom containing a vanity with a sink, and a shower/tub unit, both with hot and cold running water, and a toilet.  Redesigned kitchens will include an ENERGY STAR-labeled dishwasher. 

	Water Heaters

	Repair Standard
	Minimum Life 6 years

	Each housing unit will have working water heater water heaters may be repaired if it is clear that a repair will make it operable, if a repair is not feasible a new water heater should be installed.  

	Replacement Standard

	All units will have a minimum 40-gallon water heater, with an appropriate warranty installed to the mechanical code.  High efficiency power-vented or sealed combustion tank less models can be used.  New water heaters must meet the Energy Star 46 label requirements.

	Water Supply

	Repair Standard
	Minimum Life 10 years

	The main shut off valve must be operable and completely stop the flow of water to the house.  All fixtures must be leak-free and deliver sufficient cold water and, where applicable, hot water.

	Replacement Standard

	The main shut off valve must be operable and completely stop the flow of water to the house, and should be replaced if it does not.  Lead and galvanized pipe that is part of the water service or the distribution system will be replaced.  All fixtures will have brass shut off valves.  One freeze-protected exterior hose bib is required.


11 - HVAC

	Air Conditioning [GREEN STANDARD]

	Repair Standard
	Minimum Life – NA

	Non-functioning, non-repairable air conditioners will be removed and drained of all CFCs.   Existing central air conditioning will be inspected, serviced and refurbished to operate safely.

	Replacement Standard
	Minimum Life 20 years

	New HVAC systems will have a rough-in installed for air conditioning (> 13 SEER).

	Chimney Repair

	Repair Standard
	Minimum Life NA

	Unused chimneys will be removed to below the roof line wherever roofing is replaced.   Unsound chimneys will be repaired or removed.

	Replacement Standard
	Minimum Life NA

	The creation of new flues is not recommended in this program.  The use of high efficiency closed combustion appliances is recommended to avoid the need for new flues.  Replacement furnace flues, when required, will be metal double- or triple-walled as recommended by the furnace manufacturer.

	Distribution System

	Repair Standard
	Minimum Life 5 years

	Duct work and radiator piping will be well supported, insulated in unconditioned space and adequate to maintain 68°F measured 36" off the floor when the outside temperature is the average yearly minimum, in all habitable and essential rooms.  All duct work will be insulated to R-7, sealed at all seams with mastic (not tape) and pressure tested to eliminate leakage.

	Replacement Standard
	Minimum Life 25 years

	All duct work will be insulated to R-7, sealed at all seams with mastic (not tape), pressure tested to eliminate leakage and run in concealed space.

	Heating System [GREEN STANDARD]

	Repair Standard
	Minimum Life 5 years

	Workable existing heating systems will be inspected and serviced to operate in a safe manner.  Regardless of condition, resistance electric heating systems will be removed and replaced with systems as described below, unless the home has either a very low heating load to super-insulation, solar gain or a mild climate. 

	Replacement Standard
	Minimum Life 25 years

	Gas-fired heating plants will be rated at > 92% AFUE or better.  Heat pumps will be rated at > 15 SEER. Setback thermostats are required.  


12 – Appliances

	Kitchen Appliances [GREEN STANDARD]

	Repair Standard
	Minimum Life 3 years

	All units will have a working and cleanable range.  If there is an existing appliance in working and cleanable condition, it may be retained with minor repairs.

	Replacement Standard 
	Minimum Life 15 years

	All redesigned kitchens will have ENERGY STAR-labeled appliances where applicable. 


13- Paint 

	Painting  

	Repair Standard
	 

	Any surfaces that require paint must provide proper coverage.

	Replacement Standard
	Minimum 5 years

	When painting or applying finishes, use only low- or zero-VOC (volatile organic compounds) paints, primers, sealants, adhesives, coatings and other finishes. Also, avoid plastic-coated paper and vinyl wall coverings. 


14- Foundation

	Foundation   

	Repair Standard
	 

	Any homes with an unsound structure shall not be purchased using NSP funds. 


	TASK #2    STEPS IN THE PROCESS FOR THE REHABILITATION PHASE


1. Prior to acquisition Developer will submit a Detailed Work Write Up to DFA/LGD.  Once the property has been acquired the Developer must schedule enough time to do a thorough and complete inspection for the Scope of Work. During the inspection the developer should note the condition of the following; roof, foundation, gutters, down spouts, splash blocks, slope of the ground, plumbing, electrical, HVAC, windows and doors, insulation, exterior and interior painted or stained surfaces, floor covering, appliances, closets, counter tops, smoke detectors, and landscape. 
a. Upon completion of the Scope of Work   the Developer will schedule a time with DFA/LGD to conduct a walk-through of the property. At the time of the walk-through; 
i. DFA/LGD will determine if any repair items must be added or deleted to the proposed Scope of Work. Please note: When the building is determined to be Historic by the State Historic Preservation Office (SHPO) the property will therefore require rehabilitation be completed under historic guidelines.
ii. DFA/LGD has the authority to object to the proposed acquisition based on the results of the walk-though.  

b. A new finalized Scope of Work will need to be submitted to DFA/LGD, with corrections to all repairs and/or items discussed during the walk-through. 
c. Both the Developer and DFA/LGD will sign the finalized Scope of Work authorizing the start of rehabilitation (Exhibit 6-A) Please note: In order to expedite the rehab process DFA/LGD maintains the right to review all costs from the RS Means Book after the approval of the finalized Scope of Work to ensure proper rates were used.
2.     In some cases, a change order, must be submitted and approved by DFA/LGD if there is a change in the agreed upon scope of Work. Under no circumstances will the Developer be reimbursed for rehabilitation labor/supplies outside the approved Scope of Work/Change Order (Exhibit 6-D).  Any work not in conformance with the Scope of Work/Change Order shall be not be paid with Federal funds, and shall become the sole financial responsibility of the Developer. 
3. During rehabilitation the Developer may submit partial reimbursement requests based on actual work completed.  Reimbursement requests will be accepted bi-monthly. DFA/LGD reserves the right to withhold 10% of the total rehabilitation costs until DFA/LGD has completed a final inspection to ensure all work has been completed. 

4. Prior to submittal of a Reimbursement Request for repairs the Developer must contact DFA/LGD to conduct a final inspection which may cause DFA/LGD to produce a punch list (Exhibit 6-E).  If a punch list is required the contractor must correct all items identified prior to the final reimbursement request being authorized. NOTE: Within 24 hours after inspection the Developer will receive a typed copy of the punch list, if applicable.  
5. Upon completion and approval of the rehabilitation, DFA/LGD will supply a Certificate of Final Inspection (Exhibit 6-C) to the Developer.
6. If the costs of rehabilitation exceed the initial estimate from the Set-Up and Completion Form used as the amount of the original promissory note, DFA/LGD, in its sole discretion, may choose to require additional and/or replacement promissory notes to cover any such excess amount requested to be advanced to the Developer.  The execution of such additional and/or replacement promissory notes may be required prior to, and my cause delays in, the processing of any associated reimbursement requests.  . 
7. The Developer may then submit a final rehabilitation reimbursement request to DFA/LGD. 
	Task #3    ELIGIBLE COST 


Under NSP, both the actual cost of rehabilitating the housing and related soft costs are eligible; only the items identified below are allowable estimates of costs under the program.  

Caulk 

The following will be accepted for calculating quantities of caulk installed throughout homes: 

A list of the typical applications for caulk include interior and exterior trim, fascia, doorways, windows, cabinets, along countertops and vanity tops, around the base of water closets, showers, tubs and sinks, around the perimeter of shower walls, around air vents and registers, roof penetrations and any other surface that is deemed necessary based on specific circumstance and manufacturer requirements.
· Doors, 36" = 341.F, 30" = 33LF, 24" = 32LF (exterior doors will be billed 50% interior and 50% exterior)
· Windows, 2020 := 8LF interior and 8 LE exterior, 3030 = 12LF interior and exterior, 3050 = 16LE interior and exterior, 4040 = 16LF interior and exterior, 4050 =18LF interior and exterior, all other window sizes = perimeter of window inside and out.
· Water closets = 6 LF interior
· Bathtub = 20 LF interior
· Shower Walls = 23 LF interior
·  Kitchen Sink = 5 LF interior
· Bathroom Vanity Bowl = 3 LF interior
· Vanity Tops = 5 LF interior
· Air vents = 2,5 LF interior
· Kitchen Counter tops = Linear footage of countertop installed against wall surface, interior
· Trim = linear footage installed against wall surface, interior and exterior

Surface Area 

The following will be accepted for calculating total surface area of interior walls and ceilings.  A list of the typical applications that require estimating surface area include, paint, drywall, texture and various other items.  
	Wall Surfaces 
	Celling Surfaces

	2.5 x Square Floor Footage identified in the appraisal 
	1.0 x Square Floor Footage identified in the appraisal 


Additional Estimating:
The following references identify allowable estimated quantities when preparing data/scopes of work.  All books identified below must be the most current data for that trade: 

· RS Means Residential Cost Data  
· RS Means Residential Repair and Remodeling Costs 
· Pipe and Excavation Contracting

· The Gypsum Construction Handbook
· Modern Masonry 
· Roofing Construction & Estimating 
· Carpentry & Building Construction 

· Design and Control of Concrete Mixtures 

· 2006 International Residential Code, Existing Structures (unless updated by International Residential Code)
	Task #4   REIMBURSEMENT


DFA/LGD will reimburse the funds to the Developer’s for actual approved rehabilitation costs which do not exceed the budgeted amounts identified in the scope of work and Developer Agreement.  
The value of the property after rehabilitation cannot exceed the HOME program requirements
under Section 203(b) of the National Housing Act (Exhibit 6-B).  The current value limits, which are updated by HUD from time to time, can be found at the following website:http://www.hud.gov/offices/cpd/affordablehousing/programs/home/limits/ maxprice.cfm.

Developer must ensure the Section 203(b) After Rehabilitation Value Certification form is maintained in all project files.  
The house is now ready to be SOLD
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Exhibit 6-A

Scope of Work Approval

Date: _________________ 

This will advise you that the Work Write Up/Scope of Work for Rehabilitation of the property located at ______________________ has been approved by the Department of Finance and Administration, Local Government Division of the State of New Mexico. 

This work shall commence under the terms and conditions of the Developer’s contract within _____ days after the property is purchased. The work shall be completed within ______ calendar days thereafter; on or before __________, _______. 

Please do not hesitate to call the NSP Lead Manager at 505-827-4978 with any questions or concerns.

_______________________________ 

NSP Lead Project Manager 
EXHIBIT 6-B

203 (b) AFTER REHAB VALUE CERTIFICATION

I, Aaron Lohmann, president of The Kaspia Group, Inc. hereby certify that I have reviewed the bid and appraisal for the NSP Rehabilitation project and that the appraised value does not exceed the 203(b) Mortgage Limit AFTER REHABILITATION for the area, for the type of property being assisted including any high-cost mortgage limit published by HUD in the Federal Register under HUD’s single family insuring authority under the National Housing Act (see 24 CFR 201.10, 201.18, 103.18a, and 234.27).
	Name
	County Name
	County
Code
	State
	One-Family

	ALBUQUERQUE 
	BERNALILLO 
	001 
	NM
	$271,050

	
	SANDOVAL 
	043 
	NM
	$271,050


Purchase Appraisal Value

$     
Unit Rehabilitation Cost

$     
After Rehabilitation Value

$     
Signature


EXHIBIT 6-C
Certificate of Final Inspection

Date:




Property Address:










The work on the property listed above was performed in accordance with the approved Work Write Up/Scope of Work and/or approved Change Orders.
Developer/Contractor 


Date
DFA/NSP


Date




STOP!
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