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SUBJECT:   Processing and Approving the Disposition of HUD-Owned

           Multifamily Projects

SECTION I - OVERVIEW

1.  Background.  This Notice delegates to Regional Housing

    Directors (RHDs) authority to develop, review and approve

    Final Disposition Programs for all HUD-owned multifamily

    projects, except for the following actions which require the

    concurrence of the Director, Office of Multifamily

    Preservation and Property Disposition (OMPPD):

    a. Any Final Disposition Program for a formerly subsidized

       property with less than 100% Section 8.

    b. Any Final Disposition Program for a rental housing

       project which does not provide for rental/cooperative use

       restrictions.

    c. Any Final Disposition Program which provides for the

       conversion of rental housing to some use other than

       rental/cooperative housing.

    d. Any Final Disposition Program which provides for a

       negotiated sale which does not meet the criteria in

       Section II.

    e. Any Final Disposition Program which requires or permits

       the demolition of part or all of a multifamily project,

       except for any Final Disposition Program for a project

       which reduces the number of units by no more than the

       greater of 10% or 20 units.
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    f. Any request to extend the period of

       Right-of-First-Refusal for more than one 30-day period.

    g. Exceptions to the processing procedures in this Notice

       and all policy and regulatory waivers.

    h. Any Final Disposition Program which involves the layering

       of federal subsidies, e.g., combining a tax credit

       syndication with project-based Section 8.

    i. Any Final Disposition Program for an unsubsidized rental

       housing project where residents are to be provided

       Section 8 Certificates of Family Participation

       (Certificates) or Rental Vouchers (Vouchers).

    j. Any change in Headquarters forms or formats provided

       herein.

2.  Coverage.  This Notice covers the entire disposition process

    for HUD-owned multifamily projects, including projects which

    had direct loans under Sections 312 (with 5 or more units)

    and 202, and supersedes the disposition provisions of

    Handbook 4315.1, Management and Disposition of HUD-owned

    Multifamily Projects.  In the near future, based upon the

    Department's experience in implementing this Notice, the

    provisions herein and the recently issued Notice on

    foreclosure processing will be restructured into a new

    Multifamily Property Disposition Sales Handbook.

    This Notice does not cover the management aspects of the

    Multifamily Property Disposition (MFPD) Program.

    This Notice does not cover the disposition of Title X

    properties, or other properties under the jurisdiction of

    the Deputy Assistant Secretary for Single Family Housing

    Programs.

3.  Regional implementation.  Since some Regions have or will

    have a regionalized MFPD operation, while others will keep

    the program in field offices, RHDs are authorized to assign

    responsibility for the processes in this Notice in a manner

    they determine to be the most effective use of staff

    resources, while maintaining high quality and timely

    processing.

4.  The Property Management System (PMS).  This Notice includes

    several references to PMS.  PMS is the on-line computerized

    accounting and management information system for MFPD.

    Questions on PMS should be addressed to the MFPD Division.
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    PIPELINE is a part of PMS that which tracks the progress of

    a project from the date a mortgage is recommended for

    foreclosure, through foreclosure sale, HUD-ownership and

    sale, sales closings and post closing repair monitoring.

    RHDs must assure that required PIPELINE data is input

    promptly and accurately.  RHDs must print out PIPELINE

    reports to track various aspects of the foreclosure and

    disposition process.  Implementing instructions for PIPELINE

    are found in the PMS Procedures Manual.

5.  Time considerations.  Multifamily Property Disposition

    processing is a Housing priority which must be accomplished

    expeditiously.  HUD's policy is to dispose of properties

    rapidly, unless a Departmental objective is furthered by

    extended processing of a property in inventory.

    a. When a project is processed for a foreclosure sale, much

       of the information required for a disposition analysis

       and recommendation is gathered.  While there are some

       additional steps which must be taken in the disposition

       process (e.g., notices, and Right of First Refusal),

       completion of the analysis, recommendation, and comment

       periods should take no more than three (3) months from

       the date of the foreclosure sale.

    b. The MFPD Division will monitor field progress against

       this time-frame using PMS reports.

    c. Projects with extraordinary problems and projects which

       are being kept off the market to further a Departmental

       objective must be identified by RHDs in a quarterly

       exception report sent to the Director, OMPPD.

6.  Definitions.

    a. Formerly subsidized project.  A multifamily housing

       project owned by the Secretary that was a subsidized

       project immediately prior to HUD's acquisition.

       This definition does not cover projects which were at one

       time subsidized and then acquired and sold by HUD without

       a project-based subsidy.

    b. Subsidized project.  A multifamily housing project which

       received any of the following assistance immediately

       prior to the assignment of the mortgage to, or

       acquisition of such mortgage by, the Secretary:
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       (1) Below Market Interest Rate (BMIR) mortgage insurance

 under Section 221(d)(5) of the National Housing Act.

 Note that 221(d)(3)(BMIR) mortgages are insured

 pursuant to 221(d)(5).

       (2) Interest reduction payments made in connection with

 mortgages insured under Section 236 of the National

 Housing Act.

       (3) Rent supplement payments under Section 101 of the

 Housing and Community Development Act of 1965.

       (4) Direct loans at below market interest rates, made

 under Section 202 of the Housing Act of 1959 or

 projects with 5 or more units under Section 312 of

 the Housing Act of 1964.

       (5) Project-based Housing Assistance Payments to more

 than 50 percent of the units in the project being

 made under Section 23 of the Housing Act of 1937 (in

 effect prior to 1975) or under Section 8 of the

 Housing Act of 1937 (excluding payments for tenant-base

 Rental Certificates and Rental Vouchers).

   c.  Formerly unsubsidized project.  A multifamily project

       which did not have a subsidized mortgage, direct loan, or

       housing assistance as specified in paragraph 6 (b) above,

       immediately prior to the project's acquisition by the

       Secretary.

   d.  Competitive sale.  The sealed bid sale of a project using

       an Invitation For Bids (IFB); or competitive negotiations

       using a Request For Proposals (RFP); or an auction.

   e.  Negotiated sale.  A direct sale to a person or entity

       without seeking competition.

   f.  Preliminary Disposition Recommendation.  After completion

       of the disposition analysis using the Form HUD-9560, the

       Worksheet and all attachments, the recommendation made

       available for resident comment.

   g.  Final Disposition Recommendation.  Follows the

       Preliminary Disposition Recommendation.  Reflects

       consideration of resident comments.  This is the

       recommendation which goes to the RHD for review and

       approval.

   h.  Final Disposition Program.  After review of the Final

       Disposition Recommendation, the RHD approves the Final

       Disposition Program.
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     i. Resident.  A person or family legally occupying a unit in

        a project under a lease.

     j. Eligible tenant.  A tenant who is:

        (1) Low- or moderate- income, as defined in k below, or

        (2) A tenant who is receiving Section 8 or was receiving

  HUD rental assistance under Section 23 (as in effect

  prior to 1-1-75), Section 8, Rent Supplement, or

  Rental Assistance Payments (RAP) immediately prior to

  acquisition.

     k. Low- to moderate- income.  Families, elderly, or

        handicapped individuals with adjusted annual gross income

        at or below 80 percent of the median income for the area.

     l. Displaced person.  In general, any person (family,

        individual, business, or nonprofit organization) that

        moves from the real property, or moves personal property

        from the real property, permanently and involuntarily, as

        a direct result of acquisition, rehabilitation or

        demolition for a federally assisted project.  See Section

        VI for further guidance.

     m. Relocation.  The act of moving a displaced person to

        another location.  See Section VI for further guidance.

7.   Importance of Accurate Repair Estimates.  The importance of

     accurate and complete repair estimates in the sale and

     disposition of HUD-owned multifamily properties, to the

     standards provided in Notice H-90-62, cannot be overstated.

     a. For formerly unsubsidized properties, an accurate

        assessment of repairs is necessary to satisfy the

        Department's responsibility to preserve and revitalize

        neighborhoods and to maintain existing housing stock in

        decent, safe, and sanitary condition.

     b. For formerly subsidized properties, an accurate

        assessment of repairs is of even greater importance

        because it drives the entire disposition process.  The

        estimate of repairs has a substantial impact on the

        disposition price, may affect operating costs, and is a

        major component of both the rents and the government's

        subsidy commitment for the life of the contract.
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8.   Statutory and Regulatory References.  Following are major

     statutes and regulations which govern the disposition

     process.  References to other applicable regulations are

     contained in the regulations specified.

     a. Section 207(1) of the National Housing Act.

     b. Sections 203 and 204 of the Housing and Community

        Development Amendments of 1978, as amended.

     c. 24 CFR 290, Management and Disposition of HUD-Owned

        Multifamily Housing Projects.

     d. 24 CFR 886, Subpart C, Section 8 Housing Assistance

        Program for the Disposition of HUD-Owned Projects.

     e. 49 CFR 24, Uniform Relocation Assistance and Real

        Property Acquisition Policies.

     f. Civil Rights requirements under, but not limited to, the

        Fair Housing Act and all regulations pursuant to the Act,

        and Executive Orders 11063, 12138, 11625 and, 12432.

     g. Subsections 35.24 of 24 CFR Part 35, Subpart E,

        Elimination of Lead-Based Paint Hazards in Federally

        Owned Properties Prior to Sale for Residential

        Habitation, and 24 CFR 200.825.

9.   Headquarters Review of Initial Cases.  RHD's must send the

     first three Final Disposition Programs they process to the

     Director, OMPPD for concurrence.  The OMPPD will promptly

     review them and provide RHDs with written comments/guidance

     as may be needed.  If the OMPPD review warrants, the RHD may

     be required to continue to submit disposition programs to

     OMPPD for concurrence and monitoring.

10.  Resident Initiatives.  The disposition of HUD-owned projects

     can serve as an excellent vehicle to implement Departmental

     home ownership objectives, through conversion of rental

     housing projects to cooperatives.

     a. It is Departmental policy that, for rental housing

        projects, a sale which converts a project to a non-profit

        or limited equity cooperative must be considered

        before deciding to sell the project for continued use

        solely as rental housing.

     b. In order to enhance and expedite the possibility of a

        cooperative conversion, contacts between HUD and

        residents are encouraged even prior to HUD's acquisition

        of a project to provide residents more time to organize.
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    c. The establishment of a resident initiatives coordinator

       and/or expenses associated with resident initiatives

       activities may be provided for in the Final Disposition

       Program.

11. Holding costs.  Holding Costs are the difference between the

    amount HUD spends on a project and the amount collected in

    the form of rents and other income.  Holding costs are to be

    placed in Contracts of Sale to determine extension fees

    provided for in this Notice.

    RHDs will be able to obtain a Holding Costs Report from PMS

    in the near future.  In the interim, the MFPD Division must

    be consulted to obtain Holding Costs.

12. New forms.  This Notice includes, as Attachments, a revised

    Form HUD-9650 and new Forms 9650.1 and 9650.2.  Since we

    intend to modify these forms based on input from the field

    as the field becomes proficient with the processes set forth

    in this Notice, these forms will not, at this time, be

    printed for general circulation.  Therefore, until further

    notice, field staff must reproduce these forms locally in

    sufficient numbers for their own use.
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SECTION II.  DISPOSITION CONSIDERATIONS

1.  Introduction.  This section provides criteria which must be

    considered in developing a Final Disposition Program.  The

    steps to be followed and forms to be used are covered in

    Section III.

2.  The purpose of the disposition program for HUD-owned

    multifamily projects is to dispose of projects in a manner

    that will protect the financial interests of the Federal

    Government and be less costly to the Federal Government than

    other reasonable alternatives by which HUD can further the

    goals of:

    a.  Preserving so that they are available to and affordable

        by low-and moderate-income persons

        (1) All units in subsidized and formerly subsidized

  multifamily housing projects and;

        (2) In other HUD-owned multifamily housing projects, at

  least the units that are occupied by low-and

  moderate-income persons; and

    b.  Preserving and revitalizing residential neighborhoods;

    c.  Maintaining the existing housing stock in a decent,

        safe, and sanitary condition;

    d.  Minimizing the involuntary displacement of residents;

    e.  Minimizing the need to demolish projects; and

    f.  Maintaining projects for the purpose of providing

        rental or cooperative housing.

3.  Balancing competing goals.  In determining the manner by

    which a HUD-owned multifamily project shall be sold, HUD may

    balance competing goals (see 2 above) relating to individual

    projects in a manner that will further the achievement of

    the overall stated purpose of the program.

4.  Determination of the number of residential housing units to

    be preserved:

    a.  For all rental housing projects.  All residential units

        must be preserved as rental/cooperative housing for at

        least 20 years, unless preservation is infeasible.

        Examples of infeasibility would be:
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    (1) The costs of rehabilitation to be borne by the

        purchaser are such that the monthly debt service to

        amortize the costs of rehab, operating expenses, and

        a reasonable return to the purchaser could not be

        paid from rents that are:

        (a) For formerly subsidized projects, within the most

  recently published Section 8 Fair Market Rent for

  new construction and substantial rehabilitation,

  or

        (b) For formerly unsubsidized projects, within rents

  obtainable in the market.

    (2) Construction is substantially incomplete and

        completing the project would cost substantially more

        than constructing new housing, or

    (3) The project is uninhabitable because of environmental

        factors that cannot be mitigated by HUD, i.e., the

        project is located on a site which cannot be made to

        comply with Section 8 Site and Neighborhood standards

        in 24 CFR 886.307(k).  Factors which adversely affect

        the health, safety, and general welfare of occupants,

        and cannot be mitigated by HUD, may include such

        things as air pollution, smoke, mud slides, fire or

        explosion hazards, chemical contamination,

        significantly deteriorated surrounding neighborhood

        with inadequate police or fire protection, high crime

        rates, drug infestation and lack of public community

        services needed to support a safe and healthy living

        environment for residents, or

    (4) There is available in the area an adequate supply of

        habitable affordable housing for low-income families

        making it infeasible to require the continued

        operation of the project as rental or cooperative

        housing.

b.  Any Final Disposition Program which does not preserve all

    residential units as rental/cooperative housing must have

    the written approval of the Director, OMPPD, except the

    RHD may approve a reduction of up to the lesser of 20

    units or 10 percent of the units in a project when such

    action will:

    (1) Enhance project feasibility and its chances for

        future success, or

    (2) Combine units to create large family units (3

        bedrooms or larger) and such units are needed in the

        community.
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5.  Determination of number of residential units to remain

    affordable.

    a.  For formerly subsidized projects.  All residential units

        to be preserved as rental/cooperative housing must also

        remain affordable for low- to moderate-income families

        for at least 15 years.

    b.  For formerly unsubsidized projects.

        All units occupied by lower income (does not exceed 80%

        of median income) persons on the date of acquisition or

        disposition, whichever is greater, must remain affordable

        by low-to moderate- income families for at least 15

        years, except as provided in subparagraph f below.

    c.  The subsidy used to assure affordability will generally

        be 15 year project-based Section 8, under 24 CFR 886,

        Subpart C.  In lieu of project-based Section 8,

        alternatives may be considered.  Such alternative must

        assure that:

        (1) For a period of not less than 15 years, units which

  must remain affordable pursuant to paragraph 5a or b

  must remain affordable by low- and moderate-income

  families, and

        (2) Such families shall not pay more than the amount

  payable as rent under section 3(a) of the United

  States Housing Act of 1937, i.e., Section 8 rent

  payment standards.

  Examples would be to sell the project to a PHA for

  use as a public housing project, or sell with a

  restriction and no subsidy where there is a need to

  preserve a small number of affordable units in a

  formerly unsubsidized project and the project is

  located in a very strong rental market.

  In the second example, rather than use project-based

  Section 8, the Final Disposition Program may provide

  that the units currently occupied by eligible

  residents remain as housing available to and

  affordable by eligible residents for at least 15

  years and the owner accepts as rent for those units

  an amount that does not exceed the resident's

  contribution under Section 8 for the entire

  restricted period.  In such a case, the income stream

  for the project used in the price determination on

  the Form HUD-9650 should count these units as

  providing zero ($0) rent.
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    d. Except for a sale to a PHA for use as a public housing

       project, RHDs must receive the written approval of the

       Director, OMPPD, for any Final Disposition Program for a

       subsidized project which does not use Section 8 under 24

       CFR 886, Subpart C.

    e. Tenant Income and Subsidy Eligibility.  The disposition

       analysis must determine the number of units occupied

       by eligible tenants, see Section I, paragraph 6j.

       The above information can be obtained from:

       (1) Resident records, since all residents provide this

 information at the time they lease a unit in a

 mortgagee-in-possession (MIP) or HUD-owned project

 and all residents must be asked to certify their

 income at least annually.

       (2) If HUD was not MIP, the income survey completed as

 part of the foreclosure sale process.

    f. Providing Certificates or Vouchers in formerly

       unsubsidized projects.  Section 203 of the Housing and

       Community Development Amendments of 1978 was revised by

       Section 579 of the Cranston-Gonzalez National Affordable

       Housing Act of 1990 to provide for the use of

       Certificates and Vouchers, in lieu of project-based

       subsidy, where a determination is made that there is

       available in the area an adequate supply of habitable

       housing and such housing is affordable for low income

       families.

       CAUTION:  The Department is developing regulations to

       implement this revision.  In the interim, if an RHD

       believes an extremely strong case can be made to issue

       Certificates/Vouchers for a specific project, the RHD

       must obtain the concurrence of the Director, OMPPD.

       However, absent the issuance of regulations, the

       Director, OMPPD may not be able to expeditiously concur

       in such a decision.

       Therefore, until such time as regulations are issued,

       unless the RHD believes that an extremely strong case can

       be made based on the statutory language, project-based

       Section 8, or an alternate method of assuring

       affordability, as provided in paragraph 5c(2) above, must

       be used.
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6.  Other Uses.  Consideration may be given to whether a project

    could be converted to other uses, such as commercial or

    industrial, and still comply with outstanding statutes,

    regulations, policies and procedures.

    a. If the Final Disposition Program provides for a change in

       use, the Form HUD-9650 Worksheet must include an

       attachment which fully assesses the impact of the change

       in use on the existing and potential residents for the

       foreseeable future.  Such a Final Disposition Program

       requires the written concurrence of the Director, OMPPD.

    b. Care must be exercised in processing a change in use, as

       it may trigger the need for an Environmental Impact

       Statement.  Also see 25 CFR Part 50.

7.  Governmental Agency/nonprofit interest in projects.  A

    governmental agency may express interest in acquiring a

    project.  If the RHD concludes that such a sale would be the

    most advantageous disposition under all current statutes,

    regulations, and policies, the Form HUD-9650 Worksheet must

    include an attachment which fully assesses the agency's

    capability to acquire, operate and maintain the property for

    the purpose intended.  Certain governmental agencies also

    have a Right of First Refusal.  Also see Section III.

    a. If a governmental agency with a Right of First Refusal

       expresses interest in purchasing a project prior to

       preparation of the Final Disposition Program, and it

       appears that such a sale Would be the most advantageous

       disposition under all current statutes, regulations, and

       policies, the RHD should consider a negotiated sale

       rather than go through the Right of First Refusal period.

       However, sale to a governmental agency, except to a state

       or local government for continued use as housing under

       the Right of First Refusal, is not mandatory.

8.  Financing.  HUD currently does not offer financing or FHA

    mortgage insurance as part of the sale of any project,

    except that FHA mortgage insurance is provided in a

    disposition under the State Housing Finance Agency (SHFA)

    Demonstration, and purchasers can always apply for FHA

    mortgage insurance.  Therefore, the Final Disposition

    Program must reflect the market financing which may be

    available to potential purchasers of the project.  See

    Section III.
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9.  Repairs.  Unless the project will not need repairs after

    closing, all projects which will be sold with rental/

    cooperative use restrictions will also require that the

    purchaser complete all repairs specified by HUD.  See Notice

    H 90-62, Repairs to Multifamily HUD-owned and

    Mortgagee-in-Possession Projects, for further information.

10. Demolition.  Demolition (permanent removal) of part or all

    of a project, either when HUD is owner, or as a condition of

    the sale, requires the prior written approval of the

    Director, OMPPD, when the demolition would reduce the number

    of units by more than the greater of 10% or 20 units.

    a. Demolition is warranted based on a finding that:

        (1) The cost to repair the project is greater than the

  costs to replace it with a functionally equivalent

  project, or

        (2) There is no need to preserve all units in the

  project, and demolition of part of the project will

  enhance project livability and the project's chances

  for future success.

    b.  Any recommendation for demolition must be supported by

        facts, cost data and thorough impact analysis in

        accordance with the Demolition Attachment to the Form

        HUD-9650 Worksheet.

    c.  Special consideration must be given when all or part of a

        project must be preserved for historical reasons.

11. Displacement and Relocation.  The Final Disposition Program

    must indicate whether it will cause any displacement and/or

    relocation.  If it appears that there will be displacement or

    relocation, the Displacement Attachment to the Worksheet

    must be completed.  Also see Section VI.
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12. Purchaser requirements.  RHDs must determine that the

    purchaser is capable of meeting the terms and conditions of

    the disposition program, and for projects to be maintained

    as rental/cooperative housing, be capable of:

    a.  Implementing a sound financial and physical management

        program;

    b.  Responding to the needs of the residents;

    c.  Working cooperatively with the resident organization(s);

    d.  Providing adequate organizational staff and financial

        resources to the project;

    e.  Except for governmental entities, receiving Previous

        Participation (2530) clearance; and,

    f.  Meeting any other terms which HUD may reasonably

        require.

13. Negotiated sale.  Although negotiated sales will generally

    involve formerly subsidized projects, RHDs should not

    preclude formerly unsubsidized projects from consideration.

    However, approval of a Final Disposition Program which

    provides for a negotiated sale of a formerly unsubsidized

    project to other than a Federal, state or local government

    entity requires a written waiver of 24 CFR 290.53(c)(2) from

    the Assistant Secretary for Housing.  Such request for a

    waiver must be forwarded to the Assistant Secretary through

    the Deputy Assistant Secretary for Multifamily Housing

    Programs.

    The RHD may approve a negotiated sale to:

    a.  A resident organization wishing to convert the project to

        a non-profit/limited-equity cooperative meeting the

        following criteria:

        (1) At the time the RHD authorizes the Final Disposition

  Program, 80 percent of the units are occupied and at

  least 2/3 of the residents must have demonstrated

  their interest in joining the non-profit/limited-equity

  cooperative by depositing at least $200 into

  an interest bearing, earnest money account under the

  control of the resident organization;

        (2) At least 30 days prior to sales closing, at least 80%

  of the units are occupied by residents who are

  current in their rents or current under an approved

  workout; and
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       (3) The resident organization must have demonstrated that

 it:

 (a) Represents the residents;

 (b) Has provisions for democratic elections allowing

     one vote per unit;

 (c) Meets regularly (generally at least monthly);

 (d) Has existed for at least several months;

 (e) Has a program intended to assure that the

     property will be managed to HUD standards;

 (f) Can implement a program which will complete all

     needed repairs in a manner acceptable to HUD;

 (g) Can provide necessary resident counseling in

     cooperative ownership;

 (h) Can provide employment opportunities for

     residents;

 (i) Has the necessary financial resources to operate

     the project;

 (j) Has written by-laws patterned after HUD's Model

     By-laws for Cooperatives approved by at least 2/3

     of the residents;

 (k) Has been organized under state/local law and is

     legally qualified to hold title as a limited

     equity non-profit cooperative corporation;

 (l) Has an effective plan protecting residents who do

     not want to become shareholders.  Residents

     current in their rent cannot be evicted because

     they do not wish to buy into the cooperative.

   b.  A cooperative (e.g. non-profit, limited equity, consumer,

       mutual housing association) with demonstrated experience

       in the operation of non-profit (and preferably low- to

       moderate-income) housing and can, at the time the RHD

       authorizes the Final Disposition Program, meet the

       following criteria:

       (1) Has provisions for democratic elections allowing one

 vote per unit;

       (2) Meets regularly (generally at least monthly);
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       (3) Has existed for at least two (2) years;

       (4) Can assure that the property will be managed to HUD

 standards;

       (5) Can implement a program which will complete all

 needed repairs in a manner acceptable to HUD;

       (6) Can provide necessary resident counseling in

 cooperative ownership;

       (7) Can provide employment opportunities for residents;

       (8) Has the necessary financial resources to operate the

 project;

       (9) Is legally qualified to hold title as a non-profit,

 limited equity cooperative corporation in the

 jurisdiction in which the project is located.

   c.  A non-profit entity which will continue to operate the

       project as low- to moderate-income rental housing and

       whose governing board is composed of project residents,

       and can, at the time the RHD authorizes the Final

       Disposition Program, meets the following criteria:

       (1) Meets regularly (generally at least monthly);

       (2) Can assure that the property will be managed to HUD

 standards;

       (3) Can implement a program which will complete all

 needed repairs in a manner acceptable to HUD;

       (4) Can provide necessary resident counseling;

       (5) Can provide employment opportunities for residents;

       (6) Has the necessary financial resources to operate the

 project;

       (7) Is legally qualified to hold title as a non-profit,

 limited equity corporation in the jurisdiction in

 which the project is located.

    d. A state or local governmental entity with the

       demonstrated capacity to acquire, manage and maintain the

       project as rental/cooperative housing available to and

       affordable by low- to moderate- income residents.  An

       example is a sale to a PHA for low-income rental housing.
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    e.  To a state or local governmental or non-profit entity

        with the demonstrated capacity to acquire, manage and

        maintain the project as a shelter for the homeless, if

        the following conditions exist:

        (1) The project should be vacant or have minimal

  occupancy, and

        (2) The project is not needed in the area for continued

  use as rental housing for the elderly or families.

    f.  The intent of the above criteria is to enter into

        negotiated sales only with non-profit entities that can

        competently discharge the responsibilities of owning and

        operating multifamily projects.

        There may be instances in which an entity can show that

        it substantially meets the above criteria but may not be

        able to meet all of the specific requirements at the time

        of the sale.

        In such cases, the RHD may approve a Final Disposition

        Program which provides for a negotiated sale; however,

        such sale requires the concurrence of the Deputy

        Assistant Secretary for Multifamily Housing Programs.

14. Request for Proposals (RFPs).  The RHD may authorize a sale

    which solicits purchase proposals rather than bids.  This

    process is best used where there are several entities

    interested in purchasing a formerly subsidized project and

    the purchaser's organization, plan of operation, resident

    involvement, etc., will be more important considerations

    than price in the selection of a purchaser.  Although RFPs

    will generally involve formerly subsidized projects, RHDs

    should not preclude formerly unsubsidized projects from

    consideration.

    a.  The RHD may authorize an RFP sale when the criteria for a

        negotiated sale in paragraph 13 cannot be met and the RHD

        determines that following criteria can be met:

        (1) A cooperative conversion is the best future use for

  the project, and non-profit entities with

  demonstrated successful experience in providing

  affordable rental/cooperative housing are or may be

  interested in acquiring the project and converting it

  to a low- to moderate-income cooperative within a

  time frame acceptable to HUD, or
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        (2) Non-profit entities with demonstrated successful

  experience in providing affordable rental/cooperative

  housing are or may be interested in acquiring the

  project and maintaining it as rental housing

  affordable by low- to moderate-income families for a

  period of time longer than 20 years.

    b.  All other proposed RFP sales require the concurrence of

        the Director, OMPPD.

    c.  A sample RFP is available from MFPD in Headquarters.

15. Low-income Housing Tax-Credits may be used by purchasers in

    all sales, including negotiated and RFP sales.  In addition

    to the normal requirements of all users of LIHTCs, the

    following applies to negotiated/RFP sales.

    a.  The negotiated/RFP sales process must not be a vehicle

        for profit-motivated purchasers to bypass the competitive

        bid process and thereby avoid paying HUD the fair market

        value of the property.

    b.  LIHTCs should be allowed only when justified as a needed

        source of funds to enhance project feasibility and

        provide for long-term viability of a project.

    c.  LIHTCs should not be used as a mechanism to provide fees

        that would otherwise not be available to profit-motivated

        purchasers, nor as a source of funds that would lead to

        overimprovement of projects and/or provide excess

        compensation.

    d.  LIHTCs may only be used for project-related activities,

        e.g., project enhancements, additional rehabilitation,

        reserve for replacement accounts, bridge loan financing,

        pay for resident initiatives activities, expertise that

        would otherwise not be available to the purchaser, or

        operating deficits, etc.

    e.  If purchasing entities deem it necessary to create a

        limited partnership to take advantage of the

        opportunities provided by the LIHTC, the sole general

        partner of the limited partnership must be an entity

        (usually a corporation) that is a wholly-owned subsidiary

        of the parent non-profit organization.
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    f. Limited partnerships are subject to additional

       restrictions, including, but not limited to:

       (1) All net proceeds (as defined by HUD) of a sale or

 refinancing during the low-income use restriction

 period must be remitted to HUD, unless HUD

 specifically permits net proceeds to be used for

 project related purposes;

       (2) Restrictions on annual distributions that limit both

 the amount of the distribution and the circumstances

 under which it can be paid.

16. Sealed Bids.  Under this process, the project is sold to the

    highest bidder meeting the qualifications stated in the bid

    kit.  This process is most useful for offerings in which the

    terms and conditions of sale are all determined by HUD and

    the determining factor in the selection of a purchaser is

    price and evidence that the purchaser can meet HUD stated

    standards.  Included in competitive bids are all projects

    that have strong resident initiative components but do not

    meet the criteria for negotiated sales or competitively

    negotiated sales.

17. Auctions.  Projects in which price is the deciding factor

    may also be sold at auction.  The RHD may conduct auctions

    using HUD staff or a professional auctioneer.  The

    procurement of an auctioneer must be accomplished in

    accordance with the procedures set forth in the Federal

    Acquisition Regulations and the HUD Acquisition Regulations.

18. Sales Authorization.  All Final Disposition Programs must be

    approved by the RHD.

19. Regional PDC.  The RHD may, but is not required to,

    establish a Regional Property Disposition Committee (RPDC)

    to assist the RHD in assuring that Final Disposition

    Programs comply with outstanding statutes, regulations,

    policies and procedures.  The RPDC may also function as the

    Regional Property Foreclosure Committee.

    a. If a RPDC is established, it must be chaired by the RHD.

       Members must include a senior MFPD staff person

       knowledgeable in the disposition process and a senior

       staff person knowledgeable in Multifamily Loan

       Management.  At least one representative from the

       Office/Division/Branch which developed the Disposition

       Program must participate as a resource for the RPDC.

                     19

_____________________________________________________________________

    b. An attorney from the Office of Regional Counsel must

       review analyses and recommendations, but only for legal

       sufficiency.  Regional Counsel's signature on the Final

       Disposition Program supersedes the Legal Checklist

       currently required by OGC.

20. Required Sales Provisions.  The following provisions must be

    included in sales contracts:

    a. Rental/cooperative use restrictions:  The purchaser shall

       maintain as rental/cooperative housing for at least 20

       years all units in rental housing projects, except:

       (1) When a determination is made to demolish all or part

 of a project; or

       (2) A determination is made that rental/cooperative use

 restrictions are clearly inappropriate.  Such a

 determination requires the written concurrence of the

 Director, OMPPD.

    b. Non-discrimination clause regarding holders of Section 8

       Rental Certificates/Vouchers.  The purchaser of any

       rental housing project shall not refuse unreasonably to

       lease a dwelling unit in the project to a holder of a

       Rental Certificate of Family Participation under 24 CFR

       part 882 or a Rental Housing Voucher holder under 24 CFR

       part 887, solely because of the prospective resident's

       status as a Certificate holder or Housing Voucher holder.

       In the case of a prospective resident who is a

       Certificate holder, this prohibition applies only with

       respect to a unit that rents for no more than the Fair

       Market Rent for Existing Housing in the area, as

       specified in 24 CFR Part 888.

    c. Disclosure of other governmental assistance.  HUD is

       required by statute to limit excess compensation

       generated through the layering of Federal subsidies in

       the sale of HUD-owned projects.

       Excess compensation may occur by combining Section 8 and

       the proceeds of a Low Income Housing Tax Credit

       Syndication.  See NOTICE H 90-17, Combining Low Income

       Housing Tax Credits (LIHTC) with HUD Programs.

       When Section 8 is to be provided, potential purchasers

       must disclose all governmental assistance and Section 8

       rents may be adjusted by HUD to reflect such assistance.
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       (1) If HUD determines that there is excess compensation,

 HUD may reduce the Section 8 or other assistance it

 is providing.

       (2) Purchasers must provide certifications regarding the

 use of other governmental assistance in a Disposition

 Sale.  The Bid Kit/Purchase Proposal Package must

 contain these certifications.

   d.  Repairs and letter of credit requirements.  All rental

       housing projects being sold for continued use as

       rental/cooperative housing which have not been fully

       repaired by HUD must include requirements that the

       purchaser complete repairs.  See Notice H 90-62.

       In order to assure repairs are completed, such sales also

       require that the purchaser submit one or more letters of

       credit equal to at least 125% of HUD's estimate of the

       cost of repairs to be completed by the purchaser, as

       indicated in Section VII, line 1 of the Form HUD-9650.

   e.  Statement of Section 8 rent increase method.  Annual

       rental increases under the Property Disposition HAP

       contract pursuant to 24 CFR 886.312 will be made:

       (1) For all projects sold by HUD for which HUD did not

 offer financing at sale, by applying, on each

 anniversary date of the contract, the most recently

 published Annual Adjustment Factor, or;

       (2) For all projects sold with HUD purchase money

 mortgage financing (which is not currently

 available), a budget-based increase, on the basis of

 a written request for a rent increase submitted by

 the owner, and properly supported by substantiating

 evidence.

    f. For all negotiated sales which include subsidy and/or tax

       credits, there must be "equity kickers" in the event the

       project is sold or refinanced in the future.  In any

       future sale of such projects, all proceeds of the sale or

       refinancing, less allowable expenses and rehab/repair

       costs, should generally be paid to HUD in accordance with

       the following guidelines:

     Years 1-15       100%

     Years 16-20      75%

     Years 21-30      50%

     Thereafter       25%
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    g. All purchasers of formerly subsidized projects being sold

       for continued use as rental/cooperative housing must make

       an initial deposit (at closing) and monthly deposits into

       a Replacement Reserve Account.

       (1) The initial deposits shall generally be $1,000 per

 residential unit.

       (2) The monthly deposits shall generally be $17.00 per

 month per residential unit.

       (3) Given the age of a project, its projected physical

 condition after completion of repairs, and other

 applicable factors, the RHD may authorize lesser or

 greater amounts for the initial and monthly deposits,

 based on a written determination included in the

 Final Disposition Program.

       (4) The Replacement Reserve Account must be established

 by the Purchaser in a federally insured depository

 and withdrawals must require prior HUD written

 approval.

    h. Earnest money deposits should be required for all sales

       other than sales to Federal, state, or local governmental

       agencies.  The earnest money deposit should be sufficient

       to assure sales closing but not so great a risk as to

       unnecessarily restrict competition.  Generally, earnest

       money deposits should be at least:

      5 to 24 units     $ 10,000

     25 to 49 units     $ 25,000

     50 to 99 units     $ 50,000

   100 to 199 units     $ 75,000

   200 units or more    $100,000

       The RHD may approve other amounts for good reason on

       specific projects.

       Earnest money deposits must be tendered by the high

       bidder and second high bidder and must be in the form of

       either a cashier's or certified bank check.

21. Retirement Service Centers (ReSC).  In addition to the

    general 20-year or longer rental housing use restrictions

    and any subsidy requirements, all occupied ReSC's must be

    sold with provisions that the purchaser must provide six (6)

    months notice to residents if it decides to stop providing

    ReSC type services and must permit residents to remain

    tenants and pay non-ReSC rents.
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22. Mobile Home Parks.  In addition to the 20-year rental

    housing use restriction and (in the case of mobile home

    parks where HUD will be disposing of five (5) or more mobile

    homes owned by the mortgagor) any subsidy requirements, all

    occupied mobile home parks will be sold with provisions that

    the purchaser continue to operate the project as a mobile

    home park for at least six (6) months after the sale.

23. Nursing Homes, hospitals, limited care facilities.  Nursing

    homes, hospitals, and limited care facilities are not sold

    with any special restrictions on use.  Their use after sale

    will be governed by local law.

24. Pricing.  The As-Repaired and As-Is prices on the Form HUD-9650

    are not determinations of Value.  Rather they are

    "prices" HUD develops which reflect the conditions of sale

    (i.e., rent control, minimizing per unit Section 8 costs,

    rental and cooperative use restrictions, rehabilitation,

    relocation, etc.) which are part of each particular sale.

    These prices may be substantially below what is generally

    believed to be a project's "value."

25. Appraisals.  For HUD-owned sales, completion of the Form

    HUD-9650 is intended to eliminate the need to obtain an

    outside appraisal; however, RHDs may contract for appraisal

    services.

    If a contract appraisal is procured, RHDs must assure that

    the statement of work for any appraisal contract fully

    describes all conditions of sale that HUD will impose.
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SECTION III - THE DISPOSITION PROCESS

1.  Introduction.  Several Notices, forms, worksheets and

    Attachments have been developed to assure that projects are

    analyzed and disposition programs developed in accordance

    with outstanding statutes, regulations, policies and

    procedures.  This Section delineates these items in the

    general order in which they are to be completed.

    Note that some Procedures only apply to rental housing

    projects.

2.  Initial Notices.  For rental housing projects, notices

    soliciting comments must be sent no later than 10 business

    days after HUD acquires a project either as high bidder at a

    foreclosure sale, the date a deed-in-lieu is accepted, or

    the date that a project is acquired from the Government

    National Mortgage Association (GNMA) or a lender.  All

    comments received in response to those notices must be

    considered and incorporated, as appropriate, in the

    disposition analysis.

    All responses are due within 30 calendar days.

    The RHD MUST send these notices as soon as acquisition is

    imminent or the foreclosure sale is held, in an effort to

    promptly assess any interest in a negotiated sale or

    acquisition under the Right-of-First-Refusal procedure.

    Prompt notification, before preparation of the Disposition

    Recommendation, will help avoid delays in developing the

    Final Disposition Program.

    The Notices are:

    a.  Initial Notice to residents and solicitation of comments

        (APPENDIX 1).  This Notice, with the Cooperative

        Conversion Fact Sheet (APPENDIX 2) attached, must be

        prominently posted in the project office, and either

        mailed by first class mail or hand delivered to each

        resident.

        If the Disposition Recommendation is developed within 30

        days after acquisition, and Initial Notices were sent

        prior to the foreclosure sale in order to aid HUD in

        deciding the proper foreclosure action for the project,

        another Initial Notice need not be sent to the tenants.

    b.  Notice to the head of the unit of local government

        (APPENDIX 1).

    c.  Initial Notice to the State Housing Finance Agency

        (APPENDIX 1).
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3.  Disposition Analysis and Recommendation.  A disposition

    analysis which complies with applicable statutes and

    regulations must be prepared for all projects using:

    a. Form HUD-9650 (APPENDIX 3).  Completion of the Form HUD

       9650 provides essential background information for a

       project, current and future rents, projected expenses,

       and a determination of the sales price.

       (1) Instructions for the Form's completion are provided

 on the Form itself.

       (2) Sales price is determined using capitalization of net

 income.  If other approaches are used, such as

 comparable sales for vacant land, they must be fully

 documented as an Attachment to the 9650 Worksheet.

       (3) The Capitalization Rate sheet, APPENDIX 4, must be

 used to determine sales price on the form.

    b. 9650 Analysis Worksheet (APPENDIX 5).  Completion of the

       9650 Analysis Worksheet is intended to be self

       explanatory.

       (1) Completion of the Worksheet, appropriate attachments,

 and the Form HUD-9650, serve as the disposition

 analysis required by 24 CFR 290.

       (2) Given that the statutes and regulations which apply

 to the sale of HUD-owned projects change frequently,

 Headquarters will revise the Worksheet, as necessary.

       (3) Prior to undertaking a disposition analysis, the

 processor must be assured that the most current

 version of the Worksheet is used.

    c. Cooperative Conversion - RFP Sale Attachment (APPENDIX

       6).  Complete this Attachment if an RFP cooperative

       conversion is recommended.

    d. Cooperative Conversion - Negotiated Sale Attachment

       (APPENDIX 7).  Complete this Attachment if a negotiated

       sale cooperative conversion is recommended.

    e. Negotiated Sale to a Governmental Agency or Non-Profit

       Organization (APPENDIX 8).  Complete this Attachment if a

       negotiated sale to a governmental agency or non-profit

       organization is recommended.
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    f. Demolition Attachment (APPENDIX 9).  Complete this

       Attachment if part or all of the project is recommended

       for demolition.  All demolition programs require the

       written concurrence of the Director, OMPPD, when the

       demolition reduces the number of units by more than the

       greater of 10% or 20 units.

    g. Displacement Attachment (APPENDIX 10).  Complete this

       Attachment if displacement/relocation will be part of the

       Final Disposition Program.

    h. Expense Comparable Worksheet, Form HUD-9650.1 (APPENDIX

       11).  Complete this form for each analysis.  Estimated

       expenses should be those a prudent purchaser would incur

       after completion of all HUD required repairs and

       stabilization of project operations.  Category totals are

       entered on the Form HUD-9650, Section VI.

    i. Form HUD-9552, Property Improvement Requirements

       (APPENDIX 12).  Each Final Disposition Program must

       require that needed repairs be performed to a rental

       housing project by the purchaser after disposition in

       order to comply with the current repair policy (Notice H

       90-62), and may provide such conditions or arrangements

       as HUD considers appropriate in order to ensure full and

       timely performance of the repair requirement it imposed.

       The repair requirements must be summarized on this form.

       (1) RHDs may also wish to review the Architect &

 Engineer/Inspection report and/or Repair Plan (see

 Notice H 90-62) to confirm repair needs and costs.

       (2) RHDs must assure that both the scope and estimated

 costs of purchaser repairs are up-to-date and

 accurate.

    j. Form HUD-92273, Estimate of Market Rent by Comparison

       (APPENDIX 13).  Complete only for formerly unsubsidized

       projects.  Instructions for completion are contained in

       HUD Handbook 4480.1.

    k. Form HUD-4128.1, Compliance and LAC Conditions Record.

       (APPENDIX 14).  Also, see 24 CFR Part 50 for needed

       backup analysis for this form.

    l. Other Attachments, forms and/or information needed to

       support Disposition Recommendations and Final Disposition

       Programs.
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4.  Section 8 Notice to Head of Unit of Local Government

    (APPENDIX 15).  Promptly after a determination that a

    project will be sold with project-based Section 8, a Notice

    must be sent to the head of the unit of local government

    soliciting advisory comments.  Any comments received must be

    considered in the disposition analysis.

5.  Final Notice to Residents and Preparation of the Final

    Disposition Recommendation (APPENDIX 16).

    a.  When the Form HUD-9650, Worksheet and all attachments are

        completed, a Preliminary Disposition Recommendation must

        be completed.

    b.  After the Preliminary Disposition Recommendation has been

        completed, the Final Notice must promptly be posted in

        the project office and mailed by first class mail or

        personally delivered to each resident.

    c.  A copy of the Preliminary Disposition Recommendation must

        be made available for residents to review.

    d.  All comments received must be considered, summarized in

        the Worksheet, the Program revised accordingly, if

        appropriate, and a Final Disposition Recommendation

        prepared and submitted to the RHD.

    e.  Generally, the Final Disposition Recommendation differs

        from the Preliminary Disposition Recommendation only to

        the extent that changes are made as a result of

        consideration of resident comments.

6.  RHD Authorization of Final Disposition Program.  Paragraphs

    6(a) and (b) below assume that the RHD has established an

    RPDC.  If an RPDC was not established, go to 6c.

    a.  A program specialist must promptly review the Final

        Disposition Recommendation for completeness and prepare

        it for review by the RPDC.

    b.  All members of the RPDC must review the Final Disposition

        Recommendation.  The RPDC may, but need not, meet as a

        group, to review and discuss the recommendation.  The

        RPDC must recommend acceptance, modification or

        rejection to the RHD.  The recommendations of the RPDC

        are advisory only.

    c.  The RHD must review the Final Disposition Recommendation

        (and, if applicable, the recommendation(s) from the RPDC)

        and accept, modify, or reject it.  If rejected, the RHD

        must provide instructions which will permit the prompt

        reprocessing of the plan to correct deficiencies.
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    d.  The RHD must establish a Final Disposition Program using

        the format provided in APPENDIX 17.  Unless the Final

        Disposition Program is subject to approval by the

        Director, OMPPD, the signature of the RHD on the Final

        Disposition Program is the final sales authorization for

        the project.

7.  Preparation of Sales Documents.  Promptly after execution of

    the Final Disposition Program, the RHD must;

    a.  Forward a copy and all supporting documentation to

        Regional Counsel requesting expeditious preparation of a

        Contract of Sale and two Right-of-First-Refusal Contracts

        of Sale (one for the State Housing Finance Agency and one

        for the local government) consistent with the Final

        Disposition Program.

    b.  Forward a copy and all supporting documentation to the

        Director, MFPD Division.  If part of the Final Disposition

        Program, request an allocation of the appropriate Section

        8 to be provided with the sale.

8.  For projects being sold with tenant-based Section 8 Rental

    Certificates or Rental Vouchers, the RHD must assure that

    the Assisted Housing Branch and the PHA take all necessary

    action to assure that the assistance will be provided to

    eligible residents at closing or such later date as

    specified in the Final Disposition Program.

9.  Right of First Refusal (RFR) (APPENDIX 19).  For rental

    housing projects, the RHD must forward a RFR package to the

    head of the unit of local government and the State Housing

    Finance Agency (or other agency or agencies designated by

    the governor) in the state in which the project is located.

    a.  The attachments which are to go with the RFR letter are

        specified in APPENDIX 20.

        In order to assure nationwide consistency, Field Counsel

        should obtain sample Right of First Refusal and other

        Contracts of Sale from the Assistant General Counsel for

        Multifamily Mortgage Insurance.

    b.  The RHD must accept a RFR offer that complies with the

        terms and conditions of the Final Disposition Program.

    c.  The RHD may accept an offer that does not comply with the

        terms and conditions of the Final Disposition Program

        only if the RHD determines, in writing, that the offer

        will further the preservation objectives by action that

        includes:
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       1.  Extension of the duration of low- and moderate-income

 affordability restrictions beyond that set forth in

 the Final Disposition Program, or

       2.  Otherwise restructuring the transaction in a manner

 that enhances the long-term affordability for low-and

 moderate-income persons.

    d. A RHD that receives an offer consistent with subparagraph

       c above must assure that the RFR Contract of Sale and

       Purchase is revised, as necessary, to reflect these

       extensions/enhancements.

    e. If an offer to purchase is received that does not meet

       the conditions above, the RHD must decide whether to

       promptly market the project to the public as approved or

       reprocess the Final Disposition Program and re-offer the

       project under the RFR process.

    f. If the RHD and the local government or designated State

       Agency cannot reach agreement within 90 days after the

       date of HUD's notification, or a 30 day extension period

       thereafter, the RHD may take steps to offer the project

       for sale to the general public.

10. Public Advertising for Sealed Bids, Auctions, and Requests

    for Proposals.  Information concerning the sales offering

    must not be released to the public until the date of the

    first published announcement.

11. Prompt advertising.  For projects approved for sale by

    public advertisement, if there is no offer to purchase after

    the end of the 90 day RFR period or a rejection of the RFR

    offer to purchase, by both the State Housing finance Agency

    or the local government, whichever comes sooner, advertising

    must occur promptly.

12. National Mailing List.  The Department has awarded a

    contract to a contractor who maintains, for MFPD, a national

    mailing list of persons and firms who have expressed an

    interest in purchasing HUD-owned projects.  Those wishing to

    be placed on the mailing list may call the contractor.  The

    RHD must supply the telephone number of the contractor upon

    request.  The RHD may obtain the telephone number from the

    Director, MFPD Division.
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13. Preparation of Prospectus and Bid Kit.  In order to assure

    all potential purchasers an informed opportunity to compete

    for the project, the RHD must prepare a Prospectus and a Bid

    Kit, the contents of which are noted in APPENDIX 22.  In

    order to assure accurate completion of all documents, the

    Director, MFPD, will make available Bid Kits from former

    sales.

    a.  The RHD must assure all documents in Bid Kits and Request

        for Proposal Packages are accurate and reflect current

        information.  If critical information, i.e., rents,

        repairs, subsidy, has changed or becomes outdated since

        the preparation of the Final Disposition Recommendation,

        the RHD must complete and sign an Form HUD-9650.2,

        Analysis of Proposed Versus Approved Final Disposition

        Program (found in APPENDIX 18) and append it to the HUD-9650.

        This package then becomes a revised Final

        Disposition Program.

    b.  Page two of the Prospectus has a blank into which must be

        inserted the new owner's permitted annual distribution in

        any project sold with project-based Section 8.  RHDs must

        insert into this blank the amount found in Section VIII,

        line 26 of the Form HUD-9650.

    c.  Once the Prospectus is completed, the RHD must send a

        camera-ready copy to the MFPD Division using overnight

        delivery.  DO NOT TELEFAX.  The MFPD Division will have

        it printed and mailed to the national mailing list.

    d.  Bid Kits are to be reproduced regionally/locally and

        distributed on request.  The RHD must assure that there

        is a printing contract in place capable of delivering the

        volume needed within very tight time frames.  Consult the

        HUD printing office in Headquarters for assistance.

    e.  Bid Kit/Proposal Log.  A log of every Bid Kit/Proposal

        distributed MUST be kept to assure that all potential

        bidders will receive any changes, modifications, or

        corrections to the offering.  If changes are necessary,

        they must be promptly distributed to all those who have

        requested a Bid Kit.

    f.  If a substantive change or modification is necessary and

        the RHD cannot be assured that all potential bidders will

        receive notice before the bid opening/purchase proposal

        due date, the RHD may extend the time for receipt of

        Bids/Proposals.  Such extensions shall generally not

        exceed two (2) weeks.
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14. National Advertising.  The Department maintains a contract

    with an advertising agency, which is administered by MFPD,

    to place ads for the sale of projects.  In order to assure

    uniformity and consistency in advertising, and to permit all

    those who have expressed an interest an opportunity to

    submit a bid/proposal, sales must be advertised by MFPD.

    a. Unless the project is small (generally 80 units or less),

       or a special use project, which because of its size or

       use is not expected to attract interest outside the

       market area, ads must be placed in at least one newspaper

       of national circulation selected by MFPD, and for all

       projects:

       (1) Pursuant to the recommendation of the RHD,

 regional/local papers specified in the Worksheet,

 including,

       (2) At least one newspaper with minority ownership and

 readership.

       (3) Institutional ads and special ads may be used in

 addition to newspaper ads and mailing list mailings.

    b. All projects shall be advertised for at least 60 days.

       Multiple ads are permitted to expand marketability.

    c. RHDs must provide the MFPD Division with sufficient time

       in which to place ads.  Generally, this should be at

       least two (2) weeks before the first day it is determined

       that the project should be advertised.

15. Content of Ads.  Local ads should be formatted in a manner

    consistent with the sample in APPENDIX 21.  At a minimum, the

    following information must be included in all ads.

    a. Brief property description (address, number and type of

       units).

    b. A statement that the sale is for an "unstated minimum

       price," or state the minimum acceptable bid, if

       applicable.

    c. If applicable, the Section 8 available.

    d. If applicable, the repair and Letter of Credit

       requirements.

    e. Earnest money deposit required.

    f. If applicable, the term and type of use restriction(s).
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    g. If applicable, repair and letter of credit requirements.

    h. The name and commercial telephone number of the person or

       persons at HUD designated to answer all questions.

15. A PMS Income and Expense report may, at the discretion of

    the RHD, be made available at the project for inspection by

    potential bidders.

16. The contract project manager must assure that potential

    purchasers receive necessary assistance in their visits to

    the project by:

    a. Showing the project.

    b. Answering questions dealing only with project operations.

       See paragraph 17.

17. RHDs must assure that project managers and project personnel

    are specifically instructed in sales procedures and informed

    that they may only answer questions related to the physical

    make-up, condition, and operation of the property including

    general questions about occupancy.  Neither management

    personnel nor HUD personnel may give specific resident

    information.

    They must also be informed that they may not answer

    questions about the terms of the sale, financing, subsidy,

    repair requirements, or closing.  Those questions must be

    directed to the designated HUD contact person noted in the

    Prospectus.

18. Logs noting all calls and visits regarding the sale must be

    maintained by project managers and HUD staff and placed into

    the project file after sales closing.  These logs must

    include, at a minimum, the individual's name, company,

    address, phone number, date and time of inquiry/visit.

19. Release of Sales Information/Conduct of Sale:  In order to

    assure that potential bidders/proposers receive uniformly

    accurate information, RHDs must assure that a limited number

    of persons (generally no more than 2) are designated to

    handle all inquiries.

    Extreme care must be used to assure that no information

    concerning the Final Disposition Program, the conditions of

    sale, repair requirements, price, or subsidy at the project

    is released or discussed with a potential bidder before the

    first advertising date, and the information becomes public.
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20. Sealed Bids - Receipt.  Bids/proposals must be received and

    processed in the office designated by the RHD.  Sealed bids

    must be delivered to the specified address in accordance

    with the provisions of the offering.  Bidders or their

    representative may attend the bid opening, but attendance is

    not required.

21. Sealed Bids - Bid Opening.  Sealed bids are to be held

    unopened in a safe or locked file drawer until the scheduled

    bid opening time and date.  Other instructions on handling

    the Bids are contained in the Bid Kit.

    a. The RHD shall designate a Bid Opening official.  The

       official must start the bid opening just prior to the

       deadline for receipt of bids by announcing the name of

       the property and requesting any additional bids from

       those in attendance.  Immediately after the time for the

       submission of bids has passed, the RHD or official

       conducting the bid shall refrain from accepting any

       further bids except as specified in the Bid Kit

       instructions.

    b. All bids must be recorded on a bid tabulation sheet.

    c. As each bid is opened, the presiding official must

       announce the name of the bidder, the bid amount, and

       review the bid to assure the earnest money deposit has

       been submitted in the form of a Certified or Cashier's

       Check made out to "The Department of Housing and Urban

       Development" or "HUD", the contract of Sale executed by

       the bidder, and other required documents have been

       submitted in accordance with the Prospectus and Bidding

       Instruction sheet contained in the Bid Kit for the

       offered project.

    d. If a bid does not conform with requirements of the

       offering, it must be declared non-responsive and

       ineligible for consideration and so noted on the bid

       tabulation sheet.

    e. Each bid must be reviewed to determine that it conforms

       to the instructions and requirements of the offering.

    f. When all bids have been opened and recorded, the highest

       responsive bid must be announced.  If two or more bids

       are received, the presiding official must announce that

       the deposit checks of the two highest bidders must be

       held pending review of the bids and award to the highest

       responsive and acceptable bidder.
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    g. Deposit checks of other bidders in attendance must be

       returned upon submission of acceptable identification.

       Each bidder whose check is returned must so indicate by

       writing in ink on the first page of the Contract of Sale;

       "Received deposit check(s) in the amount of $_______, or

       other similar language, followed by a dated signature

       from the person accepting return of the check.  Checks of

       unsuccessful bidders not in attendance must be returned

       by certified mail within two working days after the bid

       opening.

    h. Deposit checks received for the two highest bids must be

       held locally in a locked safe.

    i. All checks held must be entered into a Check Register

       identifying the project, bidder, bid amount, deposit

       amount, date received and ultimate disposition.  The

       Check Register must be reviewed weekly to assure that

       deposits are not unnecessarily retained.

    j. Review of highest bid.  The highest bidder must be

       reviewed to determine whether the bidder has the

       experience and capacity to acquire the property and

       perform requirements as specified in the offering.

    k. If the highest responsive bid is below HUD's unstated

       minimum price.  The RHD should, but need not, accept a

       high bid which is less than HUD's unstated minimum price

       if the bid is greater than HUD's unstated minimum price

       less six (6) months HUD's estimated month's holding

       costs.

    l. After the bids are opened, the office opening the bids

       must update PMS PIPELINE, as required in the PMS Manual.

    m. The RHD must assure that the high bidder's 2530 is

       expeditiously processed.

    n. When the contract is executed, the purchaser should be

       telephoned, with immediate follow-up written

       confirmation, sent certified mail, return receipt, that

       it has been selected to purchase the project.
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   o.  If the property is being sold for continued use as

       rental/cooperative housing, the prospective purchaser

       must submit to the RHD, or HUD Field Office designated by

       the RHD, the following executed documents and information

       no later than 10 days after the Bidder has been verbally

       notified:

       (1) Management Entity Profile (Form HUD-9832);

       (2) Management Certification (Form HUD-9839a, b, or c);

       (3) Previous Participation Certification (Form HUD-2530)

 for Management Agent/Firm if project will be managed

 by outside firm.

       (4) New Previous Participation Certification (Form HUD-2530)

 for purchasing entity if different from bidding

 entity/individual (i.e., partnership, corporation,

 etc.).

       (5) Certification of Disclosure (attached as an exhibit

 to the Use Agreement or the Contract of Sale).

       (6) Statement of the services, maintenance and utilities

 which the Bidder proposes to provide;

       (7) Written statements of how the prospective purchaser

 will:

 (a) Satisfy the conditions of the disposition;

 (b) Implement a sound financial and physical

     management program;

 (c) Respond to the needs of the residents and work

     cooperatively with resident organizations; and

 (d) Provide adequate organizational staff and

     financial resources to the project.

       (8) Personal Financial and Credit Statement (HUD Form-92417).

   p.  In addition to the above and within the same 10-day

       period, an Affirmative Fair Housing Marketing Plan (Form

       HUD-935.2) must be submitted for review by Fair Housing

       and Equal Opportunity staff.
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     q. All bidders/proposers, in the event they are selected,

        must conduct their resident selection and assignment

        activity on a nondiscriminatory basis in accordance with

        applicable statutes and regulations.  The bidder/proposer

        need not submit proposed resident selection and

        assignment procedures to the Department for review during

        the review process.  The winning bidder/proposer must

        maintain a copy of its procedures on file so the

        Department may be able to review execution of such

        procedures during on-site monitoring activities.

22.  Receipt and evaluation of proposals in response to an RFP.

     Purchase proposals shall be opened in the Regional office by

     the RHD, or such other location designated by the RHD.

     Proposals shall be evaluated pursuant to procedures to be

     provided at a later date.

23.  Execution of Contract of Sale.  When a purchaser is

     selected, three copies of the Contract of Sale must be

     executed by the purchaser and an authorized HUD official.

     a. After execution of the Contract of Sale (or RFR contract

        of Sale), distribution must be promptly made as follows:

        (1) One executed copy - Director, Multifamily Accounting

  and Servicing Division.

        (2) One executed copy and applicable sales documents

  - Chief/Regional Counsel with a request that Counsel

  arrange the sales closing within the time frame set

  in the Contract of Sale.

        (3) One executed copy with a letter of acceptance to

  Purchaser.

        (4) Copy to files.

     b. After execution and/or receipt of the Contract, PMS

        PIPELINE must be updated and the earnest money deposited

        in accordance with the PMS Manual.  Also, all project

        payment requests from or for the PM must be approved

        pursuant to the procedures in the PMS manual.

     c. When Section 8 is to be provided, upon receipt of an

        executed Contract of Sale, the RHD must assure that

        Section 8 Funds are reserved by the Regional Accounting

        Division for use in the sale of the project.  If the

        Section 8 is to be resident-based, i.e. Section 8 Rental

        Certificates of Family Participation or Rental Vouchers:
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       (1) The RHD must assure completion of the process to

 reserve funds for the specific use of eligible

 residents in the project.

       (2) The RHD must assure that a request is sent to the

 Director, MFPD Division.

       (3) The RHD must assure that the Assisted Housing

 Management Branch coordinates contract administration

 with the appropriate PHA.
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SECTION IV - SALES CLOSING

1.  Notifications.  The RHD must forward the executed copy of

    the Contract of Sale to the Counsel designated to close the

    sale.

    a.  The RHD must assure that the contract purchaser is

        promptly telephoned and a closing scheduled as soon as

        possible within the period specified in the Contract of

        Sale.

    b.  The RHD must assure that the counsel designated to close

        the sale excerpts all of the provisions in the Contract

        of Sale which will survive the closing, e.g., deed

        restrictions, so they may be recorded with the Deed.

2.  Closing dates must be established in Contracts of Sale

    according to the following:

    a.     Negotiated sales, within three (3) months from the

 date the Final Disposition Program is approved.

    b.     RFP, within three (3) months from the date the Final

 Disposition Program is approved.

    c.     Sealed bid/auction, within 60 days from the date the

 Contract of Sale is executed by HUD.

3.  Notify Project Manager.  As soon as the closing date is

    established, the property manager must be notified in

    writing, by the Contracting Officer, and issued a notice

    that provides for continued management throughout any sales

    closing extension periods.

4.  Extensions.  Extensions of time to close a sale are entirely

    within the discretion of the RHD or designee.

    a.  All extensions are for a maximum of 30 days, and may only

        be granted one at a time.

    b.  Inability to secure financing should not generally be

        considered a basis for granting an extension of the

        closing date.

    c.  Granting extensions is subject to the following minimum

        conditions:

        (1) The prospective purchaser must deliver, prior to the

  expiration of the closing period, or any approved

  extension period, a written request to the RHD, or

  designee, stating the reason for the inability to

  close as scheduled.
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        (2) The contract purchaser must enclose with its request

  an extension fee (in the form of a certified or

  cashier's check made payable HUD) equal to the

  greater of :

  (a) HUD's estimated holding cost for that period, or

  (b) One and one-half percent (1.5%) of the unpaid

      portion of the purchase price for each 30-day

      extension period.

     d. Extension fee(s) shall not be credited to the amount due

        at Closing, except that if the contract purchaser closes

        prior to the expiration of the extension period, the fee

        shall be prorated to reflect the unused portion of the

        extension.

     e. The granting of one or more extensions shall not obligate

        HUD to grant additional extensions.

     f. If any form or instrument required by HUD is not

        submitted within sufficient and reasonable time for HUD

        review or processing and such delay necessitates an

        extension of the Closing deadline, an extension fee must

        be paid for this period.

5.   Meeting with HUD staff.  For all projects being sold with

     project-based Section 8, within a reasonable time (generally

     15 days) prior to closing, the prospective purchaser must

     meet with the Chief of Multifamily Loan Management/Loan

     Servicer, Occupancy Specialist and other appropriate staff

     at the HUD field office with administrative responsibility

     for the project, to discuss the prospective purchaser's

     plans for managing the project.

 6.  Determination that purchaser is not qualified to self-manage.

     If, after executing the Contract of Sale, the RHD

     determines that the contract purchaser is unqualified to

     self-manage the Project, the RHD may require the contract

     purchaser to obtain the services of an acceptable, qualified

     property management firm.  The contract purchaser must then

     provide HUD with evidence that it has retained a qualified

     property management firm prior to Closing.  If the contract

     purchaser does not meet this obligation, the RHD must cancel

     the sale and retain the earnest money deposit and any

     extension fees as liquidated damages.
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7.  Risk of Loss and Rights of Rescission.  In the event of any

    substantial damage to the project prior to closing by any

    cause (including but not limited to fire, flood, earthquake,

    tornado and significant vandalism) other than willful acts

    or neglect of the purchaser, HUD, in its sole discretion,

    may:

    a.  Provide for the restoration of the property to a

        condition as good as prior to the damage,

    b.  Decide that repairs are so extensive that HUD is

        unwilling to restore the property, rescind the contract

        and return the earnest money deposit and any extensions

        fees; or

    c.  If offered by HUD and accepted by the purchaser, reduce

        the cash required at closing by the estimation of cost,

        satisfactory to HUD, for such restoration.  Such damages

        shall be added to the rehabilitation requirements

        included in the Deed.  If HUD and the purchaser are

        unable to agree on the amount by which the purchase price

        should be reduced or on the amendment to the

        rehabilitation requirements, the RHD may permit the

        cancellation of the sales contract and return of earnest

        money and extension fees.

8.  Liquidated Damages.  Should a contract purchaser fail or

    refuse to perform its obligations for any reason (including

    but not limited to failure to establish the legal entity

    that is to take title in a timely manner that permits

    closing within the deadline set forth in the purchase

    documents), the earnest money deposit and any extension fees

    shall be retained by HUD as liquidated damages.

9.  PMS PIPELINE must be updated for all extensions and

    extension fees deposited in accordance with the PMS

    Procedures Manual.

10. Security Deposits.  HUD cannot advance monies to fund an

    underfunded Security Deposit account; therefore, purchasers

    will receive only those security deposits which are on hand

    at the project on the date of Closing.  The purchaser

    assumes all liability under State and local law with respect

    to security deposits.
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11. When purchaser repairs are required, the purchaser, at

    closing, must provide HUD with an unconditional, irrevocable

    Letter of Credit (LC), in the specified amount, with an

    expiration date at least six (6) months beyond HUD's

    estimated date for completion of repairs, to assure

    completion of the rehabilitation required by the Deed.  In

    the event an extension for completion of repairs is granted,

    the LC must be extended accordingly.

    a. Repair/rehabilitation programs may be staged, upon HUD

       approval.

       (1) If HUD agrees to staging, up to five (5) LCs, or

 reductions of one LC which represent the full LC

 requirement with lesser LCs representing the

 remaining stages, may be permitted.

       (2) Each LC must have an expiration date that extends

 beyond HUD's repair completion date by at least six

 (6) months.

       (3) Except as provided in paragraph 9.1.4 below, the LC

 or LC(s), as appropriate, must be returned promptly

 after the Purchaser completes repairs and HUD has

 inspected and accepted the repairs.

       (4) One LC equal to at least 10% of the total LC

 requirement must be held in reserve after completion

 of repairs for six (6) months to provide assurance

 that all required items have been correctly completed

 and to guard against latent defects.

12. Payment of balance due at closing.  Cash Due at Closing is

    the remainder of the purchase price less the earnest money

    deposit received.  Proration amounts for taxes and prepaid

    returns must be provided by the RHD, or designee, to the

    closing counsel and cash due at closing must be adjusted

    accordingly.

    a. If the balance due from the purchaser exceeds $25,000,

       the purchaser must provide evidence of the wire transfer

       of the balance due.  Closing must not start until this

       evidence is presented and receipt confirmed by HUD in

       accordance with the instructions in the bid kit.

    b. If the balance due from the purchaser is less than

       $25,000, the purchaser may wire transfer as provided

       above or, deliver a certified check.  If a certified

       check is received, it must be sent to the PMS lockbox no

       later than one business day after closing.
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13. Execution of Documents at Closing.  At Closing,

    a. The purchaser must, in addition to any other documents,

       execute:

       (1) If the project is being sold with project-based

 Section 8 and all units to be subsidized do not meet

 the Section 8 Housing Quality Standards at closing,

 both an Agreement to Enter Into a Housing Assistance

 Payments Contract (AHAP), Form HUD-52521 C & D, and a

 Housing Assistance Payments Contract (HAP), Form

 HUD-52522 C & D, with appropriate amendments form

 Headquarters; or

       (2) If the project is being sold with project-based

 Section 8 and all units to be subsidized meet the

 Section 8 Housing Quality Standards at closing, a

 Housing Assistance Payments Contract.

    b. The RHD, or designee must sign the closing documents.

14. The purchaser must pay all expenses of closing, including,

    but not limited to, all documentary stamp taxes, all

    recording fees, and any costs in connection with a review of

    title or title insurance as may be required by the

    purchaser.

15. Within 1 business day of closing, PMS PIPELINE must be

    updated to reflect the closing.

16. Cancellation of PM contract/work order.  Upon closing, the

    Project Management contract/work order to manage the project

    expires.

    a. A written notice must be sent by the Contracting

       Officer/GTR/GTM to the Project Manager to confirm the

       closing.

    b. All payments for project operations determined to be

       HUD's responsibility must be submitted according to the

       PMS Procedures Manual.

17. Notifications.  The RHD must assure that the following are

    promptly provided written notification of the sale and the

    name and address of the new owner, the date the sale was

    closed, and requirements for repairs, if any:

    a. Local taxing authorities.

    b. Local code enforcement agency.
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18. Disposition of Closing Documents.

    a. The RHD must assure that the Deed and appropriate deed

       restrictions are recorded on the day of the closing or

       early the next business day.

    b. The Purchaser shall receive the original recorded Deed

       and executed copies of the AHAP and HAP Contracts.

    c. Copies of executed documents shall be sent to the RHD for

       placement in the project's legal file.

    d. Copies of executed documents shall be sent to the

       Office/Branch responsible for post closing monitoring

       activities.

19. If the Sale Does Not Close.

    a. Purchaser Default.  The High Bidder and the Second High

       Bidder are required to furnish earnest money deposits to

       HUD on the day of the sale.  If the balance of the

       purchase price is not paid within the specified period,

       HUD will keep the earnest money deposit.

    b. Technical Problems.  A sale may be canceled for technical

       reasons such as faulty advertising or faulty sale

       procedures.  If this happens, HUD will generally

       readvertise and have a new sale conducted as soon as

       possible.  HUD should make sure that anyone who showed an

       interest in the property at the first sale is apprised of

       where and when the second sale will be held.  Only the

       RHD can authorize the cancellation of a Sale.
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SECTION V - POST CLOSING REPAIRS

1.  Introduction.  This section provides procedures to monitor

    post closing repair requirements, letters of credit, and

    HUD's possible reacquisition of the project due to a

    purchaser's failure to comply with the deed restrictions.

2.  Post Closing Repair Monitoring.  The RHD must assure that an

    appropriate post closing monitoring program is in place and

    operating at all times when there are projects being

    repaired pursuant to HUD repair requirements.

    a. Frequent on-site inspections and written reports of

       findings should be provided to the purchaser, with copies

       of all correspondence placed in the project file.

    b. The RHD must assure that information regarding repair

       progress is promptly input into PMS PIPELINE pursuant to

       the PMS Procedures Manual.

3.  Letters-of-Credit(LCs).  The RHD must assure that the

    Letter(s) of Credit (LC) received at closing are not

    remitted to the purchaser or permitted to expire without

    proof that the repairs have been completed pursuant to the

    terms of sale.

    a. So long as repairs remain to be completed, RHDs must

       assure that a LC is in place sufficient to cover the

       estimated cost of those repairs.  See Section IV.

4.  Purchaser's Failure to Complete Repairs.  Noncompliance with

    repair requirements may lead to HUD's exercising its rights

    under a LC and/or retaking title to the property.

    a. The RHD must receive approval from the Director, OMPPD,

       for repossession of a project under the terms of sale and

       deed restriction.

    b. HUD must exercise its rights under a LC when a purchaser

       fails to complete the repair requirements within the

       specified period.  HUD's rights under an LC shall be

       exercised by the RHD, or his/her designee.

    c. After repossession of a project, the RHD must determine

       the actions to take regarding completion of repairs and

       resale of the property.
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SECTION VI - DISPLACEMENT AND RELOCATION

1.  Introduction.  Consistent with the other goals and

    objectives of the MFPD program, all reasonable steps must be

    taken to minimize the displacement of persons (families,

    individuals, businesses, and nonprofit organizations) from

    projects managed, owned, or sold by HUD.

2.  Displacement of a resident (family or individual)

    occurring in connection with the management or

    disposition of a multifamily project which is not

    subject to the Uniform Relocation Act (URA).

    a.  If displacement or temporary displacement will occur in

        connection with HUD's management of a project, HUD will

        provide assistance in accordance with this section.

    b.  If displacement or temporary displacement will occur in

        connection with the disposition of a project, HUD will

        require the purchaser of the project to provide

        assistance in accordance with this section.

    c.  Displaced residents shall be eligible for the following

        relocation assistance:

        (1) Advance written notice of the expected displacement

  (APPENDIX 30).  The notice shall be provided as soon

  as feasible, describe the assistance and the

  procedures for obtaining the assistance, and contain

  the name, address and phone number of an official

  responsible for providing the assistance;

        (2) Other advisory services, as appropriate, including

  counseling and referrals to suitable, decent, safe,

  and sanitary replacement housing;

        (3) Payment for actual reasonable moving expenses, as

  determined by HUD;

        (4) For eligible families and individuals:

  (a) The opportunity to relocate to a suitable,

      decent, safe, and sanitary dwelling unit in a

      HUD-owned multifamily project, in a public

      housing project, or in another HUD subsidized

      rental housing project, or

  (b) Assistance under the Section 8 Rental Certificate

      Program or the Rental Voucher Program, if the

      assistance is available.
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  (c) Such other Federal, State, or local assistance as

      may be available.

3.   A sale with Section 8 or other Federal financial

     assistance.  Whenever assistance under 24 CFR Part 886,

     Subpart C (or other Federal financial assistance as

     defined in 49 CFR 24.2) is provided in connection with

     the disposition of a multifamily project, any resulting

     displacement is subject to the provisions set forth

     below and displaced persons must be provided relocation

     assistance at the levels described in, and in accordance

     with the requirements of, the Uniform Relocation

     Assistance and Real Property Acquisition Policies Act of

     1970 (URA) (42 U.S.C. 4601-4655) and the implementing

     regulations at 49 CFR part 24.

     For purposes of determining the method for computing the

     replacement housing assistance to be provided to a

     residential resident displaced as a direct result of the

     purchaser's rehabilitation, demolition, or acquisition of

     the real property, the term "initiation of negotiations"

     means the transfer of title to the purchaser.

     a. Appeals.  If an affected person disagrees with a

        purchaser's determination concerning that person's

        eligibility for, or the amount of relocation assistance

        for which the person is eligible, the person may file a

        written appeal of that determination with the purchaser.

        A person who is dissatisfied with the purchaser's

        determination on his or her appeal may submit a written

        request for review of the decision to the HUD field

        office responsible for administering the URA in the area.

     b. Definition of displaced person.  Any person (family,

        individual, business, or nonprofit organization) that

        moves from the real property, or moves personal property

        from the real property, permanently and involuntarily, as

        a direct result of acquisition, rehabilitation or

        demolition for a federally assisted project.  This

        includes a permanent move from the real property that is

        made:

        (1) After notice by the purchaser to move permanently

  from the property, if the move occurs on or after the

  date of the transfer of title to the purchaser; or

        (2) At the initiative of a resident-occupant of a

  dwelling unit, if any of the following occurs;
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 (a) The resident moves after transfer of title to the

     purchaser and the move occurs before the resident

     is provided notice offering him or her the

     opportunity to lease and occupy a suitable,

     decent, safe, and sanitary dwelling in the same

     building/complex at a rent, including estimated

     average utility costs, that does not exceed the

     greater of the resident's rent and estimated

     average utility costs before the "initiation of

     negotiations;" or thirty percent of gross

     household income; or

 (b) The resident is required to relocate temporarily,

     does not return to the building/complex, and

     either the resident is not offered payment for

     all reasonable out-of-pocket expenses incurred in

     connection with the temporary relocation or other

     conditions of the temporary relocation are not

     reasonable, or

 (c) The resident moves from the building/complex

     permanently after he or she has been required to

     move to another unit in the same building

     complex, and either the resident is not offered

     reimbursement for all reasonable out-of-pocket

     expenses incurred in connection with the move, or

     other conditions of the move are not reasonable.

    c. A person does not qualify as a "displaced person"

       however, if:

       (1) The person has been evicted for cause based upon a

 serious or repeated violation of material terms of

 the lease or occupancy agreement and HUD determines

 that the eviction was not undertaken for the purpose

 of evading the obligation to provide relocation

 assistance;

       (2) The person is ineligible under 49 CFR 24.2(f)(2); or

       (3) HUD determines that the person was not displaced as a

 direct result of acquisition, rehabilitation or

 demolition for an assisted project.

4.  Temporary relocation.  Residential residents, who will

    not be required to move permanently, but who must

    relocate temporarily (e.g., to permit property repairs),

    shall be provided:
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a.  Reimbursement for all reasonable out-of-pocket expenses

    incurred in connection with the temporary relocation,

    including the cost of moving to and from the temporary

    housing and any increase in monthly rent or utility

    costs, or both.  The party required to provide this

    reimbursement (HUD, if relocation occurs during HUD

    management or the new owner, if it occurs after sales

    closing) may, at its option, perform the services

    involved in temporarily relocating the residents or pay

    for such services directly.

b.  Appropriate advisory services, including reasonable

    advance written notice of the date and approximate

    duration of the temporary relocation; the suitable

    decent, safe, and sanitary housing to be made available

    for the temporary period; the terms and conditions under

    which the resident may lease and occupy a suitable,

    decent, safe, and sanitary dwelling in the

    building/complex following completion of the repairs; and

    the right to financial assistance provided herein.

                   ______________________________________

                   Arthur J. Hill

                    Assistant Secretary for

                    Housing-Federal Housing

                    Commissioner
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             APPENDIX 1

            SAMPLE INITIAL NOTICE

                     9/91

Inside Address

To each resident in the project

To State and local governmental agencies

To the State Housing Finance Agency or other agency

   or agencies designated by the Governor

Dear __________:

     As you may already know, the U.S Department of Housing and

Urban Development (HUD) now owns  project name  add address for

Notices to other than residents .  HUD will take all necessary

measures to assure the project is maintained in a decent, safe

and sanitary condition.   For resident Notice only: You will be

receiving more information about repair procedures from your

Project Manager.

      HUD will sell this property as soon as possible  and it

will remain rental or cooperative housing .

     Over the next few months, we will be analyzing the property

and developing a program to sell it.  For resident Notice only:

Part of this process will be a request for information about your

income.    For formerly unsubsidized projects, add: While it is

optional for you to provide us with this information, it may be

helpful for you as you may be eligible for housing assistance.

      For formerly subsidized projects only: This is a formerly

subsidized project.  Therefore, unless HUD determines it is

clearly inappropriate, the property will be sold with  Section 8

rental subsidy for all units for 15 years, and the project will

have to be fully repaired and maintained as rental or cooperative

housing.

      For all residents if there will be no displacement: Do not

worry, HUD's actions are not expected to cause any displacement.

      For all residents if it is expected that there will be some

displacement: It is possible that you may be displaced

temporarily or permanently.  In the event it appears you will

have to be displaced, you will receive appropriate relocation

advice and assistance.

_____________________________________________________________________

     If you have comments or recommendations that you feel we

should consider in the development of our sales plan, please send

them to the following address within the next thirty days:

       HUD

         address

        phone

       Attention,  Realty Specialist

     After a sales plan is tentatively approved, residents will

be given an opportunity to review that plan and submit comments

which will be considered in developing the final plan for the

project.

      For resident Notice only: If residents are interested in

forming a nonprofit cooperative corporation for the purpose of

purchasing and holding title to this project, please call or

write us immediately at the above address.  Attached is a FACT

SHEET listing the minimum requirements which must be met for HUD

to consider selling the project to a non-profit/limited equity

cooperative.

      For government Notice only: Governmental agencies may also

submit a proposal for purchase of the project, however first

preference will be given to attempts to form a limited equity

cooperative.

      For SHFAs and local governments who will be given the Right

of First Refusal after the Final Disposition Program is

authorized:  Since you will be entitled to a Right of First

Refusal when HUD authorizes the project's Final Disposition

Program, if you have any interest in purchasing the project, it

would be advantageous for us to discuss your possible purchase as

soon as possible .

_____________________________________________________________________

                 APPENDIX 2

     COOPERATIVE CONVERSION FACT SHEET

                     9/91

HUD can sell projects directly to resident organizations wishing

to convert a project to a cooperative if the following criteria are

met prior to the sale:

1.   At least 80% of the units are occupied by residents who are

     current in their rents or current under an approved workout.

2.   At least 2/3 of the residents have demonstrated their interest

     in joining the non-profit/limited-equity cooperative by

     depositing at least $200 into an interest bearing, earnest

     money account under the control of the resident organization.

3.   The resident organization demonstrates that it:

     a.   Represents the residents.

     b.   Has provisions for democratic elections allowing one vote

per unit.

     c.   Meets regularly (generally at least monthly).

     d.   Has existed at least several months.

     e.   Has a program to assure the property will be managed to

HUD standards.

     f.   Can implement a program which will complete all needed

repairs in a manner acceptable to HUD.

     g.   Can provide necessary resident counseling in cooperative

ownership.

     h.   Can provide employment opportunities for residents.

     i.   Has the necessary financial resources to operate the

project.

     j.   Has written by-laws patterned after HUD's Model By-Laws

for Cooperatives approved by at least 2/3 of the

residents.

     k.   Has organized under state/local law and is legally

qualified to hold title as a limited equity

cooperative corporation.

     l.   Has an effective plan protecting residents who do not

want to become shareholders since residents current in

their rent cannot be evicted because they do do wish to

buy into the cooperative.

_____________________________________________________________________

If the resident organization is interested in converting the

project to a cooperative, but cannot meet the above criteria, HUD

can sell the project through a Request For Proposal sales process

that will assure it will be converted to a non-profit/limited-equity

cooperative in the future.  HUD will consider such a sale

if the following criteria are met:

1.   HUD determines that a cooperative conversion is the best

     future use for the project.

2.   It is likely that a purchaser can be found who can

     successfully convert the project.

_____________________________________________________________________
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                                                    APPENDIX  4

      CAPITALIZATION RATE SHEETS    8/91

  SP86AUTO

                                 TERM IN YEARS

              10                             15

INTEREST            CAP        DEBT                CAP        DEBT

  RATE             RATE       SERVICE             RATE       SERVICE

 7.00          13.146414    13.933018           10.628751    10.785939

 7.50          13.395370    14.244212           10.899319    11.124148

 8.00          13.647449    14.559311           11.174260    11.467825

 8.50          13.902626    14.878283           11.453500    11.816875

 9.00          14.160874    15.201093           11.736959    12.171199

 9.50          14.422166    15.527707           12.024557    12.530696

10.00          14.686471    15.858088           12.316209    12.895261

10.50          14.953760    16.192200           12.611830    13.264787

11.00          15.224001    16.530001           12.911331    13.639163

11.50          15.497163    16.871453           13.214622    14.018278

12.00          15.773211    17.216514           13.521613    14.402017

12.50          16.052112    17.565140           13.832212    14.790265

13.00          16.333831    17.917289           14.146325    15.182906

13.50          16.618332    18.272915           14.463858    15.579823

14.00          16.905578    18.631972           14.784717    15.980897

14.50          17.195532    18.994415           15.108808    16.386010

15.00          17.488156    19.360195           15.436036    16.795045

15.50          17.783412    19.729264           15.766307    17.207884

16.00          18.081260    20.101575           16.099527    17.624409

16.50          18.381661    20.477076           16.435603    18.044503

17.00          18.684575    20.855718           16.774441    18.468051

17.50          18.989961    21.237451           17.115951    18.894939

18.00          19.297779    21.622224           17.460042    19.325052

18.50          19.607988    22.009985           17.806624    19.758280

19.00          19.920546    22.400683           18.155610    20.194512

19.50          20.235412    22.794265           10.506912    20.633640

20.00          20.552545    23.190681           18.860446    21.075558

20.50          20.871901    23.589877           19.216129    21.520161

                         1-2
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       CAPITALIZATION RATE SHEETS       8/91

  SP86AUTO

                                 TERM IN YEARS

           20                           25

INTEREST           CAP       DEBT               CAP        DEBT

  RATE            RATE      SERVICE            RATE       SERVICE

 7.00           9.442870     9.303587         8.785080    8.481350

 7.50           9.733695     9.667118         9.094315    8.867894

 8.00          10.029825    10.037281         9.409436    9.261795

 8.50          10.331103    10.413879         9.730180    9.662725

 9.00          10.637369    10.796711        10.056285   10.070356

 9.50          10.948459    11.185574        10.387488   10.484360

10.00          11.264208    11.580260        10.723527   10.904409

10.50          11.584447    11.980559        11.064144   11.330180

11.00          11.909009    12.386261        11.409086   11.761357

11.50          12.237724    12.797156        11.758102   12.197628

12.00          12.570427    13.213034        12.110952   12.638690

12.50          12.906949    13.633687        12.467400   13.084250

13.00          13.247127    14.058909        12.827219   13.534024

13.50          13.590797    14.488496        13.190191   13.987739

14.00          13.937800    14.922250        13.556106   14.445133

14.50          14.287979    15.359973        13.924764   14.905955

15.00          14.641180    15.801475        14.295974   15.369967

15.50          14.997255    16.246568        14.669554   15.836943

16.00          15.356057    16.695071        15.045333   16.306667

16.50          15.717446    17.146808        15.423149   16.778936

17.00          16.081285    17.601607        15.802847   17.253559

17.50          16.447443    18.059303        16.184285   17.730356

18.00          16.815791    18.519738        16.567327   18.209159

18.50          17.186207    18.982759        16.951848   18.689810

19.00          17.558575    19.448218        17.337728   19.172160

19.50          17.932780    19.915975        17.724859   19.656074

20.00          18.308716    20.385895        18.113137   20.141421

20.50          18.686280    20.857850        18.502468   20.628085
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                                                    APPENDIX  4

        CAPITALIZATION RATE SHEETS       8/91

                       TERM IN YEARS

                     30                             35

INTEREST              CAP        DEBT                CAP         DEBT

  RATE               RATE       SERVICE             RATE        SERVICE

  7.00            8.386904      7.983630         8.133021      7.666276

  7.50            8.712459      8.390574         8.472729      8.090911

  8.00            9.044140      8.805175         8.818504      8.523131

  8.50            9.381569      9.226962         9.169861      8.962327

  9.00            9.724377      9.655471         9.526333      9.407916

  9.50           10.072200     10.090250         9.887471      9.859339

 10.00           10.424687     10.530859        10.252855     10.316069

 10.50           10.781497     10.976872        10.622087     10.777608

 11.00           11.142305     11.427881        10.994793     11.243492

 11.50           11.506798     11.883497        11.370630     11.713288

 12.00           11.874681     12.343351        11.749278     12.186597

 12.50           12.245675     12.807093        12.130442     12.663053

 13.00           12.619515     13.274394        12.513854     13.142318

 13.50           12.995957     13.744946        12.899269     13.624086

 14.00           13.374769     14.218461        13.286463     14.108079

 14.50           13.755737     14.694671        13.675237     14.594046

 15.00           14.138663     15.173328        14.065408     15.081760

 15.50           14.523362     15.654203        14.456813     15.571016

 16.00           14.909667     16.137084        14.849306     16.061633

 16.50           15.297422     16.621777        15.242758     16.553447

 17.00           15.686483     17.108104        15.637051     17.046314

 17.50           16.076722     17.595903        16.032083     17.540104

 18.00           16.468020     18.085024        16.427763     18.034703

 18.50           16.860267     18.575334        16.824008     18.530011

 19.00           17.253368     19.066710        17.220749     19.025937

 19.50           17.647232     19.559040        17.617922     19.522403

 20.00           18.041779     20.052224        18.015472     20.019339

 20.50           18.436937     20.546172        18.413349     20.516686
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                                                  APPENDIX  4

            CAPITALIZATION RATE SHEETS   8/91

                  TERM IN YEARS

                     40

INTEREST                CAP            DEBT

  RATE                 RATE          SERVICE

  7.00               7.965740        7.457175

  7.50               8.317479        7.896849

  8.00               8.674992        8.343740

  8.50               9.037703        8.797129

  9.00               9.405070        9.256338

  9.50               9.776591        9.720739

 10.00              10.151801       10.189751

 10.50              10.530275       10.662843

 11.00              10.911626       11.139533

 11.50              11.295506       11.619382

 12.00              11.681600       12.101999

 12.50              12.069626       12.587033

 13.00              12.459336       13.074170

 13.50              12.850507       13.563134

 14.00              13.242945       14.053681

 14.50              13.636476       14.545595

 15.00              14.030952       15.038690

 15.50              14.426239       15.532799

 16.00              14.822225       16.027781

 16.50              15.218809       16.523512

 17.00              15.615906       17.019883

 17.50              16.013441       17.516801

 18.00              16.411350       18.014188

 18.50              16.809578       18.511973

 19.00              17.208078       19.010097

 19.50              17.606808       19.508511

 20.00              18.005735       20.007169

 20.50              18.404829       20.506036

                       2-2 (Continued)
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                         APPENDIX 5

                 ATTACHMENT TO FORM HUD-9650

                      ANALYSIS WORKSHEET

                              8/91

PROJECT:                             Foreclosure Sale

FHA  #:                              HUD-owned Project Sale

SACT:

Location:

A.    BACKGROUND (all projects)

1.    This project failed because:

2.    Have any changes been made in the number or composition of

      units; past demolition; changes in utility services, etc.,

      since Final Endorsement?

NO

YES, specifically:

3.    The neighborhood in which this project is located is

Stable

Upward Transitional

Downward Transitional

Blighted

4.    Rental delinquencies?

YES, $ __________________ from _______% of current tenants

NO

5.    Section 8 units in project?

YES,        Certificates               units

            Vouchers                   units

            Project based              units

NO

_____________________________________________________________________
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B.   HOUSING PRESERVATION: (for all rental housing projects only)

1.   For (formerly) subsidized projects:

     a.  Are there any reasons that 100% of the units should not

         be preserved as rental/cooperative housing affordable

         for low-to moderate income families?

   NO

   YES, because the costs of rehab to be born by the

     purchaser are such that the monthly debt service

     to amortize the costs of rehab, operating

     expenses, and a reasonable return to the purchaser

     could not be provided with rents that are within

     the most recently published Section 8 Fair Market

     Rent for new construction and substantial

     rehabilitation.

   YES, because construction is substantially

     incomplete and completing the project would cost

     substantially more than constructing new housing.

     as supported by the analysis found in Attachment

     _______.

   YES, because the project is uninhabitable due to

     environmental conditions that cannot be mitigated

     by HUD, as supported by the analysis found in

     Attachment _____.

   YES, because there is an adequate supply of habitable

     affordable housing in the area for low-income

     families, as supported by the analysis found in

     Attachment_____.

     b.  This project should be preserved as affordable housing

         utilizing:

   24 CFR 886 Subpart C (project based Section 8)

         This is a high-rise (5 or more floors) elevator

     building for families with children and it should

     be recommended for sale with subsidy; there is a

     need for subsidy; and there is no feasible

     alternative to the recommendation for providing the

     needed housing.

   The following program which will assure that the

     project, will be available to and affordable by low- and

     moderate income families as if a 15 year

     Section 8 contract had been placed on the project:

_____________________________________________________________________

                                                            3

2.   For (formerly) unsubsidized projects:

     a.   Section 8 eligible (80% of median income per 24 CFR 813)

families:

AT ASSIGNMENT     lCURRENTLYl   ON DATE OF FC   lPD SALE

                   (  /  /  )                    (est)

     0BRS

     1BRS

     2BRS

     3BRS

     4BRS

     5BRS

     ____________   _____       _____          _____        _____

     TOTAL ELIGIBLE

     b.   Using the highest number of units occupied by eligible

tenants noted in question 2a, are there any reasons why

all those units should not be preserved as

rental/cooperative housing affordable for low- and

moderate- income families?

    NO

    YES, because there is available in the area an

      adequate supply of habitable affordable housing for

      low-income families.  Attachment _____ is written

      support for this determination.

    YES, because:

     c.   The entire project should be maintained as affordable

housing utilizing:

    24 CFR 886 Subpart C (project based Section 8),

          This is a high-rise (5 or more floors) elevator

      building for families with children and it should

      be recommended for sale with subsidy; there is a

      need for subsidy; and there is no feasible

      alternative to the recommendation for providing the

      needed housing.

_____________________________________________________________________

                                                            4

     The following program which will assure that the

      project, will be available to and affordable by

      low- and moderate income families as if a 15 year

      Section 8 contract had been placed on the project:

3.    For a HUD-owned rental housing project sale:

      a.   Have the requirements for a negotiated sale to the

 residents been met?

     N/A

     YES, see Attachment _______

     NO

      b.   Has a state or local government agency, or non-profit

 organization, expressed a firm interest in purchasing

 the project and maintaining it as affordable rental or

 cooperative housing?

     N/A

     NO

     YES, see Attachment ________

4.    If YES to 3a or 4a, are there reasons why it would not be

      feasible to convert the project to a limited equity

      cooperative?

NO

YES, see Attachment _______

_____________________________________________________________________
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5.    Rental housing projects are to be sold with restrictions that

      they be used as rental or cooperative housing for at least 20

      years (or, for a foreclosure sale, the remaining life of the

      mortgage, if that is longer) unless such restrictions are

      clearly inappropriate.

      Is  a 20 (or longer for a foreclosure sale)  year

      rental/cooperative use restriction clearly inappropriate?

NO

YES, because:

C.    DEMOLITION (all projects)

Demolition is not expected in this sale.

Demolition is expected, see Attachment _________

D.    DISPLACEMENT AND RELOCATION (all projects)

Displacement/relocation is not expected in this sale.

Displacement/relocation of ______ residents is expected,

 because:

All displaced/relocated tenants will be offered the

 assistance provided pursuant to outstanding statutes,

 regulations, policies and procedures.

_____________________________________________________________________
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E.    NEGOTIATED SALE (HUD-owned projects only)

N/A

This should be a negotiated sale to:

      The residents to form a coop, see Attachment ______.

      Federal, state or local government agency, see

  Attachment ____.

      Non-profit entity, see Attachment ____.

      Other, specifically:

F.    APPRAISAL AND DETERMINATION OF MINIMUM SALES PRICE AND

      FINANCING (all projects)

1.    Has an appraisal method different from capitalization of net

      income using the Form HUD-9650 been used?

NO

YES, and Attachment ____ supports the price being recommended

      and explains the differences between appraisals if more than

      one appraisal has been obtained.

2.    It is HUD policy to do yearly tax appeals on all properties,

      unless an appeal is clearly inappropriate.  Has a tax appeal

      been filed?

YES, and its current status is:

NO, because:

3.    Does the project now have some form of tax abatement?

NO

YES, and it has been considered in the determination of sales price.

4.    Under what circumstances will tax abatement be available after

      the sale?

NONE

The following:

_____________________________________________________________________
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5.   The repair estimate in the price determination was computed

     to meet the repair standards in Notice H 90-62, Repairs to

     Multifamily Mortgagee-in-Possession (MIP) and HUD-owned

     Properties.

         YES

         NO, because:

G.   ENVIRONMENTAL (HUD-owned projects only, except for G.3.2)

1.   a.         An environmental review of the proposed

      disposition is not required.

     b.   An environmental review of the proposed sale is required

and is attached because:

      There will be an increase in the number of dwelling

      units per acre by more than 20%.

      There will be a change in land use from

      residential to non-residential or non-residential

      to residential.

      Rehabilitation is proposed to be completed by the

      purchaser which will exceed seventy-five percent

      (75%) of the estimated replacement cost of the

      property after rehabilitation.

      Demolition of one or more buildings containing the

      primary use served by the project is proposed.

      Historic Preservation (36 C.F.R., Part 800.3.(5).

2.        An Appendix B, covering compliance with other Federal

Regulations, was completed on (  /  /  ) is attached, as

provided for in 24 CFR 50.

3.   Describe any problems discovered above and action(s) to be

     taken by HUD, or the new owner, to mitigate them:

         N/A

         Applies, specifically:

_____________________________________________________________________
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3.1. Lead based paint hazards

         This project was built before 1978.

   And it was inspected for lead based paint hazards.

   And it was not inspected for lead based paint hazards.

         Purchaser must mitigate all lead based paint hazards.

         Purchaser must inspect for and mitigate all lead based

         paint hazards.

3.2. Asbestos

         There is no evidence of asbestos in this project.

         There is evidence of asbestos in this project in the

   locations noted in Attachment _____ and the purchaser must

   take the following actions:

H.   WAIVERS (all projects)

         N/A

         Attachment _____ is a request for waiver of certain

     regulation(s).  Each request includes:

1.  Regulation(s) to be waived.

2.  Reason(s) for each waiver.

3.  Documentation to support waiver

    determination(s):

     NOTE:      All waivers require Headquarters approval and if

      approved will be published by Headquarters in the

      Federal Register.

I.   SPECIAL CONDITIONS (all projects)

         N/A

         Resident initiatives as described in Attachment ______.

         Attachment _____ notes special conditions should be included

     in the sale.

_____________________________________________________________________
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J.   OTHER

la.  HUD-owned projects should not be offered for sale until a

     title rundown/search been completed?  Has it been completed?

         YES

         NO, because:

b.   Are there any problems with the title?

         NO

         YES, Attachment ______ is an explanation of the findings and

     actions taken to mitigate problems found.

2.   This is an occupied Retirement Service Center which must be

     sold with provisions that the purchaser must provide six

     months notice to residents it the purchaser decides to stop

     providing retirement service center services.

         N/A

         YES

         NO, because:

3.   This is an occupied Mobile Home Park which must be sold with

     provisions that it be operated as a mobile home park for at

     least six (6) months after the sale.

         N/A

         YES

         NO, because:

_____________________________________________________________________
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K.   SUMMARY OF NOTICES (rental housing only)

1.   For foreclosure sales, initial notice to residents and

     solicitation of comments.

         NA

         Applicable and

Date Sent           Response Date

(  /  /  )          (  /  /  )

     Response summary:

         NONE

         Specifics:

2.   For HUD-owned, initial notice to residents and solicitation

     of comments.

         Applicable and

Date Sent            Response Date

(  /  /  )           (  /  /  )

     Response summary:

         NONE

         Specifics:

3.   For HUD-owned, initial notice to governmental agencies

     soliciting interest in sale of the property:

     Agencies:                 Date sent      Response Date

     1.                        (  /  /  )     (  /  /  )

     2.                        (  /  /  )     (  /  /  )

     3.                        (  /  /  )     (  /  /  )

     Response Summary:

         NONE

         Specifics:

_____________________________________________________________________

                                                           11

4.   For sales with Section 8 in accordance with 24 C.F.R. 886

     Subpart C, letter to the unit of general local government

     soliciting advisory comments about the proposed sale with

     Section 8 (can be combined with the initial notice):

     Date sent      Response Date

     (  /  /  )     (  /  /  )

     Response Summary:

         NONE

         Specifics;

L.   FORECLOSURE SALES

1.   Are at least 75% of the units occupied and have a majority of

     the tenants requested, in writing, that the project be

     converted to a cooperative?

         N/A, this is not a rental housing project

         NO

         YES, specifically:

2.   Has a state or local government agency, or non-profit

     organization, expressed a firm interest in purchasing the

     project and maintaining it as affordable rental or cooperative

     housing?

         N/A, this is not a rental housing project

         NO

         YES, specifically:

3.        HUD should attempt to be outbid at the foreclosure sale.

HUD should attempt to obtain the project at the

foreclosure sale because:

_____________________________________________________________________
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M.   MARKETING

1.   For HUD-owned projects, the best method to market this project

     would probably be:

 Sealed Bid

 Negotiated Sale, see Attachment ______.

 Request for Proposals

 Other, specifically:

2.   For all projects, except negotiated sales, for advertising

     purposes:

     Local office contact         Project manager contact

     Name:

     Address:

     Phone:

      On-Site Manager

     Name:

     Address:

     Phone:

     Newspaper coverage:  Names, City and State, and publication

     date(s).  Include at least one minority owned newspaper.

     Other advertising/marketing:

_____________________________________________________________________

                                                     13

N.   OTHER

PREPARED BY:

     __________________________________________

     Multifamily Realty Specialist     Date

REVIEWED BY:

     __________________________________________

     Chief Property Officer            Date

APPROVED BY:

     __________________________________________

     Director of Housing Management     Date

_____________________________________________________________________

                                                          14

         ACTIONS AFTER PREPARATION OF

     PRELIMINARY DISPOSITION RECOMMENDATION

            HUD-OWNED PROPERTIES ONLY

PROJECT:

FHA #:

SACT:

Location:

1.   Notice of proposed disposition recommendation sent to

     residents at least 15 days before RPDC meeting/approval of

     Final disposition Program.

     Date sent       Response Date

     (  /  /  )      (  /  /  )

     Response Summary:

         NONE

         Specifics:

2.   Changes made to disposition plan based on comments:

         NONE

         The following:

PREPARED BY:

      _____________________________________________

      Multifamily Realty Specialist        Date

REVIEWED BY:

      _____________________________________________

      Chief Property Officer               Date

APPROVED BY:

      _____________________________________________

      Director of Housing Management        Date

_____________________________________________________________________

                     APPENDIX 6

            ATTACHMENT TO FORM HUD-9650

                 ANALYSIS WORKSHEET

                        8/91

              HUD-OWNED PROPERTY SALE

          COOPERATIVE CONVERSION-RFP SALE

PROJECT:

FHA #:

SACT:

Location:

1.  Is cooperative conversion the best future use of the project?

        YES

        NO, because:

2.  Is it likely that a purchaser can be found who can successfully

    convert the project?

        YES

        NO, because:

3.  Other:

PREPARED BY:

      _________________________________________________

      Multifamily Realty Specialist         Date

REVIEWED BY:

      _________________________________________________

      Chief Property Officer                Date

APPROVED BY:

      _________________________________________________

      Director of Housing Management        Date

_____________________________________________________________________

                      APPENDIX 7

             ATTACHMENT TO FORM HUD-9650

                  ANALYSIS WORKSHEET

                          8/91

                HUD-OWNED PROJECT SALE

         COOPERATIVE CONVERSION-NEGOTIATED SALE

PROJECT:

FHA #:

SACT:

Location:

1.  Does it appear that, at the time the final disposition Program

    will be approved, at least 80% of the units will be occupied by

    residents who are current in their rents or current under an

    approved workout?.

        YES

        NO, because:

2.  Does it appear that at least 30 days prior to sales closing,

    at least 2/3 of the residents will have demonstrated their

    interest in joining the non-profit/limited-equity cooperative

    by depositing at least $200 into an interest bearing, earnest

    money account under the control of the resident organization?.

        YES

        NO, because:

3.  Does the resident organization represent a majority of the

    residents?

        YES

        NO, because:

4.  Does the resident organization have democratic elections

    allowing one vote per unit?.

        YES

        NO, because:

_____________________________________________________________________

5.  Does the resident organization meet regularly (generally at

    least monthly)?

        YES

        NO, because:

6.  Has the resident organization existed at least several months?

        YES

        NO, because:

7.  Has the resident organization assured the property will be

    managed to HUD standards?

        YES

        NO, because:

8.  Has the resident organization provided assurances that all

    needed repairs can be completed in a manner acceptable to HUD?

        YES

        NO, because:

9.  Can the resident organization provide necessary resident

    counseling in cooperative ownership?

        YES

        NO, because:

_____________________________________________________________________

10. Will the resident organization provide employment

    opportunities for residents?

        YES

        NO, because:

11. Does the resident organization have the necessary financial

    resources to operate the project?

        YES

        NO, because:

12. Does the resident organization have written by-laws approved

    by at least 2/3 of the residents?

        YES

        NO, because:

13. Has the resident organization been organized under state/local

    law and is legally qualified to hold title as a limited equity

    cooperative corporation?

        YES

        NO, because:

14. What will happen to residents who do not want to become

    shareholders?

_____________________________________________________________________

19. Other

PREPARED BY:

      ______________________________   ________________

      Multifamily Realty Specialist          Date

REVIEWED BY:

      ______________________________   ________________

      Chief Property Officer                 Date

APPROVED BY:

      ______________________________   ________________

      Director of Housing Management         Date

_____________________________________________________________________

                 ATTACHMENT 8

         ATTACHMENT TO FORM HUD-9650

              ANALYSIS WORKSHEET

                     8/91

           HUD-OWNED PROPERTY SALE

            NEGOTIATED SALE TO A

GOVERNMENTAL AGENCY OR NON-PROFIT ORGANIZATION

1a. Describe and evaluate the demonstrated capacity of the

    governmental agency or non-profit organization to acquire,

    manage and maintain the project as rental/cooperative housing,

    available to and affordable by low- to moderate- income

    families:

1b. Describe and evaluate the plan of the governmental agency or

    non-profit organization to acquire, manage and maintain the

    project as rental/cooperative housing, available to and

    affordable by low- to moderate- income families:

_____________________________________________________________________

2a. Describe and evaluate the demonstrated capacity of the

    governmental agency or non-profit organization to acquire,

    manage and maintain the project as a shelter for the homeless:

2b. Describe and evaluate the plan of the governmental agency or

    non-profit organization to acquire, manage and maintain the

    project as a shelter for the homeless:

PREPARED BY:

      _______________________________    ___________

      Multifamily Realty Specialist         Date

REVIEWED BY:

      _______________________________    ___________

      Chief Property Officer                Date

APPROVED BY:

      _______________________________    ___________

      Director of Housing Management        Date

_____________________________________________________________________

                    APPENDIX 9

          ATTACHMENT TO FORM HUD-9650

                ANALYSIS WORKSHEET

                       8/91

  FORECLOSURE SALE AND HUD-OWNED PROPERTY SALE

                 DEMOLITION

PROJECT:

FHA #:

SACT:

Location:

1.   Demolition is justified because:

2.   Following is the extent to which the projected use of the

     land after demolition is consistent with local, regional, and

     state land-use and housing plans.

3.   If rental/cooperative housing units will be demolished, is

     anything being done to replace the units?

         NO

         YES, specifically

4.   Description of available and suitable replacement housing for

     residents:

5.   What are the probable short- and long -term impacts on the

     neighborhood and community?

6.   The estimated costs of displacement:

PREPARED BY:

     _____________________________________________

     Multifamily Realty Specialist      Date

REVIEWED BY:

     _____________________________________________

     Chief Property Officer             Date

APPROVED BY:

     _____________________________________________

     Director of Housing Management     Date

_____________________________________________________________________

                  APPENDIX 10

         ATTACHMENT TO FORM HUD-9650

              ANALYSIS WORKSHEET

                      8/91

FORECLOSURE SALE AND HUD-OWNED PROPERTY SALE

                DISPLACEMENT

PROJECT:

FHA

SACT:

Location:

1.   Displacement is needed because:

2.   Displacement will be      Temporary       Permanent       Both

     If temporary, it is anticipated to last      weeks        days,

     and cost   $               .

3.       units/residents will be affected.

4.   Will income eligible residents be given priority to occupy

     units in a HUD-owned or privately owned (formerly)

     subsidized project?

         YES

         NO, because

5.   Will residents be given an opportunity to return to repaired

     units in the same project, and/or receive priority for other

     Federal Housing Assistance?

         YES

         NO, because

         If NO, a request for a waiver of 24 CFR 290 is attached.

_____________________________________________________________________

                                                      2

6.   Will all displaced residents receive assistance in locating

     replacement housing and reimbursement for moving expenses at

     a cost determined to be reasonable given the size of the

     family and the circumstances of the move?

         YES

         NO, because

         If NO, a request for a waiver of 24 CFR 290 is attached.

PREPARED BY:

         ___________________________________________

         Multifamily Realty Specialist       Date

REVIEWED BY:

         ___________________________________________

         Chief Property Officer              Date

APPROVED BY:

         ___________________________________________

         Director of Housing Management      Date

_____________________________________________________________________

                       APPENDIX  11

Sales Analysis

Expense Comparable Worksheet

_________________________________________________________________________

    ********************************************************************
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    *                                                                  *
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    *       GRAPHICS  MATERIAL  IN  ORIGINAL  DOCUMENT  OMITTED        *
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    *                                                                  *

    ********************************************************************
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                       APPENDIX  11

Sales Analysis

Expense Comparable Worksheet

_________________________________________________________________________

    ********************************************************************
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    *                                                                  *

    *                                                                  *

    *       GRAPHICS  MATERIAL  IN  ORIGINAL  DOCUMENT  OMITTED        *

    *                                                                  *
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    *                                                                  *
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    ********************************************************************
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                       APPENDIX  12

Property Improvement Requirements

_________________________________________________________________________

    ********************************************************************

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *       GRAPHICS  MATERIAL  IN  ORIGINAL  DOCUMENT  OMITTED        *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    ********************************************************************
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                      APPENDIX  13

           ESTIMATES OF MARKET RENT BY COMPARISON

_________________________________________________________________________
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    *                                                                  *

    *       GRAPHICS  MATERIAL  IN  ORIGINAL  DOCUMENT  OMITTED        *

    *                                                                  *
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    *                                                                  *

    ********************************************************************
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                      APPENDIX  14

         COMPLIANCE AND LAC CONDITIONS RECORD

_________________________________________________________________________

    ********************************************************************

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *       GRAPHICS  MATERIAL  IN  ORIGINAL  DOCUMENT  OMITTED        *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    ********************************************************************
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                     APPENDIX 15

               SAMPLE SECTION 8 NOTICE

     TO HEAD OF UNIT OF GENERAL LOCAL GOVERNMENT

                         8/91

 Name and address of Chief Executive Officer

Dear  Chief Executive Officer, or his/her designee :

     This is to advise you that this office proposes to recommend

 foreclosure  sale of the  insert project name and address  with

a Section 8 Housing Assistance Payments Contract for  insert

number or "all"  units, and to request your review and comments

on this proposal.

     While your review would be in accordance with 24 CFR 891, it

should address the matter of the proposal's consistency with the

overall housing needs and strategy of your community, not strict

conformity to the limitations on variations from your housing

assistance plan goals as provided by Part 891.

     Since we would like to have the benefit of your comments on

our proposal to sell this project with Section 8 assistance

before we make our final decision, I request that you provide us

with your response within thirty days of the date of this letter.

                           Sincerely,

_____________________________________________________________________

                   APPENDIX 16

           SAMPLE NOTICE OF DISPOSITION

                        8/91

To each resident

Dear resident:

     The Department of Housing and Urban Development (HUD) has

developed and tentatively approved a sales program for  project

name .

     Briefly, the proposed sale will  insert short description of

the more important parts of the disposition program, i.e., assure

that the project is maintained as rental or cooperative housing

affordable to low- and moderate- income families for ( ) years,

provide project based Section 8 housing assistance for   number

units, the purchaser will have to fully repair the project up to

standards set by HUD, displacement/relocation, etc.

     You are invited to review the Preliminary Disposition

Recommendation, a copy of which is available in the project

office, at

              address

    or in the HUD office at

              address   .

     After reviewing the Preliminary Disposition Recommendation,

if you have comments or recommendations you believe we should

consider in the development of the Final Disposition

Recommendation for this project, please send your written

comments to us within 30 days of the date of this letter.  Your

responses will be considered and any changes made prior to

approval of a Final disposition Program.

      Once the Final Disposition Program is approved, we will

send a letter to the head of the unit of local government and the

head of the State Housing finance agency or other agency

designated by the governor, offering them 90 days to make an

offer to purchase the property that complies with the terms of

the Final Disposition Program.

_____________________________________________________________________

                   APPENDIX 17

MEMORANDUM FOR:   insert name of Regional Housing Director

FROM:   insert name of person who is sending the Final

  Disposition Recommendation to the RHD for review by the

  Regional PDC

SUBJECT:     Preliminary  Final  Disposition Recommendation for

   insert project/package name

   insert FHA or package number

   insert location

      Attached is the subject for your review.  Attached to it for

your review are:

      1.    Completed form HUD-9650

      2.    Completed form HUD-9650 Worksheet

      3.     insert

      4.     insert

      5.     insert

_____________________________________________________________________

          DISPOSITION RECOMMENDATION

PROJECT:

FHA OR PACKAGE NUMBER:

LOCATION:

__________________________________________________________________________

SALES PRICE:

  For a public competitive offering, an unstated minimum

  price of  $            all cash with the Regional

  Housing Director having authority to accept a lower bid

  after evaluating market conditions and the bids

  submitted.

  For Right of First Refusal, a  $            sales price

  Other:

EARNEST MONEY:

   $

     %  of price bid.

  None, because

RENTAL/COOPERATIVE USE RESTRICTION:

  Yes,       20 years        Years.

  None, because:

LOW- TO MODERATE-INCOME USE RESTRICTION:

  Yes,       15 Years        Years.

  None, because:

ADVERTISING:

  National           Local

  60 days         _______ days because

  None, negotiated sale to _____________________________________

  ______________________________________________________________

REPAIRS:

  Estimated  $            to be completed by HUD by

                        , 19

  Estimated  $            to be completed by

  the Purchaser in       months

  to meet local code      Section 8 HQS

       specified repairs

  Demolition of      units in      buildings;

  by      HUD      Purchaser

  None, because:

_____________________________________________________________________

      DISPOSITION RECOMMENDATION - PAGE 2

PROJECT:

FHA OR PACKAGE NUMBER:

LOCATION:

__________________________________________________________________________

DISPLACEMENT/RELOCATION:

Temporary:       families.

Permanent:       families.

If displacement occurs as part of the HUD required

purchaser rehabilitation/repair program, either

temporary or permanent, the assistance and benefits

tenants must receive from the purchaser shall not be

less than those specified in 24 CFR 290.

None

SUBSIDY:

15 year project based Section 8 for       units

     Existing(PD)         Mod Rehab(PD)

The Contract of Sale, AHAP/HAP Contracts and other

offering documents must require the Purchaser to

disclose whether or not other governmental assistance

will be obtained with the acquisition of the project.

If affirmative, HUD must assess the impact of the other

governmental assistance, prior to closing and execution

of the AHAP and HAP Contracts, to assure that HUD

is providing no more assistance than is necessary to

provide affordable housing pursuant to the requirements

of the Section 203 of the HCD Act of 1978, as amended.

The disclosure provisions must also require the

Purchaser to disclose the receipt of any other

governmental assistance during the term of the AHAP or

HAP Contracts.

HAP Agreement needed because some or all of the

units to be assisted will not meet HQS at closing.

Section 8 Certificates for       families

     Vouchers for      families

Other: _________________________________________________

       _________________________________________________

Estimated Annual Contract Authority  $

None, because:

_____________________________________________________________________

                 APPENDIX 18

MEMORANDUM FOR:   insert name of Regional Housing Director

FROM:  Regional Property Disposition Committee

SUBJECT:  Final Disposition Program for

 insert project/package name

 insert FHA or package number

 insert location

      Attached is the subject for your review.

       If the Final Disposition Program differs from the final

      Disposition Recommendation, provide information similar to

      the following:

      The attached reflects a modification of the final

      disposition recommendation based on the following factors:

      1.

      2.

      etc.

      Your concurrence on the attached is recommended.

_____________________________________________________________________

            FINAL DISPOSITION PROGRAM

PROJECT:

FHA OR PACKAGE NUMBER:

LOCATION:

__________________________________________________________________________

SALES PRICE:

 For a public competitive offering, an unstated minimum

 price of  $              all cash with the Regional

 Housing Director having authority to accept a lower bid

 after evaluating market conditions and the bids

 submitted.

 For Right of First Refusal, a  $                sales price

 Other:

EARNEST MONEY:

  $

    %  of price bid.

 None, because

RENTAL/COOPERATIVE USE RESTRICTION:

 Yes,       20 years          Years.

 None, because:

LOW- TO MODERATE-INCOME USE RESTRICTION:

 Yes,       15 Years          Years.

 None, because:

ADVERTISING:

National          Local

60 days       ______ days because

None, negotiated sale to _______________________________________

________________________________________________________________

_____________________________________________________________________

          FINAL DISPOSITION PROGRAM - PAGE 2

PROJECT:

FHA OR PACKAGE NUMBER:

LOCATION:

__________________________________________________________________________

REPAIRS:

Estimated  $             to be completed by HUD by

                       ,19

Estimated  $             to be completed by

the Purchaser in      months

to meet local code        Section 8 HQS

     specified repairs

Demolition of      units in      buildings;

by      HUD        Purchaser

None, because:

DISPLACEMENT/RELOCATION:

Temporary:        families.

Permanent:        families.

If displacement occurs as part of the HUD required

purchaser rehabilitation/repair program, either

temporary or permanent, the assistance and benefits

tenants must receive from the purchaser shall not be

less than those specified in 24 CFR 290.

None

SUBSIDY:

15 year project based Section 8 for      units

     Existing(PD)        Mod Rehab(PD)

The Contract of Sale, AHAP/HAP Contracts and other

offering documents must require the Purchaser to

disclose whether or not other governmental assistance

will be obtained with the acquisition of the project.

If affirmative, HUD must assess the impact of the other

governmental assistance, prior to closing and execution

of the AHAP and HAP Contracts, to assure that HUD

is providing no more assistance than is necessary to

provide affordable housing pursuant to the requirements

of the Section 203 of the HCD Act of 1978, as amended.

The disclosure provisions must also require the

Purchaser to disclose the receipt of any other

governmental assistance during the term of the AHAP or

HAP Contracts.

_____________________________________________________________________

           FINAL DISPOSITION PROGRAM - PAGE 3

PROJECT:

FHA OR PACKAGE NUMBER:

LOCATION:

__________________________________________________________________________

 HAP Agreement needed because some or all of the

 units to be assisted will not meet HQS at closing.

 Section 8 Certificates for       families

      Vouchers for       families

 Other: ____________________________________________________

        ____________________________________________________

 Estimated Annual Contract Authority  $

 None, because:

REPLACEMENT RESERVES:

 Initial  $             to R for R by purchaser

 Annual deposit to R for R of  $           , paid in

  monthly increments.

 None, because:

OTHER PROVISIONS:

      days to close sale

 None

 Purchaser must provide 6 months notice to residents in

 the event purchaser wishes to deliminate retirement

 service center services.

 Purchaser must continue to operate as a Mobile Home Park

 for at least 6 months after the sale

 Purchaser must mitigate lead based paint hazard

 Historic Preservation, specifically:

 The following resident initiative(s):

Recommended by the Regional Property Disposition Committee:

_____________________________________      _____________________________

 Regional PD Specialist                    Regional LM Specialist

_____________________________________      _____________________________

_____________________________________

Approved:                   ___________________________   _________

                  Regional Housing Director       Date

_____________________________________________________________________

Sales Analysis

Recommended Versus Approved

Final Foreclosure / Disposition Program

_________________________________________________________________________

    ********************************************************************

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *       GRAPHICS  MATERIAL  IN  ORIGINAL  DOCUMENT  OMITTED        *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    ********************************************************************
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_____________________________________________________________________

                         Sales Analysis

                         Recommended Versus Approved

                         Final Foreclosure / Disposition Program

__________________________________________________________________________

    ********************************************************************

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *       GRAPHICS  MATERIAL  IN  ORIGINAL  DOCUMENT  OMITTED        *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    ********************************************************************
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                  APPENDIX 19

     SAMPLE RIGHT OF FIRST REFUSAL LETTER

                       9/91

Honorable

Governor of the State of

Mayor of the City of

       address

     As you may know, the Department of Housing and Urban

Development (HUD) owns (project name and address).

     I am pleased to inform you that HUD, after careful analysis

and consideration, has developed a plan for the disposition of

this property (which continues it as a much needed

low-and-moderate-income housing resource).

     Prior to our proceeding with this plan, we are offering to

sell the property to you in accordance with the conditions of the

plan.  This offer is being made pursuant to the 1988 Technical

Amendments to the Housing and Community Development Act of 1987,

which gives state and local government agencies a "Right of First

Refusal" to purchase HUD-owned rental housing properties once HUD

has developed a final disposition plan.

     We have enclosed several documents which explain the

conditions of the sale.  These include:

     1.    Contract of Sale, which sets the sales requirements for

 a sale to you.

     2.    Property Improvement Requirements, which sets HUD

 specific repair requirements.

     3.    A Housing Assistance Payments Contract (HAP), and an

 Agreement to Enter a HAP, which set the requirements for

 receipt of Section 8 payments after the sale.

     4.    Prospectus and Invitation to Bid, which contains basic

 physical and financial information about the project and

 the approved disposition plan.  This form will be used

 to inform potential bidders of the availability of the

 project in the event it is not sold under the Right of

 First Refusal.

     5.    Section 8 Information Sheet, which is self-explanatory.

I urge you to read all of these carefully.  Please give special

attention to Section 18 of the Contract of Sale as it includes

provisions on subsidy, use restrictions, rehabilitation, equity

participation, and the impact that other governmental assistance

will have on the Section 8 assistance we plan to provide.

_____________________________________________________________________

We also invite you to consider the following:

1.   This offer is for the conditions already set.  This is

     not an invitation to negotiate conditions of the sale,

     except, if the price of this property is over $1.00, HUD

     may agree to reduce the sales price in return for a

     period of affordability for low- and moderate income

     families longer than the 15 years currently provided.

2.   HUD is prepared to promptly advertise the property for

     sale, to afford all interested parties willing and able

     to meet the conditions of the sale an opportunity to

     compete.  HUD has quickly and efficiently sold hundreds

     of projects in this manner.  They are operating as

     affordable low- and moderate-income rental/cooperative

     housing today.

3.   HUD's sales price reflects all of the conditions HUD

     has set for the sale, and is for all-cash.  HUD is not

     providing any financing or mortgage insurance.  While

     there is nothing to prevent you or a purchaser to whom

     you may resell the project from applying for FHA

     mortgage insurance, the purchase of the project from HUD

     cannot be delayed pending processing for mortgage

     insurance.

4.   If you purchase the property, you may not transfer or

     resell the property to a private entity, profit or non-profit,

     unless you use a public solicitation process,

     which has received our prior approval.

5.   If you transfer or resell the property, the purchaser

     must agree to maintain the property as affordable low- and

     moderate-income rental/cooperative housing for a

     period beyond the 15 years provided in our sale to you.

     Generally, we expect this longer period to be at least

     an additional 5 years.

6.   The Section 8 provided for in this sale is the maximum

     initial contract rents HUD will make available to units

     when they meet HUD's Housing Quality Standards.  HUD will

     not increase these rents to cover any costs associated

     with administration of the Section 8 Housing Assistance

     Payments (HAP) Contract, nor can it be used for purposes

     other than the residential housing covered by the HAP

     Contract.

7.   Read the Section 8 Information Sheet carefully, noting

     in particular that you will have to cover all operating

     costs until units in the project meet Housing Quality

     Standards.

_____________________________________________________________________

     8.    The repair requirements in this sale have been carefully

 developed to assure the future success of this property.

 If you or any purchaser believe additional work is

 needed, such additional work may be performed, but the

 Section 8 rents will not be increased to over these

 additional costs.

     9.    The statute requires that, in the event you are

 interested in a purchase, you have 90 days to make us an

 offer.  Since you may not be interested, or have

 questions about this procedure or the project which need

 to be answered before you can decide, we have enclosed

 a return reply letter which we invite you to send to

 inform us of your interest.  In order to expedite the

 process, a reply within the next 30 days would be

 helpful.

    10.    In the event you are interested in purchasing the

 property, HUD is prepared to work closely with you to

 achieve a closing within 90 days of your receipt of this

 letter.

     We  would appreciate your prompt review of the enclosed

documents.  If you have any questions about this process, please

call  insert name  of my staff at  insert phone number .  Please

expect a call from  insert name  in the next few days to confirm

receipt of this letter and to receive any initial indication of

your interest.

     As provided in the statute, a similar offer to purchase this

property has been made to  insert name of other agency .

                 Sincerely,

_____________________________________________________________________

                    APPENDIX 20

  RIGHT OF FIRST REFUSAL PACKAGE CONTENT CHECKLIST

___________  Contract of Sale and Purchase

___________  Form HUD-9552, Property Improvement Requirements

___________  If applicable, HAP Contract, Form HUD-52522 C&D, as

   amended

___________  If applicable, AHAP, form HUD-52521 C&D, as amended

___________  Prospectus

___________  Section 8 information sheet

_____________________________________________________________________

                     APPENDIX 21

                  SAMPLE ADVERTISEMENT

__________________________________________________________________________

    ********************************************************************

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *       GRAPHICS  MATERIAL  IN  ORIGINAL  DOCUMENT  OMITTED        *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    *                                                                  *

    ********************************************************************

__________________________________________________________________________
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_____________________________________________________________________

                       APPENDIX 22

                  BID KIT CONTENT CHECKLIST

_______   1 copy - Bidding Instructions

_______   1 copy - Prospectus

_______   4 copies - Contract of Sale and Purchase

_______   1 copy Form HUD-2530, Previous Participation

    Certificate

_______   1 copy Form HUD-92417, Personal Financial and Credit

    Statement

_______   1 copy HAP Contract, Form HUD-52522 C&D, as amended

_______   1 copy AHAP Contract, Form HUD-52521 C&D, as amended

_______   1 copy Form HUD-9552, Property Improvement Requirements

_______   1 copy Section 8 information sheet

_______   1 copy Form HUD-935.2, Affirmative Fair Housing

    Marketing Plan

_______   1 copy Form HUD-9832, Management Entity Profile

_______   1 copy Form HUD-9839-A, Management Certification for

    Owner-Managed Projects

_______   1 copy Form HUD-9839-B, Management Certification for

    Projects with Identity-of-Interest or Independent

    Management Agents

_______   1 copy Form HUD-9839-C, Management Certification for

    Elderly Projects Managed by Project Administrators

_______   1 copy Non-Discrimination Certificate
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                          APPENDIX 25

                    CERTIFICATION OF DISCLOSURE

TO:  FHA Commissioner

RE:  Project Name     :

     Project Number   :

     Project Location :

     1.  I will not use any other government assistance in the acquisition,

         rehabilitation or operation of this project other than the Section

         8 assistance being provided by HUD.  (Other government assistance

         includes but is not necessarily limited to, any loan, grant,

         guarantee, insurance, payment, rebate subsidy, credit, tax

         benefit, or any other form of direct or indirect assistance).

         If during the term that HUD assistance is being provided (or is

         expected to be provided under the provisions of an Agreement to

         Enter into a (Section 8) Housing Assistance Payments Contract

         (AHAP)), I apply for, and receive other government assistance,

         I will revise this Certification of Disclosure and submit to HUD

         the information required in section 2 below within 30 days of the

         expected or actual receipt of other government assistance.

     2.  The project will receive or is expected to receive other

         government assistance that is identified on the Sources and Uses

         Statement, which I have attached.  The Sources and Uses Statement

         describes the source, use and total amount of each form of other

         government assistance that is expected to be used in the project

         at this time.

         Within 30 days of any changes in circumstances occurring at any

         time before or during the term of the Section 8 Contract that

         affects the accuracy of this Certification of Disclosure, I will

         submit to HUD a revision to the Certification reflecting such

         changes.

     I certify that the information supplied herein is true and correct to

     the best of my knowledge.

WARNING:  It is a crime to knowingly make false statements to a Federal

agency.  I understand that penalties upon conviction can include a fine and

imprisonment.  For details, see Title 18 U.S. code, Sections 1001, 1010,

and 1012, which penalties may be not more than $10,000 or five years

imprisonment, or both, per offense.

_______________________________________          __________________

Signature                                              Date

_______________________________________

Name

_______________________________________

Title

_____________________________________________________________________

                           SAMPLE

                  NOTICE TO ALL BIDDERS

The Department is concerned that the envelopes in which bids are being

submitted for HUD's Multifamily Property Disposition sales are not being

properly identified.  The instructions outlined in Item G of the

"Bidding Instructions" (included as the cover sheet for the bid kit)

must be strictly followed.

As required by Item G of the "Bidding Instructions," the bidder's name,

address and phone number, and the name of the property for which a bid is

being submitted must appear on the lower left-hand corner of the mailing

envelope.  And, in addition, this envelope containing the bid must be

addressed as follows:

                INSERT PROPER ADDRESS

If you choose a delivery service such as Federal Express, or other form

of overnight or special delivery, the information given above must appear

on the front of the delivery service envelope.
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                       APPENDIX  27

       U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT

             MULTIFAMILY PROPERTY SALES PROGRAM

                   SECTION 8 INFORMATION

Name:

Number:

Location:

This project is being sold with Section 8 rental subsidy.  As noted below,

this subsidy will be in the form of a project-based Section 8 Housing

Assistance Payments Contract (HAP) for tenants in occupancy and/or

tenant-based Section 8 Certificates of Family Participation (Certificates).

Basically, Section 8 provides monthly rental subsidy payments for the

difference between the Tenant Rent (the amount payable to the owner monthly

as rent by a Section 8 eligible tenant) and the HUD approved rent for the

unit (and in some cases part or all of the utility costs).  A tenant's

annual income must be certified periodically to assure that he/she is

paying the maximum provided by HUD regulations.

  NOTE:   Potential bidders should consult the appropriate HUD regulations

to assure that all the information provided herein and the

regulations that will govern the project after purchase are

clearly understood before submitting a bid.  Refer to 24 Code of

Federal Regulations Parts 813, 882, and 886, as most recently

revised in the Federal Register, and the local HUD office having

jurisdiction over the project.

The following checked item(s) are applicable to this sale:

/  / Certificates  (See 24 Code of Federal Regulations Part 882, Subpart A)

     Approximately _____tenants in this project have, or will have at

     closing or shortly thereafter, Certificates of Family Participation

     (Certificates) administered by a local public authority, usually the

     PHA having jurisdiction in the area where the project is located.  The

     new owner will be required to execute a Housing Assistance Payments

     Contract (HAP) with the PHA administering the Certificates in order to

     receive subsidy payments.  HUD, through an Annual Contributions

     Contract (ACC) with the PHA, provides funds to the PHA to make these

     payments.

     Potential bidders are cautioned that payments hereunder may not start

     for several months after closing, either due to repairs required by

     the purchaser, or the processing required to start the administration

     of the Certificates.  Prior to receipt of the subsidy payments,

     purchasers may not charge eligible tenants, who will receive

     Certificates, more than the amount the tenant would be required to pay

     under the Certificate program.  Bids should be computed accordingly.

     A Certificate is the property of the eligible tenant.  In the event a

     tenant with a Certificate vacates the property, he/she takes the

     Certificate with him/her and thereafter HUD, the PHA, and the owner

     have no further obligation to maintain the vacated unit as a

     subsidized unit.

     Bidders are urged to consult the regulations and the field office

     having jurisdiction over the project for further information on this

     subsidy program.
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/  / Project-Based Section 8 (See 24 Code of Federal Regulations Part 886,

     Subpart C, and the HAP Contract/HAP Agreement).

     Approximately ____units (Contract Units) in the project will be

     subsidized under a project-based Section 8 Housing Assistance Payments

     Contract (HAP) executed:

     /  / between HUD and the purchaser    /  / between the PHA and the

     purchaser /  / at closing    /  / at a later date (after repairs)

     The HAP provides subsidy payments for Contract Units for 15 yrs.

     The Contract Units must continue to be rented by Section 8 eligible

     tenants for the entire term of the subsidy.  Partial payment for

     vacant Contract Units may be made for specified reasons and time

     periods, as provided by the HAP Contract.

/  / Section 8 Repair Requirements

     Prior to receiving Section 8 payments, the property must be repaired

     by the purchaser to meet codes and the Housing Quality Standards (HQS)

     set forth at 24 CFR 886, Subpart C.

     It is estimated that approximately ___ units will meet HQS at closing,

     however the exact number of units will be determined by HUD just prior

     to closing.  At closing, the HAP will be executed for units meeting

     HQS.  After closing, under the conditions of the HAP, the Purchaser

     may request Section 8 payments for those units which have been

     certified as meeting HQS requirements.

     For units not meeting HQS at closing (but are to be provided Section 8

     payments after repairs are completed) an Agreement to Enter Into the

     HAP shall be executed at closing.  This Agreement obligates the

     purchaser to complete the repairs, and obligates HUD to provide

     Section 8 payments after repairs are acceptably completed.  Repairs

     can be completed in stages (generally no more than four) so that

     Section 8 payments may begin for portions of the project as they are

     completed and verified.

     Potential bidders are cautioned that the project will probably have an

     operating shortfall during the period prior to implementation of the

     HAP Contract for all Contract Units, and some tenants may have to be

     temporarily relocated due to repairs.  These costs have already been

     calculated in HUD's disposition process for the project and,

     therefore, HUD will not make any monetary adjustments to cover any

     costs that may be incurred.  Bidders should compute their bids

     accordingly.

___________________________________________________________________________
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  /  / Other Repair Requirements

       The purchaser is required to complete repairs which exceed code

       requirements and HQS.  These repairs are specified elsewhere in the

       bidding documents.

  The following applies as checked:

  /  / Rent Increases

       The purchaser may not increase the currently authorized rent for any

       unit(s) until such unit(s) has/have been certified as having met

       / / codes and HQS / / other repair requirements specified by HUD

       have been completed.

  HUD-approved Rents

  /  / All utilities (except telephone) are included in the HUD approved

       rent.  The Section 8 Contract covers the HUD approved rent for each

       Contract Unit.

  /  / Tenants pay some or all of the utility costs in this project.

       Section 8 tenants receive a Utility Allowance with which they are to

       pay for utilities.  The amount of the Utility Allowance is indicated

       below.

       Where the Utility Allowance for a Contract Unit exceeds the Total

       Tenant Payment for a Section 8 tenant, the Contract provides for a

       Utility Reimbursement (the difference between the Tenant Rent and

       the Utility Allowance), to be made by the Owner on behalf of HUD.

       To assure that sufficient funds are available to cover such cases,

       the Section 8 Contract covers bath the approved rent and Utility

       Allowance for the each Contract Unit.

       Potential bidders are cautioned that a Utility Reimbursement is paid

       to the Owner in trust for the tenant and is, therefore, not income

       to the project and should not be utilized in any cash flow

       projections.

  The Section 8 Contract

  The Section 8 Contract (ACC for Certificates, or HAP for Project Based

  Section 8), when executed by HUD and the purchaser, will provide funds

  for the following Gross Rents:

                      *HUD-Approved

       HUD-approved      Monthly         Section 8     Household

   Unit    No.   (Monthly      +   Utility     =   Gross Rent    Type

   Size  Units    Rent            Allowance)

 ______  ______  $___________    $____________    $___________   Family

 ______  ______  $___________    $____________    $___________   Family

 ______  ______  $___________    $____________    $___________   Family

 ______  ______  $___________    $____________    $___________   Family

 ______  ______  $___________    $____________    $___________   Family

    Est.  Monthly Total:$ ________________

 Est. Gross Annual Rent: _________________

 The approximate annual amount of the Section 8 Contract will be:$_______,

 if other governmental assistance is not used as described in Section

 2.7(j) of the Agreement to Enter into a Housing Assistance Payments

 Contract (AHAP) or Section 2.4(j) of the Housing Assistance Payments

 Contract (HAP).

 * Utility allowances should not be considered as project income.

__________________________________________________________________________
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 Rents After Closing.

 Before a unit is included under the HAP Contract, the Purchaser may

 collect rent from tenants (eligible or non-eligible) only in the amount

 the tenants were paying before closing.  The Purchaser must also pay any

 Utility Reimbursement to tenants that they would be entitled to if the HAP

 were in effect.  The Purchaser must understand that he/she will not be

 reimbursed for this Utility Reimbursement, since the HAP would not be in

 effect.

 During HUD's ownership, a Section 8 eligible tenant may pay no more than

 30 percent of his/her adjusted monthly income as the Total Tenant Payment

 (rent).  However, rents for these units (which may or may not increase an

 eligible tenant's rent) may not be raised by the new owner, as set forth

 above, until the units are accepted and included under the HAP.  If

 applicable, Total Tenant Payments may be increased in accordance with the

 Section 8 Program's "Revised Section 8 Tenant Rent Formulas" at the time

 the units are incorporated under the HAP, as computed on HUD-50059k.

 All new Section 8 eligible tenants coming into occupancy after sales

 closing are to pay rent as calculated on HUD-50059e.

 Prospective bidders are cautioned to consult the appropriate regulations

 and the HUD field office having jurisdiction over the project to answer

 any questions in this area.
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                                Project Name: ________________

                                Project No.: _________________

        APPENDIX 28

                      AMENDMENT TO

 AGREEMENT TO ENTER INTO HOUSING ASSISTANCE PAYMENTS CONTRACT

                    (HUD 52521C&d 8/80)

The Agreement to Enter Into Housing Assistance Payments Contract,

dated ______________, between the U.S. Department of Housing and Urban

Development and ___________________________________________________,

is amended as follows:

1. The second paragraph is amended to read:

   The Owner agrees to rehabilitate or repair this previously HUD-owned

   project to make project units decent, safe and sanitary and meet the

   Housing Quality Standards as defined by HUD, and to complete the work

   in accordance with the Property Improvement Requirements for Multifamily

   Sales applicable to this project.  Upon the acceptable completion of

   the rehabilitation or repair, the Owner and HUD will enter into a

   Housing Assistance Payments Contract (Contract) for the purpose of

   making housing assistance payments to enable Section 8 eligible Families

   (Families) to occupy, or continue to occupy, units in the project.

2. Paragraph 1.1(e) is amended to read:

   Exhibit A:  The Property Improvement Requirements, the Management Plan,

     the Affirmative Fair Housing Marketing Plan, tenant

     selection criteria, and the details of financing.  Exhibit A

     may incorporate these items by reference, specify the

     location of the items, and list them, including any

     amendments.

3. Paragraph 1.4(c)(1) is amended to read:

                                                         Not

                                               Applic.  Applic.

   (c) (1) 2.4(f)  Adjustment of Contract Rents

       Based on Cost Certification for Projects

       not subject to Part 811:  Applicability:

       Not Applicable.                                   _______  ___X___

4. Paragraph 2.3(b)(7) is DELETED.

5. Paragraph 2.4(f) is DELETED.

6. Paragraph 2.4(i)(1)(i)(b) is amended to read:

   (b) were not listed in the Property Improvement Requirements and

7. Paragraphs 2.4(i)(1)(ii) and (iii) are amended to read:

       (ii)  When the actual certified relocation payments made by

   the owner to temporarily displaced Families varies from

   the cost estimated by HUD.

      (iii)  In such cases, the owner shall submit certified statements

   of actual costs including interest rate incurred

   for the rehabilitation loan, contract rent shortfalls

   and HUD approved relocation.  HUD shall review and

   approve costs subject to post audit.

8. Paragraph 2.4(i)(2)(i) is amended to read:

        (i)  Approve a change order to the rehabilitation contract.

   or amend the mandatory provisions in the Property

   Improvement Requirements if there is no rehabilitation

   contract, specifying the additional work to be accomplished

   and the additional cost of this work.

_____________________________________________________________________
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 9. Paragraph 2.4(i)(S) is amended to read,

         (3)  If the change is due to circumstances set out in paragraph

    (i)(1)(ii), HUD may recalculate the Contract Rents and

    amend this Agreement as appropriate to reflect the revised

    rents.  The Contract Rents shall not be recalculated based

    on the increased costs to maintain rents to tenants at the

    level required under Section 8 of the Act during

    rehabilitation period.

10. Insert New Paragraph 2.4(j) - Adjustment Based on Other Governmental

                        Assistance.

    2.4(j) - Adjustment Based on Other Governmental Assistance.

    1.  Disclosure.  Purchaser agrees to disclose (a) any Federal, State

        or local governmental assistance, other than the Section 8

        Assistance provided under the contract(s) described in paragraph

        C.1. above, that will receive or reasonably expects to receive

        prior to or during the term of the Section 8 HAP Contract; and

        (b) in cases where the purchaser will receive or reasonably

        expects to receive such other assistance, the expected sources and

        uses of all funds that are to be made available to the Project.

        Such other assistance includes any loan, grant guarantee,

        insurance, payment, rebate, subsidy, credit, tax benefit or other

        form of direct or indirect governmental assistance.  In order to

        comply with this requirement, the Purchaser has completed and

        executed the Certification of Disclosure form attached hereto.

        The Secretary will take the information in the Certification of

        Disclosure into account in his final computation of the amount of

        Section 8 assistance that will be provided for the project.

    2.  Changed Circumstances.  Within 30 days of any change in

        circumstances occurring at any time before or during the term of

        the Section 8 HAP contract that affect the accuracy of tow

        Certification of Disclosure, the Purchaser shall submit to the

        Secretary a revision of such Certification.  The Secretary shall

        reduce the amount of Section 8 assistance provided for the Project

        to compensate in whole or in part, as the Secretary deems

        appropriate, for any increases in other assistance.

_____________________________________________________________________
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      APPENDIX  29                         Project No.:  ________________

                        AMENDMENT TO

     HOUSING ASSISTANCE PAYMENTS CONTRACT (HUD 52522C&D 8/80)

The Housing Assistance Payment Contract, dated __________________, between

the U.S. Department of Housing and Urban Development and

___________________________________________________________________________

is amended as follows :

1.  Paragraph 1.4(b)(1) is amended to read:

                                                          Not

                                                 Applic. Applic.

    (b)(1) 2.7(f) - Adjustment of Contract Rents Based on

          Cost Certification:  Applicability:

          Not Applicable.                        ______  ___X___

2.  Paragraph 2.7(f) is DELETED.

3.  Insert New Paragraph 2.7(j) - Adjustment Based on Other Governmental

                        Assistance.

    2.7(j) - Adjustment Based on Other Governmental Assistance.

    1. Disclosure.  Purchaser agrees to disclose (a) any Federal, State

       or local governmental assistance, other than the Section 8

       Assistance provided under the contract(s) described in paragraph

       C.1. above, that will receive or reasonably expects to receive

       prior to or during the term of the Section 8 HAP Contract; and

       (b) in cases where the purchaser will receive or reasonably

       expects to receive such other assistance, the expected sources and

       uses of all funds that are to be made available to the Project.

       Such other assistance includes any loan, grant guarantee,

       insurance, payment, rebate, subsidy, credit, tax benefit or other

       form of direct or indirect governmental assistance.  In order to

       comply with this requirement, the Purchaser has completed and

       executed the Certification of Disclosure form attached hereto.

       The Secretary will take the information in the Certification of

       Disclosure into account in his final computation of the amount of

       Section 8 assistance that will be provided for the project.

    2. Changed Circumstances.  Within 30 days of any changes in

       circumstances occurring at any time before or during the term of

       the Section 8 HAP contract that affect the accuracy of the

       Certification of Disclosure, the Purchaser shall submit to the

       Secretary a revision of such Certification.  The Secretary shall

       reduce the amount of Section 8 assistance provided for the Project

       to compensate in whole or in part, as the Secretary deems

       appropriate, for any increases in other assistance.
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                         APPENDIX 30

          SAMPLE NOTICE OF ANTICIPATED DISPLACEMENT

                             8/91

      Insert name and address of resident

     Dear _________________________:

This is to advise you that on or after  Insert date, at

     least 15 days after date of this letter  this office will

     recommend that the project in which you live be sold.  We

     anticipate that if this recommendation is approved, it will cause

     you to be displaced from your residence.  The reason is for this

     displacement is that (state why the recommended disposition would

     cause displacement, if such is not already clear).

Please refer to the "Notice of Disposition Recommendation"

      Insert either "attached to this Notice," or "delivered to you on

      Insert date ," or "which we will soon send to you" .  It

     contains additional information on this office's proposal to make

     the recommendation.

                                   Sincerely,
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                        APPENDIX 31

               SAMPLE NOTICE OF DISPLACEMENT

                             8/91

      Insert name and address of resident

     Dear ___________________:

 This is your notice that you will be required to move from

     your residence in the near future.  The Department of Housing and

     Urban Development (HUD), the owner of (Insert the name of the

     project), has decided to dispose of (Insert name of the project)

     by (state the approved disposition).  The reason you will have to

     move is (explain why displacement will occur, if not already

     explained in previous sentence.)

  Insert name, address, and phone number of appropriate HUD

     official or relocation contractor  will provide you with

     assistance in locating replacement housing.  You will be

     reimbursed for moving expenses you incur in moving to your

     replacement housing, but HUD will not pay more than is considered

     reasonable for the circumstances.

 In addition, if you have been certified as eligible for

     Section 8 Housing assistance, you shall:

 (1)  Receive priority to occupy a unit in HUD-owned formerly

      subsidized projects at a rental rate not to exceed 30

      percent of income.

 (2)  Be afforded the opportunity to return to another unit

      in the project whenever possible and be reimbursed

      for reasonable moving expenses, or

 (3)  Receive a priority for other Federal Housing assistance

      under the United States Housing Act of 1937.

  Use the following if displacement will be caused by

     demolition or by conversion of the project to non-residential

     use:  If you move out of  Insert name of Project  between  Insert

     effective date of this Notice  and  Insert a date not sooner than

     30 days before the anticipated date of conveyance of the

     project , you will be entitled to the benefits stated in the

     paragraph above, if you have been certified as eligible for

     Section 8 assistance.  Payment to you for moving expenses will be

     made after you incur the expenses and provide this office or the

     purchaser of the project with satisfactory proof of the expense.

_____________________________________________________________________

 Use the following if the project is being sold with project

     based Section 8:  Since  insert the name of the project  is being

     sold with Section 8, all tenants, regardless of Section 8

     eligibility, will be eligible for reimbursement of moving

     expenses if they are asked to move.  The  insert name of

     purchaser  will contact you regarding eligibility for these

     benefits and will be responsible for administering this

     assistance.

                              Sincerely,

_____________________________________________________________________

     DISPOSITION RECOMMENDATION - PAGE 3

PROJECT:

FHA OR PACKAGE NUMBER:

LOCATION:

__________________________________________________________________________

REPLACEMENT RESERVES:

 Initial  $             to R for R by purchaser

 Annual deposit to R for R of  $          , paid in

 monthly increments.

 None, because:

OTHER PROVISIONS:

     days to close sale

 None

 Purchaser must provide 6 months notice to residents in

 the event purchaser wishes to deliminate retirement

 service center services.

 Purchaser must continue to operate as a Mobile Home Park

 for at least 6 months after the sale

 Purchaser must mitigate lead based paint hazard

 Historic Preservation, specifically:

 The following resident initiatives:

Recommended by:

___________________________________      ______________________________

 Realty Specialist                       Chief Property Officer

___________________________________      ______________

Director of Housing Management           Date

