LA 4

DOCUMENT RESUME 4 ‘.
. \ ~

ED 228 432 , CE 035 535
AUTHOR ° , Peterson, Kristina; Heinsohn, Ingrid -
TITLE - The Uses of Research Sponsored by the Administration “
S on Aging (AoA). Case Study No. 6. The Home Equity
. Conversion Project. - S . ‘
_INSTITUTION . American Institutes for Research in the Behavioral
M Sciences, Washington, DC. Gerontological Research
’ Inst. ) ‘
SPONS AGENCY Administration on.Aging (DHHS), Washington, D.C.
REPORT NO. = AIR-82103-8/82-RP < :
PUB DATE Aug 82
GRANT . AoA-90-AR-2173 | \
NOTE ) - B8lp.; For related documents, see ED 218 489, ED 226 -

= 099-100, and CE 035 532-534. Some pages may be
marginally legible due to small print.

-

PUB TYPE Reports - Research/Technical (143) ' - o / 4
EDRS PRICE MFO1/PCO4 Plus Postage. L [
DESCRIPTORS Adult Education; *Aging (Individuals); Case Studies; ' o
* Development; *Homeowners; Housing; *Income; . 2
Informatton Dissemination; *Older Adults; Research;

. Reseaf@ﬁ_Projects; *Qesearch Utilization: Social 4

_ Networks - T . :
IDENTIFIERS Administration on Aging; *Home Equity Conversion :

. Project’ ’ : . ‘

ABSTRACT

This case study, one in a series of research efforts
designed to examine the utilization of the Administration on’Agifig's
research, descrjibes the different types of us of findings of the
Home Equity Conversion Project (HECP), whic%{ggveloped ways of .
converting home equity into usable income. - e-first chapter

describes the project and overviews HECP's research’, development, and
promotion efforts. The next chapter reviews, through illustrative . .
vignettes, uses of the project by: (1) federal, state, and local ) >
policymakers ‘(integration or input into federal and state-

legislation, provision of assistance, and majerials at the local

level); (2) six pilot projects (supported by fechnical assistance,

research support, 'in-kind contributions, and direct grants); (3) the

private sector (development of investment packages, presentations on

the topic to private firms, and advice to elderly people, about ' .
conversion options); and (4) the media. Chapter C examines the HECP
experience 'in terms of six propositions for successful utilization:

extensive social networking, intérventions to beoost utilization,

. vigorous information disseminatiop;, synthesis of previous findings

into the research, existence of a large audience of policymakers and
practitioners with interest .in’the topic and a desire to do something
about it, and confirmation of study-findings by other researchers.

. Appendixes include information on.project products and additional

vignettes. (YLB)

- : R .
******;**************;**********************?**************************

* Reproductions supplied by EDRS are the best that:can be made *

* o . - from the original document. . ’ *
*******************************%***************************************

~ -y




) L]
¢ ¢ ’
. AIR-82103-8/82-RP
¥
\
N\ ’
< Y.
oo
(qV]
O
a
L

N “The Usés"of Résearch
o - Sponsored by the \
... Administration on Agirig (AcA)

CASE STUDY NO. 6

“The Home Equity
- Conversion Project

U.S DEPARTMENT OF EDUCATION
NATIONAL INSTITUTE ‘OF EDUCATION
EQUCATIONAL RESOURCES INFORMATION

j CENTER (ERIC)
This document has been teproduced ds

|

. \

receiv roro the petson of organization Y] - |
ceenved 1o e petson of organzate Kristina Peterson 1
\

\

ongnatng 1
Minot changes have been made to mpvove

reprodyction qualty lﬁgnd He'nSOhn
[}

o Points of view Or optnions stated in this docu
ment do npt necessanly represent otficial NIE .
position ot pohcy

2,

(:O . \7 . ‘ ' ‘ August 1?82
ﬁ ’ . . \
&y,

NE

"lr Gerontological Research Institute

AMERICAN INSTITUTES FOR RESEARCH
v 1055 Thomas Jefferson Street, NW
Washington, DC 20007 -

« . N
. ; . . " & < . A
JArur Provide Ic N

.




. . v
v A
| i \
. p
A ,’ ’
1 )
)
’ ’
. .
< . * . - -~ ,
\ T« . : IR
¢ ’ (\ "
! : '
- / > .
B . : . A
. The development of this report was supported, by Award
Number 90-AR-2173 from the Administration on Aging. Points
. of view or opinfons expres’?ed are those of the authors and .
do not necessarily represent the official position or pglicies * .

of the .Adinistration on Aging. .




.
\* -

. r
e v - 1 .
¥ . )
- TABLE OF CONTENTS . «
’ , 7
PREFACE ............. D i
/ s CAPSULE SUM,MARY .............. R e i
. A. Thé Home Equity Conversion Project...... e A
B. Uses Made of the Home Equity T
' Conversion Project. .................... R, 19
', C. Why theJ—iome Equity Conversion Project -
v - Was Useful. . ... SR 31
D. Implicatiéns for R&D Management...........o. . .41
) PEOPLE INTERVIEWED FOR CASE STUDY........... 43
. . A}
APPENDICES : ) .
A. Major Publications of the Home Eqmty :
Conversion ‘Project. .. ... oo 45’
w . s
- : B. Newsletters Distributed by the Home Equity
Conversion-Project. . . ... eii .. (@ ..49
*C. Wisconsin Property Tax Deferral Bills........... 53
D. Vignettes.........-....- .......... e, .65
E.~ Media Co erage of Home Equnty )
\ Conversm Project’.. B T .69
‘ \' . LISTOF TABLES »
. ) . , -
. \ Table 1 . , .
Presentatuons and Brlefmgs. e PP .10
Table 2 '
.Mailings and Materials......... e ;16
. Table 3 : T
* Chronology:of Key Events in Home Equuty
N ConverS|on Project........... . e 16
. .




- a

PREFACE ’ : .
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— +

This is the sixth of a series of case studies on the utiliza-
: tion of research funded by the Administration on Agmg The
topic is the Home Equity Conversion Project, a major R&D
effort carried out by the Wistonsin Department of Health and
Humari Services. The purpose of each case study is to show
- how and why the research has been used in policymaking or
practice. The case studies are part opthe continuing work of

the Gerontological Research Institute (GRI), which is sup- N

ported under AoA Award No, QOAR 2173. . -

We réceived invaluable aSS|stance with this study from a

number of people at the federal, state, and local levels, whom

we interviewed between October 1981 and February 1982. (A

list of the“people we interviewed may be found at the end of
- this report.) In this regard, we extend special thanks to Ken-
neth Scholen, Director of the Home Equity Conversion Pro- .
ject. In addition to lengthy iriterviews, Mr. Scholen provided A\
us with a steady stream of materials and thaughtful letters
about the project. The authors are also grateful to Frances
Jacobs of AoA for contributing her information on the history
of the project. All of the above assistance notwithstanding,
the authors alone are responsible for the case study s findings,
and conclusions. ? .

-

-

Interested readers may also want to refer to the first five ) |
. case sfudies: .
B

Robert K. Yin and Ingrid Héinsohn,The Uses of Researgh
Sponsored b)%The Administration on Aging, CasgStudy #1:
Transportation- Services of the Elderly, September 1980

Robert K. Yin and Ingrid Heinsohn, The Uses of Research
Sponsored by The Adm/n/strat/on on Ag/ng, Case Study #2:
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Older American Resources and Services (OARS), November
1980. ,

0 , A M . [ ’

Roberta C. Cronin and Ingrid Heinsohr, The Uses of Research
Sponsored by The Adminjstration on Aging, Case Study #3:
Volunteer Surveys of Nursing Homes, May 1981. '

* Roberta C. Cronin and Ingrid Heinsohn} The Uses of Research
Sponsored by The Administration on Aging, Case Study #4:
Program Development Handbooks, A Comparison Case,
September 1981, - . ‘ - :

RobertaC. Cron"ln ang Brad Allen, The Uses of Research Spon-
sored by The Administration or™~Aging, Case Study #5:
Maltreatment and Abuse of the Elderly, Apri| 1982.




CAPSULE SUMMARY
Home Equity Conversion Project '

~»

1~

The Home Equity Conversion Project (HECP) responded to
adilemma in the economics of older Americans. Many of the
nation’s elderly enjoyed full ownership of their home but suf-
fered from inadequate, and declining, disposable income.

"HECP’s aim was to develop ways of converting home equity
into usable income. PrOJect staff conducted research,
developed models, and promoted activities concerning the
supply, demand, and policy for equity conversion.

The research component of the project consisted of
specific, problem-solving activities. Key products were
HECP's reports on the major types of conversion plans and:
a cash flow model for determining the financial benefits of

. various conversion plans. Project staff also conducted a

, * market survey of homeowners in Wisconsin, and studied con-

" sumer demand for equity conversion. The project’s develop-
ment effort centered around six pilot projects. HECP spon- _
sored conferences and provided consultants, information and
referral services, and direct grants to these projects. In addi-
tion to its research and development, the project initiated '
substantial promotional efforts'of the’equity conversion con-
cept. Project staff fostered a rtational network of potentlal
consumers of conversion plans suppliers of services, and
policymakefs to stimulate interaction among those interesled
in the conversion idea. Project activities were also covered
extensively in the media, which proved to be an important in-
gredient in the further development of home equity
conversion.

The Homé Equity Conversion.Project was one of the first
major effortsin the field of equity conversion, and its findings
were applied in n\u:?rlwerous locations across the country. In the
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public sector, forexample, project findings were used in the
policymaking process. At the federal level, HECP staff drafted
resolutions, testified at hearings, and provided background
’ materials for Congressional committees. At the state level,
' _the project had a direct role in preparing legislation. At the
local level, prolect staff prbvided assistance and materials to
municipal agencies and citizens’ orgamzatlons interested in
pursuing home equity conversnon

The private sector employed the project’s services as well.
Projeét- staff reviewed draft equity conversion plans,
developed investment packages, and made presentations on
the topic to private firms. Project staff also advised many
elderly people about theif conversion options.

The Home Equity Conversion Project was funded by the
Adinistration on Aging from 1980 to 1982. (At the expiration
~ of the award, the project incorpérated as a private non-profit
organlzatlon the National Center for Home Equity Conver-
sion.) The project furnishes important examples of the ways
. in which AoA-sponsored research has led to practical applica-
tions. As a case study of redearch utilization, the HECP ex-
perience provides information on how AoA might enhance the
utilization of research projects in thé futdre. In particular, it
lends further support to several propgsitions concerning
research utilization that have' emerged from GRI's five

. previdus case studies: ' J

\-

First, utilization follows the development of an informal
social network linking knowl¢dge producers (researchers) and
knowledge users (consumers, service ‘providers, and

“policymakers). The network prowdes interpersonal as well as

* interorganizational ties and fosters two-way communications
amorig its members. In the case of RECP, for example, pro-
1ect staff fostered a network around the equity conversion
issue’ with conferences, meetings, direct mallnngs and
telephone commumcatlons \

Second, “mterventlons” desngned tqboost utilization must
occur throughout the life of a research project, and not merely
at its completion. Several types pf intervention can encourage
utilization. Edrly dissemination of interim reports and other
documents provide an opportumty for user feedback that can
influence research while it is still in progress. Similarly, ac-
tivities such as conference Presentations can stimulate in-
terest in the project, and the[eby help develop an audience

L




for the findings. In the case of HECP, utilization was also
facilitated during the course of the proiect by staff efforts to
develop legal, regulatory, and policy recommendations that *
would reduce the barriers to the implementation of equnty
conversion plans.

Third, utilization depends on the-vigorous dissemination
vof project materials—but not necessarily of the final report.
The focus of dissemination efforts is often a handbook, ~
manual, model, questionnaire, or another ““tool” that emerges 3
from the development phase of R&D. In the case ¢of HECP,
newsletters and project reports on specific topics proved to
be useful materials for its diverse audience.

Foufth, utilization is facilitated when the research involves
a "synthesns” and “development”’ actnvnty project may in-
volve a synthesns of findings from' previous studies'and from
field experiences, rather than a single résearch effort. HECP
staff, for example, developed model conversion plans from
survey data and related research.

Fifth, utilization occurs when there already exists alarge
audience of policymakers and practitionefs with a strong in-
terest in the topic and the desire to do something about it.

A project may develop tools or methods that meet the needs

of the consumers while engaging in activities that are

beneficial to policymakers. In the case of HECP, the project

addressed a critical economic problem faced by many elder-

ly people. Moreover, the solution it examined—home equity

conversion—fit well with the broader economic and political -
—context. It did not demand large federal expenditures.

The.Home Equity Conversion Project also supports the six
policy implications generated in earlier case studies:

te utilizatlgn/rategies should discriminate -be-
tween “‘research” and “development” projects;

a utulizeffion strategies should focus on linking
pqople not.products, and should encourage
vigorous networking efforts throughout the Ilfe
of a development project;

* research-funding agencies such.as AoA should
vigorously support the dissemination of project
materials to audiences other than researchers;




* research-funding agencies such as AoA should *
consider who shall be responsible for the pro-
ducts in which they have invested, once the
original development effort is over,

level of audience interest in and need for the pro-
ductsin planm utilization strategies for them;
and '

e research sponsors should consider the probable - ]
|

» research sponsors should make use of press
releases that provide a clear statement of l
research findings and of their potential signifi- ¢
. cance.




A THE HOME EQUITY CONVERSION
) PROJECT
One of the ironies of contemporary economics is the
burden that inflation has placed on the nation’s elderly '
population. Most of our nation’s elderly are classic examples . \
of the asset-rich, cash-poor. Three quarters of the elderly—
roughly 13.4 million people—are homeowners, with no mort-
gage debt. Most have realized a several-fold increase in the
market value of their homes. Yet many of these same people
have annual incomes well below the median for their argas.
‘ Inflation has dramatically diminished the buying power of
their fixed incomes or retirement pensions.

Various methods of “home equity conversion’” began to be .
developed in the mid-1970s to respond to the dilemma. These
plans permit etdefly homeowneérs to cash in on their home
equity without giving up residence in their homes. Prior to
these developments, the only known ways to convert the in-
vestment in a home were limited to selling the house and mov-
ing or perhaps taking a second mortgage on the house.
Neither of these options was considered desirable and feasi-
ble from the standpoint of the elderly. . @

Home equity.can be converted into income in several ways.
The conversion can take the form of a sale with lease, a loan,
- ahomestead annuity plan, or atax postponement. The income
these alternatives provide can be a lump sum or a monthly
payment. The equity converted can be based on the full or -
partial value of the home. There are dozens of vanatuor}s on °
each type of home equity conversion plan. The pnncupal types )
are. ' ~

Reverse mortgages. These involvé a series of m0nth|y ad-
-~ vances to a homeowner. Repayinent of the principal and in- . -
terest is deferred until the end of aterm, the sale of the home,
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or the death of the borrower. (There are several variants de-

pending on whether and how much the borrower receives in
a lump sum initially.)

Sale leasebacks. These involve the purchase of an older
person's home by an investor, who immediately leases it back
to the seller for life. Investors can be individuals, limited part-
nerships, or institutional interests. The original owner
becomes arenter. The buyer makes adownpaymentand then
makes regular installment payments to the new renter each
month. The monthly payments are greater than the rent paid.
For the.new renter, asale leasebaclymeans that rent increases
are controlled, and there-are n@genytaxes orinsurance
to pay.

Property tax deferral. This is a form of loan in which the
state government, at the request of the homeowner, pays the
homeowner's local taxes. The state is repaid (with interest)
with proceeds from the sale of the home upgn death or prior
sale of the home.

Deferred payment loans. These operate, like property tax
deferral, at the request of the homeowner. Loans are provid-
ed for home repairs, and re payment of all principal and in-
terest can be deferred until the homeowner dies or sells the
home. A principal variant is a program that provides loans for
converting homes to include anincome- producing apartment.
The homeowner gets the benefit of a re(n\al income to pay
back the loan.

At f|rst elderly homeowners were not enthusiastic about
home equity conversion. Surveys in 1970 and 1974 indicated
that the elderly were more. interested in leaving something
to their heirs than they were in having a higher disposable
income.' At that time, the economy was relatively healthy and
the Social Security system seemed structurally and politically
sound. Thus, when the Senate Special Cormmittee on Aging
heard testimony about a ‘“*housing annuity program’ in 1969
and the Federal Home Loan Bank Board received similar pro-

'See Chen, Y.P "A pilot survey study o’f\hvs\Housmg Annuuty Plan (HAP)."
Los Angeles. UCLA Graduate School of Management, 1973; and Daniels, B.
“Providing financial relief to elderly homeowners-—the case of property tax
concessions versus Rousing annuity.” ithaca, NY. Department of Consumer
Economics and Public Policy, Cornell Universnty, 1974. N .

p .
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= posals that same year, ng’action was taken.? S

By the mio"»’%ﬁ’?ﬁs/, economic conditions were declining, and
the impact of the demographic trends on the Social Security
system was becoming clear. Home equity conversion began

to be examined” more closely. Jack Guttentag’s 1975
monograph, for example, distinguished the two basic types

of equity conversion options: thdse vy'hich involve a loan and
those which involve a sale.® His 1977 paper made further
distinctions among types of loan options (““fixed-debt,” “ris-

ing debt,’”” and “rising-fixed debt”).* Interest in the concept
continued o grow, and there were some signs of implemen- .
tation. in 1978, a Cleveland savings and loan association  /
began offering a reverse mortgage. The City of Buffalo began

-+ investigating possibilities for a public program. i

The most important events for the subsequent involvement
of the Admjinistration on Aging (AoA) in home equity conver-
sion were occurring in Wisconsin. In Deéember 1978, the, state
allocated $64,000 to its Department of Health*and Social Ser-
vices for a Reverse Mortgagei Study Project (RMSP). Ken

Scholen;Director-of-the-Wisconsin-Board-on-Aging,—wa
asked to direct the project. Scholen’s first steps were to ¢on- )
‘tact people in the field. Immediately after the project began
in January 1979, he travelled to Washington, D.C. to meet with
various public and private officials on the subject of home
-equity conversion. In doing so, he quickly established the core
of what was to become a'large, nationwide network of peo-
ple interested in horfie equity conversion. Just as quickly, he
began to establish his central role in that network.
At .
*About the same time that the Wisconsin préject was be-
ing considered by the state legislature, hom? equity conver-

4

sion came to AoA’s attention through a lettgf to the Director
of the'Division of Research and Evaluationy/Dr. Harry Posman.
The letter, from an economist at the University of Michigan,

- . suggested that AoA include the subject in its research agen-
. da. Because of the timing of the letter, Dr. Posman was unable

The authors of these proposals ere Yung-Ping Chen'and Jack Gutten:

tag, who were to becomssimportant figures in Ao%’s project several years
later. Tt

*Guttentag, J M. Cﬁsating new fihancial instruments for the aged. Ney York:
New York University Graduate School of Businass Administration, 1975.

‘Guttentag, J.M. “Reverse ar"fnuity mongad’es: How savings and loans can
write them.” Federal Home Loan Bank Board Journal (July 1977), p. 18-23.

’ ’ s *
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_ tointroduce the issue into AoA’s 197§ Research Guidelines.
Nevertheless, he began to make igediries. In early 1979, one
of the people he called for infornfation was Ken Scholen, who
had just become thedirector of the Wisconsin State pro;ect
Mr. ‘Scholen pointed out that $he three ke;/nssues whi

needed research were supply,démand, and policy. The supply
side referred to the kinds ¢f home equnty conversion tech-
niques that were currently ayailable as welj'as to those that
could be developed. The demand issue referred to the
likelihood that elderly homgowners would actually be in-
terested in such plans. And the policy area concerned the
legal and regulatory changa&s that would be negessary before
equity conversion would “e- considered economically
beneficial to both the suppljer and the consumer. It was
Scholen’s opinion that all thyee issues had to be addressed
before the concept could b& implemented.’ g

Dr. Posman s inguiries led toa solicitation for proposals
* in AoA’s 1979 Research Guidelinfes. Researchable Question
D-3 was: "What is the current apd potential supply and de-
mand for different types of home ity conversion orreverse
mortgage?”’ The suggested activties formed a fairly

—stra&ghtforward feas:bmtystudy They included:

e collecting information on existimg home equity
conversion plans; '
* interviewing older homeowners to determine
demand;
]
* projecting supply and demand under aIternatlve
assumptions;

¢ identifying information needs of the elderly
homeowners;

¢ designing plans for communicating this informa;
tion; and -

* developing materials for state and area agencies
on aging to serve as information and referral
tools.

:

*Telephone interview with Dr. Harry Posman, Director, Division of Long
Term Care, AOA, October 23, 1981,

.
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Eight propgsals were submitted in response to this ques-
tion. The award was made on May 28, 1980 to the Wisconsin .
Department of Health and Social Services, home of Ken
Scholen’s Reverse Morfgage Study Project. The new federal
project (A0A Award No. 90-AR-0001) was to iast 24 months,
with a total budget of $250,000. . : .

The project’s functions were to conduct, promote and coor-
dinate~research and development activities «in the general
areas of supply, demand, and policy. In the supp}y area, it
would fetermine the financial benefits provided by different
conversion devices and would design optional plans for
specific circumstances. Another “product” would be the
stimulation and nurturing of pilot projects that would develop -
and tesf various home equity conversion plans. In the demand
area, the project woutd develop projections from a market
survey of elderly homeowners in Wisconsin concerning their
interest in and likely involvement with various home equity
conversion ideas. Project staff would develop various equity
conversion strategies for the pilot projects based on survey
results. In the pglicy area, the project would develop recom-
mendations for public and private organizations concerning
issues that affect the supply and demand of home equity con-
version. Key issues included tax policy; the treatment of con-
version income by public benefit programs; statutory and
financial support for property tax deferral and housing loan
programs; and consumer information and referral systems.

The project also was to serve as a national clearinghouse
through which bankers, plahners, researchers, consumer ad-
vocates, older persons, and others could learn of new ideas
and developments in home equity ‘conversion.

Staffing for the project was somewhat unusual. The Pro-
ject Director, Ken Scholen, was a lobbyist and organizer with
a background inh philosophy and public administration. His
staff for the project included only one ‘‘Research Director”
and one part-time “Program Assistant.” But the core staff was
augmented by about ten consultants scattered.around the
country and an eight-member advisory panel. Approximately
forty percent of the project’s budget was to be spent on con-
-sultant services.

The Home Equity Conversion Project (HECP) went far
beyond the activities originally set out in AoA’s Research
Guidelines. The solicitation had requested a straightforward
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feasibitlty study. By the time the HECP proposal was written,
much progress had been made b}fthe Wisconsin project on
these traditional research activities, and Scholen felt that it
was time to move forward in other directions as well. In his
first progress report to AOA he states;

We should not be satistied oply or predeminantl{

. to survey participants in the few existing pro-
gramstthat only begin to tap the potential of this
idea. Nor should we be satisfied to survey-poten-

, tial suppliers that Frave riot seriously investigated
the options. In‘short,. we must go beyond i
documenting thé limited- status‘ quo and ‘
speculating in the largely uninformed abstract.®

~
’

The three elements of the project, as he envisioned it, would
be research, development, and promotion. He later ex-
plained that “putting home equity conversion into practice
was like folioWing a recipe; all the elements must go together
_orit will not'work.”” - . -

. The key aspects.of HECP’s research, development and pro-
motion efforts are as follows.

Research . :

. . The research component of HECP was carried oyt by pro-
ject staff-and consultants. The research that the project spon-
sored was intended as practical, problem-solving work. It was
to be research that had to be'carried out because “somebody
needed the information in order to progress with the ptans.™®

One of the earliest and most influential products was a

* ..278-page book, Unlecking Home Equity for the Elderly editéd
by Ken Scholen and Yung-Ping Chen. The original manuscript
consisted of the proceedings.of a ‘‘Réverse Mortgage
Development Conference” that had been held in May 1979

\
J
“l
|

‘Progress Report 1o AocA, 1 Audst 1980. .

"Interview with Ken Scholen, 19 October 1981, Madison, Wisconsin.

" Ybid. . . ) 3
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under the Wisconsin-sponsored phase of the project.® The
AoA grant encouraged the project to accelerate some of its
research so that it could be included in the manuscript. The
federal funds also permitted an expanded version of the book.
New sections were prepared on market research, needs of the
underserved, public policy implications, neighborhood
revitalization, marketing software, consumer interests,
property tax defergal, national home equity estimates, and a
glossary of terms. The book served s the basis for HECP’s

subsequent work. .

3

In the area of supply, fos example? HECP reséarch also
produced: . .Y
* areport on the basic structure and operatic;n of ,
each major type of home equity conversion plan; .

¢ a draft guide to sélelleaseback tfansactions; :

¢ acash-flow model that could be used to counsel
consumers about the financial ‘benefits- of
various equity conversion models; and

* analyses gf consumer safeguards, return on in- .
vestment,” and end-of-term alternatives for
reverse mortgages. :

¥ : 3 ,
. AR
The cash-flow model and the evaluaébn of various home equi-
.ty conversion plans proved tq be especially helpful to the pilot «.
projects, as we describe in Section B of this:case study.

‘ In the area of consumer demand for equity conversion,
HECP: .

e conducted a market survey of homeowners in . T

. Wisconsin; ’ ’ '

. 'Sponsored by the Reverse Mortgage Study Project, the purpose of the

‘ conference was "'to spur the development of home equity dissaving plans
needed by older Americans.” Over 100 people from 13 states attended. They
represented official and voluntary agencies concerned with the elderly, in-
surance companies. savings and loan institutions, and other financial institu-
tions. The confererice led to the book published by Ballinger and produced
the beginning of the *home eéquity conversion network.”

%
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+e analyzed the potential size and distribution of the
market using national data (the Survey of Income
and Education; the Annual Housing Survey; the
' Panel Study of Income Dynamics); and
e anatyzed consumer response to existing pro-
grams and pilot projects, and to the general con-
cept of home equity conversion.

The market surveys were emulated in several bilot project
sites, and were used to determine which of the home equity

conversion options many of the projects would offer in their

area. The complete list of HECP reports is provided in Appen-
dix A. .

Developrient Etforts ‘.

A*major portion of HECP staff effort was devoted to the
devélopment and demonstration of home equity conversion
models. Chief among these was the project’s sponsorship and
nurturing of pilot projects throughout the country. The prin-
cipal efforts were devoted to six projects. These were:

o V}estside Conservation -Corporation in
Milwaukee, Wisconsin;

0: Home Equity Li\xing Plans in Buffalo, New York; -

.* The Home Equity Project, sponsored by the
~ Madis'on Development Corporation in Madison,
Wisconsin;
* The Senior Homeowner Equity Conversion Pro-
ject of Essex County, New Jersey;
¢ The Monona Home Equity Conversion Project in
Monona, Wisconsin; and '
AN .
* The Reverse Annuity Mortgage (RAM) Program,
operated by the San Francisco Development
Fund in Marin County, California. .

|5ECP provided cansultants, in-kind contributions, informa-
tion and referral services, and even direct grants to these six

. projects. In three cgses, HEC_:P was instrumental in generating

. N
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non-AoA funding for the pilot.'®
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An important element of HECP'’s support for the pilot pro-
jects was the series of “consultations” it sponsored. These
were meetings of pilot project staff, HECP staff and con-
sultants, and a handful of other interested people from around

the country. They were inspired by the success of the May . *

1979 Reverse Mortgage Development Conference. Scholen ex-
plained their purpose in his first progress report to AoA:

The eonsultations...provide a way for us to con-
vene all pilots, all the consultants, and our staff
to consider generic issu€s and to coordinate ef- .
forts. It has also proven to be an excellent set-
ting for developing and crltnqunpg new’ ap-

‘ proaches to equity conversion."

Three consultations‘ have beenazneld. The first occurred in
March 1980. It was intended as an introductory session, and
was used to select consultants and to get potential users im ot
volved early in the process. The second was held i
September 1980 to review the progress of the pilot projects
and to review two draft research reports written by HECP con-,
sultants. The third consultation was held in September 1981,
and included sessions on marketing, counseling, capital, and
administrative systems involved in home equity conversion
plans. Among the participants at the third meeting were
representatives from two potential new pilot projects (in
Pittsburgh, Pennsylvania and Washington, D.C.), and the
founders of a private sector plan, American Homestead.

A Y

'Promgtional Etfforts

One of the more notable features of the Home Equity Con: -
version Project was its deliberate promotion of the equity con-
version concept. Project staff and consultants gave oral
pjesentatnons and developed an ambitious direct mail system
to advertise equity conversion ideas nationwide. For those
who became a part of the HEGP network, the meetings, cor-
respondence and ofhet forms of communication provided a
'steady.stream of mformatnon and |deas One consultant was

"Tge role of HECP in each of the mduvidual projectsis descnbed in Sec-
tion .

"Progress report to AoA, 1 August 1980
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hired explicitly to “promote the idea of home equity conver-
sion as an investment vehicle for public and private pension
funds."?

Scholen explained the purpose of these efforts:

. Part of our job is to introduce this idea to awide

range of key people, to involve them in the overall
development effort, to make them aware of the
concerns and mterests of older homeowners,
and"to keep them apprised of developments in
the field. By assuming this catalyst/coordinator
role, we can substantially boost the utility of AOA
funds, dramatically increase the amount of ac-
tivity in this area, and enhance the quality of
isolated individual efforts by providing a cen-
tralized clearinghouse of activities and ideas.*® -
Scholen considered these promotional activities essential to
the ultimate success of the project. Project staff and con-
sultants were encouraged to participate in meetings and to
give presentations on the subject. A list of key presentations
is provided in Table 1. «

A

Table 1

PRESENTATIONS -AND BRIEFINGS
HOME EQUITY CONVERSIQN PROJECT.

P .

g- Meeting Date HECP Spelker's(s)
_ Federal Home Loan Bank Board - 6/20/79 Jack Guttentag
Reverse Mortgage Warkshog Don Ralya
Washington, DC i * * Ken Scholen
Al
. Wisconsin Department of Local - 317180 Ken Scholen. |
Affairs & Development (DLAD) William Perkins
Forum on “Building cN

< *Neighborhoods™

*Consultant’s contract between Donald Smart and the Wisconsin Depart-
ment of Health and Social Services (1 August 1980),

”Progress Report to AoA, 1 August 1980.
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Aruitoxt provided by Eic:

Table 1 (continued)

.

. Meeting Date HECP Speaker(s)
National Retired Teachers ‘4/29/80 " * Ken Scholen
Assoc.JAmerican Assoc. of .

Retired Persons N

" Joint Legislative Committee

Madison, WI . !

Wisconsin Board on Aging 5120080 Ken Scholen
Madison, WI )

. .

Wisconsin D¥pt. of Health & 7/130/80 Ken Scholen
Social Services L :

Advisory Council

Bureau of Aging

Madison, WI -

‘Coalition of Wisconsin Aging 8/6/80 .Ken Scholen
Groups . ) .

Annual Convention

Menomonie, WI

Wisconsin State Senate 8/20/80 Ken Scholen
Committee on Aging ’ -

Madison, WI

Wikgonsin State Senate _ 9/8/80 Ken’Scholen
Committee on Aging , -
Janesville, W) .

Wisconsin Area Agency on Aging 9/15/80 Ken Scholen
Board of Directors Meeting & 12/9/80 . 7
Wausau, WI

White House Conference on Aging 10/22/80 Ken Séholen
Mini-Conference on Housing for
the Elderly "
Washington, D.C. ’ ] Ty,
International Foundation of . 1180 Donald Smart
Employee Benefit Plans, 26th v ‘
Annual Educational Conference - >
Honolulu, HI

+
~Area Agency on Aging 11/20/80 Ken Scholen
Advisory Council
Waukesha, Wi
Area Agency on Aging 12/9/80 Ken Scholen
Advisory Council (
La Crosse, WI i

11
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Table 1 (continued) : Lo T
Meeting Date HECP Speaker(s) ,
‘ - . L,
‘ White House Conference on Aging 1/81 Bruce Jacobs g .

Mini-Conference on Saving Jack Guttentag

Washington, D.C. .ot
i -
Ford and Johnson Foundations 2/81 Max Kummerow |

Meeting on Werred Payment Bruce Jacobs .

Loans ' ‘ William Perkins
Racine, WI '

_ Governor's Public Investmen 3181 ,Donald Smart oo

Task Force N

- State of Califorma
Los Angeles, CA
Social Security Administration 314181 - Ken Scholen
~ Meeting ’

Baltimore, MD

National Retired Teachers Assoc / 4/81 Max Kummerow )
American Assoc. of Retired {
Persons .

“Coping With Inflation” Issue *

Forum v . . : P
Milwaukee, WI < , ]
Missguri Gerontology Institute 481 " N Maurice Weinrobe .
EconOmics of Aging Conference
Kansas City, MO

. »
Tenth Annual Washington Mortgage 4/81 Bruce Jacobs >

Seminar { Jack Guttentag -

New York Ken Scholen
The Wharton School 518 Jack Guttentag
* University of Pennsylvania, 19/81 Max Kummerow
Philadelphia, PA Ken Scholen
Maurice Weinrobe
Dave Raper’
Frank Thompson :
Annual Senior Citizens Day 5/5181 Max Kummerow
Monona, WI \
University of Wisconsin-Madison 6/81 : Max Kummerow »
Programs on Aging - ' :
* Campus Kaleidoscope Program
Madison, WI
1
. . )
Q 2 S P -
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Table 1 (continued)

| N Meeting Date - HECP Speaker(s)
- Neighborhood Reinvestment '6125/81 Jack Guttentag
: Corporation and Federal Home Ken Scholen
Loan Bank Board Meeting Max Kummerow
Washington, D.C
/\dministration on Agu{g . 6/26/81 Ken Scholen _
Executive Brieting Max Kunmerow
Washington, D.C. ' '
U.5. House of Represehtatives 7/29/81 Ken Scholen
’ Select Committee on Aging
Subcommittee on Housing & . ( Toe

Consumer Interests
Washington, D.C.

+ Meeting on American Homestead . 11/12/81 Ken Scholen
- Plan’ Consultants
’ The Wharton School ) James Burke
Philadelphia, PA o - Donald Smith
RO . Wisconsin's Deltigates and 10/26/81 - Ken Scholen ¢

Observers at the White House .
Conference on Aging - |
Madison, Wi : : |

.rg
Philadelphia Corporation on 11/13/81 . Ken Scholen |
Aging . Project Con-
sultants .
¢ Pilot Project Staff BN
., Meeting on American Homestead 11/12/81 Ken Scholen
Plan .
Philadeiphia, PA C el
~1981 White House Conference on 12/81 Bruce Jacobs
Aging
Washingfon, D.C. O
Wisconsin State Senate 1/6/82 ° Ken Scholen
Committees on Aging,
Business and Financial Institutions, . <
and Transportation .
Madison, Wi
American Bar Association 282 Ken Scholen
. Commission on Legal Problems oi
the Elderly N
Housing Subcommittee
San Diego, CA
Q - 13 O S
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Table 1 (continued)
Me'E/Ing T Date
Western Gerontoldgical Society 3/1/82'
San Diego, CA '
American Association of 3/82
Retired Persons Briefing
Washington, 'D.C. .
American Homestead, Inc. 4182
Select Committee on Aging "4/82
U.S Senate ’ o
Washington, D.C.
National Council on the Aging 411/82

Washington, DC

o

Lo

-

HECP Speakerfs)

Don Ral

~Bronwyn Belling

Kathy Kenny
Trudy Ernst

Ken $chol€;\§
Jack Guttentag
Don Ralya
Bruce Jacobs

Jack Guttentag
Ken Scholen

¢
Ken Scholen

Ken Scholen

Jack Guttentag

Don Ralya '
Bruce Jacobs
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The HECP direct mail S§ystem was especially ambitious. As
early as the Wisconsin-funded phase of the project, Scholen
began "to identify key persons in'various disciplines, to salicit

.their interest in this project...and to develop an efficient
means of storing and utilizing the resultaht list of names and
addresses.”** He began developing a computerized list of,per-
sons interested in hpme equity conversion. The initial list was
compiled from over thirty master lists (e.g.; members of the
U.S. League of'Savings Associations, members of the Inter-
national City Management Association, key members of the
U.S. Cyngress, Area Agencies on Aging and State Agencies
on Aging). Names of those who requested a project report
were added. The names and addresses were coded according
to one of ten general catggories (e.g., consumer groups, in-
vestors) and one of 55 sub-categories (e.g., pension funds,
local housing agehcies). Scholen explained that the system
“‘enables us to make sp cialized mailings to specific target
groups.”'s

The lists were used to distribute project reports and to cir-
culate specific information about home equity conversion.
Qne mailing, for example, began ‘‘Dear Real Estate Portfolio
Manager,”’ and contained information about various -home
equity conversion options, with an invitation to contact HECP.
Scholen also produced a HECP newsletter about three times
each year. The topics of the newsletters included de-
velopments in HECP-sponsored research, announcements
about major activities in the field, progress reports on the pilot
. projects, and descriptions of various home equity conversion

ideas. (A brief listing of the topics foreach is provided in Ap-
pendix B.) The project’s success with the direct mail cam-
_paign has been impressive. When the Wisconsin project
began in January 1979, Scholen knew of only two people in
the field (Guttentag and Chen). When the November 1979
newsletter was distributed, the mailing list contained 500
names. By November 1981, the number was over 8,000 and’_
rising.'* The extensive media coveragg generated many re-
quests for both general project materlals and newsletters.
Table 2 presents a breakdown of the project’'s mailings.

“Progress Report to ACA, 1 August 1980.
“Progress Report to A0A, 1' August*1980.

“Interviews with Ken Scholen, October 19, 1981 in Madison, Wisconsin
and by telephone, January 1982. ,
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Table 2 ’
) ‘ . ’ - ? )
MAILINGS AND MATERIALS" ’
General . Newsletter
- Requests Newsletters Orders
Filled Segt . Fllled - Total
. Jan 79 : Mar 80 500 *1,200 > 40 2,100
Apr 80 - Aug 80 200 e 200
Sept 8Q - Dec 80 | ~300 - 600 200 . 1,100
' Jan81-Aprgt  © 2200% , 1,300 300 - 380
May 81 - Aug 81 600 3800 *° 700 5100
Sept81-Dec81 4100  %%4,400 800 9300 =
- Jan 82 . Mar 82 800 8,400 1,300 10,500 >
TOTAL 8,700 > 19,700 3,700 32,100
R . ‘ .
: * Adapted-from Table 4 on p. 64 of Wisconsin Bureau of Aging, Final Report
- of the Home Equiry'ConversIon Project, Madison, Wisconsin, March 31, 1982.
A ;
n N o -
¥, " . .
, The key events in the development of the project, begin-

ning with the. Wisconsin phase,. are listed in Table 3.- . _

13

Table 3 ) ) .

.

CHRONOLOGY OF KEY EVENTS IN HOME
. "~ EQUITY CONVERSION PROJECT

.

1]

-

.J‘anuary"1979 . Reverse ‘Mortgage Study Project

initiated with funds from Wisconsin
) . State legislature.
. y | .

May 21-22, 1979 ™  Conference_sponsored by the
Reverse Mortgage Study Project,
Madison, Wisconsin. -

October 30, 1979 Original proposal submitted to AoA
‘ — $250,000 for 24-month period. _
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Table 3 (continued)

March 27-28, 1980

May 28, 1980
September 1989‘

First consultation of Pilot Projects,

N&adison, Wisconsin.
_Award made by AoA (90-AR-0001).
" Book published —Urilocking Home

Equit he Elderly, Cambridge,

September 17-19,
1980

October 1980

Decemﬁer 22, 1980
~July 1981

July 1981

July 26, 1981

August 1981v

L)

Séptember 3-4, .
1981

December 1981

MaSs: Ballinger  Publishing

Company. .
Second consultation of Pilot Pro- ..
jects, Madison, Wisconsin. -

.White House Conference on Aging
Mini-Conference on Housing for the
Elderly passes resolution suppoys«
ing home equity conversion. :

Continuation-proposal submitted to
AcA — $119,145 for 12-month
”period,\ : .

) Schblen testifies before U.S. House

of Representatives, Select Commit-
tee on Aging. - ,

Wisconsin legislature passes pro-
perty tax deferral bill. .

Interagency executive briefirig on
Reverseé Annuity Mortgages, AoA,
Washington, D.C. .

First contracts signed in Buffalo,
Milwaukee, and San Francisco in-
volving § different contractual
arrangements.

Third consultatioh with Pilot Pro-
jects, Madison, Wisconsin.

White House Conference on Aging
passes resolution supporting home
equity conversion.
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Table 3 (continued) ‘

February 1982 President’'s Commission on Hous- ,
ing recommends home equity
conversion; .

February 1982 National Center for Home Equity ©
Conversion incorporated as a .

private non-profit organization and
receives first grant. .

March 1982 Final report completed and submit-
ted to AoA; award expires.

Y




-~~~ ——B. USES MADE OF THE HOME EQUITY

CONVERSION PROJECT

The range of people affected and influenced by HECP ef-

“forts includes public poIicymakers, private financial institu-

tions, social service agencies, the media, and elderly
homeowners."” We conducted interviews with several people
to find out more about how HECP’s work has been used. Our

Jlist of interviewees was drawn from project files and from sug- -

gestions made by the project director. As with earlier case,
studies, the intent-of our interviews was not to determine the

number of uses. Rather, it was to establish the range of ap-
, plications made of the Home Equity Conversion Project.

‘Thé people with whom we talked were well aware of the
Home Equity Conversion Prolect and its staff. They easily
identified the role of the project in their respective activities.
In the following sections of this chapter, we review some of
these uses. We discuss in turn uses by federal, state and local
policymakers, pilot projects, the private sector, and the media.

[} v

Uses by Federal, State, and Local Policymakers

-« HECP has played a role in mahy of the recent national

policymaking forums that have been concerned with the elder-
ly. In some cases, HECP staff drafted the wording for impor-

-tant resolutions. In other cases, they provided,expert

testlmony or a keynote address. Some of the people in-
volved in these forums had been on the project’s mailing list,
and had become aware of the topic through the pro]ect's

- newsletters and reports. Others had been referred by one of

- ""'The scope of this case study did not include a survey of the uses re-.
searchers made of HECP, though we know of six Ph.D. dussertations that
were based at least partly on the project’s research.

19
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S the many' members of the rapidiy growing home equity con-
version network. In our first vignette, we describe the role of
HECR in the recent White House Conference on Aging.

Vignette #1 v -

: Project stét played key roles leading to recommendations’ -
¢ -from the 1981 White House Conference on Aging (WHCOA)
in supportof equity conversion. In October 1980, Ken Scholen
participated in the preliminary discussions on the topic, at
the Whife House Mini-Conference on Housing for the Elder-
1y. Over 300 housing developers, reformers, consumers and .
advoce ‘es'listen‘ed to expert speakers and-helped develop o
- . a "ho;Ling.blueprint for the 80s.” The group recommended. :
that: ““Access to a homeowner's accumulated equity in his '
or her house should be developed through reverse mortgages
and other means to provide a supplement to current
., Income.”'* The report from this meeting was used as a discus-
- e ls.lor}\‘piece at the White House Conference on Aging.

\ ‘ . . ;
Priorito the WHGOA, in October and again in November 1981,
Scholen participated in preliminary briefing meetings with'
the Wisconsin delegation to the Conference. He explained
home equity conversion, and enlisted the delegation’s sup-
. . ‘port for the concept.
At the WHCOA, in December 1981, project consultant Bruce . .
Jacobs g a keynote address on housing in which he
devot ut a third of his time to home equity conversion, R
the pildt ‘projects, and HECP itself. The resolution passed
1,by the Committee on Housing Alternatives and later by the
full WHCOA gave support to home equity conversion, say-
ing that a “variety of voluntary mechanisms should be
developed toenable older homeowners to convert their home
eguity into' income, while remaining in their homes.” The
Committee also listed a number of issues that should be ad-
dressed to facilitate the development of home equity con-
version mechanisms by the private sector. These included
. (1) -new !nternal Revenue Service rulings to dllow -
, salelleaseback contracts to be written or appropriate tax code
revisions, (2) mortgage revenue bonding or other tax.iricen-
tives used as sources for capital to fund property tax defer-
. ral and deferred payment home repair loans, (3) continuation
of research on key issues regarding home equity conversion,
(4) the development andlor revision of insurance programs
by the Federal Housing Authority for reverse mortgages and '

- . deferred payment home repair loans; and (5) the development
of secondary markets for reverse mortgages and deferred pay- ¢
ment home repair loans by the Federal Home Loan Mprtgage
. Corporation and the  Government National -Mortgage
Association." ,

"“The 1981 Write House Conference on Aging. Report, of the Mini
Conference on Housing for the Elderly, October 1980.

nterview with Ken Scholen, 19 October 1981, Madison, Wisconsin and
White House Conference on Aging Report, December 1981. . .

Aruitoxt provided by Eic:
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Another national forum was underway at the time of the °
whité®House Conference on Aging. The President’s Commis-,
sion on Housing developed.recommendations on a number
of topics. Here, too, HECP is represented, as described inthe
following vignette: ’

Vignette:#2

. The'President’s Commission on Housing incorporated the
home equity conversion concepts in its recommendations
to the Prasident. Its Task Force on Equity Financing and Alter- -
native Housing Options suggested reverse annuity mort-
gages, deferred payment loans, and $ale leaseback tech-
niques for equity conversion: The report of the Task Force .
points out the legal and regutatory barriers to home equity . e
conversion, and recommends’that they be eliminated. These
include federal tax law and IRS rulings on the status of
leaseback sales, and the Federal Home Loan Bank Board’s
definition of reverse mortgages. Ken Scholen consulted with
Commission staff throughout the .development of their
recommendations. The project provided relevant literature,
critiques of various options, and general consultations by the
project director and project consultants. .

HECP also participated indirectly in these decisions, through -
a major aging interest group. in October 1981, the National
L Retired. Teachers Association/American Association of .
Eftired Persons (NRTA/AARP) prépared a statement forthe ° L
esident’$ Commission that also strongly supported the .

various home equity conversion techniques. The statement T
was prepared by the associations' housing expert, Mr. Leo

. Baldwin, who had been working on the HECP Advisory Panel.

-Among otheg items, it pointed out the barriers to the develop- -
ment of s?ecific home equity conversion plans which were
+ subsequently incgrpgrated into the Task Force report.?*

The U.S. Congress also has been considering public policy
regarding home equity conversion. Members of the aging .
committees in both the House of Representatives and the
Senate and theirstaffs were on HECP’s origihal mailing list, .
and are well acquainted with the project, as the following
vignette shows.

.

#Telephone interview with Ken Scholen, March 1982,

~ e
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Vignette #3 )

The U.S. House of Representatives Select Committee on Ag-
ing has become interested in various issues involved with
home equity conversion. A keydgsue is whether there is a
role forpublic agencies in home equity conversion. The Sub-
committee 6n Housing and Consumer interests, chaired by «
Rep. Edward R. Roybal, has held two majorhearings at this
writing, one In July 1981 and the-other in February 1982. In
both instances, Ken Scholen provided téstimony and
background materials for the com;nittee and its staff.*!

The Senate Special Committee on Aging has also become
interested in the topic. its forthcoming report “Developments
in Aging” includesa section on home equity conversion, The
Committee has also asked HECP -to prepare a paper sum-
marizing the current status of home equity conversion. -

The Administration on Aging used the project for develop-
ing new research and development ideas. Although the pro-
ject originated during the previous administration, HECP con-
cepts were also seen ,as attractive by the Reagan
Administration.

Vignette #4 1

During the summer of 1981, the Administration on Aging wa
developing strategies and agendas for the coming fiscal year:
A top priority was to develop approaches directed at market
conditions, institutional practices and the patterns of institu-
’ tional behavior that constrain the ability of some people to
meet their own needs.*? In line with the new Republican ad-

! ministration, AoA was focusing on regulation, deregulation,

. tax policy, administrative reform, private sector collaboration,
and self-help.
The idea of home equity conversion fell naturally into this
tframework. It held out a promise of financial help for the elder-
. lywithout major public expenditures. it was explicitly a self-
help hotion that relied on the mechanisms of the market. AoA «
was interested in finding out what role, if any, it should play
in the further development of the equity conversion Idea. In
April 1981, John Skinner, Associate Commissioner for AOA’s
Office of Research, Demonstrations, and Evaluation, asked
- the Director of the Division of Research and Evaluation to
arrange briefings for AoA Executive Staff and for staff in the
Office of Human Development Services (OHQS) on'HECP and

- A
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Aruitoxt provided by Eic:

“interview with Jorge Lambrinos, Majority Staff Director, Select Cogmmit-
tee on Aging, US. House of Representatives, November 1981.

uTglephone conversation with Verna Cook, Project Officer, Division of
Research and Evaluation, AoA, July 1981. - :
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its findings. His attention had been attracted by the publica-
tion of the project’s book, Unlocking Home Equity for the
Elderly. The briefing was held on July 26, 1981 at AoA’s of-
~fices in Washington, D.C. Ken Scholen was the principal
speaker.?? Later, in March 1982, the Assistant Secretary for
Human Development Services requested a policy option
paper from HECP on federal policy issues. )

On the national level, project reports have been used to
clanfy two of the key regulatory issues involved in home GQUI-
ty conversion.

- Vignette #5 .

A major question affecting elderly homeowners’ interest in
equity conversion techniques concerns the effect that the  *
benefits would have on Supplementary Security Income (SSI)
payments. HECP consultant Michael Drury developed a com-
putersimulation of the impact of various policy options and
an analysis of home equity conversion plans as they relate
to Sslregulations. The results will be the subject of ameeting .

. with officials from the Social Security Administration, policy
analysts, and project personnel.?*

IS

Vignette #6

. Anissue affecting sale leaseback plans concems the status
of tax deductions. A HECP newsletter noted that “‘until the
I.R.S. rules on this..., many significant sale leaseback plans
will not be-implemented.”

The Fouratt Corporation‘in Carmel, Califomia had been
developing a major sale leaseback plan for California, called
the Senior Equity Plan. After developing a model plan, and
interesting its first client, the corporationinitiated a test case”
with the IRS. A Washington, D.C. firm—Price, Waterhouse
and*Company—was retained to represent the client in late
1980. HECP prepared an analysis of the issues and secured
favorable .recommendations from various policymaking
~ bodies (see Vignettes #1, #2, and #13).¢

On the state level, the project often took a more direct role.
As we noted in the first chapter, part of the project’s efforts
were devoted to preparing model state statutes for various
home equity conversion techniques. In the state of Wiscon-
sin’s property tax deferral program, the role of HECP was
most direct.

’
[

B|nterview with Dr. F}anoes Jacobs, Project Officer, Division of Research
and Evaluation, AoA, October 6, 1981.

¥interview with Ken Scholen, 19 October 1981.
#HECP project files. ’ : .




Y
_%5“‘

Vignette #7 - ’\R -
As part of the work begun by the state’s\Reverse Mortgage
Study Project, project staff conducted a statewide survey of
the elderly, asking the respondents about their interest in par-
ticipating in various home equity conversion plans. Later,
Scholen and other statf met with senior citizen organizations
throughout the state to solicit their ideas about thé plans.
From this inquiry emerged a project report which analyzed
loan-tovalue ratios and projected county-to-county data on

’ homevalue, taxes, and appreciation. Data from the statewide

survey were used to estimate fiscal implications for
capitalization and cash-flow management. The report was

— -———-————presented to state government officials during an executive

) briefing on the project’s proposals. Scholen later presented
* formal testimony to the legislature about this plan.?* He also
met with the Coalition of Wisconsin Aging Groups (comprised

of 525 member groups) to develop a proposal that would

" become part of the Coalition’s 1981 tegislative platform.?’

The Governor of Wisconsin and the Chairman of the
legislature’s Committee on Aging both supported the plan,
and it was incorporated into thé*governor's 198183 state
budget bill. It was introduced as Assembly Bill 66 by the Joint
Committee of Finance on 2 June 1981, and was passed into
law in July 1981. The pfogram was to be implemented by the
state's Department of Revenue. (See Appendix Cfora copy
of the bill.)

National events have so far prevenied the program from
becoming operational. The program was dependent on the
state raising an initial ten million dollars of “seed fmoney”
through the sale of state revenue bonds. However, federal
requirements for tax exemption changed,” and technical
.*amendments had to be made to the program. In addition, in-
terest rates climbed to levels that mad€ it less financially at-
tractive for individuals to participate in the program. The
government of Wisconsin has decided to deferimplementa-
tion of the program until later this year.

On the local Iev‘el, the project staff have provided technical
assistance and materials t0 many city agencies and citizen
organizations. The following are illustrative examples:

‘ . - . ¢

Vignette #8 -

The Philadelphia Mayor’s Office.on Aging was investigating’ .

home equuty conversion alternatives. Project staff met with

the mayor's staff, discussed various options, and provided

technical assistance. The Office on Aging subsequently

focused its program development efforts on deferred pay-

ment loans to .finance municipal gasr bills and/or
- * ' weatherization.

1 gtter from Ken Scholen to authors, October 30, 1981,

'Telephone interview with Gail Shiman, Committee Clerk, Committee g
Aging, Business and Financial Instltutlons and TranspQrtatIon Wisconsii
State Legislature, October 28 1981.

E l{llc | 3 '1 24

Aruitoxt provided by Eic:
.




. . " Vignette #9 ‘Dc
/ A consortium of social segvice agencies and community
organizations in Boston was exploring housing alternatives
for older people. One of the agencies, United South End Set-
tiements, contacted HECP for background materials and con-
suitation. This led to.the development of various sale
leaseback models, and a community conference in May of
1982 featuring economist Paul Samuelson and resource peo-
* ple trom HECE.

Uses by Pilot Projects

The most direct developmental efforts of HECP con-.
cegned the six-pilot projects which it supported in various
ways—HECP staff and consultants provided technical
assistance, research shpport, in-kind contributioNhs, and even

, =+ direct grants. In some cases, they helped develop the specific

‘ - equity conversion packages that would be offered by the pro-
ject. In other cases, they helped conduct background research

. specifically for the project, e.g., market surveys, cash-flow

. models, financial analyses. Through the HECP conferences
and “consultations,” the project was also instrumental in ob-
taining additional, non-AoA funding for some of the projects.
The following vignettes provide some of the details for two
of the projects. HECP's role in the other four pilot projects
is described in the vignettes in Appendix D. .t

i

-

! Vignette #10

. Home Equity Living Ptans, inc. (HELP), a non-profit corpora-

1 tion in Buffalo, New. York, has developed a program that

guarantees elderly homeowners lifetime residence in their

homes without the costs associated with home ownership.

The .program began operations in August 1981 with $1.3

¢ mitlion in HUD Commiunity Development Block Grant funds.

HELP has two main goals: to convert homeowners’ equity

into monthly income and to promgte neighborhood stabiliza-
tion by repairing and maintaipfhg older homes. .

The project intends to support a recycling program involv-
. : ing 80 houses, each averaging $20,000 in initial market value.
A HELP buys the home. at "a fair market value from the
) . homeowner, assumes the payment of taxes, insurance, and
" major maintenance costs, and sends the homepwner month-
~ly cash annuity payments. The payments continue until the

participant’s death, when the title of the house transfers to

* HELP. To.date, three conversion contracts have been signed.

4
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The HECP has helped by reviswing project materials and by s
providing information on developments and activities in home 4
equity conversion jn other parts of the country. More impor- )
tant, the project usga financial plan that was developed by

HECP consultant, J8ck Guttentag. The plan is based on a
computerized cash-flow model which is used to calculate
conversion tables for interested homeowners.**

Vignette #11 _ .

The Senior Homeowner Equity Conversion ProjeCt in Essex - !
County, New Jérsey, begana feasibility study of home equi-

ty conversion for senior homeowners in the county in Spring

1981. The project’s overall goal is to establish a non-profit

senior homeowners’ cooperative to convert the equity of

senior homeowners into usable income, prevent displace-

ment, finance repairs and weatherization of homes, and

stabilize the neighborhood.

: The study originated when the director of the Greater Essex
" Community Foundation contacted the local area agency on
aging to inquire about innovative programs forthe elderly in
the private sector. She learned about the home equity con-
version concept and soon thereafter, broyght up the issue
at aconference in Washington, D.C. sponsored by the Depart-
ment of Health and Human Services (DHHS). DHHS staff sug-
gested that she contact the Home Equnty Conversion Pro-
ject for teohnical assistance. .

The pro;eé?’s feasibility ‘study (which included a survey of

senior homeowners) determined that, inlight of the high in-

terest rates, a sale-teaseback approach would be more ap- .
propriate than a reverse mortgage program.

. The project statf found the HECP staff and reports to be very
helpful in designing the feasibility study, The report on
reverse annuity mortgages produced by aplan, Smith and
Associates (partially supported by HECP) and the cash-flow
‘planning modet were particularly useful. HECP project staff .
provided technical assistance in developing the program
design, reassured the Committee members that the home
equity conversion concept was a good one, and continuously
kept the Committee abreast of new developments in home
_equity conversion’ through conferences, newsletters, and
brief reports.?*

Uses by the Prlvate Sector

The preceding sectioh showed how HECP directed infor- .
mation to the public sector agencies in order to eliminate bar- .
riers to the development of such plans. Buf another key to

"Telephone interview with Donna Guillaume, Director, Buffalo Home Equity.
Living Plans, Inc., Buffalo, New York, November 1981. °

"Telephone interview . with Douglas Browne, Senior Homeowner
' Cooperative, Division of Community Development Belleville, New Jersey,
November 1981, , . PR
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the success of the® prolect lay in gettlng private sector
organizations involved in the process. Financial institutions
such as banks, savings and loan associations, and insurance
companies were essential actors. These groups would
ultimately have to provide most of the equity conversion con-
tracts. Thus, HECP was especially responsive to inquiries
made by private sector groups. /

For example, in what is perhaps the most significant ad-
vance in the home equity conversion movement, HECP staff
and research played a role in developing a plan that will
ultimately be offered to the public. The following vignette
describes HECP’s actuvmes in detail:

Vignette #12

The first heavily capitalized venture into home equnty con-
version was the American Homestead, Inc. plan. The com-
pany is raising over $100 million in mortgage and venture
capital to support its “Century Plan,” which wijl be available
to an estimated 11 million people if*the U.S. who are (a)
owners and occupants of single-family houses free and clear .
of mortgage debt; (b) at least 65 years of age; and (c) residents
of metropolitan areas that have histories of steady apprecia-
tion in real-estate values and population growth. A HECP
newsletter describes the project as *‘the most ambitious
reverse mortgage plan yet proposed "Working through local
lenders, the company will offer older homeowners the op-
portunity to receive monthly checks, ranging from $100 to
$500 or more, as an income supplement. The total dollar
amount that any one homeowner can receive will be
unlimited. Repayment occurs only when the owners move,
sell their property or die. The amount owed includes the total
dollar amount of the monthly checks; deferred interest com-
puted at a fixed rate below what'was'prevailing in the mort-
gage market at the time the original contract was signed; and
a percentage of the increase in the resale value of the house
since the date of the original contract. The repayment will
be expected solely from the proceeds of the sale of the house.
If this amount is tess than the total amount of the monthly
payments, the company will absorb the loss, with no further
legal remedies against owners or heirs.

L' The orginators—James Burke and Don Smith—had been on

mation many times as they were developing initial plans. In
the later stages of development, the two America

Homestead representatives met with HECP staff and cop-
sultants to review their plans and solicit comments. Mr. Burke
commented in a letter to the Retirement Research Founda:
tion that “if it were not for the assistance of Mr. Scholen and
his staff, American Homestead would not soon be offering
reverse mortgages to hundreds of thousands of New Jersey

the project’s, mailing list and had called Scholen for info:/
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residents. Indeed, without his encouragemer{t we might have
prematurely abandoned our efforts as so many others have
done in pursuit of a solution to this national problem.”?*

Another important source of financing for equity conver-
sion is the nation’s private’ “pension funds. HECP acknow-
ledged this potential early on, when It hired Donald Smart as
a consultant to promote the COncept Smart is the Vice Presi-
dent and Manager of Defefred Com ensation Administrators,
4Inc., a Minneapolis-based ‘consulting firm. He was hired .
speciflcally to give speeches and wirite articles for special-
ized publications in the pension fund area. The fo8wing
vignette illustrates one of the more concrete resultsf these
.efforts:

Vignette #13

The Wisconsin State Employees Union (WSEU) retained the

services of project consultant Donald Smart to help develop

their bargaining package fot their Spring 1981 round of

negotiations.” The union, which represents.24,000 Wiscon-

sin public-employees, sought an expanded role in pension

investments and advanced several relevant proposals. With

the help of Smart, their four-point proposal asked the state

to invest up to 30 percent of the approximate $5.2 billion in

_pension money in the Wisconsin economy. It included a de-
. mand that ‘‘a reasonable percentage of the pension funds
attributable to members ot WSEU be segregated for invest-

* ment in Reverse Annuity Mortgages.”* -

Governor Lee Dreyfus expressed support for the proposal,
although ultimately it was: not included in the contract agree-

ment. Union leaders opted for gains in other sectors of the
negotiations. Neverthqless‘ the negotiations gave the con-

cept of home equity conversion publicity throughout Wiscon- -
sin and throughout the AFL-CIO (through its newsletter, cuted
below).? . 4

*

Other private mterest grou ps have sought out HECP's ser~
vices as well:

M etter from James J. Burke, President, American Homestead, Inc. to
Marilyn Hennessy, Executive Director, Retirement Research Foundation,

3"Ynions Seek Expanded Role in Pension Investments,” Labor and In-
vestments, Vol. 1, No. 4, May 1981,.p. 1.

*bid.. p. 2,
»Ibid, .
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Vignette #14

The American Bar Association’s Commission on Legal Pro-___
biems of the Elderly is developing ideas for the role of the
private bar in promotmg home equity conversion oppor-
tunities. Housing Subéommittee chairman Paul Nathanson
convened an exploratory meeting of national leaders in the
-fleld in February 1982. Ken Scholen made a presentation at
' the meeting, and recommended that the ABA draft mbdel sale
. leaseback legislation for Congress and model contracts for
» two-party transactions.* The Commission is seeking funding »

to pursue these activities. . . .

. Private foundations have also employed HECP services: o

"Vignette #15

A major operating foundation in the Midwest ingped HECP
personnel to a one-day meeting to explore various program
initiatives. The meeting led to a prpposal to et older persons
finance in-home services with their home equity. Project staff
provided additional technical assistance as the foundation

. developed its final proposal to a potential corporate donor.**

Uses by Individuals

In addition, the project has advised numerous individuals
about equity conversion options, and has helped them over-
come specific ‘barriers- to their plans. The following vig-
nettes illustrate two such cases. .

Vignette #16 - ,

Dora S. is 75 years old, low-income, with a mortgage-free

_hpme valued at $65,000. Recently, she met a niece, her

" nearest living relative. The niece is wealthy and wanted to

finance Dora’s remaining years in exchange for her home.

Project staff helped them and their lawyer-vork out various
options for structuring the transaction.* .

Vignette M7

Dorothy B. is an elderly woman, low-income, with a mortgage
free home. She receives Supplemental Security income and
Medicaid and wants a short-term reverse mertgage. Project
staff acted as a go-between with the Social Security office.
Eventually, the Social Security Administration provided a let-
ter stating that 'SS! benefits would not be affected by the in-
come from the reverse mortgage.”’

.

MHECP project files.
L etter to authors from Ken Scholen, January 13, 1982.
“Ibid.

. .
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Uses by the Media

" The Home Equity Conversion Project also-has generated
an enormous amount of media attention. Inforfmation about
the project, its pilot projects, and issues involved in the con-
cept have appeared on national television and in ntajor
publications such as U.S. News and World Report, Newsweek,
Time, and newspapers throughout the country. Scholen con-
siders such media attention vital to the development of home
equity conversion. The lists provided in Appendix E are
themselves impressive. They also appear to reflect a growth
of interest in the topic. As of mid-February 1982, the total
number of items for the year already equalled that for all
twelve months of 1979.

G
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C. WHY THE HOME EQUITY CONVERSION
""" 'PROJECT WAS USEFUL -

©

-~

/

In earlier case studies, we examined AoA-sponsored pro-
jects in light of various propositions concerning research
utilization. Our goal has been'to develop workable strategies
for realizing the full potential of A0A’s research and develop-
ment program. We continue that tradition here. In this
chapter, the experience of the Home Equity Conversion Pro-
jectis examined in light of our six earlier propositions. In the
following chapter, we consider the management implications.

The propositions we-shall examine were derived from our
earlier, case studies and the literature on “knowledge
transfer.” Each case study has produced” a number of
refinements. The propositions are:

* Proposition No. 1: Utilization follows the develop-
ment of an informal social network, Iinking‘
knowledge producers (researchers) with
knowledge users (consumers, seryice providers,

P and policymakers). :_{aﬁ "

* Proposition No. 2: “nterventions” designed to
boost utilization octur throughout the life of a
research project, and not merely ‘at its
completion.

4

* Propositian No. 3: Utilization depends on the ‘
vigorous dissemination of project materials—but .
not necessarily the final report,*

* Proposition No. 4: Utilization is facilitated when
the research involves "a ‘‘synthesis” -and
“develop‘ment” activity.

-
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* Proposition No. 5: Utilization occurs when there
already exists a large audience of policymakers

N and practitioners with a strong interest in the

-

topic and a desire to do something about it.
. ]

* Proposition No. 6: Utilization is facilitated when
the findings of a single study have been con-
.firmed by other researchers.

In earliér case studies, we have distinguished “research”
and *“development” projects. In pure form,. “research” pro-
Jects produce new information, whereas “development”’ pro-
jects produce usable tools such as a handbook or a question-
naire. Our Airst four case studies, for example, concerned
development-oriented projects: ‘

* the Older Americans Resources and Services
(OARS) project synthesized existing knowledge
"to produce an instrument for assessing the func-
tional status of older Americans; |

*. the Transportation Seryices for the Elderly pro-
ject developed a planning handbook and a site
Aassistance kit for state and local officials;

* the Nursing Home Inventory project produéed
survey instruments for oataloguing and selecting
nursing homes; and

* the Program Development Handbooks project
produced a series of handbooks for state and
area agencies on aging on seven service areas.

In contrast, the fifth case study examined two “research” pro-
jects that produced information on the extent of maltreatment
and abuse of the elderly.. )

The Home Equity Conversion Project presents an oppor-
tunity that these first five projects did not. In addition to con-
ducting research and sponsoring develdpment activities,
HECP also demonstrated and promoted the home equity con-
version concepts. Its activities, therefore, were somewhat dif- -
ferent from those-pursued in earlier case studies. GRIl's’
recommendations in earlier studies should be enhanced by
confronting the propositions with this different type of pro-
ject. We discuss each proposition in tum.

4z >




Proposition No. 1: Utilization follows the development of an
informal social network, linking knowledge producers (re-
searchers) and knowledgé users (consumers, service pro-
viders, and. policymakers). i

In each: of the first five case studies, we noted that the
development of an informal social network was an important
precondition for the utilization of research products: Poten-
tial users of such information seemed more likely to actually
use it if they (1) knew it exjsted, (2) knew the name of the

' researchers and how to contact them, and (3) had-engaged
in some-form of dialogue with the research team. Usually
these networks seem to have been generated by conferences
or meetings and.sustained by mail or telephone

Ve communications.

In these earlier case studies, the formation of the social
network typically had not been intentional. It had developed ,
as a by-product of what were “normal’: dissemination ac- '
tivities. With HECP, however, the goal was made explicit.

(1) Throughout the life of HECP, Scholen encouraged the
development of an informal network. During the Wisconsin- *
sponsored phase of the project, one of the key events was
the national Reverse Mortgage Development Conference. A
primary purpose of the meeting was to introduce people in-
terested in the topic to'one another. It was during this interac-
tion, for example, that Scholen identified people who would

- later serve as project consultants and who would develop pilot
Jrojects. Similar meetings during the AoA-funded phase of
the project (the HECP “consultations”) helped sustain the
nascent network. -

. ‘ (2) The staffing pattern of HECP emphasized the impor-
tance of getting a network of people involved in home equity’
conversion. Scholen selected consultants from across the na-
tion. Part of their work was to interact with pilot project staff’
and to provide technical assistance to them. The HECP staf-
fing pattern also included-a large advisory committee, which
attended the project “‘consultations” and served as an infor-
mation source for HECP. The number of people formally in-
volved with the HECP, therefore, was quite large: three staff,
ten consultants, eight advisory gommittee members, and staff
of\gix pilot projects. - . v

(3) The HECPInetwbrk was made larger and more accessi-
ble through the HECP' newsletter, whic‘p was informal,

- 33, 4.4
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typewritten (not typeset), and addressed “Dear Friends.” Each
newsletter encouraged readers to respond in some way (e.g.,
by ordering'a HECP report)..In this way, the newsletter
brought information about equity conversion while it en-
couraged further development of the network.”

(4] A fourth manifestation of HECP's deliberate efforts to

develop an_informal network was the large number of oral

preséntations by HECP staff and consultants. Scholen was
especially active ip-this area. He participated in both formal

and informal meetings throughout the country, and encour--

aged the ofhers to do so as well. One consultant was-hired
excluswely to give speeches and write articles about investing
pension funds in equity conversion projects.

Our evidence suggests that Proposition No. 1 explains
much of HECP’s success. It is clear, for example, that HECP
efforts led to a large informal network of people interested
in home equity conversion. The newsletter alone is now
distributed to over 8,000 pedple. It also seems clear that the
existence of the network has led to the utilization of HECP
and its fmdmgs Our interviews brought this out clearly. The
staff director for the President’s Commission on Housing, for
example, placed home equity conversion on the Commis-
sidon’'s agenda after talking to a long-time friend of his, who
happened to be a HECP consultant. (See Vignette #2.) The
developers of the American Homestead plan first learned of
HECP through one of its newsletters (Vignette #11). And three
pilot projects generated financial support from foundations
during the HECP-sponsored meetings and consultations.

..HECP’s deliberate provocation of an informal network ex-

plains a great deal about its ultimate success. !

»

J v .
- Proposition No. 2: “Interventions” designed to boost utiliza-

tion occur throughout the life of a research'project, and not
merely at its completion, ..

Many activities designed to promote and implement home

equity conversion occurred throughout the term of the pro-

ject. These actlvmesm we have seen in the vignettes, have
been successful. Many conversions have taken place.
Significantly, utilization did not await the final report. We

noted four particularly salient interventions that seem to have .

brought about the high degree of utilization: -

*~ (1) Perhaps the most important were the six pilot projects.
These projects were designed to help structure HECP's

\
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research and then toimplement its findings. They represent
an unusual aspect of HECP. it was simuitaneously a research
and a demonstration projéct. The fact that both aspects;were

&= operating in tandem is reminiscent of an earlier case study,
but with HECP, the coincidepet was intentional.*®

(2) At its first conference on the tdpic in May 1979, HECP
staff began to identify barriers to the implementation of home
. equity conversion®plans. Many of these were legal or
. + regulatory. For example, at that time it was uncléar how the
Internal Reughue Service would handle income from
sale/leasebgiiks. Throughout the life of the project, therefore, -

HECP statt#hd consultants worked to clarify such issues and
to develop legal, regulatory, and pelicy recommendations for
various public bodies (directly, with the Wisconsin legislature,
the White House Conference on Aging and the President’s
Commission on Housing; and indirectly, with the I.R.S. and

< the Social Security Administration). . : -

(3) Throughout the life of the project, HECP staff and con-
sultantS have given presentations of their findings to
policymakKers (e.g., at AOA) and potential providers.of the gqui-
ty conversion plans. .

(4) Draft HECP reparts were distributed throughout the pro-
ject networkK to solicit critiquesand to further develop the au-
dience for the results. Scholen used various techniques to

. getreaders involved. He deliberately made documents appear
~ incomplete with pencilled-in changes, “draft” stamps, and the
like. Scholen explalned that.he wanted readers to feel a part.

of thagarocess and thereby a participant in the home equity
mpnv%“movement.’* . .

These and other interventions explain much of HECP’s suc-
| cess in getting home equity conversion implemented. Each
' was’intended td either, break down barriers or induce par-
ticipation in home equity conversion. In this way, each lends . ,
, support to Proposition No. 2. -

-

*Robert K. Yin and Ingrid Hensohn, Case Study No. 2, Ibid.

~
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Proposition No. 3: Utillzation “depends on the vigorous
dissemination of proie\t materials—but not necessarily of the

final raport / )

Even compased to other éxemplary AoA 'studies, HECP ef-
.forts at disseminating its findings are impressive.®® HECP
developed a sophisticated computer- -based direct mail system
for distributing newsletters, reports, and other project
materials. The newsletter, forexample, came out three to four
dimes a year and was distributed widely. Each HECP report
was sent out in draft form to people throughout the network.
HECP also published a large volume of infébrmation about -
home equity conversion during the first year of the project.
The final report, in contrast, was submitted at the end of
March 1982, and is unlikely to be distributed widely.*®

Two features stand'out about HECP’s method of disseminé—
tion. In addition to being vigorous, it tended to employ infor-
mal channels and to be geared primarily to nonacademic au-

~ diences. Instead of seeking publication of articles in leading

academic journals, Scholen relied on newsletters sent to a
diverse audience, only a portion of whom were. academics. -
. The audience tended to be comprised of .people who would
be able to help put the concept into practice, gither through
policy changes or.through the development of workable plans
for implementation. Even at major conferences in the field
of gefontology, HECP presentations tended to be more prasg
tical than academic.

The natuge of the HECP message and of its intended au-
dience madk it a prime topic for the mass media. Scholen en-
couraged media attention, and used it to expand the network
around HECP. The pro;ect received a; vast amount of coverage
in the print media, and was featured in some of the most
popular forums {viz., “Good Morning America,” Newsweek,
Time and U.S. News and World Report).

Our evidence further suggests that this dissemination has

" led to concrete results. AoA called a special briefing on the

project after learning about the published book. Many elder-
ly and many investors seem to have become interested in
equity conversion after reading about it in the newspaper. And *

“

»See earlier case studiés, ¢ited above.
“Telephone conversation with Ken Scholen, March 1982,

’
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the project’s reports and newsletter led direétly to gontacts
throughout the United States with institutions interested in
beginning such a program. Proposition No. 3 is clearly sup-
ported by the HECP éxperience. B

Proposition No. 4: Utilization is facilitated when the research

" involves a “‘synthesis” and “development” activity. -

With HECP, development activities were intrinsic to its
demonstration activities (the pilot projects). HECP staff and
consultants developed usable tools, such as the cash-flow
planning model, explicitly for the pilot projects’ use. Without
this support, these projects probably would havé*faltered. in
this sense, the experience of HECP supports Proposition No.
4, . ’ ,

The evidence supporting a cause-effect link between
development activities and utilization is somewhat am-
biguous, however. It is not clear if HECP’S success was due
more to its development activities or to its demonstrations,

since the two are interconnécted.. The HECP experience

poses, in fact, some interesting possibilities for combining
demonstration efforts with other R&D projects. (We présSent
these as a proposition at the end of this chapter.)

-

ists a large ‘audience of policymakets and practitioners with

" a strong interest in the topic and a desire to. do something
. about it. .

-

The expenence of HECP suppoYts thus proposmon
Although few pollcymakers or practltloners had been aware
of home equity conversion prior to HECP, there was
widespread interest in the problems of ingome maintenance
and housing forthe elderly. Because of the economy, these

- Proposition No. 5; Utilization occurs when there already ex-*

problems have defied traditional solutions, HECP was suc-"

cessful because it presented an acceptable alternative. It
designed plans that met the needs of the elderly while pro-

viding a profit incentive for investors and a low-cost solution °

- for public authorities. It was the right-idea at the right time,
and this feature unquestionably was the most important:
precondition of HECP’s success.

37"
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Proposition No. 6: Utilization is facilitated when the find-
ings .of a single study have been confirmed by other
researchers.

We have no evidence from the case study to support or
refute this proposition. in fact, the nature of the HECP “pro-
ducts” may make this proposition irrelevant. HECP was not
primarily a research study producing new research informa-
tion. It was aresearch, development, and demondtration pro-
ject that primarily synthesized existing information. in our
case study of the two projects on battered elderly (from which
this proposition derives), it was important for explaining the
utilization of the findings. Both projects involved original
research on a relatively new topic. Thetfact that there was
more than one project on roughly the same topic allowed
readers to synthesize the information themselves. In our other
cases of high utilization, we noted that project staff per-

formed this synthesis for the audience. It may be, then, that _

this proposition is more applicable to projects that are
oriented more toward basic research than to applied research.
it may be the counterpart to Proposition Na. 4 for such
projects.

One element of HECP's successful history of utilization
that is not covered by these six propositions is theconcomi-
tant role that project staff played in research, development,
and demonstration activities. All three activities were occur-
ring simultaneously throughout the life of the project. In all

three, the same staff and consultants were involved. Thus,

the HECP configuration of activities not only brought
“knowledge producers” and “knowledge users” together; in

some instances these groups of people were the same. Inef-

fect, HECP eliminated the ‘‘gap” between knowledge produc-
tion and knowledge utilization that utilization strategies are
Ltypically design&d to bridge.

We would not go so far as to say that all (eéearch projects:
should include both development and demonstration com- '

' ponents. It is unlikely that the success of HECP was due to
the fact that all three components occurred simultaneousl?
(rather than seque,ntially)orthat they ocegrred underthe same
administrative roof. More probably it was the researchers
participated also in these other activities that enhanced the
utilization of the findings. As the development-&and demonstra-
tion activities were pursued, the researchers could mold their
knowledge to the specific circumstances and make the in-
formation more usable.




T\'iese thoughts lead to the fallowing new ;proposition:
S

' Proposition No. 7: The utﬁlutlon of research is facilitated .-
when the researchers themselves become involved in the -
development and demonstration of their findings.

/ We offer this proposltlbn tentatively, pending confirﬁation.
Summary ‘

In the preceding paragraphs, we reviewed the history of the

Home Equity Conversion Project in light of six propositions

about the utilization of research. The evidence supported five

of these propositions, seemed irrelevant in the case of one,

and generated a seventh. Overall, the close similarity between

the five original propositions and the history of HECP is strik-

ing. The activities and products that GRI has repeatedly found

to be most beneficial were also.those that. HECP empha-

) . sized most. The high degreg of utilization of HECP's products

) is not surprising. s
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D. IMPLICATIONS FOR R&D MANAGEMENT

The complete inventory of policy implications that have
been generated from GRI's series-of case studies numbers
‘nine. Of these, the evidence from the Home Equity Conver-
‘sion Project supports the following six:*!

o Utilization strategies should discriminate be-
tween ‘“‘research’ and ‘‘development” projects.

e Utilization strategies should focus on linking
_ people, not products, and should encourage
vigorous networking efforts throughout the life
history of a development project. N

" e Research-funding agencies such as AoA should
. vigorously support the dissemination of project
materials to audiences other than researchers. -
s The likely form of these materials will be either .
usable tools or brief summaries of the findings.

e R&D funding agencies such as AoA should con-
' sider who shall be responsible for the products
- in which they have invested, once the original
I , development effort is over. (Résponsibility in-
cludes responding to questions about the pro-
duct, monitoring its utilization, and determining

when new modlflc_ations are appropriate.)

“'Only three of the existing list of action implications are excluded here,
All three came from Case Study No. 5, which coperned the most “‘research”
oriented of the projects we have examined. The reftpining six appear to apply .
equally to research-, development-, and demonstration-oriented projects.

4 ‘ \‘1 -
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- Research sponsors should consider the probable
level of audience interest in and need for the pro-
ducts in planning utillzation strategies for them.

o Sponsors should make use of press releases that
provide a clear statement of research findings (In
non-technical Ianguage) and of their potential
significance.

The Home Equity Conversion Project provides. strong
evidence for each of these implications. More than any case
we have examined to date, HECP efforts seem to have'been
focused explicitly on developing usable products, “linking”
people, disseminating materials, taking responsibility for its
products, acknowledging its audlence and using the popular
media. ,

Part of the impetus for these utilization-oriented tactics
could have been the nature of the topic; but certainly another
impetus was the orientation of the HECP Project Director. Not
only were practitioners accepted as legitimate members of

- the audience for HECP products; they were viewed as essen-

tial for the success of the project. Perhaps it was this explicit
acknowledgement of legitimacy that allowed HECP to natural-
ly follow a utilization strategy that GRI has developed during
the course of its studies on exemplary AoA projects.

3




. e o=

°

PEOPLE INTERVIEWED FOR CASE STUDY

)

Ms. Bronwyn Belling

Reverse Annuity Mortgage Program
San Francisco Development Fund
Corte Madera, California

~ Mr. Dougla¥ Browne ’ )
Senior Homeowner Cooperative

Division of Community Development
Belleville, New Jersey

Ms. Deborah Fugertschuh ' .
Former Director

Home Equity Project

Madison Development Corporation

Madison, Wisconsin,

Ms. Donna Guillaume
Director

. Home Equity Living Plans .
Buffalo, New York

Dr. Feances Jacobs

Project Officer, Home Equity Conversion Project
Division of Research and Evaluation
Administration on Aging

Washington, D.C. )

Mr. Max Kummerow

Home Equity Conversion Project s
Wisconsin Department of Health and Social Services
Madison, Wlsconsm .
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Mr. Jorge Lambrinos

Majority Staff Director

Subcommittee on Housing and Consumer Interests
Select Committee on Aging

U.S. House of Representatnves

Washington, D.C.

Dr. Harry Posman

Director, Divigion of Long -Term Care

Former Dnrector Division of Research and Evaluation
Administration on Aging

Washington, D.C.

Mr. Ron Rosner

Division of Research and Analysis -
Wisconsin Department of Revenue’
Madison, Wisconsin

Mr. Ken Scholen

Director, Home Equity Conversion Project
Wisconsin Department of Health and Social Services
Madison, Wisconsin

Ms. Gail Shiman

Member, Senator Timothy Cullen’s Staff

Committee Clerk, Committee on Aging, Business and
Financial Institutions, and Transportation

Wisconsin State Legislature ) ‘
Madison, Wisconsin

Mr. Waymon Winston

Executive Director

Westside Conservation Corporation
Milwaukee, Wisconsin -

Ms. Rita Wlodarczyk

Chair

Monona Senior Citizens Commission
Monona, Wisconsin
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- Scholen, K (Ed.) Unlocking home equity: New Jdeas “for

equity convérs:on August 1980.

. Wisconsin’s housing and neighborhood conservation pro-

Major Publications of the Home Equity
Conversion Project

homeowners. Summer 1979. ‘

Scholen, K., & Chen, Y.P. (Eds) Unlocking home equity for
the elderly. Cambridge ‘MA: Ballinger, 1980.

Scholen, K., Kummerow, M., & Drury, M. Unlocking home equi-
ty_through tax deferral. June 1, 1980.

Jacobs, B. Notes on the assessment of the potential for home

Moon, M. Home equity. convers:on and means- tested pro-
grams. Fall 1980.

-

Home Equnty Conversnon Project. Pilot projects on home equi-
ty conversion: Working papers and proposals. October 1980.

Guttentag, J. Criteria for assessing home equity conversion
programs. November 1980.

Weinrobe, M.D. The renegotiable RAM. Janu;ry 1981.

Home Equity Conversion Project. Property tax deferral—
background and statute. January 1981..

Wisconsin Department 1of Aevelopment An evaluation of

gram home improvement loans. January 1981.

Home Equity Conversion Project Pilot project update

February 1981.




Scholen, K. New developments in private sector home equi-
ty conversion loans. Febfuary 14, 1981.

Kaplan, Sm|th & Associates, Inc. Special study on reverse arn-
nuity mortgages. March 1981

Weinrobe, M.D. Consumer safeguards for instruments unlock-
ing_home equity for the aged. March 1981.
. Garnett, R,, &Guttentag,J Modelling the Buffalo plan. Sum-
@er 1981.
' Hdome Equity Conversion Project. Pilot project update #2.
) June 1981.

Home Equity Conversion, Project. Home equity financing for
-rental unit conversion. June 1981.

Scholen, K. A guide to sale leaseback arrangements tor older .
homeowners and their attorneys. Draft. June 1981.

Campbell, J. Real estate Iin;ited partnership-and sale
Ieaseback plan, June 1981.

‘7San Francisco Development Fund. Operating Manual (180
pages). September 1981.

Home Equity Conversjon Moject. P/lotpr01ect update #3.'0c¢-
tober 1981.

Kummerow, M. A federdkrole in reverse annuity mortgage
development. November 25, 1981. : /

Scholen, K., & Kummerow, M. Federal tax treatment of
deprec:a tlon on residential sale leasebacks for the elderly
" January 1982.

Kummerow, M., & Scholen, K. The deferred payment repair
loan. Janyiary 1982,

.t Scholen, K. Beyond the golden age club: New products for .
the fastest growing segment of the American population.
: February 1982

'Home Equity Conversion Project. Housing issues (packet).
February 1982.
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Weinrobe, M.D. Home equity conversion instruments with
fixed term to maturity: Alternatives to end-of-tetm payoft.

. Spring 1982, '

Jacobs, B.-The national potential for home equity conversion
into income for the elderly. March 1982,

. Kummerow, M. Marketing home equity conyersion\'Ex-

perience to date. March 1982.

e v
Drury, M. Discussion papers on the economic theory of home
equity convqrsipn. March 1982

Drury, M. English transliteration of French handbook, le rentes
viageres. March 1982,
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APPENDIX B

Newsletters Distributed by
the Home Equity Conversion Project

November 26, 197942 ) , , .

Topics include: (1) the Ballinger book, (2) the AoA
solicitation on home equity conversion, (3) an up-
date on Wisconsin home improvement loans, (4)
an announcement that Fouratt signed first con-
tract, (5) an announcement of RMSP survey of .
~ Wisconsin oldér homeowners, (6) an announce- -
ment that the Madison Developmént Corporation
received a planning grant from DLAD, (7) an an-
nouncement of Minnesota’s progress with .
reverse mortgage instrument, (8) an update on ’
Buffalo’s plans, (9) adescription of the RMSP in-
volvement in the Wisconsin property tax defer-
ral analysis, (10) a review of other research spon-
sored by AoA that has a bearing on home equity . F_ |
- conversion, (11) an updated bibliography on .

" home equity conversion, and (12) an announce-
ment of forthcoming research on financial .
aspects of home equity conversion. -

February 15; 1980 \ . : '

Topics include: (1) an announcement and-
description of AoA grant award, (2) an announce- .
. ment of a Ford Foundation grant to, support the ’
pilot preject in San Francisco (with a description
: of project), (3) an update on the content of Ball-
‘ inger book, (4) an announcement about the

“These were distributed under the auspices of the Reverse Mortgage Study
< Project—RMSP. N - ..
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avallablllty of an interim report on-the home
repair and improvement loan program in Wiscon-
sin, (5) an update on the pilof project in Madison,
(6) an announcement that a Pennsylvania S&L

was the first to file a reverse mortgage plan with »

the, Federal Home lroan Bafk: Board since én-
abling regulations-were issued on January 1979,
(7) an update on the survey of Wisconsin
homeowners, (8) an announcement that RMSP is
developing a proposal for property tax deferral
for Wisconsin, and (9). an announcement that
RMSP is developing computer software for finan-
cial analysis of equity conversion plans.’

October 1, 1980

Topics include: (1) an announcement ai)out the
Ballinger book, (2) a description of the HECP pro-
ject, (3) a brief description of the 5 pilot projects,

and (4) a listing of major research activities of

HECP.

January 1981

Ay

Topicsinclude: (1) the White House Conference

on Aging Mini-Conference-on Housing meeting

- and resolution on home equity conversion, (2) the

announcement that the Ballinger book is
available, (3) the -announicement that Boiling
Springs S&L in New Jersey became the fifth lend-
ing institution in the nation to offer a reverse
mortgage loan, (4) an update on the pilot pro-

jects, (5) an announcement about the new

reverse mortgage loan instruments and research
reports that were available, (6) an announcement
that the home repair loan program evaluation

was complete and available, (7) adescription of.

the use of pension funds for home equity con-
version, with reference to Donald Smart, (8) a
report on public interest and awareness of home
equity conversion, as evidenced by media
coverage and the amount of mail received by the

project, (9) an Update on the proposal for.a pro-’

perty tax deferral plan, (10) an announcement of
three discussion papers produced by HECP and
available to readers, and (11)-a description of
forthcoming research by HECP. .

o,




June 1981 N P

Topics include: (1) a description of the findings
from B. Jacobs' research on the potential na-
tional market for home equity conversion, (2) a
description of the “Guide to.Sale Leasebacks”
that the project is developing, (3) information that
several insurance companies are seriously look-
ing into the issue, (4) report about the Wiscon-
sin State Employees Union proposal for in-
vesting pension funds in home equity conversion
projects, (5) a progress on pilot projects,
6) an announcement ‘of a naw report by M.
Weinrobe on consumer safeguprds, (7) an an-
\ nouncement of the Kaplan, Smith & Associates
report completion, (9) information about IRS rul-
" —_ ings that affect equity conversion plans, (10)
-~ description of equity conversion for financing
o conversion to income-producing rental units,
congregate housing, etc., with names of con-
tacts, {11) information about equity conversion
plans to promotecneighborhood reinvestment,
and (12) an update’on “public awareness.”

/\

o
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October 1981 N /
Topics include: (1) an announcement that first’
contracts were signed in San Francisco, Buffalo,
and Milwaukee, with full description of contracts
and their significance, (2) an announcement
v about pilot project interim reports, (3) a descrip-
tion of the American Homestead plan, (4) an an-
nouncement that the property tax deferral bill
was enacted in Wisconsin, (5) an announcement
that J. Guttentag’s report on the cash flow model
is available, (6) a description of forthcoming
research by HECP, (7) a report on national in-
terest in equity conversion, (8) a report on IRS rul-
ings that would be made, and (9) an announce-
ment that B. Jacobs’ report on the. national
potential for home equity conversion was final-
ly available. :




. February 1982

Topics include: (1) an annpuncement that AoA
funding was ending, and "that they had incor- -~ ‘
porated as a private, non-profit corporation (the -
. _ National Center for Home Equity, Conversion),(2)
an announcement about the GRI case study on
‘ the HECP, (3) an update on the American
Homestead plan, (4) an update on Fouratt pro-
ject, (5) areport on the activities of the American
~ Bar Association in equity conversion,*{6) an an-
nouncement about two reports from the project,
() an announcement that pension fund invest-
ment in equity conversion and the first signifi-
cant secondary market development “are edging
?er to reality,” (8) an announcement of another
tract signed (in Madison), (9) an announce-
ment about the availability of home equity credit
lines in California, (10).an announcement about
the resolution passed by White House Con-
ference'on Aging, (11)a description of the issués
being addressed by the President’s Commission
on Housing, and the role HECP played, (12) a
description of the research report produced by
M. Drury, a project consultant, (13) an update on
the property tax deferral program in Wisconsin,
(1% an announcement that the San Francisco
. pilot project is expanding into other areas of
California, (15) an update on the Buffalo project,
(16) an update on the New Jersey project, (17) a
description of déferred payment loans for home
repairs, and an announcement of a project report
(by M. Kummerow) on the subject, (18) a descrip-
tion of the anti-poverty potential of equity con-
version, and report on subject by HECP (B.
Jacobs), (19) an announcement of conferences
on topic, and (20).an update on public mterest
in home equity conversion,.
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TO 1581 ASSEMBLY BILL &6 J
. >
- ' : ’ ) -
June 2, 1981 ~ Offersd dy the JOINT CONGIITTER ON FINANCE. ‘
- . o . .

.Al ACT te smand and revise chapter 28 of ths statutas, asd te make divesse
sther chasqes’ is the statutss, Teletisg te state fiasmces and
epprepristisns, cemstituting the axseutive budget 3{11 o2 the 1981 .
legislatars, aad wikisg sppeopristions. ‘

13
.

’

SECTION 843w,  20.366 (8) ef tha statutss is creatad te read:

26,366 (l)' PROPERTY TAX DEPERRAL. (o) Amimistretive supplemeat.
The ameunts in the schedule te Day cests iacurrad ia the admimistretion

and eperstign of the yregram uader subch. IV of ch. 77. TRese mOASYS Ray 'y .
N »e dedicetsd by the departmest te the system of fuads and eeceuats crsetad

undar 3. 77.87 (2). ‘. . )

[} ~

{v) Ravesws ebligetiom fumdisg. As 4 ceatimwisg spprepristiea,

precoeds {rem revemus shligetisas fer previdiag leens and reservées wndar” . :
,swbch. 1Y of ch. 77, issued uwnder subch. II of ch. 18. TRese mONeYS: maY

. be dodicetad te the system of f and sccounts under s. 77.67 (2). .
) (w) Revesus obligetien ré €. All meneys rsceived i the system ’

of funds and acvounts wnder s. 77.87-(2), fer 'the purpeses of retiriag

, revesus sbligetisas, previding reserves ind fuadiag sdditiessl leass .ot
subeh. IV of ch. 77. ALl meaeys received sre irrsvecably appropristed ia
accerdamce with subck. IX eof ch. 18 amd further established ia

’\ , reselutiens sutherizing the luuoc; ef revemse ebligetiens aad settiag
forth the distridutien eof fusds received seder that uben"ur.
. ty) Preqram admimistration. As a cestiawiang appreprietiean, all . '
seneys received is tha system of fumds amd accousts under e. 77.67 (2) te
pay cests iacurred ia the admietetraties aad om.ucl‘ of the jregram . .
- . |

: undir subch. IV of ch. 77. -~
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‘ SACTION 1109.1.: 78.03 (X) of tha statutss e amendsd to read: .
78,03 (4} nu.mm nn-: INSTALMENT; INTERRIT. If the (first
. izstalmeat ‘o! the rsal estate taxss sr special assessmeats se charged i3
ast paid om or Ddefors Jammary 31, the vlol..'nnut of 2uék realTestalas
ux:- 3T special assessmests shall decome due and payadle and 3kall De
cellacted, tmmr vith uapsid pecrseaasl prepcrty‘;m. om or before the b
last day 'et:?u:inry'by the tovm, city or village tresserer. All such ’
tixes aad ;--umu ramaizing wapaid ox March 1 are deliagqueat and mu.‘
b r d ts the ‘vvtx-umz as  previded ia a. 78,17 —Bueiny
excspt that ths tazes dus f{rom imdividualy vhe recsive loass sader subck.

1Y of ch. 77 are met deliaguaat if they ars Daid on er before the asext
L4
Janwary t. Delimdusat taxes shall De cellectsd Dy the cesaty trsasurer

with imtarest at the Teta of ems DEICsRt P4r Werth or fractioa thersef
frem Jasuary ! aext precsdiag. . N
. SEBCTION 11 4 78.03 (C)'.t the statutas ie amesded to read: -
75.03 () DELINQUENT IND INSTALENT; INTEREST. Except as provided ia
. 1!.0?5. the 2nd instalmemt of 7real sastate taxes aad spesial.
. ) assassments ramainiag unpaid en August, ) shall be delisqueat aad sdall be
. .
subject te imtersst at the rate of eme Dercsat per meath or fractiom
thermef from Jamwary 1 sext precsdiag uatil paid oz watil tfe property .
ren vhich such taxss are levied 13 seld at the Rnext tax sale as Providid -

SECTION 1110g. 78.031 (3) of tha atatutss iz smsadad te read:

. - 70,031 (3) JMSTALMENTS DUR, PEMALIIES. Such erdi may pestpenp !
* the u.. for the Daywemt of a perties of the real ts taxes d ix
. .
such city, villags or tewm fer met te ex 4 ¢ he frem 7Y 31 a0

. . A N
that real estate tazes may bDe paid te the city, Yillage eoxr tawm ‘tx'umu
ia 3 e more instalments beginaimg ea or hefore Jamsary 31, esch te de dus

on the last day of the menth desigmated, undar ths csaditioas u.n ftar

i specifisd, iscluding the (ixing of misimum pPaymeats.’ Om any. ias t ‘
"l - ) B
date o taxpeyer say pay the balamce of tie taxes due. - Such erdiasacy may .
. establish Demalties for failure te Pay iastalmemte vhea due, axcapt that
the oeaalties may ast apply to parsems whe receive loaas umder " subch. IV .
? v
\ r )
| - .o
. A ] . -
’ »
b '
D
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Qf _cd. 77 and who pay tha instalmeat DY tha January 1 aftar it is dum.
Suchk ordinaace must provida that not lass than an aggregate of ome~half af

anY .tax paid {n {astalments skall he dua and payabla on or before April

-

30. sperzom 11toml  78.031 (S) of tha statutes is amended to read: u’

78,031 (S) DELINQUEMNT PIRST INSTALMENT! INTIRRST. ““ the tirst
instalment of the Taal astats taxas Or special issessmeats sa charged s
ast paid oe oOr Ddefors Jamuary 31, thes whola imousmt of such rasl satats
taxea ar special assassmeats shall Decome dus aad payahle and ghall bo.
collactsd., together vith unpaid perseasl property taxas, aa or befors thae
1ast day of fabrwary by the tewa, city or village traasurar. All such

taxes and :p;ci-l. assesasments remainieg uspaid on Marech ' shall De

daliequant, asad axcapt that tha texes dus fros_ individuals vho racaive
loans under subch. IV of ch. 77 ara_not dalinquant if they ara paid defors

the naxt January 1., Oslinquent taxes shall be collasctsd hy tha town, city

or village traasurer vith iatarast at the rate af one parceat psr mastk or
fractias theraof from January ! naxt praceding.

SECTION 1110r, 78.031 (6) af the statutea i3 ameadsd to read:
. 78.03t (6) ofuEex DKXJXQUB;T DNSTALUENTS; INTERES?T. If any taxes, the
Paymsat of which shall havas -b;nn thus poatpaned, shall not ds paid in full
s Or befora tha final data fixed in such ordiaseca, tha unpaid portion of

sech postponad taxea shall be dalinquent, and—eved excapt that tha taxes

dus,  from {ndividuals who receive loans uader subch. IY of ch. 77 are not
ey

dal inquant 4{f they ara paid defora tha naxt Jaouary

1. Delinquent taxea

shall be collacted togathar vith interast tharace at oxa percant par sosth
:E fraction un'rnel from January ! pracading in lisu of aeccumulatad
penaltiss imposed pur:u‘ant to sub, (3), Any suck taxas rsaaiming
dalinquant om August ! shall bde returmad to tha c.cu.nty tTsasurar for

:olil:t.\on as provided {n sub, (9}, \

SECTION 1115p. Chaptar 77 {title) of the statutes is amesdsd to

Taad: ,

CEAPTIR 77
TAXATION OP POREST CROPLANDS) REAL ESTATE TRANSPER PEZES;

SALZS AND USZ TAXZS: PROPERTY TAX DPPYRRAL: LOCAL SALZS TAX
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SRCTIOH 1125’. Subc.lupt.t IY of chaptsr 77 of the Statataa ia
- CEAFTIR 77 $ -
creatad to raad: - . -
2 s SUSCUAPTZR IV N .
3 . PROPERTY TAX DRPERRAL ’
1
[} B 17.63 pURPOSZ. The legislature u!@s»nu oldsr lqlvlduu vho kave '

S  resided 1z their homes for s subatantial pariod of tima Ddave faund it

6 difficult to remais O their o¥m Nomes hecauss their incesme ars

7 iagsufficieat to cever RPLoperty tasea., vhich have risea &3 the value of “
' $  their homes BJaa incTsamed. The legislature fiads that it i3 in the pu/b“.:
9 iataraat to create s progras vharsby the ihoms eoquity asccrwed to theas -
10 iadividuals i3 made available aa security for loams that are spplied to
v 1 the paymaat of property taxaa 3e that more older imdividusls can remadin in
123 their homea. ‘
13 77.68 DEPYNITIONS. Ia this subchapter:
18 N (1) “Coewmer® means a natural Persoa whe is at least 60 yeara of aqe
I} st the time of the participaat’'s iaitial applicatiom and who las am
16 ownegship iatereat ia the qualifyiag dwellisng umit of & participant in the
17 progras. The namea of all coowmers shall asppear on the iaditial
18 applicatioa of the participant. Pror purpoees of thia subehapter. s spouss
19 ;ln am owaership intereat ia the Qualifyiag dvellimg wnit of the other .
Rl 20 spouse.
2y N ’2) “Separtmset’ peams the departmest of reveaue. ’ '
b¥3 (1) ‘Pree and claer” meams that rights to t:;uht full title ta
T ’23 ‘the qualifying dwelliag unit efter satisfactioa of permitted abligatdioas
. 28 are veatad in the participaat aad coowmers. . . )
. ": o .38, (a1 -.;.Irq:;p'..g' meaas & matural parsom 63 years of age sr oldes
- 26 vho has I'b-u ucc“tnd iato the program. . ) -
. 27 (‘5)’_ ‘Permitted; obligatioma® mesas tie total imouat of outstandiag

. 28 lisns and judgmests on tha qualifyiag dwelling umit if thet ameuat does
- <19 eot | e3scaed 335,000. Por 5uxponQn of thia subchapter, bhousiag and
30 redabslitation loens under 3. $60.06 sand liems sriaimg uader thia
i 31 subchapter 3hall aot ba conaidered outstanding lieas or judgmeats ia
32 computiag tie amount of parmitted obligations.
33 {(6) "rrogram” meana the program under this subchapter.
38 ’ (7) ‘Qualifying dwalliag unit” asana dvelling unit., not iacludiang

35  a mobjle home aa defined im 3. 66.058. located in thia state. habitable a3

~ ’ . U \) .
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a3
b
27
22
28
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. pcr'-an.:‘ residance and to wvhich Property taxes ars, or esy convaniantly
be, allecated md. :lp to oha acre ot hnd‘ appertainiag to it hald in tie
same o:nnrshxp as :n‘- «dwelling unit. Por purposas of :\nu subchaptar,
“qualifyiag dv”-l“nq unat® includes & unit 1n a  condominiux or in a
ceoperative Or i{n a aulti-unit dwalling witk & er fewer nxut.:. but in all
of these 3 casex only the portion of taxes allocahblas to the unit lived in
BY the participant may qualify for loans undar this subchaptar.

(8) “Secretary” msans :.n. Sacretary af the dapartment.

77.65 ELIGIBILITY. The departaeat shall.nlu loana to participants
whei

(1) Apply o@ forms prescribed Dy the department for a loan to pay
property taxes by Juna )0 of the Year in wvhich the taxes ars paYehlas on a
qualifying dwelling unit: ' -

(2} Resida in the qualifying dwelling umit mors thea § months of the
Yaar precading sach yeer of participation, but temporary rasidency in a
hsalth .can facility may be subatituted for aay portion sf this 6-moath
residency;

t3) Keap ;ontxnuously in  effect duriag the period that & loan is
outstanding undar this subchapter a fire and exteedad casualty insurance
Policy oe the qualifying dwelling unit-satisfactery to the department and
perait tie department to De named on the Policy as an iasurad; and

{s8) Either individually or vith other coowtiers own tha qualifying
dvalling uait frea aad clear. If the qualifying dvelling ounit is owned
with coovnars, each of thees persons must approva tha application under
sub. (1), .

(s) Earned a3 more thas 320,000 {n iacome, as definad undar s,

71 0% (7) (a) ), in the YyeaZr prior to the year 1a vhich the proparty taxes

. for vhich the loae 135 eade ars dua.

N 77.655 TRANSPER OF INTERESZ. If a participant ceases to reside ia a

qualifying dwelling unit, .nd. 1f the oparticipant’'s total ownership
interest in the qualifying dvelling unit i3 transferred to ons ar mors
coovmers in that unit. a coowner maY assume tha participant’'s account DY
applying ta the department if the coowner <resides in the qualified
dweiling umat. Upom approval otm the application, ased if the coowner i3 €35

S
Years of age or older, the <coovner shall bdecome ' participant in the
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program ied shall qualify for program loans. A coowner vhs has eot

attained the aga of ¢S at the time of applicatics wndar this sectioa may

assume the account Of a partigipast hut shall not hecome a participant or

qualify for ptoqtl,"loans until the coownar attains tha age of §3.

Mﬂu‘onal COOwSsr3 may not b-'\nddod to the loan agresment after ths

isitial applicatios under s, 77.65 (1) daa beem acceptsd Ny the
.

daspartmeat. P -

77.68 PROGRAN _ OPERATION. (1) The departsant may enter imto

agreemeats with participants and thair coownars te loas funde to pey
praperty ‘taxes on their qualifying dwellieg units. The smaximum loaa wader
this subchaptar in any one Year is limited to 3$1.300 sr thse amoumt of
property taxsa lavisd oe the qualifyieg dvelliag unit for ths Yeasr for
which the loas is sought, whichavar is laess. Loaas zhall bsar intersst ;:
a rata dstermined Dy the sacTatary to De sufficieal ta maet all expensss
arising from the operstion of the program.

{2) The d,pu‘tn‘nt shall Xavse all powsrs that ars rsssoaably
appropriats to the opefatiem of & leam Dprogram, lacluding, without
limitatios Decause af saumeratiom, the Dowar Lo eatar isto comtracts, to
p&y or ds psid 'fot the performascs of services, ta exercise sll rights of
a 3srtgagea anmd to Derform other admimistrative sctioams that sre mecessary
in the cosduct af its dutisa umdar this subchapter.

{3) Tha dlpw’.'-nnt shall promulgets rulas aod sstablish procsdurss
undar which applications for loans may Dbdas submittsd, reviswed and
approved! undar which repeyment of loans aTe tO De ohtsined’ under vaich
disputes and claims are to De settled: amd under vhich racords ars to Dhe
maintained.

{a) The depertment may eAtar into loas agrassents vith Darticipasts
and coowamers vha sQgrea:

(a) To0 ¢give tle department a lien 0a the quslifYiag dwelling umit in
respect to which the ipplicatiom i3 mads in tie aseumt of th® loan aad of
the charges umdar par. {(cli

{bi To rapsay the loan upon the trassfar of the qualifyisg dwslling
unit Dy aey aeans excapt as provadad im 3., 77.655 or through ths
psreticipant '3 eatata upon‘ death if tha Darticipast i3 ths s30ls Owaar or

through tha estita of the last surviving coowmar vha owns ths qualifying

6, )
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dwvallisg unit, or upon discovaery by the dfp-rtnls that a participaat or
csewmer hes made o false statemest os ths applicatioa ar atherwise im
rsspact to the program, or upos condemmstion &Vblutlﬂ comversien of
the qualifyiag dwelling unit, or i¢ a pnrticipalt’ ceasas éo mt the
sligidility nqu.uuont:\ of s, 77,65 sxcapt as previded im sub. (3) or
fails te comply with the provisions of this subsactiom or, st the
participsmt’'s or coswnar's slaectiom, at aay time Defore asy of tha avants
snumarated in this pnr-qnp'h occurs:
.

{c)* To pay, upom repaymeat of the loas, imtsrast specified im the
loan agreement; and

{(d) TO limit the outstamding lisms and judgmeats om tha qualifying
dvalling umit to no moras then ths .parmittsad ohligatioas.

(3) If a perticipant ia the program cesses ts maat tha aligidility
tequiremants of this saection, the dapsrtmeat, rather tham dJdemanding
repeymeat under sub. (3)(d), may ellow the pn.:ncxéut to contimua i3 the
program, uy allow the participeat to coatinue i3 the program bdut ha
iasligible for additional loans, or may require partial settlesment.

(€) At iy time after aa spplication is filed, the department may
verify ths correctness of tha applicatisn and amy othar iaformatioa
regardiag ths aldigiBility of thse participant. 1f the departwaat finds
that at the time s participant recaived a Xouﬁ,‘uc‘ participant was aot

sligihle umder the praogram, ths dapartmeat siall netify the perticipant
/

) and may rsquira repaymeat of the losm as datermined by tke departmenmt.

{(7) ta) Ths dspertmant, its agemts or rspressatatives say axamine
the dooks and records of an applicamt wumdear this subcheptar or stliar
sourfCas at information Dmariag om tha applicatiom to verify the
isformation provided by an applicant, may require the productiom of books,
rscords aad aemoranda and may, raquire testimony and proof ralavest ts its
iavestigatiom. 1If a parsos fails ts furnisk informatiom requeataed by the

.
depsrtmeat ts verily tha corractmass of the applicatios, tha dapartmeat
may raject tha application. ’/)

(» Any parsss who intentionelly files fraudulsat ‘“"“F“‘ vith
tha dapartment for purposes of ohtaining bensfits wunder this subchaptar
may De fiaad ast mors thea $10,000 or imprisoned not mors than 5 Yeers or

~

beth, togathar vith the cost of prosacutioa.
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(8) A persoma aggriaved by tie dnpu:ta.at'undnt this subchapter may
,appeal that decision to the circuit court of the cowaty vhers the persem’s
reatdance 43 locatsd witdim 60 days sfter racaipt af notificatioe of the
d."lt!‘lt'l dscision.

{9 The departmeat shall record sll lieas u&d&r sub. {8} (a) en the
titla for the property for the imeunt of the leam. accrued intersst asd
other Charges. )

(10} If the probDarty tases are paid undsr ths pregram sfter they are
due. the participant is not liakla for s peaalty for daliaqueacy wader ss.
70.03 (&) asd (6) and 70.031 (3). (S) and (6).

17.67 LOAM pUNDING. (1) Loans mads or suthorized to be mads umder
this sudbclaptsr may bs fusded from Zhe procseds af reveaus obligatioas
isswed subject to and im acCordamce with sub. (5) amd subck. IX of ch. 18

{2) The department may creats 1 system af funds samd sccouats.
separate and distinct {rom sll sther fuads and accouats af tha state.
comsisting of revemuss recei¥ed under sup. (S), all revesuas zeceived in
tle repaymeaat of loans mads uader this subchaptsr amd amy ) éther ravemuese
dedicetsd to it Dby the departmemnt. ?Ths departmeat may pledge ravesuss
racaived or ta De racsived by tiis systsa of funds amd sccounts to secure
revesus obligetiens issusd fox the Drogram. The departmeat shall kave all
OtRSr DOwars 3ecessary aad convesisat to distributs tha proceeds of the
revasue obligatioms and loas repaymeets in accordamca with subch. IT af
ch. 18,

3 The dapartaeat may eatsr into igreemeats with the t.-d.cn.l

govVarnment., its igemciss. otler igasnciss ar political subdivizioas of this

stats or privete individuals sr estities to insurs or iR Ootker masner
provide additienal sacurity for the loans or feveaus obligatioms izsued
under tihis sectiom. ) '
. (8) 7The depertment may promulgats rules that restrict eligikility in
sddition to the raquirements of s. 77.65 or require the provisioa ef
addftiosal security if. in the tecTetary’'s judgment, the rulss or security
ars raquized for the satisfactory issuence of ravemme sbligatioams.

(S)’ Ravenus cbligations may bde coatracted 2y ths b%ldnq commission
vham it reasonsbly appears to the Commission thet sll obligetions fncurred

undar this section cam ba fully paid f{rom moReYs received ar anticipatesd

. '6,_; ,
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3 and pladged to be rn\cnxvnd oa & timelY dasis. Revesus sbligatioms issued
2 for tie Program shall n;t axceed 310,000,000 {x principal mount,
3 ascluding abligstioas issusd to refuad outstasdisg revesua ebligatios
4  eotes.

s, (8} Unless otharvise expressly provided ia resolutiods suthorizing
] the issuance 0of revasue nbqu.th:u ar (s othar agreemests vith the
? Boldars of revenue obligaticas, sach isswe 0of reveaus obligations shall de
8 oa '- parity with every other revenus obligstioR iysued for the program and

1 in eccerdasce vitd sedbch. II of ca. 18,

, ~ e
COALITION of WISCONSIN AGING GROUPS

1243 Last Wasmingten Ave., Suite 174 v
Madlean, WiS3703
Phene (802} 2570023

' PROPERTY TAX DEFERRAL FOR THE ELDERLY

Fhat is the PROPERTY TAX POSTPONEMENT PROGRANM?
It 1s a proposal now bein§ considered by the State Legislature. 1If enacted,
the program would let senior citizemns voluntarily choose to postpone paying .
' property taxes for as long as they live in their own home.

Bow would the program work?
“Tach yux older homecwners could choose between two vays of paying :h.ir
property taxes: 1) they could pay them directly to their local goverment
Just as they have always dome in the past, or 2), they could postpons peyment’
uatil their escjce is settled or uncil they decide to sall their home. If they .
choose to postpoue paysent, then the state Sould pay their current tax bill in -
full to the local goverzment. The total amount of taxss postponed plus. interesc
vould eventually be paid to the state from the equity Un the home when the home-
ouner dies or saells.
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APPENDIX D
Vignettes }

Vignette A .

The Westside Conservation Corporation in Milwaukee,
Wisconsin offers a reverse annuity mortgage program to older 1
homeowners in a low-to-moderate income neighborhood in
Milwaukee. The project began in Spnng\ 1981, with support

. from local foundation and United Way™ funds that HECP .
helped to generate It was conceived as an effort to
courntefact the prohiferatioh of rooming houses that absentee
landlords were developing out of low-priced homes, The pro-
Ject was to stabihize the neighborhood by providing an incen-
tive for own'er occupancy

Project staff learned about the Home Equity Conversion Pro-

| ject durning their initial investigations. HECP was benefictal  *
to them durning this stage of development. The Executive
Director of the Conservation Corporation reports that the
studies and models concerning the economic aspects of -
home equity conversion were particularly helpful as .
background information Brainstorming sessions with HECP
staff helped refine the project’s goals and actmvities. The *‘con-
sultations’ have provided opportunities to taik with experts .
and to seek additionat funding. Funding for the fi!%§>year of
operations came through contacts made with foundations
at the first consuitation .

The Milwaukee project offers a counseling program to assist
the eiderly in finding housing To date, one reverse annuity
mortgage contract has been signed with the project. ** -

‘

“"Telephone interview with Waymon Winston, Executive Director, Westside
Conservation Corporation, Milwaukee, Wisconsin, November 1981

F l{fC o 65 . 7i '
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Vignette B .
Since March 1980, the San Francisco Development Fund has
beenoperating the Reverse Annuity Mortgage (RAM) Program
- in Mann County, California. The Fund was approachedin 1978
by the Federal Home Loan Bank Board to explore the ide
of equity conversion. While researching the state-of-the-a
In equity conversion, the Fund learned about HECP. The RA
Program has been supported financially by HECP, two loghl
foundations, and the Federal Home Loan Bank Board; it has
received In-kind legal and consulting services as well.

The program offers a vanety of plans and options that
' generate monthly cash payments to senior homeowners. To
date, the Fund has closed 25 loans and has made six refer-
‘ rals to the sale and leaseback program In all, the program
has received over 1,000 inquiries The Mann demonstration
. 1s the first to actually record the loans on the West Coast
and Is also the only program thatinvolves private lenders as

well as private funding for operational expenses. :

Throughout the program, the Fund has found HECP to be an
excellent.resource In the early stages of development, pro-
gram staff used extensively the proceedings of the first con:
ference held by HECP The proceedings were particularly
helpful in developing the program design and research
methodology HECP servesas aninformation ciearinghouse
as well Through conferences, the project has been In-
strumental in getting people together who are workingin the
home equity conversion area In addition, HECP $taff h,
provided the RAM program with alist of consultants, s

of whom have prepared special studjes for the program One
such study was partially funded by HECP with adirect grant
to the, RAM program

Another way 1n which the HECP statf have been useful has

been by sharnng research studies they conducted onvarious

loan programs offered by financial institutions throughout N
. the country Also.the HECP ard RAXM program referto each

other people who are interested 1n home equity cdnversion

plans One of the RAM staff members noted. “[the HECP statf)

are such a valuableggesource, we wouldn't know what'to do

without them "+ *

* .

’ ———

“Telephone interview with Bronwyn Beiling, Reverse Annuity Mortgage
' Program, San Francisco, California, November 1981

'\)“ . 1 ?'/r' ) ‘. :
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Vignette C

The Home Equity Conversion project in Monona, Wisconsin
1s directed by a nine-member committee composed of com-
* munity members (including realtors, financial experts, the
director of a coalition of aging groups, a MSCC member, a
senior citizen, and an alderman} The project began in January
1981 with funds from a local foundation, matched with in-
Xind contributions from HECP and the City of Monona.

The project director first heard about the HECP through the
Madison Development Corporation (see Vignette D), on
, whose board she serves and which she helped found.

Pilot project staff conducted amail survey of abdut 550 elder-
ly homeowners in Monona to ascertain their interest in
,various equity cohversion alternatives. The findings re-
vealed a great need for housmg among senior citizens, as
well as their desire to remain in Monona rather than move. .
Thé HECP director told the Manona project director about
two senior cttizen housing facilities elsewhere in Wisconsin,
tn whigh the elderly can buy a unit with the equity obtained
from the sale of their house HECP hired the project direc- p
tor as a consultant to ook into the operation of these

, . facilities. The project decided that a comparable facility

. would best meet the needs of the Monona elderly .
homeowners, and preliminary efforts to build the facility are 8
. . now underway The project has met with representatives of

the City of Monona, developers, and the future project coor-
dinator Project staff also' conducted personal and group
discussions with homeowners interested 1n equity
conversion.

The project director found that the HECP staff and their
reports contributed substantlally to the development of the

. project When she first started the project, she used much
of the resource material for background information on equity
conversion. One of the HECR.staff members participated
directly, by helping to design the questionnaire, conduct in-
terviews with elderly homeowners, and provide mformatlon
to them on home equity **

““Telephone interview with Rita Wiodarczyk, Monona Home Equity Con-
version Project, November 1981 . .
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Vignette D

The Home Equnyi’ﬂ?olect in Madison, Wisconsin was a qne-
year effort operated by the Madison Development Corpora-J
tion (MDC) with funds from a Community Development Block

- Grant and the WiscoAsin Department of Development. The
dea for the project came to the director of the MDC when
he attended aconference held by the HECP project. To date,
afeasibility study has been conducted, but the project is not
yet’operatlonal

The HECP was helpful to the Madison project in a vanety of
wa‘ys HECP provided office space and other in-kind contribu-
tions The HEEP project director served on the board of the
corporation, and heiped with various tasks, including the
désign of the feasibility study HECP staff helped develop
the educational materials used in presentations about equi-
ty conversion They also attended the meetings and helped ™
conduct the survey Through the HECP hbrary, the project A
had dcgess to technical information that they were unable
to afford themseives Such information included statistical
and research information, annuity tables prepared by HECP
staff, the study on reverse annuity mortgages conducted by
Kaplan. Smith and Associates, and the cash flow planning
model developed by Dr Guttentag These materials were
found to be very useful in setting up the project. In addition,
f the former project/director found that the periodic con-
ferences held by HFCPserved as a good vehicle for exchange . S
of information They.petmitted pilot project staff to talk about
mutuai problems and hﬁ@hare 1deds which could be adapted
to “one’'s own pilot project " ‘¢

!

- “Telephone interviews with Max Kummerow, Home Equity Conversion Pro-
ject. and Deborah Fugenschuh, Home Equity Project, December 1981.
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APPENDIX E

Media Coverage of
Home Equity Conversion Project

1982

Real Estate Today, 1982.

PBS-‘TV Nightly Business Report, 1982.

New Jersey Public Television, 1982.
Peterson, J. Knight-Ridder Newspapersl,, 1982.
Changing Times, June 1982,

©

“Reverse mortgages move ahead,” Savings & Loan News,
January 1982.

Harney, K. "Housing Report,” 50 Plus, January 1982.

“Queen foraday,” Reader’s Digest, Vol. 14, Noqg1 January
1982.

Philadelphia Bulletin

Pommer, M. “Expert urges state to fund equity aid,””Madison
Capital Times, January 7, 1982.

1981 v

\

Harney, K. (Col.) “Lifetime income in exchange for equity,”
The Washington Post, December-29,-1981.

“Retiree relocation,”” Runzheimer Reports on Preretirement
Counseling, Vol. 1, No. 1, November 1981.
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“Hope for cash-poor elderly,” The Milwaukee Journal,
November 29, 1981. .

Pommer, M. "“Elderly property tax break delayed for bond rul-
ing,”” Madison Capital Times, November 17, 1981.

‘6 s "
Reverse mortgage can help elderly persons keep homes,”
(Knight-Ridder News Service) The Penver Post, November

8, 1981.

"'Aetna Insurance operates first volunteer lawyer program for
the elderly,” Bifocal, Vol. 2, No. 5, Oct./Nov. 1981.

Groskind, N. "Using equity via reverse annuity mortgage,”
Boston Globe, November 1, 1981,

“Good Morning America” interview, ABC-TV, New York,
October 21, 1981.

“Property rich{ cash poor,” Time, October 19, 1981.

Shaman, D. “Equity conversion plans grow,"” The New York
Times, October 18, 1981.

"*Home equity conversion. Pilot projects are moving ahead,”
Mortgage & Real Estate Executives Report, (Warren,
Gorham, & Lamong, Inc.), Vol. 1, No. 4, September 1981.

“"House equity used to _aid the elderly,” The New York
Times, September 24, 1981. '

Greer, J. "Help for aged homeowners. New plan bolsters in-
come,” Marin Independent Journal, September 20, 1981.

‘Shoemaker, J.‘P. “For the elderly, a way to afford home, sweet
home,” The Philadelphia Inquirer, September 20, 1981:

Buell, F. ““City launches project to protect elderly owners’
property values,” Buffalo Evening News, September 18,
19814

"Keeping the elderly in their homes in neighborhoods with
nsing taxes,” Neighborhood Reinvestment Report,
September 1, 1981.

Smart, D. ‘‘Home equity conversion pension fund vehicle?"
Pension World, August 1981.




Harris, M. ** ‘Reverse’ mortgage comes to Bay Area,”San
Franciseo-Ghronicle, August 27, 1981,

Deifuca, M.C. “Nation watches test project for Lovejoy

t seniors,” Buffalo Courier-Express, August 24, 1981,
L “Market potentlal analyzed,” HUD Newsletter, August 10,
1981. .

“She's first to sign up for ‘reverse annuity mortgage’,” San
Francisco Examiner, August 7, 1981,

Harris, M. “On Wisconsin. An editorial. Targeted tax-relief
for the elderly,” Milwaukee Journal, August 16, 1981,

Hagel, B. ““Home Equity Conversion Programs: Are they
compatible with public Entitlement Programs?” Clearing-
house Review, July 1981,

Pommer, M. “Budget bill benefits elderly, says Sykes ”
Mad/son Capital Times, July 22, 1981.

Schneider, J. “Elderly want to convert home equity, survey
finds,™ Mad/son Capital Times, July 8, 1981,

“Unlocking home equity for the elderly,” Active Times, (in-
ternational Society of Preretirement Planners), Summer
1981.

' Ferguson, J.T. “Unlocking home equity for the elderly,” book
review in Bankers Magazine, May-June 1981.

“Unlocking home equity for the elderly,” book reviéw in
Economic Books: Current Selections, June 1981.

N
“A looming challenge: Helping older Americans keep theur
homes,” Savings & Loan News, May 1981,

“Wisconsin AFSCME demands in-state investments, mort-
gages for participants,” Labor & Investments, May 1981,

Beeman, D. ““Aid to ‘house-rich’ elderly,” Texas Realtor, April
1981, .

“Unfocking home equity forthe‘elderly," book review in Mort-
gage Banker, April 1981.
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“Senior homeowners seek cooperative plan,” Vailsburg/
Newark, New Jersey Newspaper, April 23, 1981.

Gigot, P.A. "Builders recognizing benefits of meeting elder-
ly’s needs,” Wall Street Journal, April 15, 1981. e

Shively, N.H. “Tax-deferral plan for elderly backed,”
Milwaukee Sentinel, April 14, 1981.

Simms, P. *'State, employees' union open bargain®”, Wiscon- ’
sin State Journal, April 11, 1981.

Hannah, S. "WSEU offers investment plan,” Milwaukee Jour-
nal, April 10, 1981.

Smith, C.V. "“About the ’ reverse mortgage,” The San Diego
Union, April 5, 1981. .

Miller, J. ‘Loan plan test for older homeowner,” San Francisco
Chronicle, March 1981.

Quinn, MJ. (Col.) “On reverse mortgages,”” Newsweek,
March 30, 1981.

Schjonberg, M,F. “Bills would ease property-tax load on
elderly,” Wisconsin State Journal, Wednesday, March 18,
1981.

‘ Friederich, C.E. "“Elderly tax plan likely to survive,” Wiscon-

sin State Journal, March 11, 1981.

Pommer, M. ""How can the eIderIy'make it?” Madison Capital
Times, March 11, 1981, |

Clark, L.H., Jr., “The outlook. Help for the elderly: A need for
a focus,” Wall Street Journal, March 2, 1981.

Will, G.F. “The '‘Grandpa bulge’,” The Washington Post,
February 5, 1981.

“Tax option plan aids elderly homeowners,” Sixty Plus,
Wisconsin State Journal, February 4, 1981.

Harney, K. (Col. ) *‘Equity plans turns home into pehsion,"
Chicago Tribune, January 25, 1981, (Syndicated in 27
newspapers.)
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“Legislative rundown,”” Madison Capital Times, January 24,
1981.

Harney, K. (Col.) “Home equity viewed as a pension source,”
Sacramento Bee, January 4, 1981.

1980

Maersch, S. “Theres gold in them thar houses,” The
M/lwaukee Journal, December 28, 1980,

Stout, N. “For the elderly, cash from banks,” Wes‘tport News,

December 19, 1980.

Jackson, J.R. “Project seeks to help the elderly cash in on
unused home equity,” The Baltimore Sun, December 14,
1980.

Harney, K. (Col.) “Could your home be your pension fund?”
The New American, December 6, 1980.

Kendrick, R. ““Program wants to help older homeowners get
extra cash,” Madison Capital Times, November 28, 1980.

" “Reverse annuity mortgages can help retirees supple“ment

their incomes,” American Banker (“Mortgages” column),
November 18, 1980.

Rand, E. “Taping a new source of cash,” The New York Times,
November 23, 1980.

Hare, P.H. “Ways to deal with housing crisis,” The New York
* Times, November 2, 1980.

* Chen, Y.P. “Home equity conversion: Maybe we can use

HELP,” Generations, October 1980.

“Cashing in on home equity,”. San Francisco Chronicle,
September 3, 1980. "

WMTV Channel 15, Editorial Comment, September 3, 1980.
WMTV Channel 15, Editorial Comment, September 4, 1980.

“Housing needs. The choices increase,” U.S. News and World
Report, September 1, 1980.
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Epstein, C. “Social investing involves public funds,” Pensions
& Investments, September 1, 1980.

“Property tax reliéf," Opinion column, Wisconsin State
Journal, August 28, 1980.

Chen, Y.P. “Elderly homeowner may need HELP,” The
Philadelphia Inquirer, August 25, 1980.

“Tax-delay plan aired for elderly,” Appleton Post-Crescent,
August 21, 1980.

‘«Elderly tax plan called good, but limited,” Associated Press,
Madison Capital Times, August 21, 1980.

“Tax break for elderly backed,” U.P.l.The Milwaukee Jour-
nal, August 21, 1980.

“‘Witnesses disagree on tax proposal;” Milwaukee Sentinel,
August 21, 1980.

Schjonberg, M.F. "“Home equity options openingforelderly,”
Sixty Plus, Wisconsin State Journal, August 20, 1980.
Schjonberg, M.F. ‘Yalks with elderly shaped tax plan,”

Wisconsin State Journal, August 20, 1980.

“Tax-deferral plan likely in '81,"" Wisconsin State Journal,

August 20, 1980.

Quinn, J.B., “The affluent elders,” Newsweek, August 4,
1980.

Smart,; D. "'Investment targeting. A new direction for pen-
+ slon funds,” (reprint) from Commentary, July 1980, p. 7-10.

Pommer, M. “Tax deferral plan for elderly picking up
steam,” Madison Capital Times, July 31, 1980.

“Deferring property taxes of the elderly,” Appleton Post
Crescent, July 29, 1980.

“A plan to help elderly keep their homes,” WITI T.V. Editorial,
July 27, 1980.

“On, Wisconsin. An 'editorial. Novel way to ease pinch on
agegl,” The Milwaukee Journal, July 27, 1980.
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Knoche, E. "“Tax delay for the elderly proposed,” Sentinel,
July 23, 1980.

Eggleston, R. ‘“Tax plan for elderly gets mixed reactions,”
Wisconsin State Journal, Associated Press, July 21, 1980.

“Home equity aids elderly,” County News, June 16, 1980.

Gould, W. “Equity idea aids house-rich elderly,” Madison
Capital Times, January 10, 1980. '

1979

“Asset for elderly homeowners,” Buffalo Evening News,
(editorial), October 11, 1979.

“"Unlocking home equity. New ideas for homeowners, Aging
in the News, August 1979.

“Novel mortgage idea tested here,”” Buffalo Courier-Express,
August 12, 1979.

Hadnot, I.J. “Reverse mortgages could help the elderly,”
Milwaukee Sentinel, June 2, 1979.

o~
“Reverse mortgages eyed,” Miiwaukee Sentinel, April 25,
1979.

. 'Reverse mortgage: A new method for retirement income,”
New York Times News Service, March 14, 1979

Weberman," B. “Living on your home equity,” Forbes,
February 19, 1979. -

Sturdevant, L. “Proposed state law would allow reverse
mortgages,” Minneapolis Tribune, January 10, 1979.




