
NSP 1.
Florida’s NSP communities faced a huge
challenge to obligate $541 million in
only 18 months. By the first week of
September, 2010 the challenge was met
with all funds committed and 42% of
the funds
already ex-

pended on acquisition and
rehab of thousands of fore-
closed homes. Many commu-
nities went right to work
forming partnerships and
getting immersed in the world
of bank-owned properties,
competing with private in-
vestors and untangling the
purchase process. Many
chose to purchase like new
homes when possible but
most homes needed some
rehab and others demolished
to clear out the blight. The
market continued to move as
prices declined resulting in
lower appraisals than actual
costs. It was a bitter pill for
housing professionals to cap
purchase prices at lower than
the acquisition and rehab
costs. Adding to these deep

subsidies required a high proportion of the homes that
were outright speculative with no qualified and ready
buyers waiting to purchase. With only aged waiting lists
on hand for homebuyers who may no longer qualify for
mortgages as credit standards increased, many local
governments now hold titles to single family homes that
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are up for sale. Some local governments that
never would have considered being a mortgage
holder are now grappling with the tough choice
of holding a first and second mortgage for
families with marginal credit or owning vacant
property that must be secured and maintained.

Currently NSP1 communities are focusing on
completing those projects that were obligated in
the first 18 months of the program. Expenditures
on rehabilitation, demolition, new construction,
and redevelopment are underway. Many grantees
are finding that deep subsidies are being re-
quired (see box) to make the deals work as the
acquisition and rehabilitation costs often exceed
appraised value and the affordability of the
units is hampered. NSP rules require that the
purchase price of the homes be at or below total
project cost or appraised value, whichever is
less, and therefore not all funds invested in the
homes can be recovered upon sale.

NSP 2
This year HUD announced the successful appli-
cations for the competitive round of NSP2
funding approved under the American Recovery
and Reinvestment Act. Seven Florida consortia
were awarded a total of $348,311,034 in NSP2
funds out of a nationwide allocation of just under
$2 billion. These place-based consortia will
focus their priorities on the stabilization of
targeted neighborhoods rather than primarily on
the production of affordable housing. These
priorities include the reconnection of neighbor-
hoods by investing in programs that will revital-
ize neighborhoods, such as rapidly arresting
decline. Resources must be leveraged with
other dollars to augment NSP2 funds in activities
that are specific to targeted areas. Consortium
members may be a single entity, such as the City
of Sarasota or Palm Beach County, or a group of
public and private partners who share roles to
their best advantage, such as the Lake Worth
Community Redevelopment Area NSP2 consor-
tium. (see article on page 32).
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Southpoint Crossing
Flor ida City, Flor ida: NSP 1 Funding

Southpoint is a “diamond in the rough.” The surrounding neighbor-
hood suffers from poor physical conditions and social issues
often associated with poverty. Although in need of substantial

renovations, Southpoint is one of a very limited number of decent afford-
able housing choices in the community.

NHT/Enterprise is pursu-
ing a preservation and
neighborhood stabilization
strategy for Southpoint
Crossing. NHT/Enterprise
was awarded $7.4M of
Miami-Dade County NSP1
funding and is facilitating
the process of obtaining a
deed in lieu of foreclosure
to preserve these apart-
ments for 123 families, 70% of whom are very low income. Florida
Housing Finance Corporation made this transaction possible by agreeing
to extend the term of a state SAIL loan in a subordinate position as a
cash flow note.

NHT/Enterprise developed a substantial renovation plan for the property
at approximately $37,000/unit that will focus on:

• Significant capital improvements that will enhance security and mod-
ernize the units;

• Adding amenities that will improve the quality of life for the resi-
dents including building a 2,500 square-foot community center to
provide space for a resident services program; and

• Renovate to Enterprise Green Communities Standards

Southpoint Crossing will receive much
needed rehabilitation.
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NSP3
On October 19, 2010, HUD released the NSP3 Notice with
the requirements for the new allocation of NSP funds that were
authorized in the Dodd-Frank Wall Street Reform and
Consumer Protection Act. The Act provides $970 million in
new NSP funds to states and local governments to continue to
assist in the redevelopment of abandoned and foreclosed
homes. Grantees in Florida received just over $200 million for
65 grantees, one of which is the State of Florida. Of these, 13
were formerly funded through the Florida Department of
Community Affairs and are now receiving NSP3 funds directly
through HUD. A list of the Florida NSP3 grantees with the
amount of each allocation can be found on the FHC Web site
at www.flhousing.org.

HUD expects the NSP3 Action Plans, due March 1, 2011, to
fully reflect the community’s vision on stabilizing neighbor-
hoods that have been most severely distressed by foreclosures
and abandonment with a goal for creating sustainable, in-
clusive communities that integrate transit access, housing,
employment centers and services. NSP 3 expenditure
deadlines are the same as NSP 2, with 50% of funds expended
within two years and 100% expended in three years. As in
NSP 1 and 2, no less than 25 percent of the funds shall be
used to house individuals and families whose incomes do not
exceed 50 percent of area median income. Projects must also
ensure longest feasible continued affordability, with the
HOME requirements as a minimum.

The foundational difference between NSP 1 and 2 and
NSP3 is the firm commitment to target and revitalize
highly concentrated areas of distress and the requirement
that only housing be developed through rehabilitation or new
construction with the program. Mapping to identify areas of
greatest need has been given a major technological boost
through a new widget from HUD User that will create target
areas. The mapping is interactive and allows grantees to enter
information that is then mapped geographically in their com-
munities. This information is transmitted to HUD for approval
and maps are generated.

While NSP1 and 2 required Section 3 compliance in the hiring
of low income employees, vicinity hiring has been added to
the regulations so that employees who reside in the vicinity of
the target areas can have employment opportunities even if

Harvard House, built in 1967, provides low income
housing for 56 families. The property needs sub-

stantial renovations. The property is in a well-located,
established neighborhood, near mass transit and a
vibrant commercial district.

Despite being 95% occupied, the significant capital
needs of the property, coupled with the nominal cash
flow make the long-term operations of the property
infeasible. Without a substantial cash infusion for the
renovations, this property will continue to deteriorate
and will not be decent, safe, and affordable housing in
the near future.

Harvard House is in default on its mortgages. The net
operating income does not support enough debt service
to pay off the first mortgage.

As a strategy to preserve this property, NHT/Enterprise
and Carrfour Supportive Housing entered into a joint
venture agreement to acquire and rehabilitate Harvard
House with NSP1 and NSP2 funds. Carrfour is part of
a consortium in Miami-Dade County that was awarded
$89M of NSP2 funds and has committed close to $3.7
million to the project. NHT/Enterprise applied for and
was awarded $2.2M of Miami-Dade County NSP1 funding
for Harvard House. This partnership between Carrfour
and NHT/Enterprise provided the needed capital for the
renovations and preserved the long-term affordability
of this community.
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Section 3 regulations would point to other areas. Vicinity hir-
ing is statutory and Section 3 is regulatory, which means that
vicinity-based employees would be the priority.

NSP3 has a firm requirement to include green and energy ef-
ficiency in all activities, which now include rehabilitation as
well as new construction. HUD encourages the adoption of
energy efficient and environmentally-friendly green elements
as part of NSP3 program design. Attachment C to the NSP3
Notice describes in detail how energy efficient and environ-
mentally-friendly green elements can be incorporated. Addi-
tional tools on incorporating green rehabilitation standards
can be found on the NSP Resource Exchange at
www.hud.gov/nspta.

HUD expects NSP3 grantees to set aggressive but achievable
goals and to ensure accountability. Special effort must be
made to prevent discrimination to ensure that Fair Housing
laws are observed. Citizen participation remains a major
component of project planning and implementation and the
mapping tools should provide additional areas for citizen
input.

NSP 3 grantees must, to the maximum extent feasible, pro-
vide for the hiring of employees that reside in the vicinity of
NSP3 funded projects or contract with small businesses
that are owned and operated by persons residing in the
vicinity of NSP3 projects. For the purposes of administering
this requirement, HUD is adopting the Section 3 applicabil-
ity thresholds for community development assistance at 24
CFR 135.3(a)(3)(ii). Note that the NSP3 local hiring require-
ment does not replace the responsibilities of grantees under
Section 3 of the Housing and Urban Development Act of
1968 (12 U.S.C. 1701u), and implementing regulations at 24
CFR part 135, except to the extent the obligations may be
in direct conflict. For the purposes of NSP3, HUD defines
vicinity as each neighborhood identified by the NSP3
grantee as being the areas of greatest need.

The mapping widget can be viewed at
www.huduser.org/NSP/NSP3.html. In addition, a Design
Guidebook has been published by HUD that provides step-
by-step instructions on the design of the NSP 3 program.
www.hudnsphelp.info/index.cfm?do=viewFindaRe-
sourceDetails&resourceID=803 HNN

Florida Housing Coalition’s Expertise Tapped Across the Nation

The Florida Housing Coalition’s (FHC)
Technical Advisors’ expertise con-

tinues to be tapped, most recently
for the Housing and Urban Develop-
ment’s (HUD) Neighborhood Stabiliza-
tion Program (NSP) Problem Solving
Clinics in Detroit, Los Angeles, Atlanta,
Washington, DC, and Orlando. The
Clinics target NSP1, NSP2 and NSP3
grant recipients to obtain clear pro-
gram technical assistance with one-
on-one consultations and workshops.

Stan Fitterman assisted people on NSP
Requirements and Rules during the
one-on-one consultations. Questions
included eligible uses and activities,
record keeping, and how grantees may
blend funds when receiving multiple
NSP funding. Gladys Schneider’s as-
sistance on Program Income and Fi-

nancial Management was sought
out during the Los Angeles Clinic.
Schneider explained procurement, cost
reasonableness, documentation and
reporting. Lisa Hoffmeyer’s expertise
focused on construction and rehabili-
tation activities surrounding imple-
menting housing standards, reviewing
inspections, resolving construction
disputes, green practices, and manag-
ing their construction programs. Aida
Andujar provided guidance on Program
Income and Financial Management at
the Orlando clinic.

Hoffmeyer also presented a workshop
on Structuring Single-Family Projects
and Fitterman presented a workshop
on Sustainable Multi-Family Underwrit-
ing for the Detroit and Orlando Clinics.
The team was also on hand at the

Atlanta and Washington DC clinics.

In addition, Fitterman and Schneider
continue to review answers to ques-
tions submitted on the HUD Web-based
Resource Center Ask A Question Web
site. Fitterman and Schneider have
been assisting since the Web site went
live; each handles two days per
week, and between the two of them
they have answered more than 600
questions.

If you or your organization needs as-
sistance with any affordable housing
issue, FHC is your solution. The FHC
Technical Advisors’ breadth of knowl-
edge spans from concept to a resi-
dent-occupied development. The FHC
Technical Advisor team is available to
help your project succeed.


