Neighborhood Stabilization Program 

Request For Proposal

Questions and Answers

1. On rental projects, will County NSP dollars subordinate?

Yes - if/when necessary.

2. When will developer(s) be selected?

Applicants will be evaluated in November 2009.  Final recommendations are expected to be taken to the Orange County Board of Supervisors in January 2010.

3. Timelines – Money expended or committed by milestones?

Funds must be committed (i.e. in escrow) by the milestones.  The County must expend all NSP funds by September 2010 or they may be recaptured by HUD.

4. Can you pay more than appraised value for a property if you have other sources to make up the difference?


NSP funds can only be utilized for properties that are purchased for a minimum of 1% below the appraised value of the property.

5. With regards to rental developments, what is the requirement regarding nonprofit participation?

There are no requirements regarding non-profit participation.

6. What is the County’s expectation regarding a nonprofit’s role and the for-profit’s role?

The County has no expectation regarding roles of the entities, however, the County is evaluating the capacity of the entities.

7. The deadline to spend the funds is July 15, 2010.  The implementation date is January 19, 2010.  It takes up to 45 days to obtain properties through NCST, then three to four months to do the rehab.  It takes two months to sell and close escrow, which makes a total of 7 ½ to 8 months.  Can we draw the funds when we purchase the property to be in compliance on spending the funds?

Yes if necessary.  

8. Can NSP funds be used to rehab acquired housing that will be used as rental housing?

County NSP funds must be used for acquisition only.  Rehab activities must be funded by other sources.

9. Do you have to acquire the property from the foreclosing bank or institution?

Property must be foreclosed upon, and the purchase must be from the bank/institution that holds title to the property.

10. Can you be approved for funding then identify the specific single family homes to acquire?

Yes – based on the County’s evaluation of the applicant’s plan.  

11. Is there a difference between what direct and tier 2 funds can be spent on?

No, however, tier 2 cities are only eligible for tier 2 funds.

12. Is there an application form to complete?

Yes – included in the RFP.

13. Would a “short-sale” property be eligible?  Or is it an absolute requirement that the property has already been foreclosed upon prior to the November 5th deadline?

Properties must be foreclosed upon, however, the foreclosure does not have to be  prior to the November 5th RFP deadline.

14. Does the target property have to be foreclosed upon to be eligible for NSP funds?

NSP guidelines require that the property be foreclosed upon, abandoned (as defined under NSP), or blighted (as defined under NSP).

15. What are eligible uses for funds?  i.e., acquisition/purchase of raw land, architecture/engineering?

Costs associated with the acquisition of foreclosed properties.

16. Is the property required to be foreclosed or is a notice of default ok?

Properties must be foreclosed.

17. Could a scattered site proposal be accepted?

Yes.

18. How would a typical property acquisition occur?

The same as typical home purchases once properties have been identified.

19. What if a property that we identify in our proposal is taken off the market?

The County will work with developers on a case-by-case basis in that scenario. 

20. Is BPO acceptable in lieu of an appraisal (page 10)?

Appraisals are required prior to disbursement of NSP funds for acquisition activities to verify the property purchase price is a minimum of 1% below the appraised value.

21. Must any purchased property be an REO (in which case the seller is the bank/lender), or can it also be purchased while in the foreclosure process (in which case the seller would still be the legal owner) or purchased at Trustee Sale? 
Properties eligible for NSP funds must be foreclosed.

22. A property purchase can be done with 1) our own private capital/financing, 2) NSP funds, or 3) a combination of the two?  Are all three plausible scenarios?  If so, please elaborate. 

NSP funds will need to be leveraged with other funding sources to finance the purchase of eligible properties.  NSP funds utilized for home purchases may not exceed 30% of the purchase price up to $80,000, and NSP funds in the amount of $80,000 to $102,000 per unit may be utilized for multi-family rental housing developments.  Bridge financing utilizing NSP funds in excess of the above may be available on a case-by-case basis. 

23. When a property is purchased, who actually has title?  Orange county?  Or the contracting company? 
The contracting company will have title to the property.

24. Can NSP funds be used for renovation and fix-up of properties prior to being disposed of (sold or rented)? 
County NSP funds can only be utilized for acquisition activities.  Other funding sources will need to be utilized to fund renovation activities.

25. After a property is purchased, what are the allowed disposition scenarios?  It could be sold on the open market, or it could be rented?  Are both allowed? Are there any restrictions on how properties are disposed of? 

Properties purchased for homeownership must be sold to households at 120% AMI or below and must be maintained by the homeowner as a principle residence for a minimum of 15 years.  Properties purchased for rental activities must be maintained as affordable to households earning at or below 80% AMI for a minimum of 20 years.  Both homeownership and rental activities are allowed.

26. What happens after the 20 (or so) years of deed-restricted affordability on rental units?  Does the property owner own the property free and clear?

The County will not have an ownership interest in properties purchased with NSP funds and will place deed restrictions on the properties.  NSP deed restrictions will be removed from title at the end of the affordability period.

27. The City plans to buy units and rent them out (to low and very-low income households, as required by this Program).  Are there any restrictions on the rental income the City will receive from the acquired foreclosed properties?

Rental properties must be utilized to provide permanent housing to low-income households (up to 80% AMI with 25% targeted to households at or below 50% AMI).  Rents for occupants of these units will be established per HUD HOME guidelines.   Rental income can be utilized for associated property expenses. 

28. Can the rental income be used to acquire additional units in the same neighborhood?

Yes, use of income from NSP funds can/must be utilized for similar activities.

29. If yes to the question above, do those units acquired in whole or in part (with rental income from the original units) have to be rented to low income renters?

Yes

30. The City may want to redevelop the neighborhood prior to the expiration of the deed-restricted period.  This redevelopment would likely involve the demolition of acquired units.  Could the City move forward with such a redevelopment project as long as the demolished units were replaced and made affordable for the same time period?

The site purchased with NSP funds must be maintained for the eligible NSP activity for the entire affordability period, which is a minimum of 20 years.   Projects must comply with all federal regulations including but not limited to Uniform Relocation Act and NSP regulations.

31. How is rent calculated for two and three bedroom single-family units?  Is it a fixed rate for low and very low, or is it a function of actual income?  

Rents for rental units will be established per HUD HOME guidelines.    

32. Section 1.7 - Eligible Activities (page 4) requires that the City negotiate a minimum 1% discount on properties to be purchased, and that we provide an appraisal.  Section 1 (under the Scoring Evaluation Criteria) on page 10 again references the appraisal.  What sort of appraisal are you looking for?  Clearly, we cannot produce a typical appraisal by the November 5th application deadline, or negotiate the 1% discount.  Can we assume that we will not have to provide an appraisal, or the minimum 1% discount, by November 5th but simply identify when these tasks will occur within our project scope/work schedule?  

Standard appraisals are required prior to disbursement of NSP funds for acquisition activities to verify the property purchase price is a minimum of 1% below the appraised value.  These appraisals are not required at time of application, however, this is one of many evaluation criteria in the RFP.

Clarification:  Appraisal, site control, lead-based paint, prevailing wage, and environmental form are “if applicable”.  If you do not have these at the time of application list as “not applicable.”

33. Section 1.4.3, Targeting, (on p. 3 of the application) asks us to “indicate the # of units targeted for the categories indicated in the table below” and it lists:  Large Families, Elderly, Homeless, SRO, and Handicapped categories.  The City of Laguna Hills is targeting only low and very-low income households, and not any of those specific categories (not that we would exclude someone in those categories).  Therefore, our question is: do we need to complete this section, and/or how do we complete this section?

The categories listed are examples which may or may not be applicable to a specific project.  Please complete this section with categories that are applicable to your specific project, even if that category is not listed on the form.

