CITY OF BOSTON

NSP SUBSTANTIAL AMENDMENT

Jurisdiction(s)City of Boston,
Department of Neighborhood Development

(identify lead entity in case of joint agreements)

Jurisdiction Web Address:
http://www.cityofboston.gov/dnd/Consolidated_Plan.a sp
(URL where NSP Substantial Amendment materials are
posted)

NSP Contact PersoRobert Gehret,
Deputy Director, Policy Development &
Research Division

Address26 Court Street, 8 " floor,
Boston, MA 02108
Telephone617-635-0242
Fax:617-635-0383

Email: bgehret.dnd@cityofboston.gov

A. AREASOF GREATEST NEED

Provide summary needs data identifying the geoggcagieas of greatest need in the grantee’s
jurisdiction.

Note: An NSP substantial amendment must include the nefettie entire jurisdiction(s)

covered by the program; states must include thdsneecommunities receiving their own NSP
allocation. To include the needs of an entitlentamhmunity, the State may either incorporate
an entitlement jurisdiction’s consolidated plan &8P needs by reference and hyperlink on the
Internet, or state the needs for that jurisdictiothe State’s own plan. The lead entity for afoin
program may likewise incorporate the consolidated pnd needs of other participating
entitlement jurisdictions’ consolidated plans bference and hyperlink or state the needs for
each jurisdiction in the lead entity’s own plan.

HUD has developed a foreclosure and abandonmdnscte to assist grantees in targeting the
areas of greatest need within their jurisdictio@antees may wish to constliis datain
developing this section of the Substantial Amendmen

Response: In February of 2008, nearly nine months before the Neighborhood Stabilization
Program was implemented, Mayor Thomas M. Menino ann  ounced the formation of a cross-
departmental Foreclosure Intervention Team (FIT) ta  rgeting the Hendry Street area of Dorchester,
a compact neighborhood with the highest concentrati on of foreclosed, REO (lender-owned) and
abandoned properties in Boston. Through its Forecl osure Reclamation Initiative, the City, acting
through the Boston Redevelopment Authority, had alr eady acquired four properties with twelve
units in the Hendry Street FIT area and put those p  roperties out to bid for rehabilitation and resale
as four owner-occupied triple-decker homes.

Following the City intervention at Hendry Street,t = he City proactively researched and analyzed
foreclosures and home sales data citywide. Theres  earch focused on several broad areas where
sales prices were falling and that also had large ¢ oncentrations of foreclosed and abandoned
properties. The City then conducted a visual surve vy of the foreclosed and abandoned properties
in these areas to identify smaller target areas tha t, like Hendry Street, needed immediate and
focused attention. The combination of quantitative and qualitative research enabled the City to
rule out several areas that appeared on paper to ha  ve large numbers of foreclosed properties but
that visual inspection showed were largely intact. These properties were often single foreclosed
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condominium units in larger multifamily properties that were otherwise in good shape. As a result
of this research, the City identified two additiona | FIT target areas, the Dacia and the Langdon FIT
areas in Roxbury. Like the Hendry FIT area, these  additional FIT areas have a high percentage of
foreclosed and/or abandoned buildings, are located in neighborhoods with steep declines in sales
prices, and have a significant number of properties with visible physical distress and significant
public safety issues. These three existing FIT are  as form the core of the City’s target area for the
City’s NSP program. They are identified in blue on the NSP Target Area map at the back of
Section A of this Substantial Amendment. Followin g issuance of the HUD NSP guidance, the City
identified several additional areas of greatest nee  d for its NSP funding.

Note on methodology: _ In order to assist grantees in identifying areas o f greatest need as
specifically required by the statute and the notice for the NSP program, HUD provided grantees
with block group level data, including data on the estimated number and percentage of
foreclosure starts in the previous 18 months, a for eclosure and abandonment risk score based on
estimated foreclosures and postal vacancy data, est  imates of the decline in home values over the
past 18 months, and data on the percent of high cos  tloans. Unfortunately, most of the data were
estimated at the block group level from data origin ally gathered at the census tract, county or
higher levels of geography. This means that using these data to identify target areas at the block
group level is questionable as the differences from one block group to another may simply be due
to the estimating method rather than actual trends. As a result, HUD has cautioned and advised
grantees to look at other local data, if available, when considering their areas of greatest need.

Revised Targeted Area:  The target area for the draft substantial amendm  ent was derived by
including all block groups citywide with a HUD Fore closure Risk Score of 8, 9, or 10. This
included the 12 FIT area block groups and 137 addit  ional block groups in Dorchester, Roxbury,
Mattapan, Hyde Park and East Boston. We revisited this for the final substantial amendment after
HUD issued the description of the methodology and w e realized that the block group data were
estimates rather than actual data and we were able  to do our own correlations of HUD's estimated
data with actual local data on foreclosures and rel  ated variables, including data obtained from
visual surveys.

Looking again at the FIT areas using HUD data atth e census tract rather than block group level,
we found that each of the five census tracts in whi ch the three FIT areas are located scored a 9 or
10 (the highest ranking) on HUD’s Estimated Foreclo  sure Risk Score, had a HUD Predicted
Foreclosure Rate of 8% or higher (compared to 6.1%  citywide), and at least 35% of the loans in the
area were high-cost loans (compared with 19.1%cityw  ide). Using the City’s own data, we found
that the small (one census tract) Hendry Fit areaa lone had 35 REO properties and 7 abandoned
properties. The small (one census tract) Langdon F  IT area had 6 REOs and 11 abandoned
properties and the three census tract Dacia areaha d 56 REOs and 18 abandoned properties. In
addition, all five of the FIT census tracts had al  ow/mod population of at least 60% and all but one
had a low/mod population of at least 70%. Together, the five FIT area census tracts contained 97
REO properties or 10% of the citywide total.

In addition to the three FIT areas, the City has id  entified a broader high need area based on a
combination of the data HUD provided to grantees fo  r their NSP applications and additional data
the City has compiled on foreclosures and other tre nds. We began by looking at neighborhoods
with troubled markets, those showing the greatest d ecline in median sales prices from the peak in
2005 or 2006. Citywide, the decline averaged -7%.  However, five neighborhoods experienced
declines of 20% or more: East Boston (-39%), Mattap  an (-34%), Roxbury (-30%), Dorchester (-25%),
and Hyde Park (-20%). We used this 20% decline as  a threshold to make the first cut for
determining areas of greatest need for the NSP prog  ram. Within these neighborhoods, we then
used HUD'’s foreclosure risk score to make a second cut by selecting only those 39 census tracts
within these five neighborhoods that had a HUD Fore  closure Risk Score of 8, 9 or 10. After
looking at the areas on a map and adding data onth e number of REO and abandoned properties ,
we identified four additional census tracts within these five neighborhoods with HUD Foreclosure
Risk Scores below 8, but having a significant numbe r of REOs and/or abandoned properties, a
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high % of high cost loans (all over 25%) and forecl ~ osure petition rate over 2%. This resulted in the
selection of 43 of the City’s 156 census tracts for inclusion in the City’s high need target area for
the City’s NSP program. These 43 census tracts (ju st over 25% of the total) contain 726 or just
under 75% of the citywide total of 980 REO properti  es.

Based on this reanalysis of the HUD data and the Ci  ty’s own data, we have revised the NSP high
need target area map. It differs from the map in  the draft substantial Amendment in two
significant ways. First, as outlined above, foura  dditional census tracts have been added to the
target area. Second we have eliminated the three s  eparate tiers. The original tiers were based
primarily on HUD’s Foreclosure Risk Scores. Althou gh there were substantial differences
between block groups (and census tracts) that score d 8 or above and those that scored 7 or
lower, there were no predictable differences betwee  n those that scored an 8, 9 or 10.

In general, the City plans to target NSP assistance  to foreclosed and abandoned properties within
the identified NSP target area, with a preference g iven to properties in the FIT areas. We will
consider assisting properties outside the target ar ea that are part of a bulk or portfolio purchase.
We will consider assisting individual properties ou tside the target area on a case-by case basis,
giving consideration to the condition of the proper ty, the impact that acquiring and/or
rehabilitating that property will have on the immed iate neighborhood and whether or not sufficient
properties are available within the target area for the City to commit all of its NSP funds with the
required 18 month time period.

The data on which this analysis was based are provi  ded in Section | of this Substantial
Amendment.
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B. DISTRIBUTION AND USESOF FUNDS

Provide a narrative describing how the distributonl uses of the grantee’s NSP funds will
meet the requirements of Section 2301(c)(2) of HERa funds be distributed to the areas of
greatest need, including those with the greatasepéage of home foreclosures, with the highest
percentage of homes financed by a subprime mortgagied loan, and identified by the grantee
as likely to face a significant rise in the ratehoime foreclosuresNote: The grantee’s narrative
must address these three stipulated need categotles NSP statute, but the grantee may also
consider other need categories.

Response: As described in Section A, the City plans to target NSP assistance to foreclosed and
abandoned properties within the identified NSP high need target area, with a preference given to
properties in the FIT areas. We will consider assi  sting properties outside the target area that are
part of a bulk or portfolio purchase. We will cons ider assisting individual properties outside the
target area on a case-by case basis, giving conside  ration to the condition of the property, the
impact that acquiring and/or rehabilitating that pr operty will have on the immediate neighborhood
and whether or not sufficient properties are availa  ble within the target area for the City to commit
all of its NSP funds with the required 18 month tim e period.

As explained in Section A, the target area for the City’s NSP program is comprised of 43 census
tracts located in neighborhoods with the largest de clines in market values, that have a high score
(8, 9, or 10) on HUD's Foreclosure Risk Score, have  a high number of REO properties, and have a
high % high cost loans. These 43 census tracts co  mprise only one quarter of the City’s total
census tracts, but contain nearly three quarters of the City’s REO properties. The data supporting
the determination of the City’s target area are pro  vided in Section | of this Substantial
Amendment.

The City plans to use its NSP allocation, plus addi  tional NSP funds to be requested from the state,
to carry out seven program activities to assist the acquisition and/or rehabilitation of lender-
owned foreclosed and abandoned properties with in t he NSP target area:

REO Reclamation Fund: Turnkey Ownership Component

Funds to assist for-profit and non-profit developer s with the cost of rehabilitating vacant
REO properties into owner-occupied properties. Res  toring or redeveloping foreclosed
properties as homeownership is the City’s top prior ity. NSP funds will not be made
available for acquisition unless the property is ac quired in accordance with the NSP
program’s requirements regarding purchase price dis counts of 5% - 15%.

REO Reclamation Fund: Permanent Supportive Housing Component

Funds to assist for-profit and non-profit developer s with the cost of rehabilitating vacant
REO properties into permanent supportive housing fo r the homeless or for persons with
disabilities. NSP funds will not be made availabl e for acquisition unless the property is
acquired in accordance with the NSP program’s requi rements regarding purchase price
discounts of 5% - 15%.

REO Reclamation Fund: Rental Housing Component
Funds to assist for-profit and non-profit developer s with the cost of rehabilitating vacant
REO properties into rental housing for low and mode rate income renters. NSP funds will

not be made available for acquisition unless the pr  operty is acquired in accordance with
the NSP program’s requirements regarding purchase p rice discounts of 5% - 15%.
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Land Bank Acquisition Program

This program will provide funds to cover the interi m costs of securing and maintaining
REO properties before disposition of the property t 0 a homeowner or developer.

REO Buyer Incentive Program

Funds to assist individual homebuyers with the cost of acquiring vacant REO properties to
be owner-occupied by the buyer. NSP funds willno  t be made available for acquisition
unless the property is acquired in accordance with the NSP program’s requirements
regarding purchase price discounts of 5% - 15%. Th e City may decide not offer NSP funds
for this component if NSP program income guidelines are not modified to allow

purchasers to retain reasonable appreciation upon r esale of the property.

REO Purchase Rehab Component

Funds to assist individual homebuyers with the cost of acquiring and rehabilitation vacant
REO properties to be owner-occupied by the buyer. NSP funds will not be made available
for acquisition unless the property is acquired in accordance with the NSP program’s
requirements regarding purchase price discounts of 5% - 15%. The City may decide not
offer NSP funds for this component if NSP program i ncome guidelines are not modified to
allow purchasers to retain reasonable appreciation upon resale of the property.

REO Buyer Development/Technical Assistance

Funds to provide required counseling to buyers of R EO properties through City staff or
qualified non-profits or other vendors under contra ct with the City. Counseling may
include one-on-one counseling or group courses. Fu nds will also be used to market the
program and create a pool of qualified buyers inter ested in purchasing REOs.

In addition, the City plans to use about 9.5% of th e funds for its planning and administrative costs
to support the program. The proposed budget for th e City’s NSP funds and for the NSP funds the
City Plans to request from the state is provided at the end of this section. The City may need to
amend the proposed budget and program activities de pending on HUD’s ruling on various policy
issues and requested waivers. The City reserves th e right to reallocate funds among the
proposed programs as needed to ensure that all fund s are committed in a timely manner within 18
months as required by the NSP Notice.

Additional detail on each of the proposed programs is provided for each of these proposed
activities in Section G of this Substantial Amendme nt.
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C. DEFINITIONS AND DESCRIPTIONS

(1) Definition of “blighted structure” in contexf state or local law.

Response: Massachusetts General Laws (MGL) 121A and 121B prov

definitions of blighted structures. Consistent wit

the Department of Housing and Community Development
purposes of NSP as a building that by reasonable de

rendering the building unfit for human habitation,

repair or lacks ventilation, light or sanitation fa

detrimental to safety health or morals

ide guidance regarding the
h those statutes, the City of Boston, following
, defines blighted structures for the

termination displays physical deterioration

obsolete or in need of major maintenance or
cilities contributing to a condition that is

(2) Definition of “affordable rents.’Note: Grantees may use the definition they have adopted
for their CDBG program but should review their ¢xig definition to ensure compliance with
NSP program —specific requirements such as cordiatferdability.

Response: In order to define affordable rents, we first have
rents are designed to be affordable. The table bel

the program. The very low-income limits (50% of me
category for the Section 8 and HOME programs. For
same methodology and calculated income limits for 1

to specify at what income levels the

ow shows the income limits that will be used for
dian) are those used for the 50% of median

the NSP program, HUD has followed the
20% of median:

Income Category 1 person P persons 3Jpersons 4fper sons | 5persons |6 persons J persons § persons
Very low income (50%

limits) $30,050 $34,300 $38,600 $42,900 $46,350 $49,750 $53,200 $56,650
60% limits $36,060 $41,160 $46,320 $51,480 $55,620 $59,700 $63,840 $67,980
Low income (80% limits $46,300 $52,950 $59,550 $66,150 $71,450 $76,750 $82,050 $87,350
NSP middle income

(120% limits) $72,050 $82,350 $92,650 $102,950 $111,200 $119,450 $127,650 $135,900

The general rule of thumb is that in order to be co
tenant-paid utilities, should not exceed 30% of the

consistency, we have adopted HUD's “Low-HOME Rent L

are to be affordable to households with incomes at
project-based Section 8 rental subsidy. If the uni
subsidy, the unit rent may be set at the Section 8

nsidered affordable, rents, less an allowance for
household’s monthly income. For the sake of

imits” as the maximum rent for units that

or below 50% of median, unless the unit has a
t has a project-based rental Section 8 rental
Fair Market Rent.

Rent Limit Category SRO O-BR 1-BR 2-BR 3-BR 4-BR
50% of MFI (Low HOME Rent) $563 $751 $804 $965 $1,115 $1,243
High HOME Rent $717 $956 $1,026 $1,233 $1,415 $1,559
Section 8 FMR $815 $1,086 $1,153 $1,353 $1,618 $1,778

The City of Boston is anticipating that all rental

supportive housing units targeted to be affordable
AMI and that project-based Section 8 vouchers will

and financial viability of the project. The City o

assisted with State NSP funds will be targeted to b
below 80% of AMI. The state is requiring that rent

set at the “High HOME Rent Levels” which are design

with incomes at or below 65% of AMI.
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units directly assisted with City NSP funds will be

to households with incomes at or below 30% of
be made available to ensure the affordability

f Boston further anticipates that all rental units

e affordable to households with incomes at or

s for such units receiving state NSP funds be
ed by HUD to be affordable to households
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However, the primary focus of the City’s NSP progra  m is to facilitate the rehabilitation and
redevelopment of foreclosed and abandoned single-fa  mily residential properties (1-4 units) as
owner-occupied homeownership properties. For owner -occupied properties with one, two or
three additional rental units, it is anticipated th at NSP assistance will only be provided for the
homeowner’s unit. For example, for a three-decker, NSP assistance would normally be limited to
one-third of the total development costs (TDC). Fo  r a two-family, NSP assistance would normally
be limited to one half of the TDC. Inthat case, there would be no income limits, rent limits or
other affordability restrictions imposed on the ren tal units in such two and three-family owner-
occupied properties. However, if NSP assistance ex  ceeds the pro-rata share of the TDC
corresponding to the owner’s unit, then one or more of the rental units will have to have income
limits and rent limits to restrict the additional a ssisted units to be affordable to a household with
an income at or below 120% of AMI. Thisis notexp ected to impose any additional financial
burden on the projects because market rents in the target areas are well below the rents
affordable to a household with an income of 120 of AMI. The main burden will be the additional
administrative burden of periodically documenting i ncomes and rents.

(3) Describe how the grantee will ensure continakéordability for NSP assisted housing.

Response: For rental units assisted with NSP funds, the City will ensure long term affordability to
households with incomes at or below 50% of AMI or 8 0% of AMI through the use of a deed
restriction (covenant) and a note and mortgage ont  he property following the same policies and
procedures used in the City’'s HOME-funded Rental Ho  using Development Program, generally for
30 plus 20 years.

The primary focus of the City’s NSP programistof  acilitate the rehabilitation and redevelopment
of foreclosed and abandoned single-family (1-4 unit ) residential properties into owner-occupied
properties. Based on our analysis of market condit ions in the high need areas, we believe that it
will be difficult to incent buyers to purchase and occupy REO properties in these target areas
unless reasonable flexibility is provided. For hom eownership properties and direct assistance to
homebuyers, the City will require that for a fiftee  n year period, the properties can only be sold to a
household with an income below 120% of AMI and that the household occupy the property as
their primary residence. As a result of our experi  ence with the frequent failures of triple-decker
condominium associations, owners will be prohibited from converting NSP assisted properties to
condominiums. These requirements will be enforced through a covenant and secured by a note
and mortgage on the property.

We do not plan to restrict the resale price because the market prices in the areas targeted for our
NSP program are already substantially below what a household with an income at 120% of AMI
can afford. Prices in these areas are still declin  ing and we do not anticipate that they will rise
above a level that would be affordable to a 120% of ~ AMI household in the foreseeable future, and
certainly not within the next 10 to 15 years. We  believe that the areas targeted by our NSP
program meet the HOME program standards for presume  d affordability and therefore no
restriction on the resale price is needed to ensure affordability to households with incomes at or
below 120% of AMI. Our Request For An Alternative  Requirement is provided in Tab N of this
document.

As currently written, the NSP notice requires that all program income from the sales of NSP-
assisted properties be recaptured by the grantee, a  llowing the owner no appreciation on their
investment in risky properties in risky market area s. We believe this is unreasonable and
unworkable. It is also contrary to the HOME progra  m rules used as a safe harbor by the NSP
program which actually require __ grantees to provide owners with a fair return on t heir investment.
It is our understanding that HUD is revisiting this provision and may provide some relief.

Pending HUD ruling on this issue, it would be our i ntention to allow individual homeowners to

keep any appreciation earned from the resale of NS  P-assisted properties as long as the owner
satisfies the terms and conditions of the 10 year covenant on the property. If HUD rules that
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some recapture is required, we would propose a shar  ed appreciation model somewhat similar to
the FHA Hope for Homeownership program. The City w  ould receive most of the appreciation in
the first years of the affordability period with th e owner receiving a larger share and the City
receiving a smaller share each year until the end o f the affordability period. The City would like t
discuss these issues with HUD after the Substantial amendment is submitted.

(4) Describe housing rehabilitation standards wiktapply to NSP assisted activities.

Response: NSP-funded housing rehabilitation must bring substa ndard housing units into
compliance with Article Il of the Massachusetts San itary Code, which sets minimum standards of
habitability standards for residential buildings. P rojects involving gut rehabilitation of 1-3 story
structures will be required to meet Energy Star bui Iding performance standard. Energy Star
compliance will be optional for projects involving a lower level of rehabilitation. Projects
involving the gut rehabilitation of 4+ story struct ures will be required to follow the City’'s Green
Building guidelines where feasible. A more detaile  d description of the City’s rehabilitation
standards for the NSP program is provided in Sectio n J of this Substantial Amendment.
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D. LOwINCOME TARGETING

Identify the estimated amount of funds appropriatedtherwise made available under the NSP
to be used to purchase and redevelop abandonedestdsed upon homes or residential
properties for housing individuals or families whascomes do not exceed 50 percent of area
median income$1,057,548.

Note: At least 25% of funds must be used for housimlividuals and families whose incomes do
not exceed 50 percent of area median income.

Response: The City of Boston’s NSP allocation is $4, 230,191. Of that amount, a minimum of
twenty five percent of the total or $1,057,548 will ~ be used for permanent housing for individuals
and families whose incomes do not exceed 50% of the area median income.
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E. ACQUISITIONS & RELOCATION

Indicate whether grantee intends to demolish owvedrany low- and moderate-income dwelling
units (.e.,< 80% of area median income)

If so, include:

* The number of low- and moderate-income dwellingss#i.e.,< 80% of area median
income—reasonably expected to be demolished orestetv as a direct result of NSP-
assisted activities.

« The number of NSP affordable housing units maddabla to low- , moderate-, and
middle-income households—i.es, 120% of area median income—reasonably expected
to be produced by activity and income level as pled for in DRGRpy each NSP
activity providing such housing (including a propdgime schedule for commencement and
completion).

* The number of dwelling units reasonably expectegetonade available for households
whose income does not exceed 50 percent of areemmiedome.

Response: At the present time, the City of Boston does not in tend to demolish or convert any
low- and moderate-income dwelling units (i.e., < 80% of area median income) as a direct result of
NSP-assisted activities. The City would consider d  emolition on a case-by-case basis and only
where demolition is the best available strategy for addressing a key problem property in a
neighborhood. Otherwise, we would target NSP assis  tance to another property that does not
require demolition.
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F. PuBLIiCc COMMENT
Provide a summary of public comments received égpttoposed NSP Substantial Amendment.

Note: proposed NSP Substantial Amendment must be publiglagthe usual methods and
posted on the jurisdiction’s website for no lestii5 calendar days for public comment.

Response: The City’s Draft NSP Substantial Amendment was issu  ed for a 15-day public comment
period beginning at 9 a.m. on Monday, November 10th on the City of Boston’s website at:
http://www.cityofboston.gov/dnd/Consolidated Plan.a sp

Notices were mailed to 504 organizations and indivi  duals on a mailing list maintained by the
Department of Neighborhood Development for its Cons olidated Plan/Action Plan citizen
participation process.

Comments were accepted until the close of business at 5:00 p.m. on Monday, November 24th,
2008. Comments could be submitted by e-mail (at ac __tionplan.dnd@cityofboston.gov__), by FAX (to
617-635-0383) or by U. S. Mail (to NSP Action Plan, Policy Development & Research Division, Dept.
of Neighborhood Development, 26 Court Street, 8 ™ floor, Boston, MA 02108).

A summary of the nine comments received in a timely manner by the end of the 15-day comment
period at 5:00 p.m. on Monday, November 24, 2008 is  provided in Tab K of the final CDBG NSP
Substantial amendment submitted to HUD.
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G. NSPINFORMATION BY ACTIVITY (COMPLETE FOR EACHACTIVITY)
(1) Activity Name REO Reclamation Fund: Turnkey Ownership Component
(2) Activity Type (include NSP eligible use & CDBG eligible actiit

NSP Eligible Use: Purchase and rehabilitate homes and residentpkpties that have
been foreclosed upon in order to sell, rent orvelig such homes and properties

CDBG Eligible Activity: rehabilitation, acquisition (only if property isguired in
accordance with NSP purchase price discount remeinés)

(3) National Objective(Must be a national objective benefiting low, recate and middle
income persons, as defined in the NSP Notice,<i.£20% of area median income).

Low/Mod/Middle Income Housing

(4) Activity Description Include a narrative describing the area of gstateed that the activity
addresses; the expected benefit to income-qualeesions; and whether funds used for this
activity will be used to meet the low income howgsiequirement for those below 50% of area
median income.

This program provides financial assistance to fafipand non-profit developers of

REO or abandoned properties in the NSP target aidaa priority given to properties
located in FIT areas. Assistance may include fogpdor rehabilitation, a developer
subsidy to write down the post-rehab purchase poi@fordable levels and/or or
purchase assistance to the homebuyer. NSP furidsotvbe utilized for acquisition
costs unless the property was purchased in acooedaith the NSP purchase price
discount requirements. NSP assistance will gelydral limited to a pro-rata share of the
Total Development Cost (TDC) corresponding to tombowner’s unit (1/3 of TDC in a
triple-decker, % of the TDC in a two family). Theogram is for homeownership
development only, targeted to households with irepomder 120% of AMI. NSP
assistance to the developer will be structureddeferred loan at 0% interest that will be
forgiven in whole or in part at the time of saletloé property to a qualified homebuyer.
We do not anticipate that any funds used for thissty will meet the low-income
housing requirement for those below 50% of areaiameidcome.

(5) Location Description(Description may include specific addresses, kdamr neighborhoods
to the extent known.)

NSP target area with a priority to FIT Areas (sesprm Section A).

(6) Performance Measurdg.g., units of housing to be acquired, rehalbddaor demolished for
the income levels of households that are 50 pefegartea median income and below, 51-80
percent, and 81-120 percent).
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Estimate 15 properties/39 units to be acquiredi&bditated, contingent upon receiving
an additional $1.5 million in state NSP and otherds. Anticipate that all units will be
for households with incomes between 60% -120% oi AM

(7) Total Budget(Include public and private components)
$2 million total ($500.000 from City NSP funds, $5000 from State NSP grant to
Boston and will request $1 million in additionahtet funds from MHIC or State NSP
funds awarded to projects.)

(8) Responsible Organizatin(Describe the responsible organization that mwfplement the
NSP activity, including its name, location, and @aistrator contact information)

City of Boston Department of Neighborhood Developtrigepartment (DND), 26 Court
Street, Boston, MA, 02108. DND is the City of Bwst community development
agency and administers the City’s CDBG, HOME, Makég Homeless Assistance
Program and other HUD housing and community devety grants.

Evelyn Friedman, Chief of Housing and Director, DND

(9) Projected Start Dat&/01/09

(10) Projected End Daté/30/2010

(11) Specific Activity Requirements:

For acquisition activities, include:
o discount rat€10 — 15% if NSP funds are used for acquisition)

For financing activities, include:
* range of interest rat€8%)

For housing related activities, include:

* duration or term of assistangejinimum of 10 years, subject to HUD approval)

» tenure of beneficiaries--rental or homeownersftipmeownership)

» adescription of how the design of the activitylwihsure continued affordability
(describe) ong-term affordability (minimum of 10 years, suitjéo HUD approval)
will be enforced through a covenant, mortgage astd requiring owner-occupancy
by a household with an income under 120% of AMIX0ryears. We do not plan to
restrict the sales price. We believe that markeddions in the NSP target area will
limit sales and resale prices to a level that weithain affordable to households with
incomes under 120% of AMI for the foreseeable feitur
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(1) Activity Name REO Reclamation Fund: Permanent Supportive Housing Component
(2) Activity Type (include NSP eligible use & CDBG eligible actiit

NSP Eligible Use: Purchase and rehabilitate homes and residentpkpties that have
been foreclosed upon in order to sell, rent orvelig such homes and properties

CDBG Eligible Activity: rehabilitation, acquisition (only if property isguired in
accordance with NSP purchase price discount remeinés)

(3) National Objective(Must be a national objective benefiting low, recate and middle
income persons, as defined in the NSP Notice,<i.£20% of area median income).

Low/Mod/Middle Income Housing

(4) Activity Description Include a narrative describing the area of gstateed that the activity
addresses; the expected benefit to income-qualeesions; and whether funds used for this
activity will be used to meet the low income howgsiequirement for those below 50% of area
median income.

This program provides gap financing (average of @d@unit or $120,000 per property)
to for-profit and non-profit developers for the agition of REO or abandoned
properties in the NSP target area. NSP fundsnetillbe utilized for acquisition costs
unless the property was purchased in accordantetgtNSP purchase price discount
requirements. The program is for the developmépeananent rental housing targeted
to homeless households with incomes under 30% of;, AMup to 50% of AMI if
homeless status is verified through a homelesscesrprovider. The City anticipates
having project-based Section 8 vouchers availablaake this income targeting feasible
and financially viable. Developers may be requieg@artner with a homeless services
provider to provide case management and self-seifidy services. Long-term
affordability (30 years plus an optional renewaldo additional 20 years) will be
achieved through a covenant, note and mortgagkeeoprbperty. NSP assistance to the
developer will be structured as a deferred loadbfainterest, during construction, to pay
for eligible development costs. We anticipate @ibtunds used for this activity will

meet the low-income housing requirement for thadewe 50% of area median income.

(5) Location Description(Description may include specific addresses, kdamr neighborhoods
to the extent known.)

NSP target area (see map in Section A).
(6) Performance Measurgg.g., units of housing to be acquired, rehalbddaor demolished for

the income levels of households that are 50 pefesatea median income and below, 51-80
percent, and 81-120 percent).
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Estimate 33 properties/100 units to be acquire@labilitated, contingent upon
receiving an additional $2.057 million in state N@&Pother funds. Anticipate that all
units will be for households with incomes under 56PAMI with most having incomes
under 30% of AML...

(7) Total Budget(Include public and private components)

$4,115,096 total ($1,057,548 from City NSP fun@4,057,548 in State NSP funds, $1
million in other City funds, $1 million in MHIC cadditional state NSP state funds).

(8) Responsible Organizatin(Describe the responsible organization that mwfplement the
NSP activity, including its name, location, and @aistrator contact information)

City of Boston Department of Neighborhood Developtrigepartment (DND), 26 Court
Street, Boston, MA, 02108. DND is the City of Bwst community development
agency and administers the City’s CDBG, HOME, Makég Homeless Assistance
Program and other HUD housing and community devety grants.

Evelyn Friedman, Chief of Housing and Director, DND

(9) Projected Start Dat&/01/09

(10) Projected End Daté/30/2010

(11) Specific Activity Requirements:

For acquisition activities, include:
o discount rat€10 — 15% if NSP funds are used for acquisition)

For financing activities, include:
* range of interest rat€8%)

For housing related activities, include:

* duration or term of assistandejinimum of 30 years, plus optional 20 years reripwa

» tenure of beneficiaries--rental or homeownersfrigntal)

» adescription of how the design of the activitylwihsure continued affordability
(describe)ong-term affordability (minimum of 30 years witlptional 20 year
renewal) will be enforced through a covenant, magtgand note.
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(1) Activity Name REO Reclamation Fund: Rental Housing Development
(2) Activity Type (include NSP eligible use & CDBG eligible actiit

NSP Eligible Use: Purchase and rehabilitate homes and residentpkpties that have
been foreclosed upon in order to sell, rent orvelig such homes and properties

CDBG Eligible Activity: rehabilitation, acquisition (only if property isguired in
accordance with NSP purchase price discount remeints)

(3) National Objective(Must be a national objective benefiting low, recate and middle
income persons, as defined in the NSP Notice,<i.£20% of area median income).

Low/Mod/Middle Income Housing

(4) Activity Description Include a narrative describing the area of gstateed that the activity
addresses; the expected benefit to income-qualeesions; and whether funds used for this
activity will be used to meet the low income howgsiequirement for those below 50% of area
median income.

This program provides gap financing (average of @3®unit or $249,000 per property)
to for-profit and non-profit developers for the aggition of REO or abandoned three
family properties in the NSP target area. The @dgs not plan to use its own NSP
allocation for this activity but will commit $1 nhiibn in other City funds and will be
requesting $1 million in NSP funds from DHCD. NfsiRds will not be utilized for
acquisition costs unless the property was purchesadcordance with the NSP purchase
price discount requirements. The program is ferdbvelopment of rental housing
targeted to low and moderate-income householdsingimes under 80% of AMI. As
required by DHCD, NSP-assisted units will be regaito remain affordable to
households under 80% of AMI for at least 15 yead \aill be achieved through a
covenant, note and mortgage on the property. NSBtance to the developer will be
structured as a deferred loan at 0% interest, guwamstruction, to pay for eligible
development costs. We anticipate that at least $2800f the State NSP funds used for
this activity will meet the low-income housing régument for those below 50% of area
median income.

(5) Location Description(Description may include specific addresses, kdamr neighborhoods
to the extent known.)

NSP target area (see map in Section A).

(6) Performance Measurgg.g., units of housing to be acquired, rehalbddaor demolished for
the income levels of households that are 50 pefesatea median income and below, 51-80
percent, and 81-120 percent).
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Estimate 8 properties/24 units to be acquired &bdhated, contingent upon receiving
an additional $1.5 million in state NSP or otherds. Anticipate that all units will be for
households with incomes under 80% of AMI with atsiehaving 2 properties/6 units
having incomes under 50% of AMI...

(7) Total Budget(Include public and private components)

$2,000,000 total ($500,000 from City NSP funds,®%B00 from State NSP funds and $1
million in MHIC or additional State NSP funds.)

(8) Responsible Organizatin(Describe the responsible organization that mwfplement the
NSP activity, including its name, location, and @aistrator contact information)

City of Boston Department of Neighborhood Developtrigepartment (DND), 26 Court
Street, Boston, MA, 02108. DND is the City of Bwst community development
agency and administers the City’s CDBG, HOME, Makég Homeless Assistance
Program and other HUD housing and community devety grants.

Evelyn Friedman, Chief of Housing and Director, DND

(9) Projected Start Dat&/01/09

(10) Projected End Daté/30/2010

(11) Specific Activity Requirements:

For acquisition activities, include:
o discount rat€10 — 15% if NSP funds are used for acquisition)

For financing activities, include:
* range of interest rat€8%)

For housing related activities, include:
* duration or term of assistandejinimum of 15 years
» tenure of beneficiaries--rental or homeownersfrigntal)
» adescription of how the design of the activitylwihsure continued affordability
(describe).ong-term affordability (minimum of 15 years) wile enforced through a
covenant, mortgage and note.
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(1) Activity Name Land Bank Acquisition Program

(2) Activity Type (include NSP eligible use & CDBG eligible actiit

NSP Eligible Use: Establish Land Banks for homes that have beerchwsed upon.

CDBG Eligible Activity: interim operation & management of foreclosed propelisposition.

(3) National Objective(Must be a national objective benefiting low, recate and middle
income persons, as defined in the NSP Notice,<i.£20% of area median income).

Low/Mod/Middle Income Housing

(4) Activity Description Include a narrative describing the area of gstateed that the activity
addresses; the expected benefit to income-qualeesions; and whether funds used for this
activity will be used to meet the low income howgsiequirement for those below 50% of area
median income.

This program provides funding for the operation arantenance of foreclosed property during
period between the acquisition and dispositiorhefgroperty. The Department of
Neighborhood Development’s Real Estate ManagenmehSales (REMS) Division will serve
as the Land Bank entity for the NSP program. RE#8/&irrently responsible for the
management and disposition of City-owned tax fasetl land and buildings and surplus City
facilities. This function will be expanded to inde interim management and disposition of
lender-foreclosed (REO) properties acquired byGhg. Acquisition will be paid for through
other funds. The City does not plan to hold “ldachked” properties for an extended period.
Every effort will be made to dispose of the projgsras quickly as possible, generally expected
to be within 6 months to a year. In no case Wl properties be land banked for more than 10
years.

Additional information on REMS is available on tGéy’s website at:

http://www.cityofboston.gov/dnd/1_Real Estate.asp

(5) Location Description(Description may include specific addresses, kdamr neighborhoods
to the extent known.)

NSP Target Area (see map in Section A)

(6) Performance Measurgg.g., units of housing to be acquired, rehalbddaor demolished for
the income levels of households that are 50 pefesatea median income and below, 51-80
percent, and 81-120 percenBstimate 50-100 properties.
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(7) Total Budget(Include public and private components)

$500,000 total ($125,000 from City NSP funds, $028,in state NSP funds and $250,000 in
other City resources.)

(8) Responsible OrganizatinfDescribe the responsible organization that wifplement the
NSP activity, including its name, location, and @aistrator contact information)

City of Boston Department of Neighborhood Developtrigepartment (DND), 26 Court Street,
Boston, MA, 02108. DND is the City of Boston’s comnity development agency and
administers the City’'s CDBG, HOME, McKinney Homedesssistance Program and other HUD
housing and community development grants.

Evelyn Friedman, Chief of Housing and Director, DND

Real Estate Management & Sales Division, City o$tBa Department of Neighborhood
Development Department (DND), 26 Court Street, BosMA, 02108.

Sandra Duran, Deputy Director, REMS/DND

(9) Projected Start Dat&/1/09

(10) Projected End Daté/30/2010

(11) Specific Activity Requirements:

For acquisition activities, include:
» discount rat€N/A)

For financing activities, include:
* range of interest rat€bl/A)

For housing related activities, includél/A)

» duration or term of assistand®&/A)

» tenure of beneficiaries--rental or homeownersiiA)

» adescription of how the design of the activitylwihsure continued affordability
(describe)N/A)
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(1) Activity Name REO Buyer I ncentive Program
(2) Activity Type (include NSP eligible use & CDBG eligible actiit

NSP Eligible Use: Purchase and rehabilitate homes and residentpkpties that have been
foreclosed upon in order to sell, rent or redevelogh homes and properties.

CDBG Eligible Activity: acquisition

(3) National Objective(Must be a national objective benefiting low, aecate and middle
income persons, as defined in the NSP Notice,<i.£20% of area median income).

Low/Mod/Middle Income Limited Clientele

(4) Activity Description Include a narrative describing the area of gstateed that the activity
addresses; the expected benefit to income-qualiesions; and whether funds used for this
activity will be used to meet the low income hogsiaquirement for those below 50% of area
median income.

This program provides funding for downpayment aloding cost assistance to provide an
incentive to homebuyer households to purchase amémwoccupy REO or abandoned properties
in the target areas, with a priority for properiieshe FIT areas. NSP funds will not be utilized
for acquisition costs unless the property was paset in accordance with the NSP purchase
price discount requirements. The City will provigeto $15,000 for the purchase of properties
in the NSP target area and may make available ap sdditional $10,000 for the acquisition of
priority properties within FIT areas. The progranior homeownership acquisition only,
targeted to households with incomes under 120%\oK. AVe do not anticipate that any funds
used for this activity will meet the low-income Ising requirement for those below 50% of area
median income. Note: This program may not be etfef NSP grantees are required to
recapture 100% of the proceeds from the sale gbithyeerty, allowing the homeowner no
appreciation on their investment.

(5) Location Description(Description may include specific addresses, kdamr neighborhoods
to the extent known.)

NSP Target Area (see map in Section A)

(6) Performance Measurgg.g., units of housing to be acquired, rehalbddaor demolished for
the income levels of households that are 50 pefesatea median income and below, 51-80
percent, and 81-120 percent).

Estimate 69 - 100 properties for households witoimes between 60% -120% of AMI,
contingent on receipt of State NSP funds.
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(7) Total Budget(Include public and private components)
$1,500,000 total ($250,000 from City NSP funds5@R200 in State NSP funds and $1 million
in other City funds.)

(8) Responsible Organizatin(Describe the responsible organization that iwfplement the
NSP activity, including its name, location, and @aistrator contact information)

City of Boston Department of Neighborhood Developtrigepartment (DND), 26 Court Street,
Boston, MA, 02108. DND is the City of Boston’s comnity development agency and
administers the City’'s CDBG, HOME, McKinney Homedesssistance Program and other HUD
housing and community development grants.

Evelyn Friedman, Chief of Housing and Director, DND

(9) Projected Start Daté&/1/09

(10) Projected End Daté/30/10

(11) Specific Activity Requirements:

For acquisition activities, include:
» discount ratéminimum of 5%)

For financing activities, include:
* range of interest rat@¥o)

For housing related activities, include:

» duration or term of assistancd) years (subject to HUD approval)

» tenure of beneficiaries--rental or homeownersfifmmeownership)

» adescription of how the design of the activitylwihsure continued affordability
(describe).ong-term affordability (minimum of 10 years, suitjéo HUD approval)
will be enforced through a covenant, mortgage astd requiring owner-occupancy
by a household with an income under 120% of AMIX0ryears. We do not plan to
restrict the sales price. We believe that markeddions in the NSP target area will
limit sales and resale prices to a level that withain affordable to households with
incomes under 120% of AMI for the foreseeable feitur
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(2) Activity Name REO Purchase/Rehab Program
(2) Activity Type (include NSP eligible use & CDBG eligible actiit

NSP Eligible Use: Purchase and rehabilitate homes and residentpkpties that have been
foreclosed upon in order to sell, rent or redevelogh homes and properties.

CDBG Eligible Activity: acquisition, rehabilitation

(3) National Objective(Must be a national objective benefiting low, aecate and middle
income persons, as defined in the NSP Notice,<i.£20% of area median income).

Low/Mod/Middle Income Housing

(4) Activity Description Include a narrative describing the area of gstateed that the activity
addresses; the expected benefit to income-qualiesions; and whether funds used for this
activity will be used to meet the low income hogsiaquirement for those below 50% of area
median income.

This program provides funding for owner-occupant®wave purchased REO or abandoned
properties in the target areas to pay for the ecbsghabilitating those properties. NSP funds will
not be utilized for acquisition costs unless theperty was purchased in accordance with the
NSP purchase price discount requirements. Thew@itprovide up to $50,000 per property to
support the purchase and moderate rehabilitatigmayferties in the NSP target area with a
priority given to properties in the FIT areas. Tmegram is for owner-occupancy only, targeted
to households with incomes under 120% of AMI. V@endt anticipate that any funds used for
this activity will meet the low-income housing reégument for those below 50% of area median
income. Note: This program may not be offered ayine restricted to rehabilitation assistance
only if NSP grantees are required to recapture 160&e proceeds from the sale of the
property, allowing the homeowner no appreciatiorthair investment.

(5) Location Description(Description may include specific addresses, kdamr neighborhoods
to the extent known.)

NSP Target Area (see map in Section A)

(6) Performance Measurdg.g., units of housing to be acquired, rehalbddaor demolished for
the income levels of households that are 50 pewfegrtea median income and below, 51-80
percent, and 81-120 percent).

Estimate 50 properties for households with incobetgieen 60% -120% of AMI, contingent on
receipt of State NSP funds..
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(7) Total Budget(Include public and private components)

$2,500,000 total ($1,250,000 from City NSP fundsadditional $1,250,000 in state NSP
funds.)

(8) Responsible OrganizatinfDescribe the responsible organization that wifplement the
NSP activity, including its name, location, and @aistrator contact information)

City of Boston Department of Neighborhood Developtrigepartment (DND), 26 Court Street,
Boston, MA, 02108. DND is the City of Boston’s comnity development agency and
administers the City’'s CDBG, HOME, McKinney Homedesssistance Program and other HUD
housing and community development grants.

Evelyn Friedman, Chief of Housing and Director, DND

(9) Projected Start Dat&/1/09

(10) Projected End Daté/30/10

(11) Specific Activity Requirements:

For acquisition activities, include:
» discount ratéminimum of 5%)

For financing activities, include:
* range of interest rat@¥)

For housing related activities, include:

» duration or term of assistancd) years (subject to HUD approval)

» tenure of beneficiaries--rental or homeowners{ifmmeownership)

» adescription of how the design of the activitylwitsure continued affordability
(describe).ong-term affordability (minimum of 10 years, suttjéo HUD approval)
will be enforced through a covenant, mortgage astd requiring owner-occupancy
by a household with an income under 120% of AMIX0ryears. We do not plan to
restrict the sales price. We believe that markeddions in the NSP target area will
limit sales and resale prices to a level that weithain affordable to households with
incomes under 120% of AMI for the foreseeable feitur
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(1) Activity Name REO Buyer Development/Technical Assistance
(2) Activity Type (include NSP eligible use & CDBG eligible actiit

NSP Eligible Use: Purchase and rehabilitate homes and residentpkpties that have been
foreclosed upon in order to sell, rent or redevelogh homes and properties.

CDBG Eligible Activity: public service, rehab services, acquisition progdelivery costs.

(3) National Objective(Must be a national objective benefiting low, recate and middle
income persons, as defined in the NSP Notice,<i.£20% of area median income).

Low/Mod/Middle Income Limited Clientele

(4) Activity Description Include a narrative describing the area of gstateed that the activity
addresses; the expected benefit to income-qualiesions; and whether funds used for this
activity will be used to meet the low income hogsiaquirement for those below 50% of area
median income.

This program provides funding for the required 8itsoof pre-purchase counseling for
prospective homebuyers interested in purchasirecfosed, REO and abandoned properties
through the NSP program. The NSP program guideliequire that the counseling services be
provided by HUD-certified non-profits. As discudsgith HUD staff, we are requesting that
HUD allow the City to provide these services dikgttrough its own staff, through qualified
vendors certified by the Citizens Housing and PilagAssociation (a HUD-Certified Housing
Counseling intermediary), or through for-profit dems under contract to the City of Boston’s
Department of Neighborhood Development. A Reqt@stin Alternative Requirement is
provided in Tab M of this document. Counseling tnathing may include group classes and/or
one-on —one counseling. It is necessary to haobof pre-qualified, pre-trained homebuyers
in order to meet the 18-month timeline for commtthe NSP funds.

(5) Location Description(Description may include specific addresses, kdamr neighborhoods
to the extent known.)

NSP Target Area (see map in Section A)

(6) Performance Measurdg.g., units of housing to be acquired, rehalbddaor demolished for
the income levels of households that are 50 pewfegrtea median income and below, 51-80
percent, and 81-120 percent).

Estimate that we will counsel and train 500 homelsiycontingent on receipt of state NSP
funds.
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(7) Total Budget(Include public and private components)

$343,000 total ($146,500 from City NSP funds, $86,5 State NSP funds and $50,000 in other
City funds.)

(8) Responsible OrganizatinfDescribe the responsible organization that wifplement the
NSP activity, including its name, location, and agistrator contact information)

City of Boston Department of Neighborhood Developtrigepartment (DND), 26 Court Street,
Boston, MA, 02108. DND is the City of Boston’s comnity development agency and
administers the City’'s CDBG, HOME, McKinney Homedesssistance Program and other HUD
housing and community development grants.

Evelyn Friedman, Chief of Housing and Director, DND

(9) Projected Start Daté/1/09

(10) Projected End Daté/30/10

(11) Specific Activity Requirements:

For acquisition activities, include:
» discount rat€N/A)

For financing activities, include:
* range of interest ratgbl/A)

For housing related activities, include:
* duration or term of assistance; (N/A)
» tenure of beneficiaries--rental or homeownersfrignters and homeowners)
» adescription of how the design of the activitylwihsure continued affordability
(describe)N/A)
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(1) Activity Name NSP Program Administration and Planning

(2) Activity Type (include NSP eligible use & CDBG eligible actiit
NSP Eligible Use: Planning & Administration

CDBG Eligible Activity: planning & administration

(3) National Objective(Must be a national objective benefiting low, recate and middle
income persons, as defined in the NSP Notice,<i.£20% of area median income).

Not Applicable

(4) Activity Description Include a narrative describing the area of gstateed that the activity
addresses; the expected benefit to income-qualeesions; and whether funds used for this
activity will be used to meet the low income howgsiequirement for those below 50% of area
median income.

Normal CDBG program administration costs, includangparation of applications, quarterly
reporting, researching and surveys of foreclos&) Rnd abandoned properties, program
marketing, financial management, loan managementptance monitoring, etc.

(5) Location Description(Description may include specific addresses, kdamr neighborhoods
to the extent known.)

(N/A)

(6) Performance Measurgg.g., units of housing to be acquired, rehalbddaor demolished for
the income levels of households that are 50 pefesatea median income and below, 51-80
percent, and 81-120 percent).

(N/A)
(7) Total Budget(Include public and private components)
$562,596 total ($401,143 from City NSP funds, $492,from state NSP funds)

(8) Responsible OrganizatinfDescribe the responsible organization that mwifplement the
NSP activity, including its name, location, and aagistrator contact information)

City of Boston Department of Neighborhood Developtrigepartment (DND), 26 Court Street,
Boston, MA, 02108. DND is the City of Boston’s comnity development agency and
administers the City's CDBG, HOME, McKinney Homedesssistance Program and other HUD
housing and community development grants.

Evelyn Friedman, Chief of Housing and Director, DND
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(9) Projected Start Daté/29/08

(10) Projected End Daté/30/08

(11) Specific Activity Requirements:

For acquisition activities, include:
» discount ratéN/A)

For financing activities, include:
* range of interest rat€bl/A)

For housing related activities, include:
* duration or term of assistand@l/A)
» tenure of beneficiaries--rental or homeowners(igA)
» adescription of how the design of the activitylwitsure continued affordability
(describe)N/A)
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