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I ntroduction  

 

We began this s tudy by identifying every Georgia comm unity that works with 

nonprofit housing developers  in the Neighborhood Stabilization Program.  Research 

included survey interviews with  nonprofit developers working with NSP  thro ughout 

Georgia; interviews and review of NSP reports prepared by loca l jurisdictions; and 

significant follow up .  The research team studied the practices and the outputs in each 

community from which categories of approaches emerged.  Many local governments 

chose to manage NSP similarly to other HUD programs, creating a gran tor/grantee 

relationship.  Some  communities have innovative plans that have not been executed 

fully at the time of this report  and therefore  do not rise to the level of a Best Practice.    

 

The Best Practices emerged where the nonprofit  developers and the local 

governments develo ped collaborative relationships that fostered more effective 

deployment of NSP funds.   They also have positive reportable outcomes that indicate 

success.  The practices are also replicable in other communities.  GSTAND welcomes 

your feedback to this report . 
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BACKGROUND ON NSP  

 
 

 

What started as a flood of unfettered capital int o the mortgage market turned 

into rampant mortgage fraud and inflated property values.  As the economy 

faltered, foreclosures began with subprime loans then rolled through communities 

across the state of Georgia and the rest of the country.  Georgia consis tently ranked 

in the top five to ten states hurt by mortgage fraud and foreclosures.   Georgia still 

remains one of the states with the highest number of bank failures.  

 

In response to the foreclosure and mortgage crisis, Congress enacted the 

Housing and E conomic Recovery Act of 2008 (HERA).  A key component is the 

Neighborhood Stabilization Program (NSP), created to aid in the redevelopment of 

abandoned and foreclosed upon homes and residential properties.  NSP provides 

federal funding for the purchase and  rehabilitation of homes and residential 

properties that have been abandoned or foreclosed upon ; financing  mechanisms 

such as soft-second mortgages or shared -equity ; demolishing  blighted structure ; and 

the establishment of land banks.  

 

NSP funds must benef it families at or below 120% of Area Median Income 

(AMI)  and 25% of the funding must be used to house families at or below 50% of 

AMI.   

 

 

NSP:  Getting Resources to the Neighborhoods  

Following appropriations from Congress, HUD issued a 

Notice of Funds Ava ilability (NOFA) for states and local 

jurisdictions.  Once awards were announced, HUD 

prepared contracts with its state and participating 

jurisdiction awardees.  Each state and local jurisdiction 

then issued their own NOFAs and made awards to local 

grantee s and sub-recipients.   This public process to 

deliver funding from the federal government to state and 

local governments to the local housing partners was time 

intensive, exhausting several months.  

 

The NSP funds must be obligated in 18 months, and program income must be 

re-used by July 30, 2013.  The local governments varied in the length of time 

Best practices typically 

occur when the local 

government exercises its 

leadership to create a 

culture of cooperation with 

housing providers ð 

nonprofit  and for profit 

alike.  
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required to develop their NSP policies and procedures and execute contracts.   So 

while the federal  deadline for obligating  funds has  not changed, the amount of time 

for nonprofits and others to access and leverage the NSP funds has been 

compressed. 

 

When the researchers began their work, contracts were still being executed 

and property acquisitions were just beginning.  Best practices were not yet evident 

as few properties went thro ugh the acquisition/rehab/sale process.  Research paused 

until the completion of the first quarter of 2010 to see how the processes unfolded.   

This report is based on data collected through April 2010.  

 

GSTAND  hopes that the experiences shared by the comm unities showcased 

in this report prove valuable to others across the state.  Best practices typically 

occur when the local government exercises its leadership to create a culture of 

cooperation with housing providers ð nonprofit  and for profit alike.  Ulti mately, the 

shared goal of safe neighborhoods with  affordable homes and  engaged residents 

benefits the entire community.    

 

Unfortunately, no funds from the NSP 2 program were awarded in the state 

of Georgia.  However, local  jurisdictions around the state will continue to invest a 

range of local and federal affordable housing dollars, including trust funds, HOME 

and CDBG.  Perhaps some of the lessons described here from NSP may help 

improve efficiency, strengthen collaboratio n, and increase the impact of these 

critical resources.    
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EXECUTIVE SUMMARY  

 

 

The first task for this research was to define what constitutes a òbest 

practiceó with nonprofit  housing  development organizations and the Neighborhood 

Stabilization Program  (NSP) in Georgia.  

 

 

 

 

  

A Best Practice could be a role, strategy, or relationship that yields outstanding 

results and could be replicated or adapted in another community.    

 

After reviewing NSP reports and completing interviews with nonprofits and 

local governments across Georgia, s even types of Best Practices became apparent.   

 

Section I  provides 

examples of several best 

practices in seven broad 

categories.   

 

Along with success 

stories, we learned of many 

impediments to rapid 

deployment of NSP funds  

experienced by these and 

other nonprofits.     

 

Section II  of this report describes a half  dozen types of challenges to 

maximizing NSP funds.   

The challenges described here have 

varying degrees of impact based on 

local market conditions,  sta te or 

local governmentõs interpretation of 

HUD regulations, the creativity of 

the local government partners, and 

the capacity of the community  

stakeholders (e.g., real estate 

agents, appraisers, inspectors, 

mortgage lenders) .    

We defin e a òBest Practiceó as a method or innovative practice that 

contributes to results superior than those achieved with other means.  

7 TYPES OF NSP BEST PRACTICES IN GEORGIA: 

 

1) Local Government as Client of the Nonprofit 

2) Financing Resources & Structures 

3) Vertical Integration within the Nonprofit  

4) Innovative Marketing  

5) Serve Homebuyers At or Below 50% of Area Median Income (AMI) 

6) Multi-Family to Single Family Rental Revitalization Project 

7) Operational Efficiencies 

8)  

CHALLENGES TO MAXIMIZING NSP FUNDS: 

1) Market & Economic Issues 

2) Local Policy Issues 

3) HUD Required Procedures/ Practices 

4) Local Government Capacity 

5) Nonprofit Capacity 

6) Neighborhood Reclamation 
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The researchers interviewed numerous nonprofit organizations working with 

NSP across the state, all doing good and important work.  Eight  nonprofi t  housing 

developers across the state exemplified one or more best practices in their NSP 

work.  Each of these nonprofits undertook adaptive changes to their modus operandi 

to achieve success with the Neighborhood Stabilization Program.    

 

Section II I  of the report provides case studies of each of the nonprofit  

developers whose successful progress with NSP rise to the level of a Best Practice.   

These organizations work in communities that are urban, suburban, and rural 

across Georgia.   

The eight nonprofits who represent notable innovation and enhanced impact  

include  (in alp habetical order by name) : 

 

¶ Atlanta Neighborhood Development Partnership, Inc.   (ANDP)     (Metro 

Atlanta)  

¶ Community  Housing  Initiatives (CHI)   (Northwest Georgia - Coosa Valley 

Region) 

¶ Flint River Habitat for Humanity  (Albany)  

¶ Home Development Resources, Inc.     (Hall County)  

¶ In -Fill Housing, Inc.  (Macon) 

¶ NeighborWorks ® Columbus, Inc.  (Columbus)  

¶ Resources for Residents & Communities (RRC)  tlanta)  

¶ Southern Crescent Habitat for Humanity  (Clayton County)  

 

These nonprofits credit the success of their NSP act ivities to cooperative local 

governments that regard the nonprofits as true value -added partners, with 

professional expertise.   It was noted that this attitude is different from the 

traditional ògovernment to granteeó culture. 

 

As community development pr actitioners reflect on the NSP experience, it is 

important to understand the context in which this national program is implemented 

locally.   There will be more analysis as the Neighborhood Stabilization Program 

draws to a close; G-STAND hopes that by shar ing best practices mid -stream, 

communities can benefit from the successes of their peers.   
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Section I:   HIGHLIGHTS OF BEST PRACTICES  

 

 

Through the research, Best Practices emerged in seven categories.  Most  of 

the nonprofits demonstrate  more than one Best Practice.  The seven Best Practices 

are listed here including key characteristics of the work and the nonprofit  

developers. For more detailed information, please read the case study for the 

respective nonprofit in Section III.  See Table of Contents for the page number for 

each nonprofit highlighted.  

 

L OCAL GOVERNMENT AS CLIENT OF THE NONPROFIT  

Four nonprofit developers pr ovide contracted services to local 

governments.  The communities with noteworthy 

government/nonprofit relationships  exhibit common 

characteristics:  

1. Culture of trust and cooperation  between parties  

2. Each party focused on its specialty/strength  

3. Regular commun ication  to keep the process running 

smoothly  

 

ANDP ( Atlanta Neighborhood Development Partnership, Inc. ) 

¶ ANDP has contracts with five counties (DeKalb, Douglas, Rockdale, Henry, 

and Fulton ) and the City of Atlanta for NSP initiatives.    

¶ ANDP s ervices vary according to each countyõs NSP plan and desired level of 

services.  General services include acquisition, rehab, and resale of 

properties.  

¶ ANDP administers the NSP downpayment assistance program for DeKalb 

County.  

 

 

Community  Housing  Initiatives  (CHI) / Coosa Valley Regional 

Development Corp.  

¶ Several counties created a consortium for NSP funds and CHI serves as their 

Asset Manager.  Counties include Paulding, Bartow, Polk, Catoosa, Gordon, 

Haralson, Walker, Floyd, Chattooga , and Dade in northwest Georgia.  C HI 

also assisted the consortium in preparing its NSP application .  
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¶ CHI varies the level of services according to each countyõs objectives, needs, 

and local partners.  

¶ Local government departments are responsive to NSP projects, minimizing 

time delays.  

 

 

NeighborWorks ® Columbus / Columbus, Georgia  

¶ City delegates routine development tasks and authority to improve speed and 

efficiency.  

¶ NWC provides homebuyer education to homebuyers referred by the Housing 

Authority of Columbus.  

 

 

Home Development Resources, In c. / Hall County  

¶ County delegates routine development tasks and authority to H DRI  which 

reduces time delays.   These include property assessment, environmental 

reviews, rehab management, and property inspections.  
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F INANCING RESOURCES &  STRUCTURES  

 

We found five nonprofit  organization s with noteworthy 

financing practices  with NSP.  They  (and the local 

governments with whom they work) share the following 

characteristics:   

1. Nonprofits attract financial resources from outside  

the local government.  

2. Local government underst ands the complexities of 

the financing process.  

3. Local government understands the urgency of competition from private investors 

who can quickly put properties under  contract and close in less than one month.  

4. Local government work s with the nonprofit to streamline the process. 

5. Local government provides additional financial resources for the <= 50% AMI 

homebuyers. 

 

 

ANDP ( Atlanta Neighborhood Development Partnership, Inc. ) 

$ ANDP secured $8.5 million in private c apital through  partnerships with 

three national nonprofit housing intermediaries or lenders .  These funds 

enable ANDP to move quickly on property acquisitions.  

$ ANDP administers the NSP downpayment assistance program for DeKalb 

County.  

$ In Douglas County, th e program income from the NSP soft second mortgages 

will flow back directly to ANDP to support further affordable housing work in 

that county.  

 

 

Community Housing Initiatives (CHI)  

$ CHI secured capital from sources such as Neighborhood Housing Services of 

America (NHSA) to be used with its County clients.   This ready-access to 

capital enables CHI t o move quickly on property acquisitions.  

$ CHI is the Asset Manager for several counties, which leverages its capacity  

and effectiveness with third party vendors . 
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In -Fill Housing, Inc. / Macon Housing Authority / City of Macon  

$ In -Fill Housing secured Low Income Housing Tax Credits, 

CDBG, and PHA funds for a  multi -family redevelopment 

initiative for the Macon Housing Authority (with NSP 

funds from the City of Macon).  

 

 

 

 

NeighborWorks® Columbus, Inc.  

$ NWC secured capital through its CDFI affiliate for the NS P activities.  This 

enables NWC to purchase expeditiously and compete with private investors.  

$ NWCõs HomeOwnership Center assists homebuyers in accessing all available 

incentives and financial assistance to purchase the NSP properties.  

 

 

Southern Crescent H abitat for Humanity / Clayton County  

$ Clayton County makes NSP funds available to its 

qualified Asset Managers on a deal-by-deal basis.  It 

does not have the typical grantee agreements  for òxó 

dollars allocated.  Acting more like a lender , the County 

believes this competitive approach will promote more 

production in a shorter timeframe.  

$ The County extended repayment terms for Southern 

Crescent HFH homebuyers, for HFH to enable its self-

financing mortgage model . 

$ The County provides additional downpayment 

assistance for  homeowners at 50% AMI.  
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VERTICAL I NTEGRATION WITHIN TH E NONPROFIT  

 

The nonprofits that serve more than one function in the housing 

delivery chain share the following characteristics:  

1. Experienced within their areas of expertise prior to NSP.  

2. Able to ad apt their practices and resources to respond to the NSP 

opportunity.  

3. Cultivated trust and goodwill with partners.  

 

 

ANDP ( Atlanta Neighborhood Development Partnership, Inc. ) 

Ż ANDP acquires, rehab ilitate s, and sells NSP properties.  

Ż ANDP administers the NSP  downpayment assistance program for DeKalb 

County.  

Ż ANDP administers a lending entity that provides capital for acquisitions.  

 

 

 

 

 

CHI (Community Housing Initiatives)  

Ż CHI can provide varying levels of service to its County clients.  It can acquire, 

rehab ilitate , and sell NSP properties.  It earns fees for each service.  

Ż CHI can also provide acquisition financing which is reimbursed by NSP 

funds.  

Ż CHI also provides homebuyer education and counseling, creating a pipeline of 

purchase-ready homebuyers.  

 

 

Financing

ωAcquisition

ωBridge loan

ωConstruction

Feasibility 
Analysis

ωScout properties

ωWork write-ups

Property 
Acquisition

Property 
Rehabilitation

ωBid projects

ωProject 
Management

Property Sales

ωMarketing

ωFinancing

ωHomebuyer 
Readiness
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Neig hborWorks ® Columbus, Inc.  

Ż NWC acquires, rehab ilitate s, and sells NSP properties.  It earns fees for each 

service from the local government . 

Ż NWC also provides homebuyer education and counseling, creating a pipeline 

of purchase-ready homebuyers.  

 

 

 
 

 

Home D evelopment Resources, Inc. / Hall County  

Ż HDR I  acquires, rehab ilitate s, and sells NSP properties  with NSP funding .  

Ż HDR I  provides homebuyer education and counseling, creating a pipeline of 

purchase-ready homebuyers  for the NSP homes . 

 

 

 

  

Property 
Acquisition

Property 
Rehabilitation

Market 
Property

Homebuyer 
Education & 
Readiness

Sell Property
Result:

New Home 
Owner!!
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I NNOVATIVE M ARKETI NG STRATEGIES  

 

Once the properties have been renovated, the challenge to market new  or renovated  

properties in neighborhoods with the stigma of foreclosure can be daunting. .  These 

nonprofits address this challenge with some interesting strategies.  

 

 

ANDP ( Atlanta Neighborhood Development Partnership)  

× Created ANDP Homes website  ( www.andphomes.org ).  

This site provides information on all the homes 

available throughout counties served by ANDP.  

Information is searchable by ZIP code, county , price 

range, number of bedrooms or bathrooms.  The site also 

provides information on the resources and 

requirements for each county/city.  

 

× NSP Advantage Team:  promotes a seamless process 

with preferred lenders, real estate agents, and  housing counseling agencies.  

This òNSP Advantage Teamó brand promotes a sense of teamwork to 

prospective home buyers.  

 

 

RRC (Resources for Residents & Communities)  

× Coordina te with other community 

marketing efforts.  RRC works with the 

bus tours cond ucted by the BeltLine 

Partnership as a means to promote the 

neighborhood and the areaõs upward 

momentum.  (The BeltLine represents a 

25-year transit project intended to connect 

in town  neighborhoods through a 22 -mile 

loop.)They link existing homeowners wit h 

potential homebuyers as a way to engage 

local residents with the positive changes underway.  

 

× Promote financial assistance / incentives from the BeltLine Partnership, 

Atlanta Development Authority, United Wayõs Individual Development 

Accounts (IDA) progra m, and others  to increase attractiveness of the 

purchase. 

http://www.andphomes.org/



























































