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Introduction 

 

From January 2005 to May 2009, North Carolina experienced 213,530 foreclosure starts (Center 

for Community Capital-UNC Chapel Hill).  During that same period, the state‘s economic 

condition has worsened.  Since December 2007, North Carolina‘s employment has declined 

235,000 jobs. Seventy-five percent of these jobs were in the manufacturing, textiles and 

agriculture sector.  The effect on the state and hard hit localities has been devastating to the 

homeowners, the local merchants and the economy as a whole.  When faced with the inability to 

meet mortgage payments and the inevitability of foreclosure, many families have just walked 

away, sometimes even leaving the doors wide open.  Unfortunately, the above statistic has 

become all too common and it is a reality that as a result or rising unemployment, it is expected 

that the number of foreclosures will rise. 

 

North Carolina has formed the Neighborhood Stabilization Program 2 Partners (NC NSP2 

Partners) to apply for NSP2 funds to maximize resource utilization and to take advantage of the 

vast experience and capacity that our members possess. This partnership is composed of the 

North Carolina Department of Commerce-Division of Community Assistance (lead applicant), 

the North Carolina Housing Finance Agency, and ten (10) local governments, the City of 

Charlotte, Forsyth County/City of Winston Salem, City of Gastonia, City of Greensboro, City of 

High Point, City of Raleigh, City of Rocky Mount, Vance County, City of Winston Salem and 

Wake County.  The goals of this partnership are to 1) lessen the impact of foreclosures and 

abandoned properties in targeted, distressed neighborhoods selected to be addressed in this 

proposal; 2) strategically implement NSP2 activities which address the needs of distressed 

neighborhoods; 3) implement at least a 30% ―deep targeting‖ component which further the aims 

established in the Act; 4) identify and implement activities which spur and support economic 

activity through job creation and retention in distressed neighborhoods; 5) make housing 

affordable for the longest feasible period; 5) incorporate effective energy efficiency elements in 

NSP 2 activities and 6) leverage resources in order to extend the state‘s ability to reach as many 

eligible distressed areas as possible. 

 

As is with the NSP 1 funds, all of these goals are steeped in the state‘s commitment to ensure 

accountability and transparency for the NSP 2 program.  To demonstrate that North Carolina is a 

worthwhile investment of NSP 2 funds, the following sections will address the required elements 

of the NSP 2 funding notice:  need, capacity, soundness of approach, leveraging, energy 

efficiency, and neighborhood transformation and economic opportunity. 

 

Factor 1: Need and Market Conditions  

 

Target geography 

 

North Carolina used the following sources of data to help define its areas of greatest need:  

 

1. HUD Risk Scores and map – The HUD map and corresponding information provides two 

foreclosure-related needs scores for each census tract. One, the foreclosure index, 

estimates the number and overall percentage of home foreclosures. The other measure, 

the foreclosure and vacancy index, weighs both estimated foreclosure rates and vacancy 
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rates.  Both indexes have scores that range from 1 to 20. Census tracts with a score of 1 

have the least need for federal aid while tracts with a score of 20 have the greatest need.  

To qualify as a NSP2 Target Area, the identified census tracts must have an average 

combined score of 18 using the higher of the two index scores for each individual tract. 

 

2. Realty Trac-Collects and aggregates foreclosure data from nearly 2,500 counties, 

covering more than 94 percent of U.S. households, appends the data with estimated 

property values, comparable sales, loan history, tax lien and bankruptcy records, trustee 

and lender information and property details and updates the entire database twice daily.   

 

3. U.S. Census Bureau information primarily from 2005-2006 American Community 

Survey. 

 

 

Neighborhood Stabilization Program funds must serve the most distressed parts of the state. 

North Carolina identified these areas by using the NSP2 mapping tool provided by HUD. 

Additional information came from the process used to identify the state‘s NSP1 target areas. 

North Carolina chose, early in the NSP2 application process, to consider communities that were 

recipients of the NSP1 program funding. Of the eleven communities that received NSP1 funds, 

nine were interested in applying for the second round of funding. These communities are 

submitting proposals to cover needs not entirely funded by NSP_1.  Using the HUD mapping 

tool and using communities that had applied for previous funding gave the State assurance of 

serving areas with the greatest need. See map for listing of greatest need areas (Attachment A). 

 

Part B: An Overview of North Carolinaôs Economy and Housing Market Conditions 

 

The 2008 median household income in North Carolina is $43,867. This is 12 percent lower than 

the national average ($50,007) and the state income ranks 30
th
 of the fifty states. The state‘s 

poverty level (14.8 percent) also is higher than the national average (13.9 percent). More than 

one out of every five children in North Carolina lives in poverty. Approximately 21 percent of 

homeowners pay more than 30 percent of their income toward housing–related costs. Among 

renters, this figure rises to 42.5 percent. 

 

According to RealtyTrac‘s Foreclosure Market Report, North Carolina‘s foreclosure rate was 

ranked 34
th
 nationally in April 2009. The state experienced 3,082 foreclosures, a 56 percent 

increase from the previous month, but a decrease of 15 percent from April of last year. The 

report also shows that one in every 1,339 homeowners received a foreclosure filing in April. 

 

Recently released data from the North Carolina Association of Realtors shows home sales in 

April 2009 down 32 percent from the year before (6,302 units sold compared to 8,529). 

However, home sales increased 4 percent from March, the third straight monthly increase. In 

2008, local governments issued 54,652 residential building permits in North Carolina. This is the 

lowest annual number of permits for housing units since 1993. This represents a decline of 40 

percent from 2007 and a drop of nearly 50 percent since 2006. This trend is consistent with the 

local Metropolitan Statistical Area (MSA) data. Housing absorption rates at the state level should 
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improve due to this stabilizing in home sales and a dramatic reduction in new residential 

construction.  

 

 

 

 

Residential Building Permits Issued in North Carolina and Local MSAs 2008 and 2006 

 2008 permits 2006 permits Percent Change 

North Carolina 54,652 99,979 -45 

Charlotte- Gastonia 

MSA 

12,236 25,161 -51 

Greensboro-High 

Point MSA 

3,296 6,417 -48 

Raleigh-Cary MSA 11,397 17,712 -36 

Winston-Salem MSA 2,078 3,787 -45 

 

Loss of employment is the primary cause of housing abandonments and foreclosures in all of the 

proposed NSP2 communities. North Carolina currently has the seventh highest seasonally 

adjusted unemployment rate in the nation at 11.1 percent (U.S. BLS, May 2009). The state has 

suffered a loss of approximately 235,000 jobs since December 2007. The majority of these job 

losses have been concentrated in Charlotte, Raleigh, Winston-Salem, the counties surrounding 

Charlotte and in the western piedmont. Eight of the ten communities applying for NSP2 funding 

are located in these areas. The ninth community, Rocky Mount, is in an area of the state that has 

experienced a doubling in unemployment since the start of the recession.  

 

The following is a brief summary of economic conditions and the specific aims of the NSP2 

proposal for individual communities.  

 

City of Charlotte 

 

The recent financial crisis has had a strong impact on the Charlotte region.  The financial 

industry is extremely important to Charlotte‘s economy.  The city is the country‘s second largest 

banking center with 410,948 people currently employed in Charlotte and Mecklenburg County.  

Layoffs at Bank of America and Wells Fargo (formerly Wachovia) have had a destabilizing 

effect on the city‘s employment. Currently, unemployment is at 8.3 percent.  

 

The table below shows housing cost burden for households at 50, 80, and 120 percent of area 

median income.  Based upon the median household income of $51,050, the monthly housing cost 

burden ranges from $383 per month to $1,532 per month at 120 percent of annual median 

income ( AMI).  The median monthly mortgage cost is $1,353. The median monthly rent is $772. 

Approximately 26 percent of homeowners and 46 percent of renters spend more than 30 percent 

of their income on housing costs. 
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Overbuilding created unstable neighborhoods in parts of Charlotte. The Windy Ridge and 

Peachtree Hills subdivisions are prime examples of how relatively new neighborhoods can be 

destabilized by high numbers of REO foreclosures, unfinished homes, and vacant land.  These 

starter home communities were built in locations without good access to public transportation 

and other public services. Homes that once sold for up to $150,000 were purchased and 

rehabilitated with NSP1 funding. These homes now sell for $75,000.  Land banking is the fastest 

way to acquire foreclosed, abandoned, and blighted structures that plague hard hit communities. 

Once the properties are acquired, the city will assess the extent of redevelopment necessary to 

not only stabilize neighborhoods, but also return them to prosperity.  Our non-profit partners will 

focus their efforts on rehabilitation and sales, leaving the difficult tasks of acquiring NSP 

properties to the city. 

 

City of Winston-Salem/Forsyth County 
 

The City and County have used data from the local REALTORS multiple listing service and the 

Title Searcher software for Forsyth County and has geo-coded over 3,000 residential properties 

that have been foreclosed on in Forsyth County over the last several years.  This data has been 

tracked to the Census Tract Level and is illustrated in Map I in the appendix.  The City/County 

has targeted nine census tracts for participation in the NSP located entirely or partially outside 

the city limits of Winston-Salem. Within these tracts, buyers may select foreclosed units that 

they are willing to buy. 
 

The Winston-Salem/Forsyth County Consolidated Housing and Community Development Plan 

for 2009-2013 projects a housing need of 8,285 housing units over five years, due to population 

growth.  Therefore, we estimate a need of 1,657 units per year. This represents an annual growth 

rate in occupancy of units of approximately 1.2 percent, or about one-tenth of one percent per 

month.  Given that about 2,000 units are in some stage of foreclosure or abandonment at any 

time, approximately two foreclosures per month would be absorbed without NSP assistance, 

assuming a homogenous market that includes foreclosures. 

 

The following table shows housing cost burden for households at 50, 80, and 120 percent of area 

median income. Based upon the median household income of $41,202, the monthly housing cost 

burden ranges from $309 per month to $1,236 per month at 120 percent of AMI.  The median 

monthly mortgage cost is $1,161. The median monthly rent is $645. Approximately 22 percent 

of homeowners and 44 percent of renters spend more than 30 percent of their income on housing 

costs. 
 

Housing Cost By Income 

 
50% AMI 80% AMI 120%AMI 

Annual Income $25,525 $40,840 $61,260 

Monthly Affordable Housing  $683 $1,021 $1,532 

Median Household Income from American Community Survey 2005-2007 $51,050 



 

6 Draft | P a g e  

 

 

Vacant homes receive little or no maintenance, continue to deteriorate and become havens for 

crime and vandalism.  NSP_2 financing mechanisms such as homebuyer assistance will 

encourage purchase and owner occupancy of foreclosed and abandoned homes to halt this trend.  

Furthermore, vacant, deteriorating properties discourage home purchases in the area; therefore, 

NSP_2 fueled ownership will act as seed for investment in stabilization of neighborhoods.   

Homebuyer counseling will include home maintenance training, which will improve homeowner 

skills levels and contribute to upkeep of properties in the target area. These homes will be 

available with attractive financing to homebuyers and non-profit affordable housing providers.  

Housing rehabilitation will stabilize housing conditions and values of properties. For properties 

that are too dilapidated to rehabilitate, demolition will remove blighting influences. 

 

City of Gastonia 

 

High county unemployment has had a significant impact on the housing market in the target 

geography. The current unemployment rate is 14.8 percent. Until recently, the demand for 

housing was strong.  The 2002 Gaston County Comprehensive Plan estimated that population 

growth from 2000 to 2010 would be 8 percent. These new residents would need 7,131 new 

housing units. However, high county unemployment has had a significant impact on the housing 

market in the target geography.  Based on data from Gaston Real Data, there were 1,423 bank 

sales in Gastonia, which is an average of 263.51 per year or 21.96 per month.  There are 

currently 126 unsold foreclosed parcels within the City of Gastonia.  Gastonia‘s current market 

absorption rate is 5.7 months inventory of unsold homes. Should unemployment and under-

employment continue at the current rate, the foreclosure inventory would increase over the next 

several months. 

 

The median household income for the City of Gastonia is $36,924. The per capita income for the 

City of Gastonia is $19,592 

 

The median income and per capita income for the target geography: 

 

 315 318 319 320 321 328 330 331 

Median 

Household 

Income 

$25,862 $26,125 $15,802 $25,974 $38,445 $33,378 $23,889 $26,458 

Per 

Capita 

Income 

$14,123 $12,005 $11,462 $11,889 $16,937 $21,800 $14,133 $13,090 

 

The chart below shows housing cost burden for households at 50, 80, and 120 percent of area 

median income.  Based upon the median household income of $36,924, the monthly housing cost 

Housing Cost By Income 

 
50% AMI 80% AMI 120%AMI 

Annual Income $20,601 $32,962 $49,442 

Monthly Affordable Housing  $515 $824 $1,236 

Median Household Income from American Community Survey 2005-2007 $41,202 
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burden ranges from $277 per month to $1,108 per month at 120 percent of AMI.  The median 

monthly mortgage cost is $1,219. The median monthly rent is $648. Approximately 24 percent 

of homeowners and 44 percent of renters spend more than 30 percent of their income on housing 

costs. 
 

 

 

NSP2 program funding will allow the City to meet housing needs while promoting community 

sustainability and viability. The NSP2 activities most likely to stabilize the target geography are 

acquisition and rehabilitation of abandoned and foreclosed properties and demolition of vacant 

structures with infill new construction and rehabilitation.  The City will subsidize the purchase of 

a minimum of 71 foreclosed properties for both homeownership and rental to households that 

make up to 50 percent of AMI or below for family size. With NSP2 support, the City of Gastonia 

will productively utilize 65-68 percent of the vacant and foreclosed properties within the City. 

 

City of Greensboro 

 

The most recent Greensboro Housing Report covers the first quarter of 2009 and shows a 

significant decline in average price (-11.6 over prior year) and number of homes sold (-31.4 over 

prior year).  Concurrently, it shows a significant increase in time on market (+9.4 percent over 

prior year), increase in price discounting and relatively stable inventory.  At the present rate of 

sales, there is over a 17-month inventory currently on the market. In the areas outlined in our 

NSP-2 application and affordable price ranges up to $150,000, there is over an eleven-month 

inventory on the market. Population for Guilford County has been increasing at about 1.5 percent 

annually.  However, a larger factor in the current housing market is the rapidly rising 

unemployment rate.  This has the potential to greatly increase the number of homes coming onto 

the market at a point where the supply is already exceeding demand.   

 

The chart below shows housing cost burden for households at 50, 80, and 120 percent of area 

median income.  Based upon the median household income of $39,824, the monthly housing cost 

burden ranges from $329 per month to $1,195 per month at 120 percent of AMI.  The median 

monthly mortgage cost is $1,222. The median monthly rent is $705. Approximately 25 percent 

of homeowners and 50 percent of renters spend more than 30 percent of their income on housing 

costs. 
 

 

Housing Cost By Income 

 
50% AMI 80% AMI 120%AMI 

Annual Income $18,462 $29,539 $44,309 

Monthly Affordable Housing  $462 $739 $1,108 

Median Household Income from American Community Survey 2005-2007 $36,924 

Housing Cost By Income 

 
50% AMI 80% AMI 120%AMI 

Annual Income $19,912 $31,859 $47,789 

Monthly Affordable Housing  $498 $797 $1,195 

Median Household Income from American Community Survey 2005-2007 $39,824 
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The City of Greensboro is pursuing separate strategies for the suburban and urban areas to 

address the market differences.  The City will concentrate the NSP-2 funds in the urban areas as 

these neighborhoods have withstood the worst of the sub-prime mortgage crisis and are now 

facing steep increases in recession-related job losses. The urban census tracts need a 

comprehensive set of strategies aimed at reducing vacancies, rehabilitating blighted properties 

and promoting homeownership and quality affordable rentals.  These census tracts overlap with 

current redevelopment and neighborhood planning areas, which actively promote revitalization 

and homeownership.  Acquisition and rehabilitation will play a strong role to reduce levels of 

blight and foreclosures.  An additional focus on redevelopment activities including potential 

demolition and new construction will help to create new housing opportunities and bolster the 

housing market for these areas. The suburban census tracts need down payment assistance for the 

purchase of foreclosed property to promote greater affordability and reduce the inventory of 

homes on the market.  Assistance would be provided in the form of a deferred subordinate 

mortgage. 

 

The residents of Greensboro passed a one million dollar bond referendum in November 2008 

with the primary purpose being addressing the current housing crisis.  When these bond funds 

become available later in 2009, they could be could be partnered with NSP 2 efforts. 

 

City of High Point 
 

The number of existing, single family homes sold in the High Point area totaled 267 in the 1
st
 

quarter of 2009.  The number sold was down -6.8 percent compared to the level of sales recorded 

in the 4
th

 quarter.  At the end of the first quarter of 2009, the inventory of homes on the market 

totaled 1,293 or 5.3 times the number of homes sold during the 1
st
 quarter of 2009.  At the 

current sales pace, it will take approximately 15.9 months to exhaust the inventory.  The 

absorption rate is 68.9 weeks.  If the City of High Point does not receive NSP2 funding, the 

housing markets in our target areas will struggle to absorb the abandoned and foreclosed 

properties.  Although the trend in population has been upwards, current unemployment levels 

will serve as a deterrent to any rebound in the housing market. 

 

The chart below shows housing cost burden for households at 50, 80, and 120 percent of area 

median income.  Based upon the AMI of $58,500 for the Greensboro-High Point MSA, the 

monthly housing cost burden ranges from $439 per month to $1,755 per month at 120 percent of 

AMI.  The median monthly mortgage cost is $1,274. The median monthly rent is $689. 

 

 

The table below is from City-Data.Com and depicts the current composition of target area zip 

codes.  The households in the target areas have the following characteristics: 

Zip Code Households 

Estimated 

Household 

Percent 

Low 

Percent 

Below 

Percent 

Homeowner 

Percent 

Renter 

Average 

Home 

Housing Cost By Income 

 
50% AMI 80% AMI 120%AMI 

Annual Income $29,250 $46,800 $70,200 

Monthly Affordable Housing  $731 $1,170 $1,755 

Area Median Income - Greensboro-High Point HMFA - $58,500 
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Income Mod Poverty Price 

27260 24814 $26,875  66% 35% 39.0% 61.0% $88,086 

27262 22442 $39,017  39% 16% 61.0% 39.0% $135,835 

27265 32878 $58,245  27% 6% 75.0% 25.0% $182,587 

 

The City of High Point will use a majority of NSP2 funds to offer rehabilitation grants to 

homebuyers who purchase eligible properties.  These grants will be an incentive to create buyer 

interest in foreclosed properties.  The NSP2 funds also will aid the community in the acquisition, 

rehabilitation, and resale of foreclosed homes.  This will stabilize home prices in areas of 

greatest need and the overall improvement in quality housing stock without putting an 

unnecessary financial burden on the new homeowners.  Finally, NSP2 funds will assist with the 

purchase of homes, down payment assistance and soft seconds.  City of High Point Community 

Development & Housing Department has an existing Down Payment Assistance program in 

place that can immediately use NSP2 funds for the purchase eligible properties.   

 

City of Rocky Mount 
 

Rocky Mount‘s low cost housing was an attractive to investors during the flipping boom.  

Investors took out second mortgages on their homes and purchased multiple homes in Rocky 

Mount‘s inner-city neighborhoods.  When the housing market declined, investors abandon the 

homes.  Rocky Mount has a high residential vacancy rate at 5.5 percent with a large number of 

these vacancies clustered in inner city neighborhoods. This is contributing to additional crime 

and blight in the city.   

 

It is unlikely that the housing market in the target area will be able to absorb the high number of 

abandoned and foreclosed properties.  The housing situation has deteriorated to a point that 

without government intervention the negative effects of the blighting conditions will only 

worsen.  Currently, the blight is spreading and homeowners unable to sell to get away from the 

worsening conditions are renting their homes.  The high number of rental properties makes it 

unlikely that new homeowners will be attracted to the area.   
 

The table below shows housing cost burden for households at 50, 80, and 120 percent of area 

median income.  Based upon the median household income of $36,007, the monthly housing cost 

burden ranges from $270 per month to $1,080 per month at 120 percent of AMI.  The median 

monthly mortgage cost is $1,183. The median monthly rent is $630. Approximately 29 percent 

of homeowners and 46 percent of renters spend more than 30 percent of their income on housing 

costs. 
 

 

With NSP2 funding, Rocky Mount will provide training and incentives to convert renters to 

homeowners. Through the housing counseling, house rehabilitation, and new home construction, 

Housing Cost By Income 

 
50% AMI 80% AMI 120%AMI 

Annual Income $18,003 $28,806 $43,208 

Monthly Affordable Housing  $450 $720 $1,080 

Median Household Income from American Community Survey 2005-2007 $36,007 
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these blighted neighborhoods will stabilize.  We will implement an IDA program that will 

provide housing counseling and more general financial topics. This course will guide potential 

new homeowners by building their financial awareness and prepare them for the costs associated 

with homeownership.  Simultaneously, Rocky Mount will be rehabilitating and constructing 

affordable homes that these potential homeowners could purchase. These actions will stabilize 

the targeted neighborhoods and promote strong neighborhood associations.   

 

Vance County/City of Henderson 

 

Vance County and the City of Henderson have 77 properties turned over to an attorney to work 

through the foreclosure process.  This process already has transferred ownership of 11 properties 

to the city and county. Nine of these homes are currently on the market.  In addition to foreclosed 

properties, the city and county have identified 125 blighted, abandon properties.  The housing 

stock for low-to-moderate-income households will continue to deteriorate without intervention.  

If the market were able to absorb the abandoned and foreclosed properties, it would have. Low to 

income families will only have substandard housing to choose from when purchasing a home.  

 

More than 44 percent of households have incomes less than $25,000 and more than 77 percent of 

households have an income of less than $50,000. The median income in Vance County is almost 

50 percent less than adjoining counties. Applying the 50 percent, 80 percent, and 120 percent of 

median income in Vance County, masks the fact that most people have low-incomes. Fifty 

percent of the median income of the county directly to the west of Vance County would be above 

the median income of Vance County. The median mortgage payment in Vance County is $952 

per month (2007). The median rent is $587. More than 430 housing units rent for under $300 a 

month.  These are grossly substandard rental units. About 26 percent of homeowners and 38 

percent of renters spend more than 30 percent of their income on housing. 

 

 

The supply of safe and sanitary low to moderate-income housing is very low, especially in 

single-family housing. With the assistance of NSP funds, Vance County plans to acquire, 

rehabilitate, demolish blighted structures, construct new dwellings, and provide down payment 

assistance to low-moderate-and-middle-income (LMMI) individuals and families. With NSP2 

funding, 35 homes will be constructed or become habitable and 50 families will receive housing 

counseling.    

 

City of Raleigh 

 

Initial foreclosures in Raleigh were primarily due to subprime mortgages and ARMs reset rates. 

The peak years of ARM origination were 2004-06, with resets in 2006-08. Due to credit 

tightening, folks could not refinance or figure out a way to pay the higher mortgages. Homes that 

are more expensive were foreclosed on in 2008. Most of these foreclosures were probably 

Housing Cost By Income 

 
50% AMI 80% AMI 120%AMI 

Annual Income $16,962 $21,139 $40,709 

Monthly Affordable Housing  $424 $679 $1,017 

Median Household Income from American Community Survey for Vance County 2005-2007 $33,924 
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because of job loss, not resets. Neither over-valuation nor over building is having a critical 

impact on the market. Raleigh housing prices did not have the increases seen in other areas; 

therefore, drops did not have the same impact. Although inventory has increased because of 

foreclosed homes and days on the market are longer, building was following population growth. 

 

Historically, foreclosures in Raleigh have accounted for not more than 5 percent of residential 

activity, but the trend is to account for more. There are currently 356 active listings marked as 

foreclosure within TMLS (Triangle Multiple Listing Service) out of 17,231 active listings (2 

percent). There have been 1,549 closed/pending listings within the past 12 months out of 24,911 

closed/pending listing (6 percent). Based upon the above numbers, there is a 3-month supply of 

foreclosed properties listed/sold within TMLS. 

 

Raleigh NSP2 Target Areas Area Median Income by Block Group 

compared to Citywide Average of $46,612 

Zip Code Census Tract Block Group Median Income 
% of 

citywide average 

27610 
520.02 

1 $43,519 93.4% 

2 $34,774 74.6% 

521.01 2 $35,926 77.1% 

Source: Census Bureau, Census 2000: in 1999 dollars 

 

 

Raleigh NSP2 Target Area Housing Data 

Census Tract 520.02 521.01 

Block Group 1 2 1 2 

Housing Units 538 1,293 321 1,641 

    Owner-occupied 424 824 244 1,050 

    Renter-occupied 114 469 77 591 

    % owner-occupied 78.8% 63.7% 76.0% 63.9% 

     

Specified Owner-Occupied Homes w/mortgage 366 645 116 786 

     # w/mortgage paying > 35% of household income 

for housing 
71 155 31 195 

     % w/mortgage paying > 35% of household income 

for housing 
19.4% 24.0% 12.7% 24.8% 

     # w/mortgage paying > 50% of household income 

for housing 
47 59 13 82 

     % w/mortgage paying > 50% of household income 

for housing 
12.8% 9.1% 5.3% 10.4% 

Source: Census Bureau, Census 2000: in 1999 dollars, Summary File 3 

 

The City of Raleigh Community Development Department (CDD) will follow several strategies 

to reduce blight and promote neighborhood stabilization. CDD will work with the City‘s Real 

Estate Division to strategically select and acquire at least 14 foreclosed upon or abandoned 

properties to achieve maximum neighborhood impact. CDD will follow HUD-approved 

procedures currently used in CDD housing programs for rehab, demolition, relocation, and new 

construction. The City or Raleigh will rehabilitate 12 units for resale to LMMI homebuyers or 

for rental, demolish two housing units, and construct two new residential units for sale to LMMI 

homebuyers. In addition, NSP2 funds will be used to provide homeownership training to 



 

12 Draft | P a g e  

 

approximately 14 potential homebuyers and to provide second mortgage assistance to half of the 

homebuyers.  

 

Wake County 

(Information Forthcoming) 

Factor 2: Demonstrated Capacity 

 

Past Experience 

 

The NC NSP 2 Consortia have been active in housing development, homeowner rehabilitation 

and neighborhood restoration and revitalization for a combined total of 200 years.  All of the 

partners administer and/or implement various state and entitlement funds from the U.S. 

Department of Housing and Urban Development (HUD), which includes the Community 

Development Block Grant (CDBG), the HOME Investment Partnerships (HOME), and the Lead 

Hazard Reduction Grant (Lead) as well as ESG, HOPWA and NSP.  In addition, many of the 

partners handle local affordable housing funds generated by City bonds or other financing 

mechanisms.  We have partnerships with strong state and local development entities and 

financing agencies.  Following are specific examples of our experience in areas critical to 

achieving neighborhood stabilization.  

 

City & regional planning:  Both state and local governments have experience in and 

incorporate immediate and long-term plans necessary for NSP 2.  For example, the State 

Division of Community Assistance (DCA) has as a part of its mission to provide planning 

services to local governments in North Carolina.  DCA has five regional offices statewide that 

provides assistance with land use plans, zoning ordinances and annexation studies.  In the last 24 

months, DCA planning staff assisted XXX local governments with various planning needs.  This 

type of experience was extremely beneficial in the analysis and implementation of NSP 1 and 

will be helpful in working with target neighborhoods benefiting from NSP 2.  Our local level 

partners also have experience with planning.   

 

Many of our local government partners are located within planning and community development 

agencies.  For example, the City of Greensboro through its East Market Street Plan, which was 

completed in 1996, was created to address crime, disinvestment and community distrust along a 

Greensboro corridor that was a major part of the African American community before it was 

disrupted by urban renewal.  The City created and has partnered with the East Market Street 

Development Corporation to improve the corridor and adjacent neighborhoods.  Two bond 

packages, totaling over $3 million, were passed to create changes along the corridor.  Since then, 

the corridor has seen almost $150 million in new private and public investment. Major 

accomplishments include: streetscape improvements including the narrowing of the roadway, the 

addition of decorative streetlights, medians, and plantings; implementation of Greensboro‘s first 

pedestrian scale zoning overlay; renovation of a significant shopping center, office buildings and 

master plan for 15 acre former post office site; and support of community activities such as the 

East Market Street Merchants Association. As a result of the city‘s efforts, they were awarded 

the North Carolina American Planning Association Outstanding Planning Award and the 

National League of Cities Howland Award for Urban Enrichment.   
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Acquisition and disposition:  The NC NSP 2 partners have acquired over XXX housing units, 

several of them foreclosed.  For example, The City Gastonia has acquired 115 units of housing in 

accordance with their Highland Plan for new construction and homeownership.  In anticipation 

of a Homeownership Zone on Pryor Street, fourteen (14) units have been purchased for 

demolition and the resulting lots will be used for new construction of single family units.   

 

Rehabilitation of Housing:  NC NSP 2 Partners have significant experience with housing 

rehabilitation.  At both the state and local level, a total of XXXX houses have been rehabilitated 

just in the last 24 months.  For example, the City of Gastonia rehabilitated 40 units, the City of 

High Point rehabilitated 73, the City of Raleigh rehabilitated 86 owner-occupied houses, the City 

of Greensboro 186 units, and the City of Charlotte 744 units.  The state through the Division of 

Community Assistance and Housing Finance Agency rehabilitated 530 units. The NC NSP 2 

Partners have developed and implemented rehabilitation standards and policies that focus on 

providing safe, sanitary, decent and energy efficient homes for targeted groups while also 

safeguarding and protecting federal, state and local investments.   

 

Redevelopment of Vacant Property:  The NC NSP 2 Partners understand that stabilizing 

distressed neighborhoods impacted by foreclosures should involve a sound redevelopment 

strategy.  Our partners have experience with this type of activity as well.   The City of Charlotte 

has already implemented neighborhood revitalization plans for several neighborhoods which fall 

in the Area of Greatest Need funded under their NSP 1 program.  The NSP 1 dollars will 

complement work to further the City‘s existing programs promoting revitalization in these 

challenged areas.  For example, the City of Charlotte and Self-Help Community Development 

Corporation developed the Neighborhood Preservation Pilot Program to address highly impacted 

foreclosure neighborhoods. Peachtree Hills is the first neighborhood participating in this 

program. The Charlotte City Council approved the Foreclosure Strategy on April 28, 2008. This 

program highlights how the city successfully implemented a plan to work with partner 

organizations to acquire and rehabilitate homes in neighborhoods challenged by a high number 

of home foreclosures.   

 

As another example, the City of Gastonia in a combined effort with the North Carolina Housing 

Finance Agency, Western North Carolina Housing Partnership, 108 guaranteed Loan Funds and 

private investors, 40 units of senior housing have been constructed on vacant land in the 

Highland community.  Furthermore, the City of Gastonia in collaboration with Reinvestments in 

Communities, a Community Development Based Organization, 44 units of housing have been 

constructed for special needs housing on vacant property.  In accordance with the Highland Plan, 

infrastructure for 15 units of new construction for single family ownership is being developed 

with two-thirds bond funds.  The City of Gastonia recently provided six (6) lots for Habitat 

construction and provided infrastructure for several lots to support their housing development.   

 

 

Program marketing and management of waiting lists for potential residents 

 

The NC NSP 2 Partners operate various programs that involve marketing to and managing 

waiting lists.  Generally, in working with down payment assistance programs our partners work 

closely with the real estate community in order to market to eligible potential homebuyers.  For 
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instance, Forsyth County and the City of Winston Salem operate a highly successful Individual 

Development Account (IDA) that currently has nearly 200 households that are saving for a down 

payment, reducing their debt load, improving their credit scores and learning about 

homeownership. Many of these families will be ready to purchase their first homes within 6 

months to 1 year.  The IDA program has over 350 successful homeowners.  Additionally, the 

City/County are planning for a strategic marketing effort that will make use of print, radio, 

television and direct mail marketing to reach eligible households throughout Winston-Salem, 

Forsyth County.  Additionally, at least five meetings have been held to educate and inform the 

local real estate agents and lenders of the process of working with the NSP 1. The City and 

County plan to spend up to $25,000 in efforts to make sure the community is well informed 

regarding NSP. 

 

Similarly, the City of Greensboro will use its down payment assistance program relationships 

with realtors, lenders and counselors to market the program to potential buyers. The City will 

work with the Triad MLS to flag properties eligible for NSP 1 assistance. Greensboro also will 

assist non-profit and for-profit builders under the acquisition/rehabilitation program to market 

the homes to an expanded client pool, particularly through our neighborhood contacts. The City 

of Greensboro has access to the public cable channel for broadcast programming and bulletins 

about available housing opportunities.  The City of Greensboro also will also post regular 

updates to the website and provide public updates to City Council as required by DCA.   

 

Another one of our partners, the City of Rocky Mount, plans to involve neighborhood leaders 

from the target area and meet monthly in their neighborhoods to address concerns and provide 

information at the grassroots level.  Residents will be encouraged to attend meetings and 

communicate their concerns to their neighborhood president/leader.  The City of Rocky Mount‘s 

experience reveals that in order to reach potential residents direct contact from trusted members 

of the community is most effective.  In addition the City will market the NSP program and 

provide updates to the community through the local newspaper, website, direct mailings, 

churches and channel 19 which is the government access channel operated by the City and 

serving Rocky Mount.   

 

If funded through NSP 2, the partners will incorporate many of the techniques and tools currently 

used to market NSP 1 and other HUD-funded programs.  Some of those existing methods will 

include follow-up with local pre and post homeownership counseling agencies to increase 

services and public awareness such as the Housing Partnership, Community Link, NACA, 

Consumer Credit Counseling Services, Latin American Coalition, etc.   

 

Accessing operating and investment capital 

 

NC NSP 2 Partners have been successful in accessing a variety of operating and investment 

capital for neighborhood revitalization efforts.  The partners have accessed EDI funds for 

downtown loan programs, handled Section 108 programs for business development loans, 

partnered with various state agencies and lenders to develop affordable housing for low-income 

families and established bond programs to support housing and infrastructure improvements. 
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Working productively with other organizations 

 

Each of the NC NSP 2 Partners work on a regular basis and productively with other 

organizations.  By virtue of this NSP 2 application, state agencies and local governments are 

partnering together to maximize resources and talents for the benefit of North Carolinians.  Also, 

partners work with local non-profit agencies, for-profit developers, statewide and nationwide 

non-profits on a variety of neighborhood stabilizing projects and endeavors.  For instance, as a 

result of partnerships with various groups, the City of Gastonia produced 44 units of housing for 

the disabled and developed 40 units of housing for senior citizens.   

 

 

Management Structure 

 

North Carolina Department of Commerce, Division of Community Assistance 

 

The North Carolina Department of Commerce through the Division of Community Assistance 

(DCA) is the lead entity for the NSP 2 application.  As it does with NSP 1, DCA will provide the 

overall management and oversight for NSP 2 and will serve as the fiduciary for receipt of all 

funds. Key members of DCA staff include: 

 

Gloria Nance-Sims, Director, oversees overall operations of all DCA programs. 

 

Vickie Miller, Assistant Director, day-to-day responsibilities of CDBG and NSP 1 and 2 funds.   

 

NSP Coordinator,Vacant, coordinates all NSP activities.  Works directly with local partners as 

they implement NSP approved activities. 

 

Toni Moore, DCA Finance Officer, oversees all NSP requisitions and financial transactions, set 

up system for keeping NSP funds separate from other funds, produce financial reports to HUD 

and other entities. 

 

Jim Liles, Rehabilitation and Construction Services, oversees rehabilitation and construction 

assistance to local partners. 

 

Vanessa Blanchard, Section Chief-Program Development and Grants Management, 
provides technical assistance to internal NSP team on CDBG rules and regulations. 

 

Brande Roberts, Compliance Specialist, provides technical assistance and guidance on 

meeting compliance requirements for environmental review, Davis Bacon, Fair Housing etc. 

 

Roger King, IT Section Chief, oversees the development of database systems critical to NSP 2. 

 

In addition, each member of the NC NSP 2 Partners will have day-to-day responsibilities for 

NSP 2 implementation of approved activities.   
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North Carolina Housing Finance Agency 

The Housing Finance Agency is governed by a 13-member board of directors.  Eight members 

of the board are appointed by the North Carolina General Assembly and four members are 

appointed by the Governor.  A thirteenth member is elected by the twelve appointees.  Members 

are not designated according to their low- and moderate-income status.  Rather, members are 

chosen, in part, to represent specific segments of the housing industry.  Thus, eight members 

represent home builders, the real estate industry, banking, housing management, community 

planning, etc.  Five members are classified as ―undesignated.‖  All members are full voting 

members; there is one chairman.  Key staff at NCHFA includes our Home Ownership Business 

Group and Strategic Investment Business Group. Both groups have a long history of serving low 

to moderate income households in achieving home ownership.  For instance, since 2007, the 

Home Ownership Business Group (HOBG) at NCHFA financed loans to more than 4,677 

households, using the same seasoned staff of experienced underwriters, outreach and business 

development personnel that will assist in the deployment of these NSP funds.  Through HOBG, 

NCHFA has provided loans in all 100 counties of North Carolina for more than 30 years through 

our network of more than 70 local and nationwide participating lenders. The HOBG is comprised 

of one Director, two Managers, one team leader, four underwriters, one quality control person, 

and two administrative support staff. The Director of Home Ownership has 20 years of 

experience at NCHFA. The two managers have more than 30 years combined experience each in 

the mortgage field.  The team leader has worked in the home ownership division for ten years at 

NCHFA and the home ownership group underwriters have a combined experience of over 45 

years in the mortgage operations area. 

 

In addition, our Strategic Investment Business Group (SI) manages and coordinates three 

strategic homebuyer assistance programs called the New Homes Loan Pool, Self-Help Loan Pool 

and IDA Loan Pool. The New Homes and IDA Loan Pools currently partner with local 

government entities and nonprofit organizations and the Self-Help Loan Pool partners with 

Habitat for Humanity affiliates.  The Strategic Investment (SI) Group is comprised of a Director, 

Managers of Home Ownership Investment and Supportive Housing, a housing rehab team leader, 

and 7 housing production and development officers, a program development officer, a program 

compliance analyst and two program documentation specialists. The SI management team 

averages over 30 years of affordable housing experience and over 19 years at NCHFA.  The SI 

professional staff is also seasoned, stable (no turnover since 2001) and highly credentialed 

(multiple advanced degrees), with complementary skill sets and backgrounds (three ex-bank 

managers, two licensed real estate agents, a licensed building contractor, three certified 

rehabilitation specialists, a financial analyst, etc.).   

 

City of Charlotte  

Stanley Wilson, Housing Services Manager (Overall Program Oversight) 

As the Housing Manager Stan Wilson has more than of experience managing the City‘s housing 

programs which produce over 1,000 units of affordable housing annually.  Mr. Wilson is the 

person responsible for the oversight of all NSP2 activities. 

 

Richard Payne, Neighborhood Stabilization Program Project Manager  
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As the project manager Richard Payne has more than of real estate development experience 

including acquisitions, rehabilitations, and sales of distressed and foreclosed real estate. Mr. 

Payne also will use his legal background to help interpret and comply with the NSP2 regulations. 

 

 

Joan Campbell ,Controller (Financial Management) 

As the Controller Joan Campbell has more than 15 years of experience in providing financial 

management of federal programs such as CDBG, HOME, ESG, HOPWA, etc.  In addition, she 

provides oversight of the capital and operating budget, draw downs, HUD reporting and fiscal 

compliance. 

 

Pat Mason, Compliance Manager (Program Compliance) 

As Compliance Manager, Pat is responsible for internal and external compliance.  This includes 

monitoring agencies receiving City funds.  She reviews performance, financial management, 

board governance and program compliance for Neighborhood Development‘s Financial Partners. 

 

Stephanie Small ,Neighborhood Services Manager (Revitalization & Capacity Building) 

In her present position, Stephanie is responsible for neighborhood capacity building and the 

completion of the Neighborhood Action Plans that have been developed for the City‘s 

revitalization neighborhoods which are included as areas for the NSP program. 

 

Walter Abernethy, Code Enforcement Manager  

Walter Abernathy has been employed by the City for more than thirty years.  He has extensive 

experience in the enforcement of the City‘s minimum housing code, nuisance abatement and 

zoning ordinances.  The Code Enforcement Division is responsible for bringing 3,066 housing 

units into code compliance, enforcing 13,078 zoning compliances and responding to 48,260 

nuisance compliances annually. 

 

Stephen Allen, Principal Assistant (Outreach and Marketing) 
Steve Allen has more twenty years experience working with the City.  He responsible for 

communications for the Neighborhood Development Department and will be promoting the NSP 

Program to the community. This is includes publications, working with media, advertising  

 

Diane Adams ,Housing Services Supervisor (Single Family Housing Development) 

Diane Adams has over more than ten years experience managing programs such as the  

Lead Hazard Reduction program, and the Urgent Repair and Single-Family Rehabilitation 

programs.  In addition she manages the HouseCharlotte program, which provided 510 loans in 

FY2008.  Troy Walker a member of Diane Adam‘s staff is the Chief Rehabilitation Specialist 

and provides oversight of field activities including construction inspections. 

 

Zelleka Biermann, Housing Services Supervisor (Environmental Reviews) 

Zelleka Biermann has been with the City for more than six years. In her role as Housing Services 

Supervisor she administers the City‘s $67M Housing Trust Fund and oversees the Environmental 

Review Process in Neighborhood Development. 

 

Rebecca Pfeiffer, Neighborhood Development Specialist (URA Compliance)  
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Rebecca Pfeiffer has been employed with the City for more than fifteen years.  Her background 

and experience is in administration and oversight of the Uniform Relocation Act and compliance 

monitoring.   

 

Contracted Positions: 

¶ Loan Agent, (Down Payment Assistance) 

¶ Home Inspector (Rehabilitation and Inspections) 

¶ Neighborhood Services Specialist (Revitalization and Capacity Building 

 

 

 

Forsyth County/City of Winston Salem 

The County Housing staff has more than 20 years of experience working with the Division of 

Community Assistance and managing Community Development Block Grants programs 

including homeownership and rehabilitation activities. The County has provided down payment 

assistance to more than 500 families that have purchased homes through various programs over 

the last six years.  Additionally, the County has provided housing assistance to nearly 400 

families since 1988 and has administered a strong purchase rehabilitation program. The County 

Housing staff has two NC licensed realtors, and a NC Housing Counseling Certified Counselor, 

along with a CDBG Academy graduate, and a certified rehabilitation specialist through 

PHRANC.   

 

The City of Winston-Salem operates housing and community development programs primarily 

through its Housing/Neighborhood Development Department (HND) and Neighborhood 

Services (NS) Department.  Approximately 50 staff members work in these two departments.   

Fund sources include CDBG, HOME and local funds.  During the five-year strategy period 

ending June 30, 2008, the City had provided assistance for new construction of 324 homeowner 

units and 488 rental units, completed rehab on 365 owner-occupied units, and provided 

homebuyer financial assistance on 47 existing units, among other activities including rental 

assistance and housing code enforcement.  The total number of units served over five years under 

all activities by the City and County under the Winston-Salem/Forsyth County HOME 

Consortium was 1,612 units.  In addition, the City is currently active in two redevelopment 

projects. The City has a rehab staff comprised of eight staff members, a Homebuyer Program 

Coordinator, other administrative staff and leadership provided by the Directors of 

Housing/Neighborhood Development and Neighborhood Services. 

 

 

City of Gastonia 

Jim Palenick, City Manager  

James M. Palenick began his tenure as Gastonia City Manager on August 1, 2007.  Mr. Palenick 

came to the City with more than 20 years of experience in local government in Michigan and 

New Mexico.Mr. Palenick is instrumental in negotiations with the private sector and crafting 

financial structures.  

 

Annie Thombs, Community Development Administrator  
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Ms. Thombs has 29 years with the City of Gastonia with the Community Development Division. 

Ms. Thombs has day-to-day management responsibilities for our NSP 2 program activities. 

 

 

Myra Messer, Real Estate Administrator  

In 2008 became the Real Estate Administrator for the City of Gastonia. Ms. Messer will oversee 

the acquisition and disposition of properties included in our NSP 2 application. 

 

Danette Dye, Case Management Specialist  

Ms. Dye is a certified Housing Counselor and a Licensed Real Estate Broker.  Ms. Dye will 

perform counseling for potential homeowners; client verification, credit reports and loan 

underwriting; develop loan recommendation based on risk assessment, credit scores, debt-to-

income ratios.  Ms. Dye will provide intake procedures for potential homebuyers and 

maintaining case file documentation on each applicant. 

 

Juliann Lehman, Case Management Specialist  

Ms. Lehman is a Certified Housing Counselor and a Licensed Real Estate Broker.  She is also 

the Sister Cities Coordinator working with two Sister Cities, one in Germany and one in Peru.  

Ms. Lehman will be responsible for down-payment assistance and working with lending 

institutions on clients‘ behalf.  Financial structure of each case file is her responsibility. 

 

Mike Norman, Construction Specialist  

Mr. Norman is a licensed General Contractor and holds a Level I Building Certificate from the 

NC Department of Insurance.  Mr. Norman will oversee the rehabilitation of foreclosed units 

before sale to a new homeowner. 

 

Jim Shea, Construction Specialist II  
Mr. Shea came to the Community Development Division with a degree in Construction 

Management, as a Certified General Contractor and 13 years of experience in the private sector 

construction business.  Mr. Shea would oversee the demolition of vacant structures and new 

construction. 

 

Dawn Martinez, Case Management Specialist  

Ms. Martinez came to the Community Development Department as an Administrative Assistant 

with a background in Human Resources in the private and public sector.  Ms. Martinez speaks 

fluent Spanish and translates written documents for applicants and for public consumption.  Ms. 

Martinez will be responsible for the financial management of each case file; environmental 

documentation and compliance. 

 

Melissa Magee, Assistant City Attorney  

Ms. Magee is instrumental in the development and execution of legal documents necessary to 

bridge the private and public sector for development.  Ms. Magee will craft the necessary 

documents between the City and County for the development of Victoria Townhomes, the 

documents necessary for the rehabilitation for the Armstrong Apartments and work required for 

the acquisition and resale of foreclosed properties. 
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City of Greensboro 

 

 

 

Dan Curry, Housing and Community Development Assistant Director 

Mr. Curry has more than thirty-five years experience. He will provide team oversight for the 

Neighborhood Stabilization Program.  

 

Cynthia Blue, Housing Planner/Development Specialist 

Mrs. Blue has eight years experience in housing and community development. She will serve as 

project leader and program manager for NSP2 activities.  

 

Jim Teele, Housing Rehabilitation Specialist 

Mr. Teele has 13 years experience. He will serve as the rehab specialist for NSP2 activities.  

 

Rhonda Enoch, Housing Counselor/GAHLI Administrator 

Mrs. Enoch has over fifteen years experience. She will provide housing counseling and 

homebuyer programs for NSP2 activities.  

 

Guy Land, Property Mgnt/Relocation 

Mr. Land has over 5 years experience. He will provide property management oversight and 

relocation services for NSP2 activities.  

 

Linda Jones, Finance Manager 

Mrs. Jones serves as the Finance Manage. She has over 18 years experience and she will be 

responsible for the financial reporting for NSP2 activities.  

 

Micheal Williams, City Attorney 

Mr. Williams has 28 years experience as an attorney. He will provide all the legal support for 

NSP 2 activities.  

 

Russ Clegg, Neighborhood Planner 

Mr. Clegg has five years experience. He will provide all the environmental reviews for NSP 

activities.  

 

Micheal Blair, Grants Compliance 

He will provide compliance monitoring for NSP2 activities. This includes compliance, reporting, 

and loan monitoring for NSP2 activities.  

 

Mickey Kerns, City Internal Auditor 

Mr. Kerns has 35 years experience; he will provide program project audits for NSP2 activities.  

 

City of High Point 

 

Director of Community Development & Housing, Michael E. McNair  
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He administers the City‘s community development programs to ensure compliance with federal 

regulations and consistency with national objectives. Michael served with City of Fayetteville for 

14 years before coming to High Point.  Michael E. McNair will oversee project as Grant 

Administrator. 

 

 

Affordable Housing Manager, Calvin Slade  

Supervises the departments Affordable Housing Team and their mission, including initial 

application and loan intake procedures, credit evaluation and loan approval for eligible low to 

moderate income residents.Calvin Slade will manage the project managers and activities of NSP 

Grant. 

 

Housing Specialist, Toni Jackson,  

Toni Jackson has a Real Estate Broker‘s License.  She is a HUD Certified Housing Counselor 

and Certified Foreclosure Intervention Counselor. Toni Jackson will manage homebuyer 

education counseling, foreclosure prevention, and income certification of applicants. 

 

Project Manager, Ed Brown  

Conducts initial housing inspections, estimating and computer aided design software to write the 

work specifications, bids and schedules rehabilitation/lead hazard control work, inspects 

completed work and pays invoices to the contractors.  Mr. Brown has a degree in Social 

Psychology from UNC Asheville.  Mr. Brown has a General Contractor‘s License.  He is also a 

Certified Lead Based Paint Assessor.  Ed Brown will assist in the acquisition and rehabilitation 

of properties for resell.  

 

Project Manager, Everett Dehart 

Conducts initial housing inspections, estimating and computer aided design software to write the 

work specifications, bids and schedules rehabilitation/lead hazard control work, inspects 

completed work and pays invoices to the contractors.  Everett Dehart has a General Contractor‘s 

license and is a Certified Housing Rehabilitation Specialist.  He is also a Certified Lead Based 

Paint Assessor.  Everett Dehart will assist in the acquisition and rehabilitation of properties for 

resell. 

 

Community Resource Manager, Michelle McNair 

Supervises community and neighborhood outreach activities, community based grant initiatives, 

and department sponsored education training programs. Michelle McNair will oversee 

community neighborhood meetings in targeted areas  

 

 

City of Raleigh 

Shawn McNamara, CD Program Manager 
Mr. McNamara will oversee the project. Mr. McNamara supervises the Strategic Planning 

Division that develops city housing policies and neighborhood revitalization strategies for 

redevelopment, the annual Action Plan and CAPER, and administers public service grants, 

relocation, and environmental review processes. He has worked for more than five years with the 

City of Raleigh in his current position and work for 15 years with the Virginia Dept. of Housing 
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and Community Development, last position was as Senior Policy Analyst (small cities CDBG 

program). 

 

Hillary Leacock, CD Construction Program Manager 

Mr. Leacock manages and oversees all construction activities (infrastructure, infill development, 

re-construction, rehabilitation and property maintenance and management) of Raleigh‘s CDBG 

Program; manages City-owned affordable rental properties and ensures private property 

managers maintain property, lease up, and fiscally manage the properties He has a BS in Civil 

Engineering and Construction Management. In addition, he worked for 14 Years working for 

Bovis Lend Lease and Blake Construction as Project Manager and Site Superintendent.   

 

Valerie Malloy, CD Program Manager, Loan Division.  

Ms. Malloy oversees administration of the City and federal housing loan programs and the City‘s 

loan portfolio; manages the City‘s bond and federal HOME housing programs; oversight of 

rental housing development, housing rehab loans, and homeownership programs..  

 

Sarra Sweeney, CD Program Manager Fiscal Division 
Ms. Sweeney establishes and manages CDD‘s policy and procedures for overall financial 

accountability, including fiscal management, budgeting, and reporting; supervises tracking and 

managing of CDD‘s revenues and expenditures, budget amendments, transfers, fiscal 

accountability and reporting, financial recordkeeping, the IDIS system and the federal 

reimbursement process.  

 

Greg Pittman, Senior Real Estate Specialist, Real Estate Division, Administrative Services 

Department 

Mr. Pittman acquires real estate for the City of Raleigh and assists with the disposition of City-

owned real estate. For the past 10 years, he has worked with the Community Development 

Department as part of the City‘s CDBG Program and affordable housing City bond funds 

acquiring properties in redevelopment areas; as well as with real estate brokers in the residential 

and commercial markets. He also has a Broker in Charge Designation with the North Carolina 

Real Estate Commission. 

 

Johnnie Mitchell, CD Program Specialist, Relocation Coordinator / Labor Relations 

Officer 

Mr. Mitchell is a relocation specialist, handling all relocations in compliance with the Uniform 

Relocation Act (URA) for the City of Raleigh. He ensures compliance as well with all applicable 

Labor Standards requirements and Davis-Bacon Affirmative Action/ Section 3 requirements for 

federally funded construction projects.  

 

Ana Kimsey, CD Planner 

Ms. Kimsey writes the City of Raleigh‘s Annual Action Plan describing the CDBG and HOME 

expenditures; writes the Consolidated Annual Performance and Evaluation Report (CAPER) that 

evaluates the City‘s performance in housing and neighborhood revitalization goals contained in 

the City‘s Consolidated Plan; completes all Environmental Reviews for federally funded 

activities; and performs GIS mapping activities.  
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George Adler, CD Planner II 
Mr. Adler is CDD‘s chief researcher, policy analyst and project area planner; serves as liaison 

between CDD and other City departments, teams and task forces on new area plans; develops 

RFPs and oversees select consultant contracts; conducts public workshops on neighborhood 

revitalization efforts. Mr. Adler has worked in his current position since November 2008. 

 

 

 

City of Rocky Mount 

Peter Varney, Assistant City Manager 

Mr. Varney currently serves as the Assistant City Manager in Rocky Mount.  In this capacity, he 

oversees the departments of Human Relations, Engineering, Water Resources, Transit and 

Planning and Community Development.  Mr. Varney has worked on Washington Street 

Redevelopment Project, rehabilitation of the Rocky Mount Train Station, development of the 

Imperial Center for the Arts and Sciences and is currently supervising the Beal Street 

Redevelopment Project and Douglas Block Redevelopment Project.   

 

Ann E. Wall, Director of Planning and Community Development 

Ms. Wall has served as the Director of Planning and Community Development since 2003.  

During this time, she has supervised the community development activities for the city as well as 

traditional planning activities.   

 

Vanessa B. McCleary, CD Administrator 

Vanessa has served as the CD administrator since 1998. She will have an integral part of the 

Neighborhood Revitalization Team and will serve as the Grant Administrator.  McCleary is A 

HUD Certified HOME Specialist, completed the Community Development Academy at the 

School of Government at Chapel Hill. 

 

Warren Harper, HOME Coordinator   

Mr. Harper has been employed as the HOME Coordinator with the City of Rocky Mount since 

2006.   In this capacity he has worked with the administration of the HOME program.Mr. Harper 

brings an excellent combination of real estate skills and knowledge coupled with grant 

administration 

 

Vance County 

Vance County and Kerr Tar Regional Council of Governments have a long history of achieving 

goals by seamless cooperation to leverage each other‘s best assets. The COG staff has been 

performing housing rehabilitation activities for many years and through some of its economic 

development activities has acquired site and constructed buildings for various uses.  Kerr Tar has 

managed the application process for several of our counties for a number of years. Recent 

changes in document coordination and processing make us more efficient than before.  Both the 

County and the COG have partnered with several other entities to reach goals. Further, the Vance 

County Manager has been the President/Chairman of the City/County Managers Association and 

is well respected for his ability to work with others as well as his professional abilities. Key 

Players will include: 
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¶ Appraisers – to determine pre and post-market values 

¶ Lead Risk Assessment Professionals 

¶ Attorney – title and closing issues 

¶ Home Inspection professional – assess condition and provide corrective action needed 

¶ Administrator – make decisions regarding demolition or rehabilitation; provide  

work write-ups; prepare and release bid documents for demolition , construction,  

rehabilitations, etc. 

¶ Financial Control – Vance County Finance Director (both the Vance County Manager 

and Kerr Tar Regional COG director have very strong backgrounds in financial 

management and investment. 

¶ Credit counseling for low income persons – Franklin Vance, Warren Opportunities 

¶ Building inspection – grant staff and county building officials 

 

Wake County 

The lead County staff person responsible for the implementation of the NSP grant will be 

Annemarie Maiorano, Housing Program Manager for Wake County.  Ms. Maiorano has 14 years 

of experience working with Wake County‘s CDBG and HOME programs, and has served as the 

program director for the last 8 years and has ensured that Wake County remains in compliance 

with all regulations of both grants. She has been involved in all of the CDBG projects listed in 

this application. In addition to the entitlement grants, Ms. Maiorano also administered the 

following two special grants from HUD:  the Disaster Recovery Initiative, and the Crisis 

Housing Assistance Fund. Both these grants were implemented successfully and in accordance 

with regulations. 

 

 

References  

 

Charlotte-Mecklenburg Housing Partnership 

4601 Charlotte Park Drive 

Charlotte, North Carolina 

Contact:  Lee Cochran 

Contact Phone: (704) 285-6033 

Contact Email: Pgarrett@cmhp.org 

 

Prosperity Unlimited, Inc. 

1660 Garnet Street 

Kannapolis, North Carolina 28083-6667 

Contact: Louise Mack 

Contact Phone: 704-933-7405 

Contact Email: lmack@prodigy.net 

 

Person County Government 

304 S. Morgan Street, Room 212 

Roxboro, North Carolina   27573 

Contact:  Heidi York, County Manager 

Contact Phone:  336-597-1775 

mailto:lmack@prodigy.net
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Contact Email:  hyork@personcounty.net  

 
City of Gastonia References were not listed.  Changed information from personal names to Organizations: 

National Development Council 
708 Third Avenue, Suite 710 

New York, NY 10017 

Contact: Patricia Thomson 

Contact Phone: (828) 884-4527 
Contact Email:  PThomson@nationaldevelopmentcouncil.org 

 

Gaston County Government 
P.O. Box 1578 

Gastonia, NC 28053-1578 

Contact:  Yvonne Gibbs 
Contact Phone: (704) 866-3771 

Contact Email:  ygibbs@co.gaston.nc.us 

 

Factor 3: Soundness of Approach 

 

Proposed Activities 

 

In an effort to realize a significant reduction in the number of abandoned and foreclosed 

properties, increase home ownership, and make foreclosed homes affordable to households 

earning less than 120% AMI, the NC NSP 2 Partners program design will leverage our existing 

resources and partner networks through the a variety of means and will expand upon the work 

started under NSP 1.  Our overall neighborhood stabilization program design includes: 

 

1. Implementation of a second mortgage loan pool program which provide low-cost  

subordinate mortgages to eligible homebuyers (Use A); 

2. Acquisition and rehabilitation of foreclosed properties (Use B); 

3. Land Bank XXX foreclosed properties (Use C); 

4. Demolish XXX blighted structures (Use D); and  

5. Redevelop properties and create XXX units of new affordable ownership and quality 

rental housing (Use E). 

It is anticipated that by employing the above activities in conjunction with leveraged resources 

will yield stabilization in the target geography by 2013.   

 

The NC NSP 2 Partners propose to use funds in the following manner: 

 

Activity NSP 2 Requested Amount Other Funds 

Financing Mechanisms $10,000,000  

Acquisition and Rehabilitation $40,000,000  

Land Bank                $ 5,000,000  

Demolition of Blighted Structures  $ 8,000,000  

Redevelopment of Vacant Properties  $20,000,000  

Administration  $ 8,200,000  

Total:   $82,000,000  

mailto:hyork@personcounty.net
mailto:PThomson@nationaldevelopmentcouncil.org
mailto:ygibbs@co.gaston.nc.us
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Following are descriptions of NCNSP 2 Partners program designs: 

 

North Carolina Housing Finance Agency 

North Carolina Housing Finance Agency will use $10 million to provide second mortgages in 

target geographies.  Through the North Carolina Housing Finance Agency (NCHFA) make 

available 0 percent, deferred soft second mortgages for borrowers purchasing foreclosed homes 

using our local and statewide lender network of more than 70 lenders and their combined of 700 

participating locations.  These loans can be 5-year forgivable loans that become equity in the 

properties at a rate of 20 percent for each 12 months the home owner lives in the property. 

Members of this network are licensed by the North Carolina Commissioner of Banks.  Loans will 

be easily accessible by making funding available to qualifying households on a first-come, first-

served basis as we receive applications. 

 

In addition, with this activity NCHFA will work through experienced community-based partner 

organizations (nonprofit organizations, local governments and regional councils of government) 

to make available interest-free, deferred, forgiven subordinate loans of up to $25,000 (deferred 

for the first 10 years, then forgiven over the next 10 years) to borrowers purchasing foreclosed 

homes. These funds would be available to all borrowers under the 120 percent of the AMI 

threshold.  The NCHFA currently partners with more than 60 nonprofit organizations and local 

governments that are members of the Self-Help Loan Pool, New Homes Loan Pool and IDA 

Loan Pool.  Members of the three loan pools will also be offered either of two energy incentive 

grants, one up to $4,000 to reimburse minor repair costs, or another of up to $5,000 for 

significantly upgrading the energy-efficiency (to Home Performance with Energy Star 

standards).   

 

The advantage of soft seconds is that they lower the home buyers mortgage payments 

substantially, enabling lower-income households to purchase these homes at an affordable 

monthly payment.  We will continually promote the availability of NSP-funded subordinate 

mortgages.  As lenders, local government entities and nonprofit organizations identify 

homebuyers purchasing foreclosed properties they will reserve loan pool funds through NCHFA. 

We will work proactively with the property holders, real estate agents, servicers, and REO 

agencies to make sure the funds are mentioned in marketing and/or listings on every eligible 

foreclosed property.  NCHFA has relationships with these entities and can immediately start to 

commit the funds within NSP regulations because the servicers that currently work with NCHFA 

handle more than 15,000 loans for the NCHFA portfolio.  Furthermore, NCHFA works with a 

statewide network of housing counselors and has five certified housing counselors on staff.   

All affordability restrictions and other monitoring requirements will be incorporated in the 

underwriting approval and closing documents.  The affordability period will mirror that of the 

HOME regulations.  NCHFA will provide the NSP funds at loan closing.  NCHFA will not be 

the owner of the home at any point during the process.  These subordinate mortgages will be 

serviced by the NCHFA servicing staff or our existing qualified mortgage servicers. 

As a result of this activity, the NC NSP 2 Partners anticipate that the advantage of 0% financing 

of these soft seconds will give the foreclosed properties a significant sales advantage in their 

respective communities. 
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City of Charlotte  

The City of Charlotte will use $20 million to land bank foreclosed properties, purchase and 

rehabilitate foreclosed, vacant, and abandoned properties, and redevelop demolished and vacant 

properties (Eligible uses B,C,D,E).  Land banking with a dedicated acquisition agent is the most 

effective way to acquire foreclosed property.  The City‘s non-profit partners will focus their 

efforts on redevelopments, rehabilitations, rentals and sales of NSP2 single and multifamily 

 

Forsyth County/City of Winston Salem 

Forsyth County will provide $2 million to provide financing to households that purchase and/or 

rehabilitate home in the target geography.  Eligible homebuyers will purchase homes at or below 

market value.  Under this program activity, assistance will be in the form of deferred, forgiven or 

amortized loans.  Only foreclosed properties in NSP 2 eligible target areas will be eligible for 

purchase by eligible first time homebuyers with household incomes no greater than 120 percent 

of AMI.  Available foreclosed homes will be listed in the local REALTOR Multiple Listing 

Service (MLS) and marketed to local real estate agents, lenders, and the general public so that 

they are aware of the NSP 2 financing opportunities. 

 

City of Gastonia 

The City of Gastonia will use $10,202,850.00 million to acquire and rehabilitate abandoned and 

foreclosed properties, demolish vacant structures and infill new construction and rehabilitation.  

The city proposes to acquire a minimum of 60 foreclosed properties for both homeownership and 

rental to households up to 120 percent of AMI. The strategy is to preserve or improve viable 

neighborhoods that are at risk due to the foreclosure crisis. 

 

City of Greensboro 

The City of Greensboro will use $8.8 million to provide finance mechanisms, acquire and 

rehabilitate abandoned and foreclosed properties, demolish blighted structures and to redevelop 

properties.  As a result of these activities, the city will assist close to 300 properties. 

 

City of High Point 

The City of High Point will provide $2.6 million to eligible homebuyers to assist with down 

payment and soft second mortgages.  The City of High Point Community Development and 

Housing Department has an existing Downpayment Assistance program in place that can 

immediately use NSP 2 funds for the purchase of eligible properties.  The City will offer 

deferred, forgiven or amortized loans to homebuyers up to 120 percent of AMI. 

 

City of Raleigh 

The City of Raleigh will provide $2,625,000 million to strategically convert foreclosed upon 

properties into low, moderate, and middle income (LMMI) housing opportunities to assist in 

stabilizing targeted neighborhoods.  Based on the HUD Neighborhood Stabilization Program 

Need Map (www.hud.gov/nsp), the following Raleigh Census Tracts qualify as areas of greatest 

need (average foreclosure score: 18) and have been targeted for Raleigh‘s NSP2 program: CTs 

520.01 and 520.02. Neighborhood and market conditions are such that the most effective activity 

for neighborhood stabilization will be acquisition, rehab, and resale, though there may 

occasionally be the need to acquire a dilapidated house for demo, to sell the lot to a nonprofit 

affordable housing developer. The targeted CTs / neighborhoods consist of starter homes and are 

http://www.hud.gov/nsp
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priced (with soft seconds and green improvements) to appeal to low-mod homebuyers. The 

housing market in Raleigh continues to grow in response to employment and population growth, 

despite the temporary increase in the days on market.  As a result of these funds 30 units will be 

assisted. 

 

 

City of Rocky Mount 

The City of Rocky Mount has developed a holistic strategy for the redevelopment of inner city 

neighborhoods.  The NSP funds are a tool to expediting the implementation of that strategy.  

Through a comprehensive program that has buy-in from all stakeholders and includes a training 

and sustainability element the City seeks to revitalize neighborhoods by increasing the number of 

homeowners.  The homes made available under the NSP program will not only be affordable to 

acquire but will also be made energy efficient and require limited maintenance to insure 

affordability over the long term.  One of the project slated for NSP 2 is the purchase and 

revitalization of a low income rental property which is made up of 94 rental units which will be 

open to the target population.  The Housing Authority will redevelop these units using tax credits 

which require tenants to be at 50 percent of median income or below.  This project is estimated 

at $6 million with $1.5 million of NSP 2 being utilized for acquisition, demolition, and 

infrastructure improvements.  Buyers will be required to attend a Home Buyer College program 

that extends six months and includes a one-on-one counseling element to insure that buyers are 

well qualified and well educated on the responsibilities of homeownership. The City of Rocky 

Mount will use $5,250,000.00 of NSP2 funding. 

  

 

Vance County 

Vance County will use $4,405,000  million to acquire, rehabilitate, demolish blighted structures, 

construct new dwellings, and provide down payment assistance to low-moderate-and middle 

income (LMMI) individuals and families.  The goal and objective of the NCNSP 2 Project in 

Vance County is to increase the amount of homeownership within LMMI families. Most families 

who own the property they live in will take pride in helping their neighbors and communities to 

create a better living environment for all.  Within in Vance County, there are four main target 

areas as shown by the concentration of affected properties on the enclosed maps.  These target 

areas will also enhance the entry points into the City of Henderson and Vance County.  The 

target areas include Kittrell, North and South Henderson – within the City limits and the Extra 

Territorial Jurisdiction, and eastern Vance County area known as Vicksboro.  There are also 

other areas within the City and County that are not as concentrated but require assistance to 

stabilize the neighborhoods.  As a result of these funds XX units will be assisted. 

 

Wake County 

Wake County will use $$$$ of NSP2 funding.Wake County plans to contract with organizations 

that will purchase foreclosed homes, rehabilitate these homes where necessary, and sell them to 

pre-qualified homeowners who have received homeowner counseling and are well equipped to 

maintain a home and its related responsibilities. Wake County will contract with an organization 

to administer the NSP 2 grant.  This will be done through a Request for Proposals process.  The 

organization will implement a four-part treatment strategy. 1.Property Identification: The 

selected organization will identify homes to purchase that are located in areas of greatest need 
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determined by a high number of foreclosures in neighborhoods that are at risk of future 

foreclosures. The county will look only at properties that cost $135,000 or less, and are vacant.  

$135,000 is the maximum home price that a family at 100 percent of Area Median Income 

(AMI) can afford.  If the property is located in a municipality of Wake County, we will inquire 

whether the municipality agrees with the purchase. 2.Property Acquisition:The selected 

organization will inspect and appraise the property, negotiate the required purchase discount with 

the title-holder, and acquire the property. 3.Property Repairs:The selected organization will 

prepare the rehabilitation specifications.  It will bid out the work to qualified contractors – we 

will also ensure that minority and women owned businesses have the opportunity to bid on the 

work by advertising thoroughly.  Wake County will engage the community in which the property 

is owned to provide opportunities to work on this project and we will work with programs that 

offer employment opportunities to homeless individuals.  Landscaping improvements that will 

make the house attractive for resale will be included. 4.Property Resale:The selected 

organization will resell the property.  It will advertise the property and pre-qualify interested 

homebuyers for income eligibility.  If more than one homebuyer pre-qualifies, a lottery system 

will be used to determine the homebuyer.  The county will require that interested homeowners 

attend at least eight hours of HUD approved homeowner counseling. Continued affordability 

standards according to NSP 2 and HOME requirements will be met by a deed restriction that will 

be put on the property.  

 

Factor 4: Leveraging 

 

The NSP 2 Partners expect to have a leverage ratio of 1:27. As a result the NC NSP 2 Partners 

will be able to leverage $3,132,302 in other funds toward this project. 

 (Information is still forthcoming for firm commitments):  Once received commitment letters will 

be attached in the appendix.  

 

INSERT CHART HERE 
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Rating Factor 5: Energy Efficiency 

 

Overview 

 

North Carolina‘s NSP 2 program will ensure that the golden opportunity to upgrade the energy 

efficiency of the target homes while they are vacant is not missed, especially as it relates to 

transit accessibility, green building and energy efficiency.    

 

With regards to transit accessibility, most of the target geography has access to public 

transportation.  Specifically, 6 of the 9 partners (or 67%) have bus service available to target 

areas.  The types of public transportation available include: 

 

City of Raleigh 

The City of Raleigh has both Capital Area Transit (CAT) and Triangle Transit Authority (TTA) 

bus routes in the targeted census tracts. Both CAT and TTA have bus routes throughout 

Raleigh‘s targeted NSP2 census tracts, as can be seen in Raleigh‘s NSP2 map. The CAT buses 

run every half hour during morning and evening rush hours. The TTA runs every half hour 

during rush hours as well. The CAT/TTA Transfer Center at Moore Square in downtown Raleigh 

provides connections to employment centers throughout the Triangle.                                                                                                                           

 

City of Charlotte 

In Charlotte the CATS system actual extends beyond the census tract boundaries to the north, 

south, east, and west of the city.  For example, express bus route 88X services census tracts 41, 

47, 45, 43.02, 60.04, and 60.3.  Bus route 80X runs to the northwest of the city and services 

census tracts 52, 52.01, 53.03, 53.04, 56.05, 56.03 with shorter feeder routes like 54X delivering 

more frequent service in higher populous areas such as census tracts 7, 8, 9, and 14.  In this way 

our bus service, combined with the commuter light rail, gives Charlotteans public access to all 

the eligible census tracts within Charlottes in NSP2 area. 

 

City of High Point  

The City of High Point has bus system called Hi Tran.  Hi Tran is the publicly owned and 

operated fixed route transit system for the City of High Point.  Hi Tran bus routes are located in 

all of the targeted census tracts for NSP2. The areas in High Point identified as greatest need by 

HUD are located in the Core City area which also coincides with the Hi Tran bus route.  The Hi 

Tran buses run every half hour during morning and evening rush hours. Hi Tran has routes to 

North and South Main Street areas of High Point that run every half hour.  In order to make 

transportation affordable, the City has a half fare program.  Medicare recipients, senior citizens 

(age 60 and over) and disabled persons may qualify for Hi Tran's half fare program. To qualify 

individuals must either have a valid Medicare card to show the driver each time he/she rides, a 

picture identification card with a birth date showing you are 60 or older. 

 

Wake County 

Of the eligible census tracts listed above, the predominance of foreclosures are found in Wake 

Forest, Garner, Holly Springs, and Knightdale.  Census tracts in Apex, Morrisville, and 

Rolesville are also eligible, according to the HUD tool, though foreclosures are not as prevalent. 
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Triangle Transit and Capital Area Transit both run buses to Wake Forest, Garner, and Apex. 

 

City of Gastonia 

Each targeted census tract within the City of Gastonia is transit accessible.  The Gastonia bus 

fleet consists of seven 35-foot transit buses, three demand response vans, and the only 

compressed natural gas (―CNG‖) bus in the State of North Carolina.  All buses pass through the 

downtown transfer terminal.  All of the target geography has good access to transit or access to 

regional employment centers that does not require daily private automobile usage for 

commuting. 

 

Green Building and Energy Efficient Efforts 

The NCNSP 2 Partners will also incorporate green building and energy efficiency efforts. 

We will do so by taking advantage of, and building upon, existing programs and partnerships 

that have brought high performance housing to the affordable housing market in North Carolina 

through both new construction and retrofit programs. We will do so by taking advantage of, and 

building upon, existing programs and partnerships that have brought high performance housing 

to the affordable housing market in North Carolina through both new construction and retrofit 

programs.  

Under one such program, the Housing Finance Agency has offered local governments and 

nonprofit developers (members of its homebuyer assistance Loan Pools) an incentive grant of 

$4,000 per unit to produce affordable homes that meet SystemVision™ standards (see Section II, 

below).  Under the System Vision program, co-sponsored by Advanced Energy (a building 

science public nonprofit under the auspices of the state Public Utilities Commission), a network 

of over 60 local affordable housing providers has sold over 2,000 new affordable homes in this 

decade, each guaranteed for the first two years not to exceed a set very-low heating and cooling 

cost (as low as $14, and averaging about $30 per month).  Since January of 2009, a second 

incentive of $1,000 has been added for any unit meeting both System Vision standards and any 

of four designated green building standards.   

 

Another such program has been developed over the past year and a half with the goal of 

positively impacting greenhouse gas and carbon emissions by retrofitting large numbers of 

existing homes with energy-efficiency measures, through both subsidized and market-driven 

initiatives.  This program, another Advanced Energy product, has the working title of the Every 

House Campaign.  We propose to offer twin incentive grants of up to $5,000 per unit to existing 

loan pool members and participating local governments for meeting System Vision standards 

where NSP-2 houses involve either gut rehab or new construction, or for meeting the Every 

House Campaign process for those needing a lower level of construction work (minor or 

moderate rehab).   

 

Program Components 

Key components of this program include: 

Á The home performance incentive grants (System Vision, Every House and green building); 

Á The Every House Campaign‘s House Characterization and QC process for minor to 

moderate rehab; and 

Á Contractor Network Development. 
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SystemVision.  The SystemVision program will apply to homes to be rebuilt, after either 

demolition or a gut rehab.  The SystemVision program includes, but exceeds, the ENERGY 

STAR for New Homes program (see www.SystemVision.org for a full program description and 

Program Standards). 

 

The majority of families living in affordable housing communities spend close to 20 percent of 

their household income on energy. With energy usage and costs expected to rise dramatically 

over the next couple of decades, SystemVision helps significantly lower homeowner usage and 

expenses.  Since 2001 Advanced Energy has developed what has been called the most successful 

energy-efficiency program for developers of new affordable housing in the nation. Begun as a 

demonstration project in partnership with the NC State Energy Office in the aftermath of the 

floods following Hurricane Floyd, SystemVision was officially launched when five flood-

recovery homes were built in historic Princeville, NC, in partnership with the NC Community 

Development Initiative.   

 

The primary goal of the SystemVision program was then, and continues to be, to significantly 

reduce energy consumption while improving occupant health & safety, comfort, affordability, 

and environmental impact.  But in addition to the benefits to the participant homeowners, a 

secondary goal was, and remains, to help build the infrastructure necessary to deliver high 

performance homes in the affordable housing market sector and beyond. The stated target market 

for SystemVision is every home built in North Carolina with any public or charitable subsidy.   

But until the proliferation of qualified home energy raters, consultants and contractors across the 

state in response to the spread of SystemVision, even upscale builders had trouble finding the 

skill sets needed to build truly efficient and green houses.   

 

Currently, approximately 80% of all new single-family homes built under NCHFA‗s 

homeownership loan pools are SystemVision certified with guaranteed maximum heating & 

cooling bills.  To date, more than 2,011 homes in 46 counties have been certified and guaranteed, 

with about 350 homes added each year.  The program has been recognized with both a national 

―Energy Star Partner‖ award and a special award under the annual ―Housing NC‖ affordable 

housing awards program, and North Carolina is one of the top three states for HOME-funded 

Energy Star homes.   

 

SystemVision simplifies the standards, training, verification and feedback process for affordable 

housing developers and builders.  It is a flexible, turn-key program that provides quantifiable 

energy savings to affordable housing communities. A SystemVision home helps families remain 

in the home they have worked so hard to purchase by reducing their total energy usage by 15 

percent. More than 60 affordable housing developers in North Carolina use SystemVision, 

including Habitat for Humanity affiliates, local governments, community development 

corporations and a host of nonprofit organizations. Advanced Energy guarantees not only the 

heating and cooling costs, but also the comfort of the home (temperature will not vary by more 

than three degrees from the thermostat setting in the center of each room). 

 

The Every House Campaign.  Every house in North Carolina contains ―embedded energy‖ that 

can be tapped to help power the economy and stabilize neighborhoods. This energy exists in the 

form of missing insulation, air leakage, and last-century technology for heating, lighting and 

http://www.systemvision.org/
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cooling. This proposal describes a program to systematically distill this embedded energy into 

btus and kilowatt hours that can be used in other more productive ways that will lead to 

neighborhood stabilization and affordability.  

 

It could be said that the 3+ million homes in our state have two levels of energy savings 

available: that which can be tapped with minimal effort and cost (often called ―the low hanging 

fruit‖) and savings which can be tapped only with extensive effort and cost (deep retrofit). For 

instance, sealing ductwork is cheap and effective, and workers with little previous experience 

can be trained quickly to perform this measure.  Replacing an HVAC system, on the other hand, 

may produce substantial savings but is costly and complex and training is difficult, lengthy and 

expensive. The key to the Every House Campaign is to address the so-called low-hanging fruit in 

a large number of homes. Homes needing or wanting deep retrofit will not be ignored – they will 

be referred to contractors who have appropriate training. One benefit of the Every House 

Campaign is its applicability to this diverse housing stock.  The House Characterization model is 

designed to quickly and objectively assess homes, assign a level of needed repair, and manage 

the implementation of that repair.  This model not only sets standards for home repair on a 

sliding scale appropriate to the condition of the home, but it also clearly defines how that 

assessment should proceed and how the work should be accomplished.  Through the Every 

House Campaign—House Characterization and SystemVision—energy savings will be realized.  

We plan to coordinate with the Department of Commerce, Department of Energy, North 

Carolina Housing Finance Agency, and Advanced Energy. 

 

House Characterization  

For the Every House Campaign to reach its goals, we must reduce the time a crew spends in a 

home to get the optimal energy savings. The technical approach that will allow this to happen is 

a concept called ―House Characterization.‖House Characterization will apply to homes not 

eligible for the ENERGY STAR New Homes program (and therefore for SystemVision).  This 

model will follow the similar guidelines to the model for Home Performance with ENERGY 

STAR for North Carolina which is currently under review with the Department of Energy. 

House Characterization is a comprehensive retrofit strategy that streamlines the retrofit 

diagnostic process, standardizes the repair techniques and implements a feedback system to 

provide quality control and continual improvement. House characterization involves five 

components: 

 

1. House classification. The first step in the house characterization process is house 

classification which uses major characteristics and features of the house to classify it into 

one of five levels. For instance, it is much easier to work on a one-story, slab-on-grade, 

all-electric house than on a three-story house with a basement, tuck-under garage and 

fossil fuel heating system. The classification process ensures a house is matched with the 

crew with the most appropriate level of skill and experience. It also assists in the 

selection of solutions packages.  

 

2. Solutions package. The second step is to determine a solutions package of standardized 

retrofit measures for a given house. Traditional retrofit programs train contractors to 

examine houses individually. Contractors often conduct cost-benefit analyses on every 

possible retrofit measure for the house. This process is expensive, sometimes costing as 
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much as the energy-efficiency measures for the home. But for most houses in a given 

block or subdivision there is a limited list of worthwhile measures. This is the basic 

solutions package for that neighborhood. For most areas, the list includes duct leakage, 

attic air leakage, attic insulation and compact fluorescent lights. Fresh air ventilation 

should be installed in every case, if not already present.  

 

3. Spotting features. Perhaps the most important feature of house characterization is the 

use of spotting features. This process allows crews to observe certain characteristics and 

features of a home and develop a repair plan. The key principles of this process are: 

o Houses are a series of interconnected boxes. A one-story, slab-on-grade house is 

one box. A two-story, slab-on-grade house is two boxes, one on top of the other. 

If there is an attached garage, it is a third box. And so on. 

o Houses leak air where the boxes interconnect, so other than the top of the topmost 

box, air sealing efforts should be focused on the interconnections.  

o Architectural features such as cantilevers, bump-outs, fireplaces, built-in shelves 

and dropped soffits also contribute to air leakage in defined, predictable ways. 

They can be repaired using defined, predictable and repeatable methods.  

 

4. Standardized work process. The three keys to a quality work product are: 

o do the right work (it must be effective) 

o do the right work the first time (it must be efficient—no callbacks) 

o do the right work every time (it must be repeatable).  The key to an effective, 

efficient, repeatable process is to follow a standardized work process. This 

concept has been well understood in the manufacturing sector for decades but has 

been poorly accepted in the residential, both new and existing, construction world. 

House Characterization, with its solutions packages, house classification and 

spotting features, allows a program to implement standardized work processes 

with a minimum of training and experience.  

 

5. Feedback system.  The final step in house characterization is a feedback system that 

ensures quality, provides for continual improvement and continually informs key 

stakeholders. Information is gathered through the MPV process, customer satisfaction 

surveys and energy usage data from the utilities. The MPV data is used to manage the 

quality of the process.  

 

Contractor Network Development 

The local partner organizations under our NSP-2 project will have access to construction 

expertise in the form of staff or contracted rehabilitation specialists who are skilled in diagnosing 

rehabilitation and repair needs holistically, preparing exhaustive work write-ups and drawings, 

overseeing competitive bidding and contracting, and inspecting work in progress.  Seven House 

characterization training sessions have already been conducted around the state for these rehab 

specialists, through the Professional Housing Rehabilitation Association of North Carolina 

(www.phranc.org) and the Housing Finance Agency.  Others will be offered the training as 

needed.   

 

 

http://www.phranc.org/
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Rapid Deployment Training  
The House Characterization approach allows new workers, even workers with no previous 

retrofit experience, to be working productively with less than a day of formal training (we have 

piloted this concept in three North Carolina communities through a GreenCo program). The key 

to this approach is a program design that controls the complexity of the homes a newly-trained 

contractor/crew member will be expected to serve, plus an on-going training regimen that grows 

the workers‘ skills. Workers will be sent to more and more complex homes as they are ready, 

eventually reaching the point that they can handle any type of house.  

 

Implementation 

As North Carolina‘s NSP-2 funds move down several tracks, there will be several 

implementation strategies for the energy efficiency and green building incentives.  The easiest 

will be through NCHFA‘s existing Loan Pools where SystemVision and the green building 

incentive are already in place and in use by the 60 member organizations.  We can anticipate an 

immediate SystemVision saturation level of 80% under that track.  A lower percentage, but 

accelerating diffusion is expected of the green building incentive, which awards $1,000 for 

homes meeting either Enterprise‘s Green Community standards, the National Home Builders 

Association‘s NAHB Green, LEED for homes, or the NC HealthyBuilt Homes program 

(sponsored by the State Energy Office and administered by NC State University‘s Solar Center).   

 

The Every House program will be new to local partners and will require more intensive and 

immediate marketing and training.  But, fortunately, North Carolina is rich in resources to help 

implement a program such as Every House and a number of concurrent initiatives are building 

rapidly toward the critical mass needed for a fast and sustainable launch:   

Á Progress Energy is rolling out residential retrofit programs with Advanced Energy 

assistance;  

Á GreenCo, again, with help from Advanced Energy is piloting a Community Energy 

Campaign approach; 

Á Duke Energy is still in the exploration phase but has committed funding to Advanced 

Energy for program development;  

Á The North Carolina Housing Finance Agency is developing the nation‘s first Home 

Performance with Energy Star Program (developed by Advanced Energy and Appalachian 

State) that is focused on subsidized housing retrofit.  

 

NSP2 Grant Program guidelines and its Partners will, at a minimum, requires for any 

rehabilitation meet the minimum standards below. 

 

1. Meet accessibility standards at 24 CFR part 8;  

2. Promote energy efficiency by replacing older obsolete products  

   and appliances with Energy Star-Rated appliances, including  

   WaterSense toilets, showers and faucets;  

3. Meet ASHRAE standards for any HVAC replacements;  

4. Follow the Buy American guidelines for any construction  

     projects; Most rehabilitation will exceed these minimum standards.  
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Reuse of cleared sites: 

If a residential lot is available within the targeted area, The State of North Carolina and its 

Partners will consider the affordability of acquisition and construction of a new home as it relates 

to its NSP2 Grant Program guidelines under Section B above. On any property left vacant every 

effort will be expended to develop the property to an environmental friendly condition. NC 

Carolina has many community gardens in operation. Pocket parks have also become popular 

throughout the State.  

Deconstruction: 

The State of North Carolina and its Partners will require that in all construction contracts that a 

condition of the contract will be: ―The Contractor and all sub-contractors shall make every effort 

to reuse materials and to salvage any materials for further use on other construction contracts. If 

this is not possible, then any material that can be recycled should be collected and sent to a 

recycling facility.‖ 

 

Sustainable Development: 

NC and its Partners will utilize as many NSP2 Recommended Energy Efficient and  

Environmentally-Friendly Green Elements as available in meeting the Energy  

Star certifications of any purchased foreclosed or vacant residential property that  

are economically feasible. Priority will be given to the following (in addition to  

those previously mentioned ):  

• Sustainable Landscaping 

• Energy Efficient Landscaping  

• Durable, Heat Absorbing and Local Source Materials Usage  

• Green Label Certified and Healthy Flooring  

• Sealing Joints  

• Tub and Shower Enclosures for Moisture Prevention  

• Green Maintenance Guides and Resident Orientation  

 

 

Factor 6:  Neighborhood Transformation and Economic Opportunity 

 

We certify that these activities are on-going and established housing specific activities that are 

part of our 2006-2010 Strategic Consolidated Plans.  North Carolina Department of Commerce, 

Division of Community Assistance Consolidated Plan can be found at 

(www.nccommerce.com/cdbg). Details of the North Carolina Housing Finance plan can be found 

at www.nchfa.com/forms.   Additional consolidated plans can also be found at the following: 

 

City of Charlotte http://www.charmeck.org/Departments/Neighborhood+Dev/Home.htm 

City of Gastonia http://www.cityofgastonia.com/dept/neighbor_resc/index.cfm 

City of Greensboro http://www.greensboro-nc.gov/departments/hcd/ 

City of High Point http://www.high-point.net/cd/ 

City of Raleigh  

http://www.raleigh-

nc.org/portal/server.pt/gateway/PTARGS_0_2_306_204_0_43/http%3B/pt03/DIG_Web_Conten

t/dept/public/Dept-AboutUs-ComDev.html 

http://www.nccommerce.com/cdbg
http://www.nchfa.com/forms.
http://www.charmeck.org/Departments/Neighborhood+Dev/Home.htm
http://www.cityofgastonia.com/dept/neighbor_resc/index.cfm
http://www.greensboro-nc.gov/departments/hcd/
http://www.high-point.net/cd/
http://www.raleigh-nc.org/portal/server.pt/gateway/PTARGS_0_2_306_204_0_43/http%3B/pt03/DIG_Web_Content/dept/public/Dept-AboutUs-ComDev.html
http://www.raleigh-nc.org/portal/server.pt/gateway/PTARGS_0_2_306_204_0_43/http%3B/pt03/DIG_Web_Content/dept/public/Dept-AboutUs-ComDev.html
http://www.raleigh-nc.org/portal/server.pt/gateway/PTARGS_0_2_306_204_0_43/http%3B/pt03/DIG_Web_Content/dept/public/Dept-AboutUs-ComDev.html
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City of Rocky Mount http://www.rockymountnc.gov/cd/housing.html 

City of Winston Salem http://www.ci.winston-salem.nc.us/Home/Departments/Housing-

NeighborhoodDevelopment/Articles/Reports 

Wake County http://wake.mondosearch.com/cgi-in/MsmFind.exe?QUERY_ENCODING=UTF-

8&CFGNAME=MssFind.cfg&QUERY=consolidated+plan 
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