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Resolving Zombie Foreclosures    
from Annie Carvalho 

In 2012, the National Community Stabilization Trust (NCST) and the Housing
Partnership Network (HPN), with support from the Ford Foundation, Heron
Foundation, and Goldman Sachs, formed the non-profit Community Restoration
Corporation (CRC) as a vehicle to take ownership of non-performing mortgage
loans (NPLs) that had not yet completed foreclosure.

CRC aimed to determine if this type of non-profit ownership structure could
resolve "zombie" foreclosures and help repurpose the property to productive reuse or transfer to local
entities - or, if a borrower was still occupying the home, to learn if a nonprofit would have a better chance
of making contact with the borrower and avoiding foreclosure through a loan modification or another
alternative strategy such as a deed-in-lieu or short sale. Beginning with a small pilot pool of loans on
vacant and abandoned properties, CRC ultimately took ownership of approximately 1,300 seriously
delinquent loans in 35 states.

The properties securing the CRC NPLs are located in vulnerable, lower-income neighborhoods where
property values remain depressed and residential vacancy levels are high. The majority of the
properties are vacant and very low in value, with homeowners that abandoned the property long ago. For
both NCST and HPN, achieving a positive outcome on these properties is extremely important, even if
that means making non-economic financial decisions to spare a neighborhood from the continuing blight
and hazard of a vacant structure. 

A quick snapshot of outcomes we anticipate achieving as we continue this work:

Finishing foreclosures and clearing title on at least 750 vacant properties, which we then plan to
donate to local non-profits, land banks, or other municipal agencies for rehabilitation.
Working out alternatives to foreclosure if the borrower can be located, including deeds-in-lieu of
foreclosure, short sales, settlements, or agreements with taxing authorities.
Facilitating the demolition of more than 200 dangerous and abandoned structures.
Permanently restructuring or releasing mortgage debt obligations for the few owner-occupants or
family members still residing in CRC assets.

Resolving these assets takes time and strong partnerships with NCST's Community Buyers, HPN
members, and many other important community stakeholders. Soon, NCST will publish some "lessons
learned" from this experience. Stay tuned!

 Annie Carvalho serves as Vice President for NCST.

County Corp. Montgomery County Helps Lower-Income  
Single Father Become a First-time Homebuyer
 
A single Father, who is below 80-percent AMI, started credit counseling a year ago in the hopes of
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owning a home for he and his daughter. He worked hard and established credit to be able to qualify for a
home loan, and was able to purchase this Hamilton, Ohio home. 

County Corp. first had to remove a large amount of trash left by the prior owners. They then completed
more than $24,000 in repairs to the home, which included freshly painting the entire exterior and
interior, installing new vinyl double-hung windows, and putting in new kitchen cabinets, counter tops,
fixtures, and appliances. Also, they added new lighting, new electrical switches, new ceramic tile floors
in the kitchen and bath, new carpeting, and had the hardwood flooring professionally refinished. They
also remodeled the basement, installed a new rear porch, landscaping, new door hardware, and
included new steel-insulated exterior entry doors.

The City of Hamilton is a target area for County Corp, as they have an established partner who provides
credit and first-time homebuyer counseling services. They have completed one other home, and two
more homes are in progress. 

 

Thank you County Corp. for sharing your success story - we appreciate your ongoing partnership and
commitment to our country's vulnerable neighborhoods and citizens.  

For NCST Community Buyers:
Please don't miss reading the email we sent to you on April 5 - Eight Reminders for
REOTrack Reporting and info about the New Second Look Program. Check your email box
or email our Buyer Team if you did not receive the email.

Welcome to Our Inaugural Policy Corner
by Julia Gordon and Robert Finn

The neighborhood blight landscape has changed significantly since
2008. With the financial crisis behind us, the outsize numbers of
foreclosures and defaults have decreased dramatically, reducing the
supply of REO properties and enabling many housing markets to
return to health. At the same time, some areas remain very hard-hit,
with vacancies, blight, and housing markets that don't yet function
normally.

As NCST approaches the end of its first decade, our organization has begun to explore new
strategies beyond REO sales to help stabilize neighborhoods and ret
urn housing markets to health. One of those strategies is to engage in
research and advocacy at the federal, state and local level to foster
policies that support vibrant communities. To this end, NCST hired the
two of us - Julia and Rob - to help secure NCST a seat at the tables
where important policy decisions take place. 

In our first year of concerted focus on this approach, NCST has made its
mark in several policymaking efforts that affect housing in blighted
communities, including:

Persuaded both FHA and FHFA to make a change in their non-performing loan auctions to
prohibit buyer "walkaways" that can lead to blight.
Worked closely with FHFA and a number of other consumer organizations to ensure that
Fannie Mae and Freddie Mac would offer appropriate loan modifications after the
expiration of the HAMP program.
Advocated for FHFA to include neighborhood stabilization efforts as activities eligible for
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"Duty to Serve" credit, which will incent Fannie Mae and Freddie Mac to create financing
products to support acquisition, repair, rehab and demolition work on distressed homes
around the country.
Researched whether mortgage servicers are taking advantage of state legislation
designed to accelerate the foreclosure process for vacant and abandoned homes.

Today, those of us who work in the housing and community development fields face an enormous
amount of uncertainty. The Trump Administration has proposed dramatic funding cuts to HUD,
including eliminating vital stabilization tools such as the Community Development Block Grant
program, the HOME Investment Partnerships Program, the Choice Neighborhoods program and
the Self-help Homeownership Opportunity Program. It also plans to eliminate the CDFI fund and
the Legal Services Corporation, both of which play a critical role in our communities

Additionally, with Fannie Mae and Freddie Mac still under conservatorship after more than eight
years, the new Administration and Congress are beginning to explore different ways of retooling
our nation's housing finance system. While this issue area can be very technical and dry, its
potential impact on our communities and on the future of homeownersbip cannot be overstated.

In short, policy work has never been more critical - not only at the federal level, but also at the
state and local level, as alternatives to federal programs may be needed to help already
distressed communities from deteriorating further or sliding backwards from their post-crisis
recoveries.

Now that NCST's policy portfolio has started to fill out, we'd like to keep you apprised of our
efforts, and we hope you can be our eyes and ears on the ground in your communities. We plan
to use this column to ask questions big and small, invite feedback, propose ideas for immediate
change or offer seemingly unattainable policy wish lists, and send up trial balloons for ideas on
our minds. Your involvement and feedback is not only welcome - it's critical to the work we do.

We look forward to hearing from you and exchanging ideas. Have an idea, thought, question or
concern? E-mail Rob at rfinn@stabilizationtrust.org.  

 
Buyer Best Practices for Community Buyers 
in NSI Markets... 
  
TRIAGE BEST PRACTICES: Show Us Your
Comps! 
 
Do you have a triage request to submit? Here are a few quick pointers about Comparable Sales (aka
"Comps") to help you better understand what our Sellers need to consider your request.
 
When you submit a triage request for a challenging NSI property, you are required, where available, to
include "MLS Comps" to justify a price reduction or demolition request. Comps help the Seller
understand the current neighborhood market conditions and better justify your request for a lower price,
or for a $1 sale and additional funds for rehab or demolition. 

What do we look for when reviewing comps? Fresh MLS Sales Comps. We need the most recent MLS
sales comps possible for the neighborhood - those from the prior 12 months. We get it - in a distressed
market this can be challenging due to the inconsistent quality of housing stock and erratic sales. 

For challenging markets with few or no recent sold comps, please include both listed and sold
MLS comps from the last 12 months, along with a few sentences to explain any gaps in time
due to market inactivity, or to differentiate comparable distressed properties from renovated or
superior condition homes.
In active markets with robust, recent property sales, submit multiple MLS comps from the past
3-6 months.  Feel free to include a few sentences that further "tell the story" of the neighborhood
and help the Seller better understand the challenges of the subject property.
If your market does not have fresh sold or listed MLS comps available, please send us the most
recent information you can.

Our triage team and Senior Asset Managers will review your submitted comps, and we'll work together
to submit the best comps to the Seller. Our goal is to help the Seller understand your triage request,
and to get your request accepted.  
 
Questions?
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April 26-28 AHF Live: Housing Developers Forum New Orleans 

April 26-29 NALHFA: Beacon for Affordability San Francisco, CA
 

April 27-28 Nat'l Housing Conf.-Solutions for Housing Communications Minneapolis, MN

April 27-28 Starting at Home - OHFA Columbus, OH

May 1-3 Building Michigan Communities Conference Lansing, MI

May 2-4 Asset Funders Network (AFN) Grantmaker Conference
     Julia Gordon, NCST, on panel     

Indianapolis, IN

May 2-4 Urban Land Institute Seattle, WA

May 5 AHCMC Housing Summit Bethesda, MD

Please contact your Senior Asset Manager:Desk@StabilizationTrust.org 

Do you have a Best Practice that you incorporate in your work? Please share! Contact your CDM or
Sally - we'll share your ideas in an upcoming Community Update. 

Thank you for your continued partnership!

Register for the upcoming VAD Academy in
Indianapolis!

The VAD Academy - short for Vacant, Abandoned, and
Deteriorated Properties Training Academy - is a two-day "boot
camp" for public, private, nonprofit, and community leaders
working on these tough property challenges. 

CCP's first VAD Academy will take place in Indianapolis, Indiana, on May 31 - June 1, 2017. Register
today to reserve your space, as the academy is expected to sell out!

Click here to learn more about the VAD Academy.

Whether your community is just starting to develop a strategy to tackle its vacant, abandoned, and
deteriorated properties, or is looking to strengthen longstanding efforts, the VAD Academy is designed to
help. 

If you have questions about the VAD Academies, please contact Courtney Knox, Director of
National Leadership and Education, at cknox@communityprogress.net.
 

Staff, Phone or Email Changes?

NCST Community Buyers: Had a recent staff change? Or updated your email
address or phone number? Please alert our Buyer Team to any changes so they
can update your records. To participate in our purchasing programs, it's very
important we have the correct contact information for you and your team. 

Please email updates to: Buyer@StabilizationTrust.org.

Industry Conferences & Events

NCST will attend and serve as panelists for a wide range of 2017 industry conferences and events. We
enjoy the opportunity to see and meet many of our partners on the road, as well as share our industry
knowledge. Visit our complete list of conferences on our website for updates.
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May 22-26 NeighborWorks America NTI Minneapolis

May 31-June 2 People & Places 2017 Arlington, VA 

June 8 NHC Visionary Award Gala Washington, DC

June 9 National Housing Conf - Policy Symposium Washington, DC 

June 19-21 CARHs Annual Meeting & Legislative Conference Arlington, VA 

                       
Do you know of a conference we should attend or where our team's knowledge about neighborhood
revitalization and housing policy can be shared? Please drop us a line. 

Community Buyers - Share Your Stories

We know you've had some great accomplishments, and we'd like to share your
success stories and photos with other local providers and our Seller Partners. So
brag a little, and share your Buyer/Property Success Stories.

We're making it much easier for you - in REOTrack, when you submit
your final reporting, just click on the "Good Story Flag" box and we'll
take it from there. Or you can always email Sally or call her (number below)
and she'll work with you on your story.

If you have any questions, please contact Sally via email or phone: 214-710-3411. Thank you!

Industry Headlines

Below are recent, notable headlines regarding our
industry.

Renters Now Rule Half of U.S. Cities
The American Dream increasingly involves a lease,
not a mortgage.
https://www.bloomberg.com/news/articles/2017-03-23/renters-now-rule-half-of-u-s-cities 
Detroit was once known as a city where a working-class family could afford to own a
home. Now it's a city of renters. Just 49 percent of Motor City households were
homeowners in 2015, down from 55 percent in 2009 and the lowest percentage in more
than 50 years. Detroit isn't alone, of course: The rate of U.S. home ownership fell steadily
for a decade as the foreclosure crisis turned millions of owners into renters and tight
housing markets made it hard for renters to buy homes. ...
Fifty-two of the 100 largest U.S. cities were majority-renter in 2015, according to U.S.
Census Bureau data compiled for Bloomberg by real estate brokerage Redfin. Twenty-one
of those cities have shifted to renter-domination since 2009. These include such hot
housing markets as Denver and San Diego and lukewarm locales, such as Detroit and
Baltimore, better known for vacant homes than residential development. While U.S. home
ownership ticked up in the second half of 2016, there are reasons to think the trend toward
renting will continue. ...
In the shorter term, housing market dynamics will also play a role. Fewer than 1 million
homes were on the market in the first quarter of 2017, the lowest number since Trulia
began recording inventory data in 2012. The shortage makes it harder for renters to buy.
Meanwhile, rental landlords, including large Wall Street players and mom-and-pop
investors, continue to plow cash into single-family homes. Those shifts are likely to
present new challenges for cities unequipped to handle high rental populations. ... That
could include providing new protections for renters or creating resources to help landlords
keep properties in good repair.  ...
At an even more basic level, city leaders should check old assumptions about the role
renter households play in their communities, said Andrew Jakabovics, vice president for
policy development at Enterprise Community Partners, an affordable housing nonprofit.
Homeowners have traditionally been regarded as more engaged, with more at stake in the
long-term prospects of their neighborhood, Jakabovics said. That view can unfairly
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shortchange renters. ...
 

The Midwest Is in Trouble
New Census estimates show the Snowbelt-to-Sunbelt migration pattern is deepening.
http://bit.ly/2mzSX5k 
For all the talk of downtown revitalization in places like Detroit, Pittsburgh, and Baltimore,
the numbers don't lie.  The U.S. Census bureau released population estimates covering
counties and metro areas today, and the picture is grim for the post-industrial Midwest and
Northeast. For example, the city of St. Louis lost nearly 3,500 residents between July
2015 and 2016, representing a 1.1 percent population drop-the sharpest out of any city in
the country, and a much sharper local decline than in recent years. Chicago, too, saw its
long-term losses compound, with the largest numeric decline out of any metro area: more
than 21,000 people, or 0.4 percent of its population. A similar story unfolded in Baltimore,
which saw a rapid acceleration in population loss from 2015 to 2016. Pittsburgh,
Cleveland, Syracuse, Hartford, Buffalo, Scranton, and Rochester also lost thousands. All
told, according to Governing magazine, the "146 most densely populated counties lost a
total of 539,000 residents to other parts of the country over the 12-month period ending in
July, representing the largest decline in recent years."
That also accounts for slowed growth in the largest metros in the U.S., including L.A. and
New York City. Urban centers, and particularly those in the Midwest and post-industrial
north, are struggling to compete with the draw of the suburbs. That includes those along
their own borders-for example, St. Charles County, outside St. Louis, posted growth. But
the more dramatic migration continues to be from the Snowbelt to the Sunbelt. Looser
patterns of development, affordable housing, and jobs (particularly in the service industry
and healthcare) in and around cities like Orlando, Las Vegas, and Phoenix drew in
hundreds of thousands of newcomers. ...
Several cities on the decline are actively strategizing ways to draw in more residents,
selling off vacant properties at discount prices, offering tax breaks to businesses, and
rolling out welcome mats to refugee populations. ...
 

Freddie Mac creates automated option for homebuyers without credit score
http://bit.ly/2nZzatb 
Homeownership opportunities and access to credit Thursday for many Americans who do
not have credit scores. The mortgage giant automated the assessment of borrowers
without credit scores if they have payment references, including records showing timely
housing payments. Previously, lenders could manually underwrite mortgage loans to
borrowers without credit scores. Now, lenders can use automated assessments, enabling
them to serve potential homebuyers more efficiently and with greater certainty that the loan
will be purchased by Freddie Mac. ...
Borrowers without credit scores will be eligible for purchase mortgages or no-cash-out
refinances at one-unit owner-occupied loans starting in June. Freddie Mac will use its
Loan Product Advisor to evaluate loans based on the company's credit requirements and
provide feedback on the credit risk of each loan. ...
 

Trump Community Development Block Grant Cut Would Affect Millions
http://bit.ly/2nHU5iO 
When Donald Trump released his budget "blueprint," it was clear that the administration
planned to reduce domestic spending and direct the money to the Department of Defense.
One of the items that caught attention was a planned end to the Community Development
Block Grant program. Many focused on an incorrect claim that the action would mean an
end to all funding of Meals on Wheels programs throughout the country (the bulk of
national funding comes through the Older Americans Act Title IIIC). However, CDBG is
much bigger and, as it turns out, a cut would hit every state in the union.
CDBG is a series of block grants made to states and municipalities. Local organizations
parcel out the funds, which are integral to the operation of many community-based non-
profits. They include local groups that provide meals to seniors, daycare centers for
people of low income (many local Head Start programs, for example), network
revitalization, economic development, infrastructure and public services, and more. ...
You could try to argue about whether the benefits outweigh the costs, but that is an
extensive analysis that the administration could not have undertaken in its time in office so
far. ... To see how broad the impact might be, I downloaded data from the Department of
Housing and Urban Development, which administers the CFBG, to find the total grants
made to entities in each state. Dividing those numbers by the latest population estimates
of the states from the Census Bureau created a per capita funding for each state. Finally, I
used the outcome of the presidential elections to label each state as either "Democratic"
or "Republican" as an indication of its most recent political leaning.
I've heard claims that solidly Republican states in general require more in federal aid,
being net "takers," than more Democratic states. The results of the CDBG analysis
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suggested that all states will feel the pinch and some Democratic ones will be hit hardest.
... Ultimately, there is nothing wrong with examining how the government funds programs.
But when many people of low-income could be affected, it is incumbent on officials to put
politics aside and take a deep and accurate look at what is happening before making
decisions to transfer money from social programs to the already enormous defense
budget.
 

Fannie Mae economists uncover hidden strengths in rural areas
http://bit.ly/2p5GgvZ
The 2016 presidential election underscored differences in culture, income, and
demographics among voters - including wrestling with distinctions between urban and
rural communities. For lenders and servicers, rural housing will be an increasingly
important market in the coming years. The Federal Housing Finance Agency (FHFA) 
finalized its Duty to Serve rule in December. The rule directs Fannie Mae and Freddie
Mac - "the enterprises" - to increase the amount of investment capital for mortgage
financing for very low-, low-, and moderate-income households. The FHFA is encouraging
particular focus on three underserved markets: manufactured housing, affordable housing
preservation, and rural areas.
The enterprises need to target rural areas to reach these households. There is a need for
additional data about the rural housing market to provide a "broader picture" for the
industry. There is a knowledge gap on what the issues are in these areas and on the
simple facts. For example, there is no requirement for some smaller lenders to report
lending activity as part of the Home Mortgage Disclosure Act (HMDA). ... Also, there is no
requirement for lenders operating exclusively outside of metropolitan areas to report to
HMDA. ...
Conventional wisdom suggests that people in rural communities bore the brunt of the
2008 financial crisis and the Great Recession - including heavy job losses. However,
new research by Fannie Mae's Economic and Survey Research (ESR) Group suggests
that rural communities are economically resilient. And the people who live in rural areas
tend to approach the housing market in strikingly different ways than the typical urban
borrower.
In our working paper - "Rural Mortgage Lending Over the Last Decade" - we studied U.S.
government publications for differences between urban and rural communities. We then
examined loans Fannie Mae acquired between 2004 and 2015 in these areas. We found
there's still a lot to learn. ...
The FHFA defines a "rural area" as: 1) A census tract outside of a metropolitan statistical
area (MSA). ... 2) Or a census tract that the Department of Agriculture designates as
being outside an MSA's Urbanized Areas and that is outside of tracts with a housing
density of more than 64 housing units per square mile. The definition decreased the
number of exurban and suburban areas classified as rural.
The rural U.S. population is falling and it is aging faster than the urban population. The
working paper notes that people living in rural areas fell from a 24.8 percent share of the
U.S. population to 23.0 percent from 2010 to 2014. And the median age in rural areas
rose from about 37 in 2000 to about 41 in 2014. Median income is lower in rural areas
and poverty is higher. ... Also, home prices rose more in rural areas than in metropolitan
areas during the 2000s but did not experience a greater dip from the recession, the white
paper notes. ...
Rural areas account for only about 20 percent of national mortgage volume, according to
the white paper. These areas tend to have more manufactured housing loans, smaller
loans, and shorter-term loans - such as 15- or 20-year mortgages instead of 30-year. ...
There's really not one prescription for lenders. ...

NCST Email Addresses
 
Sending an email to an NCST team member? Please include the
team email box. This ensures a timely response to your email in case your
primary contact is out of the office.

Desk@StabilizationTrust.org - property transaction questions and assistance
ReoTrack@StabilizationTrust.org - post-closing questions and assistance 
Buyer@StabilizationTrust.org - questions about program guidelines, target areas, and additional
programs
NewBuyer@StabilizationTrust.org - for more information about becoming an NCST buyer

http://r20.rs6.net/tn.jsp?f=001fR6R0hfpzGmb-YBJNIuRLn-N5oB3Y_53--2GjeGmBCIpvA7qXQfup5Kd4hI0LmoXgJIWrTPMt1QIKSTjVECxXVTD-FqRKJHW7SCcU3zvbeZq7IBHmfUybONIkqHU9ZxmRHu6SMX-ShDWb3r4v5TS0EMFsmKwuAAyNMXPrxCLzT0=&c=&ch=
mailto:Desk@StabilizationTrust.org
mailto:ReoTrack@StabilizationTrust.org
mailto:Buyer@StabilizationTrust.org
mailto:NewBuyer@StabilizationTrust.org


Don't Forget to Share Your Buyer Stories with NCST!
Click the "Good Story Flag" when you complete your REOTrack Reporting or email Sally. 

About NCST: The National Community Stabilization Trust (NCST) is a non-profit organization that works
to restore vacant and abandoned properties to productive use and protect neighborhoods from blight.
Our programs facilitate the rehabilitation of vacant but structurally sound homes, enable safe, targeted
demolition when necessary, and support creative and productive re-use of vacant land.

National Community Stabilization Trust | www.StabilizationTrust.org

STAY CONNECTED:
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