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NSP2 Program Summary / Application Overview

Application # 483529443
1. Eligible Applicant.  WoolmanSpring, Inc. (“Woolman”) is a currently active 501(c)(3) not for profit corporation in good standing under New Jersey law, and as such, is eligible to submit an application to the U.S. Department of Housing and Urban Development (“HUD”) for funds to be allocated under the American Reinvestment and Recovery Act of 2009.  Proof of Woolman’s currently active non-profit corporate status is attached hereto at Tab 2 (filed Articles of Incorporation and Current Status Report from New Jersey Secretary of State).  Woolman is the lead applicant hereunder.  Woolman is submitting this application in consortium with National Housing Trust / Enterprise Preservation Corporation (“NHT/Enterprise”), a 501(c)(3) charitable developer formed as a not for profit corporation under District of Columbia law, and in partnership with The Wishcamper Companies, Inc. (“Wishcamper”), a for-profit developer formed as a Maine corporation.  Proof of NHT/Enterprise’s 501(c)(3) charitable status is attached hereto at Tab 2.   The Consortium Agreement by and between Woolman and NHT/Enterprise is attached hereto at Tab 2, and the firm commitment letter from Wishcamper is attached hereto at Appendix V.
Lead Applicant
WoolmanSpring, Inc.

50 Brainerd Street
Mount Holly, NJ 08060

DUNS #:  831251207
CCR #:  TBD Upon Grant Award
TIN:  26-2600204
Consortium Member

NHT/Enterprise Preservation Corporation

1101 30th Street, N.W.

Washington, D.C. 20007

DUNS #:  602438199

CCR #:  5BZL7

TIN:  31-1662007

For Profit Partner

The Wishcamper Companies

Three Canal Plaza

Portland, ME 04101

TIN:  16-1743315
2. Amount of NSP2 Application Request.  Woolman hereby requests $9,750,000 for the purpose of achieving significant and measurable neighborhood stabilization in the identified target geography, which is Census Tract 7026.04, covering the area from High Street to the east, the Mount Holly Bypass to the north and west, and Washington Street to the South in Mount Holly, New Jersey, in order to position the target geography for a sustainable role in the revitalized community of Mount Holly, New Jersey.
3. Eligible Fund Use.  Woolman hereby proposes to carry out activities for those eligible uses of NSP2 funds as follows:
a. Establish a loan fund whereby NSP2 grant proceeds will be loaned to Woolman’s for-profit partner, Wishcamper, for the sole purpose of purchasing and fully rehabilitating the 162-unit foreclosed affordable housing Regency Park Apartments in Mount Holly, New Jersey that will act to stabilize the greater Regency Park neighborhood and the target geography as a whole.
b. Vastly increase the production and rental of affordable, energy efficient housing units in the Mount Holly, New Jersey area through the use of the loan program and subsequent acquisition and full rehabilitation of the Regency Park Apartments.
c. Provide substantial and on-going benefits to the NSP2 program beneficiaries and the residents of the target geography and the greater Mount Holly area.  Twenty five percent of the NSP2 program beneficiaries will be those persons whose incomes do not exceed 50% of the subject area’s median income (“AMI”) and the remaining seventy five percent of the program beneficiaries will be those persons whose incomes do not exceed 60% AMI.
d. Document and assess the effectiveness of the programmatic activities during the duration of the grant, and when appropriate, adjust the program design to improve the likelihood of success; and provide for allowable administrative costs of equal to approximately 5% of the NSP2 grant to accomplish the above eligible NSP2 fund uses.
4. Income Targeting/Benefit.  Woolman acknowledges that the use of NSP2 funds must meet the low- and moderate-income national objectives under the Community Development Block Grant program.  Under NSP2, the definition of qualifying low and moderate income households includes households up to 120% of area median income (“AMI”).  Thus, all proposed NSP2 activities herein shall benefit only low- and moderate-income households.  Specifically, Woolman hereby commits that 25% of the NSP2 funded activities set forth herein will be reserved for housing of families whose annual income is at or 
below 50% AMI, and that the remaining 75% of the NSP2 funded activities set forth herein will be reserved for housing of families whose annual income is at or below 60% AMI.  According to published HUD data for Census Tract 7026.04 in Mount Holly, New Jersey, 2009 AMI is $77,800.  Therefore in 2009 50% AMI is $38,900 and 60% AMI is $46,680.
5. Citizen Participation.  Woolman published a notice of its intent to apply for NSP2 funds hereunder in the Burlington County Times, which is the newspaper of general circulation in Burlington County, New Jersey which includes Mount Holly.  Woolman published its notice of intent in full in the Burlington County Times on July 6 and 7.  The notice has also been continuously posted in full since June 28, 2009 on the Woolman website at http://www.woolmancdc.org/pages/grantAnnounce.html.  Woolman also posted its draft NSP2 application on the same website and, as of the date of submission of this application, posted its final application on the same website.  The public comment period began on June 28, 2009 with the publication of the notice and concluded at 2:00 p.m. EST on July 15, 2009.  Public comments were invited by email or mail to Woolman.  A summary of the public comments is included in Appendix VI.  Woolman hereby certifies that it has or will respond to all public comments in writing within 15 days of their receipt.
6. Definitions.  Please refer to Appendix VI attached hereto for a list of definitions applicable to this NSP2 application.
Factor 1 - Need and Extent of Target Geography and Market Conditions. 

a. Target Geography.
The target geography is Census Tract 7026.04, which suffers from a Vacancy Score of 20.  The target geography and neighborhood delineation is shown on the map located at Appendix IX attached hereto.

The target geography is located in Mount Holly, New Jersey, a densely populated county seat of 2.9 square miles located in the Philadelphia metropolitan area.  The Regency Park neighborhood is a low- to middle-income area that is sandwiched between the Gardens Neighborhood, which is severely blighted and is being vacated by the municipality in anticipation of redevelopment, and a commercial district, anchored by Acme, Staples, and TD Bank.   It is also adjacent to the Old Mill Village which consists of well kept townhomes.

The Gardens and the Regency Park neighborhoods are amongst the lowest income neighborhoods in all of Burlington County, New Jersey.  These are also the neighborhoods most characterized by vacancy and blight, which creates a negative influence on housing values in the surrounding neighborhoods.  Problems at The Gardens neighborhood are being addressed by a Township Redevelopment Plan.  The NSP2 funds requested by the application are aimed specifically to address the Regency Park issues in a way that not only supports the Township’s redevelopment efforts but also preserves the availability of affordable housing in the neighborhood while simultaneously solving the economic problems created by the foreclosure of 162 units of housing at Regency Park and the attendant social and economic problems created thereby in the surrounding neighborhoods and the remainder of the target geography.

The target geography is very accessible to state route 38, Interstate Highway 295 and the NJ Turnpike.  A NJ Transit bus stop is located within a few minute walk of the Regency Park neighborhood.  The stop serves two routes providing transportation to local malls, county services and major urban centers including Burlington City, Trenton and Philadelphia.  More detail regarding the target geography’s access to transit is contained in Factor 5 below.
Nature and extent of need for neighborhood stabilization: The proposed NSP2 stabilization project is located in Mount Holly’s second lowest income Census Tract (Census tract 7026.04); the area in Mount Holly that is most affected by the recession and resultant foreclosures.  According to the 2000 census, nearly 61% of the population in this census tract is considered to be in the low- and moderate-income categories.  
The funding will be targeted to the purchase and rehabilitation of the foreclosed Regency Park Apartments and Townhomes (“Regency Park”), a 162-unit multifamily 
and elderly housing project that defines a neighborhood and greatly impacts three others:  The Gardens, Old Mill Village and the Fair Grounds Plaza commercial district.   The influence that Regency Park has on other neighborhoods is significant due to its size and the height of the midrise which towers over the one- and two-story structures that make up the surrounding neighborhoods.

Until recently, Regency Park was considered to be a Mount Holly community asset.  It was attractive and provided quality housing to seniors residing in the 124-unit midrise and to 38 large families residing in the spacious townhomes.  The nearby shopping center, Fairgrounds Plaza, thrived with people who walked from Regency to shop.  The project’s decline has, however, caused a domino effect, negatively and substantially impacting the shopping center and the surrounding neighborhoods.  Suffering from the foreclosure process and the property owner’s resulting Chapter 7 bankruptcy filing, the Regency Park property is now blighted, significant maintenance items have been deferred, and occupancy has suffered greatly.  The decline of the property and the lack of a committed owner have created major social problems at the property to go along with the physical deterioration of the asset. Drugs, crime, prostitution, and vandalism all plague the property and negatively impact the neighborhood and community.  The impacts to the surrounding area are substantial and both social and economic.
In March of 2007, a fire in the Regency Park midrise caused a great deal of damage and a lot of bad publicity.  Although the owner had not yet declared bankruptcy, the property suffered from years of neglect.  The fire alarm system was unreliable and proven ineffective causing the Mount Holly Fire Department to break open and damage most of the interior doors.  The building was closed for several weeks while code violations were corrected and government officials evaluated the safety of the building.  During this period its senior and disabled residents lived either in a shelter provided by the Red Cross or with friends and family.  Many found new permanent housing either by choice or because the Housing Authority (Burlington County Office of Community Development) disqualified the property for Section 8 vouchers.

When residents were permitted to return, the occupancy in the midrise dropped from 51% to 15%.  The quality of the townhomes had also deteriorated and most were vacant.  In April 2007, conditions were so bad that the Regency Park Residents Association successfully sued for the right to remove the owner as property manager and appoint a receiver to manage Regency Park.  In June 2007 the court ruled in favor of the residents.  However, shortly before the date established by the court for the commencement of the receiver, the Regency Park ownership entity filed for Chapter 7 bankruptcy protection in federal court.  

It was shortly prior to the owner’s bankruptcy filing that the primary mortgage holder filed a foreclosure action in New Jersey state court.  The foreclosure action was stayed by the bankruptcy action and will be completed upon transfer of the property by the bankruptcy trustee utilizing a deed in lieu of foreclosure procedure. 
Regency Park has since continuously been under the control of the bankruptcy trustee, and occupancy rates have been sporadic, never exceeding 75%.  Interviews with residents indicate that safety and security remains a concern.  The property has increasingly become a breeding ground for drug dealing and other crimes.  Rumors of prostitution, physical evidence of drug abuse in the common areas (including syringes left on benches) and the frequency of police action on site, cause residents to vacate and, of course, such social issues have a tremendous negative impact on the neighborhood and the community as a whole.   According to the Mount Holly Incident Analysis Reports (2007- present), police are now called to the property to address narcotic dealing in public areas.
Regency Park’s demise has significantly affected the surrounding neighborhood in the following ways:  
· The Fairgrounds Plaza Shopping Center once thrived as a popular shopping center that Regency Park residents could walk to lost a major anchor (Joanne’s Fabric & Crafts) in 2008.  The Plaza is currently 18% vacant (31,873 sf available out of 179,158) with 4 out of 14 store fronts empty (28% vacancy).  Drug dealing and other undesirable activity is spilling into the Fairgrounds Plaza Shopping Center from Regency Park.   With permanent on-site management, and full occupancy at Regency Park, these negative trends will most likely reverse, and the Fairgrounds Plaza Shopping Center will be revitalized.
· Residents from the adjacent Old Mill Village neighborhood cannot access their homes without driving by Regency Park.  According to interviews with local realtors (Holly Realty on June 11 and 23, and July 13), it is especially difficult to market homes in Old Mill Village due to the need to drive by Regency Park.  According to TREND listings, even with a 13% decline in prices, homes in Old Mill Village have been on the market for a period approaching one full year.  In addition, there was one “short sale” last November, selling at an estimated 35% below market value. (Source: Trend 7/13/09).  With permanent on-site management as well as rehabilitation that will drastically improve the appearance of Regency Park, the Old Mill Village neighborhood will improve in desirability reducing the risk of additional foreclosures and vacancies, thus also increasing tax revenue for the Township of Mount Holly.
· Redevelopment by the Township of The Gardens neighborhood is undermined by the recent problems at Regency Park.   The Township’s efforts to develop vacant land and improve the local economy are at risk if problems at Regency Park are not reversed.
· The Township of Mount Holly in its entirety is affected because the midrise tower can be seen from High Street which serves as the 
Township’s main gateway into town.  The visibility of the dilapidated midrise, whose 6 stories tower over the area, provides for a very negative first impression.  The rehabilitation of the midrise will reverse this image making Mount Holly a more attractive place to live, work and shop.  Both residential and commercial vacancies will most likely be reduced in order to meet a revitalized interest in Mount Holly real estate, as a more attractive and vibrant Regency Park midrise will contribute greatly to the overall appeal of Mount Holly.
The redevelopment of Regency Park will have substantial impacts on the greater Mount Holly economy because it will:
1. Remove housing marketing obstacles.  Old Mill Village neighborhood is only accessible via Regency Drive and the major route to The Gardens passes Regency Drive.
2. Reduce lender risk and increase the availability of mortgage loans for homes located in the Old Mill Village and The Gardens, once developed.
3. Contribute to neighborhood revitalization positively impacting both the surrounding residential neighborhoods and The Fairgrounds Plaza.  A revitalized Fairgrounds Plaza at full commercial occupancy will create 30 to 50 permanent jobs.  Increased occupancy at Regency Park and an improved neighborhood environment will provide and attract shoppers creating market opportunities for potential commercial lessees, thereby increasing the demand for space at the Fairgrounds Plaza Shopping Center.
4. Create construction jobs.  Based on a study conducted by the National Association of Homebuilders, NHT/Enterprise estimates that the redevelopment of Regency Park will create over 200 jobs in the Mount Holly area.  
5. Provide quality affordable housing with a trained management staff that will eliminate negative and misanthropic social behaviors.
6. Provide needed services to tenants at Regency Park to improve their quality of life and allow them to be productive, functioning members of the Mount Holly community. 
The below chart reflects the HUD Risk Scores for the Target Geography:
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b. Market Conditions and Demand Factors.
1. Absorption Projections:  With NSP2 funding and the full rehabilitation of Regency Park, the property will attract new tenants and provide for a projected monthly absorption rate of 25% per month (assuming 50% occupancy during construction), thereby providing for full occupancy of the property by December 2010.  New residents will be drawn from within a 10-mile radius as well as from within the target geography.  Without the NSP2 funding, property absorption would likely not change with the current trend of monthly move-outs equaling or exceeding new leases and absorption would therefore remain at or below 0%.    
At least 25% of the NSP2 project funds will be restricted to benefit individuals and families with incomes at 50% or less of the area median income (AMI) adjusted for family size and the remaining 75% of the NSP2 project funds will be restricted to benefit individuals and families earning 60% of AMI or less.  The Mount Holly AMI is $77,800.
2. Over-building:  Over-building, over-valuation of housing or loss of employment are not factors causing abandonment and foreclosure at Regency Park, the Gardens District, the Old Mill District, or Mount Holly as a whole.
3. Housing Cost Burden:  According to the Burlington County PHA FY2009 Annual Plan, cost burden exceeding 30% of income affects nearly all of Burlington County’s elderly persons whose incomes are less than 50% of AMI.  76% of Regency Park’s units (124 units out of 162 total units) are located in the midrise and are units especially designed for elderly and disabled residents.  The remaining 38 units are 3-bedroom townhomes designed for large families.  According to the Burlington County PHA FY2009 Annual Plan, large families who rent housing and whose incomes fall between 30% and 50% of median income do not face an inordinately high rate of cost burden or severe cost burden but face a higher rate of housing problems.  The redevelopment of Regency Park will vastly improve housing conditions for at least 38 large families and 124 seniors/disabled residents in Mount Holly.
4. Relevant social, governmental, education or economic factors:  The previous owner’s failure to maintain the property and conform to HUD regulations (having a Section 221(d)(4) loan and having project-based Section 8 subsidies) caused the property to slide into foreclosure and 
caused the owner to declare bankruptcy.  The sale of the delinquent HUD 221(d)(4) loan to a private investor most likely accelerated the foreclosure process.  The problems for the Mount Holly community and its housing supply caused by the pending foreclosure proceedings at Regency Park have been greatly exasperated by the additional impact on local housing conditions caused by problems in the overall mortgage and banking industries.
5.  NSP2 Categories: The NSP2 activity categories that are most likely to stabilize the target geography include:
(A) Establish financing mechanisms for purchase and redevelopment of foreclosed upon homes and residential properties, including such mechanisms as soft-seconds, loan loss reserves, and shared-equity loans for low-and moderate-income homebuyers; and
(B) Purchase and rehabilitate homes and residential properties that have been abandoned or foreclosed upon, in order to sell, rent, or redevelop such homes and properties.
The NSP2 funds requested hereunder will help stabilize the target geography because the funds will make it financially feasible to transform a dilapidated and poorly managed property (Regency Park Apartments) suffering from high vacancy, crime and other social problems, blight, and a growing stigma into an attractive and well maintained property that is an asset to the neighborhood and the community at large.  But for the NSP2 funds, the project would be financially infeasible and would continue in its current state of physical deterioration and insufficient management.  
The NSP2 funds requested hereunder will be used to establish a loan fund which will make it possible for an affiliated entity of Wishcamper and Woolman (Regency Housing Associates LP) to purchase and rehabilitate a property that has been subject to two years of bankruptcy and foreclosure proceedings during which it has not received the management attention or the investment in routine property maintenance required to provide a healthy, sustainable affordable housing community.  By lending these funds to an experienced developer who has a positive track record turning around troubled affordable properties, the local non-profit, Woolman and the Regency Park community it has been serving, will be empowered to permanently transform the Regency Park neighborhood into a desirable place to live while maintaining affordability.
The development partner, Wishcamper, will assure that difficult social and safety issues are permanently addressed through the redevelopment of 
Regency Park and the provision of a myriad of resulting social services to its residents.   In addition, Woolman, along with its consortium partner, NHT/Enterprise, will provide for a monitoring and oversight process that is designed to assure that the NSP2 project’s goals are achieved in conformance with all applicable rules and regulations.
This NSP2 project will stabilize the target geography because it will quickly and effectively result in:
· Stabilized occupancy at Regency Park (Empty apartments converted into quality housing for low income persons and families).
· Greatly increased potential for higher commercial occupancy at the Fairgrounds Plaza Shopping Center resulting in the likely creation of 30-50 new jobs.
· Positive neighborhood image.
· Resolution of social and safety issues.
· Creation of approximately 200 construction jobs during the redevelopment of Regency Park.

· Redevelopment of Regency park resulting in increased property values in the Old Mill neighborhood and improved efforts by the Township in redeveloping The Garden District.
Factor 2 - Demonstrated Capacity.  
The consortium of non-profit entities submitting this application, consisting of Woolman and NHT/Enterprise, in partnership with their for-profit development partner, Wishcamper, brings together three strong organizations with deep histories of successful development and management of affordable housing redevelopment in communities across the country.  Each entity brings a unique history of commitment to affordable housing preservation and a track record of success, innovation, and integrity.  Further, combining the strengths and experience of Woolman, NHT/Enterprise, and Wishcamper creates a whole that is far greater than the sum of its parts, allowing each entity to contribute its greatest organizational strengths to the proposed NSP2 program resulting in an integrated development team that is sophisticated, resourceful, committed, and disciplined.
a. Past Experience of the Lead Applicant.
The lead applicant, Woolman, was organized in July of 2007 in response to the problems facing the greater Regency Park neighborhood in Mount Holly, New Jersey.  In March of 2008 it was incorporated pursuant to the New Jersey Nonprofit Corporation Act and received 501(C)(3) status from the Internal Revenue Service in May of 2009.  Woolman is a sister organization to the Woolman Community Development Corporation (“Woolman CDC”), a New Jersey non-profit corporation 
which was established in 2004 to provide “permanent solutions to urban problems through consultation, community development/revitalization, and economic development.”  Woolman was created in order to provide for income restricted low and moderate income housing and supportive services in Mount Holly.  The Executive Director of Woolman also reports to the Board of the Woolman CDC, and Woolman CDC board members are also on the Board of Directors for Woolman.


With the participation of the experienced and well respected NHT/Enterprise as the consortium member primarily responsible for performance and monitoring, and the partnership with the affordable housing rehabilitation experts from Wishcamper, Woolman clearly demonstrates the capacity and experience in conjunction with its NSP2 partners to carry out the NSP2 program activities described herein.  The consortium team and partnership with Wishcamper was designed to create a unique and effective balance of local knowledge and depth of experience.

Once selected for NSP2 funding, Woolman will assume responsibility for the NSP2 grant on behalf of the consortium and its for profit partner in compliance with all program requirements, and NHT/Enterprise will assume all accounting, project underwriting, program compliance and asset management responsibilities in coordination with Woolman, which is expected to take on more responsibilities as the NSP2 program proceeds forward.

Woolman is qualified to lead the consortium as evidenced by:

· Recent experience (under the authority of Woolman CDC) managing neighborhood stabilization activities for the Brainerd /Buttonwood Street Neighborhood in Mount Holly.

Task Undertaken:  Neighborhood was at risk due to the sudden vacancy of a satellite campus for Independent Living owned by a large Continuing Care Facility that decided to abandon the facility.   The neighborhood is urban, and struggled with a reputation for gang activity and deterioration, yet was improving due to the presence of the satellite campus.  

· Woolman analyzed the strengths of the property using city and regional planning methodologies in order to identify the use that would best meet community goals given market obstacles.  This process required analytical and technical skills that are also being used in our plans for Regency Park.
· Woolman acquired the property and rehabilitated it, converting it into an Active Adult Community that was designed to be a permanent community asset.  This process required construction and property management skills, similar to those needed to interface and coordinate with NHS/Enterprise and Wishcamper.
· Woolman accessed investment capital in order to finance the cost of acquisition, rehabilitation and marketing.  This required financial modeling and marketing skills which Woolman will use in conjunction with its consortium partner NHT/Enterprise.  
· Woolman worked productively with other organizations including a local Neighborhood Watch Group, the Rancocas Valley Clergy and the Mount Holly Rotary as well as the Township in order to assure that the project is maintained as a community resource.  Mount Holly Township holds its senior activities at Brainerd Street Commons including croquet, Tai Chi, Nintendo Wii, singing sessions, and Thursday Afternoon at the Commons (lunch and cards).  This required communications and human relations skills which will be directly applied to this NSP2 Project.
Results Achieved:  Brainerd Street Commons is now an attractive neighborhood asset and is a positive influence on the surrounding Mount Holly neighborhood. The neighborhood has stabilized.  It is vibrant, diverse and its residents now feel safe.  The Brainerd Street Commons property is well maintained, helps support local public transportation, and has become a valued and heavily utilized community center.  Its residents are also very pleased with the rehabilitated property and the vastly improved neighborhood conditions. 

Woolman has developed hands-on knowledge of the Regency Park Apartment complex and the target geography neighborhood. Woolman, as an organization, and its staff and board are deeply involved in the local community and are productive and important members of the target neighborhood.  Woolman’s local activities and ties include:  

· Maintaining its office in the Regency Park/target geography neighborhood.

· Its Board is locally based and includes at least one business or commercial establishment from the target geography.  Its Board has a vested interest in the permanent revitalization of the Regency Park neighborhood.

· Experience providing economic development programs in the Regency Park Apartment and target geography Neighborhood.

· Woolman’s Horticultural & Craft Center provided training and helped promote location.

· Woolman’s volunteer program provided training in office and public relations.
· Experienced staff and board.
· Executive Director, Karen Robbins, has applicable experience and skills:

· Underwriting and Asset Management:  16 years of experience underwriting and providing credit oversight to affordable housing debt programs at Ambac Indemnity and Bond Insurance Guarantee, in addition to 3 years of experience rating housing bonds at S & P.   
· Rehab development:  Managed the rehabilitation of a 23-unit residential property as the Executive Director of Woolman CDC. 
· Urban Planning:  5 years of experience at the Tri-State Regional Planning Commission in NYC and a Masters Degree in Urban Planning from NYU.
· Community Development Block Grant Program:  2 years of experience reviewing CDBG applications for consistency with regional plans as part of the A-95 review process. 
· Responsible By-Laws assure experienced and active management:  Woolman Board members have appropriate backgrounds enabling them to contribute technical advice.  Woolman Board members must have expertise in one or more of the following areas: (A) real estate, (B) finance, (C) housing, (D) building rehabilitation, (E) construction, (F) maintenance, (G) property management, (H) social service programs, (I) social work, (J) job training, or (K) be a representative of a business or institution located in a Woolman project neighborhood.  The Board must include at least three members from categories A through J, above, and at least one member from category K.

· Current Woolman Board members are: 

· Carl Blaetz , Medord NJ. Provides expertise in historic preservation, rehabilitation and maintenance as owner of South Branch Woodcraft.  

· Chris Cramer, Moorestown NJ. Provides expertise in job development and training as a training specialist with the state of NJ Dept. of Corrections. 

· Patricia Fowler, Mount Holly NJ. Board President.  Provides expertise in social and housing programs as an employee of the NJ Dept of Community Affairs and as a former Social Worker for the state of NJ.

· Karen Robbins, Vincentown NJ. Board Secretary.  Provides over 30 years of experience in affordable housing finance and management.      

· David Swartz, Lumberton NJ.  Board Treasurer.  Provides expertise in real estate and finance.  Retired executive of Metropolitan Life Insurance Co., and Real Estate Consultant.
b. Past Experience of Consortium Member.
NHT/Enterprise Preservation Corporation (“NHT/Enterprise”) is a national nonprofit purchaser of multifamily, affordable housing. NHT/Enterprise seeks to complement local nonprofit organizations, and when invited, will enter into joint ventures or provide real estate advisory services to enable entities to purchase affordable housing. NHT/Enterprise has been responsible for the preservation of approximately 4,800 apartments over the past four years, requiring a combined financial commitment of over $100 million. NHT/Enterprise has developed unique and critical competencies in monitoring program activities and ensuring program compliance and project performance.  NHT/Enterprise and Woolman will share the responsibilities for overseeing performance and monitoring of activities funded under this application.  These duties will involve four primary disciplines: accounting, program compliance, and asset management, as further detailed herein.
c. Past Experience of the For-Profit Development Partner.
The Wishcamper Companies, Inc., (“Wishcamper”) and their affiliates have been developing affordable housing for over 30 years.  For the past 10 years their work has focused on the preservation of existing affordable housing through acquisition and rehabilitation of large multifamily properties that typically have expiring Section 8 contracts.  Wishcamper is significantly experienced with the LIHTC tax credit program and with various HUD subsidy and financing programs including the NSP1 program which it is utilizing as a leveraged source in the acquisition and rehabilitation of a 100-unit foreclosed property in Jackson, MS and the acquisition of a foreclosed and vacant athletic club in Missoula, Montana and subsequent redevelopment into 115 units of affordable housing.  
The breadth of Wishcamper’s experience ranges from small 24-unit new construction projects that were completed in the 1970’s to a 310-unit high-rise rehabilitation in New York City.  In the past 24 months it has successfully completed the acquisition and rehabilitation of nearly 1,000 units of affordable housing in CT, MD, NY, and MS.  The successful execution of many of these transactions required the development of relationships with multiple partners and stakeholders including HUD, state housing finance agencies, private capital providers, state and city planners, local neighborhood associations, and local supportive service providers.  Throughout the professional career of its founder and President, Joe Wishcamper, this development work has been characterized by integrity, productive partnerships with state and local housing agencies, and positive outcomes.   None of its properties have ever been 
foreclosed upon and its HUD Previous Participation record (detailed in form 2530) has no flags on it. Wishcamper and its affiliates own interests in over 8,000 units of affordable housing in 13 states.  Additionally, through its affiliated property management company, Preservation Management Incorporated (“PMI”), it manages over 10,000 units and operates a significant marketing program and oversees a waiting list in association with the Jackson, Mississippi Housing Authority for the temporary and permanent relocation of tenants across its multiple affordable properties in the Jackson, MS market.
Wishcamper will contribute its development expertise and will be responsible not only for underwriting and executing the complete financing package for Regency Park Apartments (consisting of 4% tax credits from HMFA and HMFA tax exempt bonds in addition to the NSP2 grant) but also for creating and overseeing the development/rehabilitation plan from design through construction, lease up, and ultimate stabilization.  Additionally, Wishcamper’s affiliated property management company, Preservation Management Inc. (“PMI”) will be responsible for property management of the Regency Park Apartments during and after the renovation process.  PMI is significantly experienced with all aspects of managing affordable housing including tax credit and HOME program monitoring and compliance.  PMI staff will work closely with the members of the consortium to effectively work with qualifying and retaining existing tenants as well as to market the rehabilitated property to potential tenants in the community of Mount Holly, New Jersey.  PMI is also an experienced provider of valuable social services at the properties it manages, and will likewise develop and provide a multitude of social services to the tenants of Regency Park.
d. Management Structure.
1) The management structure of the NSP2 program will be led by Karen Robbins, the Executive Director of Woolman. As the lead applicant, Woolman will oversee the administration of the NSP2 grant, will coordinate between the NSP2 project team members, and will be responsible for communication and outreach to the various NSP2 project stakeholders.
NHT/Enterprise will be responsible for designing, implementing, and overseeing the systems and procedures for monitoring project performance and compliance with all applicable NSP2, tax credit, and other federal and state requirements.
Wishcamper will be responsible for finalizing the leveraged financing package augmenting the NSP2 grant with 4% low income housing tax credits and tax exempt bond loan proceeds from the New Jersey HMFA.  Additionally, Wishcamper will be responsible for planning and executing the renovation of the Regency Park Apartments and the deployment of the tax credits from HMFA.  
Joe Wishcamper, the company’s founder and President, will oversee all aspects of Wishcamper’s involvement and will be the direct contact for Ms. Robbins.  Bryan Shumway, Wishcamper’s Vice President, will be responsible for putting together the complete financing package for the project, leveraging the NSP2 funds with a combination of tax credit equity and tax exempt bond loan proceeds from New Jersey HMFA.  Mr. Shumway will report to Mr. Wishcamper. Mike Bouchee will be the project manager in charge of all aspects of design, construction, and execution of the project. Mr. Bouchee will report to Mr. Wishcamper. Jack Haskell is Wishcamper’s construction manager. Mr. Haskell will conduct regular on site inspections during the construction process overseeing the on-site work of the general contractor and the project architect.  Mr. Haskell will report to Mr. Bouchee.  Cory Fellows, Assistant Vice President, will provide project support, and Karen Gagnon, Controller, will provide accounting support, both of which will report to Mr. Bouchee.
The following lists the individuals who will play key managerial roles and their relevant experience with projects of similar nature, size, and scope:

Karen Robbins, Executive Director, WoolmanSpring, Inc.: Ms. Robbins has served as the Executive Directors of Woolman Community Development Corporation since 2004 and WoolmanSpring Inc., since it was established in 2008.  Prior to forming these companies, Ms. Robbins held various executive positions at Ambac Indemnity from 1990 through 2004 where she underwrote, developed and executed profitable new financial guarantee products serving the municipal bond and affordable housing industry.  Previously she was a Vice President at Bond Investors Guarantee from 1988 to 1990, a Vice President at Donaldson, Lufkin & Jenrette from 1986 to 1988, held various credit rating positions at Standard and Poor’s from 1983 to 1986 and held various regional planning related positions at the Tri-State Regional Planning Commission from 1978 to 1983.  Ms. Robbins holds a Masters Degree in Urban Planning from New York University and a Bachelor of Arts degree with a dual major in Urban Studies and Sociology from the State University of New York College at Buffalo.
Scott L. Kline, Vice President for Acquisitions, NHT/Enterprise:  Scott L. Kline serves as Vice President of the Trust and NHT/Enterprise.   Mr. Kline oversees acquisition efforts on properties throughout the United States while also overseeing a portfolio of over 3,000 units.  He manages a staff of 9 who are responsible for coordinating all aspects of multifamily acquisitions, redevelopment, and preservation of affordable housing.  The process involves evaluating physical conditions of properties, negotiating purchase terms with owners, developing project concepts and finance plans, coordinating due diligence processes, securing multiple layers of financing, developing resident service programs, and asset management.  Often these efforts are on behalf of resident groups and/or nonprofit organizations interested in acquiring properties to preserve them as affordable housing. Other times they are done on behalf of NHT/Enterprise.

Mr. Kline also develops and conducts workshops for resident councils, non-profit developers, city/state housing officials, and state finance agencies.  Frequent topics include:  federally assisted housing and means for preservation; federal policy and programs which impact preservation of federally assisted housing; considerations for evaluating the acquisition, redevelopment and preservation of affordable housing; and approaches to financing the acquisition, redevelopment and preservation of affordable housing. 
Prior to joining the staff of the Trust, Mr. Kline served as the Director of Multifamily Programs for the Arlington Housing Corporation (AHC), a private, nonprofit, developer of affordable housing in Arlington, VA.  He coordinated a staff of 5 in all facets of multifamily real estate development, including acquisition, finance, design, construction and/or rehabilitation, marketing, and asset management. 

Mr. Kline has experience working with a variety of financial executions and programs including: private activity tax-exempt bonds; 501(c)(3) fixed rate and lower floater bonds; Federal Low-Income Housing Tax Credits; Section 8; Community Development Block Grant funds; HUD Rental Rehabilitation Grants; HOME loans; state housing trust funds;  Standard & Poor's Affordable Housing Program; Federal Home Loan Bank’s Affordable Housing Program and Community Investment Program; CRA loans; bargain sales; foundation grants; capital grants and 241(f) loans through the Low-Income Housing Preservation and Resident Homeownership Act; and a variety of seller take-back arrangements.

During his 18 year career in the affordable housing arena, Mr. Kline has financed over $350 million of affordable housing.

Mr. Kline earned an M.B.A. in Real Estate Development and Urban Planning, from American University, Washington, D.C. and also holds a B.B.A in Finance, from George Washington University, Washington, D.C. Mr. Kline sits on the board of the Housing Association of Nonprofit Developers serving the metropolitan D.C. area, and four nonprofit boards that own and operate Section 8 properties.

Gillian E. Ament, Controller and Assistant Vice President, NHT/Enterprise: Gillian Ament has served the Trust in a number of areas since 1993.  As Controller, Ms. Ament oversees all finances of the National Housing Trust, National Housing Trust Community Development Fund (“NHTCDF”), Institute for Community Economics (“ICE”), and NHT/Enterprise Preservation Corporation.  Ms. Ament has experience in administering a variety of loan and grant programs, including federal grants, and is well versed in OMB Circular A-122 and A-133 audits.  She has been responsible for oversight and coordination of all lender/funder reporting at the Trust.
NHTCDF is a loan fund that provides predevelopment and bridge loans to developers working on affordable housing preservation transactions.  NHTCDF 
has made over 50 loans for a total of $9 million. Similarly, ICE provides loans to nonprofits that develop and preserve affordable housing.  That entity has made over 445 loans in 30 states totaling $44 million.  Ms. Ament’s experience in overseeing the finances and compliance of these loan funds will be invaluable in implementing this program.
Ms. Ament has also assisted in the design and coordination of workshops for resident councils, non-profit developers, city/state housing officials, and state finance agencies which may include several topics:  federally assisted housing and means for preservation; federal policy and programs which impact preservation of federally assisted housing; considerations for evaluating the acquisition and development of affordable housing; and approaches to finance the acquisition and development of affordable housing, including federal, local and state initiatives.
Previous to her employment at the Trust, Ms. Ament had over 12 years of experience in finance, personnel and organizational management, and community organizing at a number of Washington area nonprofit organizations.
Lyndel “Joe” Wishcamper, President, The Wishcamper Companies: Joe has over 35 years of affordable housing development experience and is a principal in over 8,500 units of affordable housing across 13 states. Joe has developed a reputation of integrity and positive outcomes in his many years as a leader in affordable housing. Joe has worked with a variety of programs and agencies with success including Section 8, Section 42, Farmers Home, Rural Development, and many more. 

Bryan Shumway, Vice President, The Wishcamper Companies: Bryan has been involved in all stages of affordable housing preservation transactions since 2001. Most recently Bryan has worked to structure acquisitions of regulated multifamily assets. By skillfully combining public resources with private and institutional capital, he worked to preserve the affordability of important community resources while providing attractive returns to Sellers and strong performance to investors. Before spending time structuring transactions, Bryan was involved in various stages of due-diligence, design, closing and construction oversight transactions that preserved over 1,400 units of affordable housing.
Mike Bouchee, The Wishcamper Companies:  Mike graduated from the University of Montana with a degree in finance in 1997 and attended law school at the University of California, Berkeley School of Law (Boalt Hall), receiving his JD in 2000.  Following law school Mike spent two years practicing in San Francisco at Lillick & Charles focusing primarily on corporate and transactional matters.  In 2002 Mike returned to Missoula, MT to practice at Garlington, Lohn & Robinson. Mike briefly returned to law school in 2003 at the New York University School of Law and received his masters of law degree (L.L.M.) in 
taxation in 2004.  Mike joined The Wishcamper Companies in June 2007 and has since been developing affordable housing primarily focusing on preservation transactions. 
Jack Haskell, Construction Manager, The Wishcamper Companies:  Mr. Haskell will be responsible for construction oversight on all projects and will be assisted by a construction manager who reports directly to him.  Mr. Haskell has been involved in the construction industry for over 35 years in many capacities, including as owner of a construction company and as the Director of Plant and Engineering for Maine’s largest hospital.
Cory Fellows, Assistant Vice President, The Wishcamper Companies:  Mr. Fellows will provide valuable assistance to the various Wishcamper team members in all phases of the project.  He plays a key role in designing development plans for potential acquisitions and is responsible for the implementation of multiple phases of those plans, including: financing, obtaining regulatory approvals, construction planning and oversight and lease-up/stabilization. He also directs efforts to enhance energy efficiency and implement conservation measures across the entire Wishcamper portfolio of affordable housing properties.
Karen Gagnon, Controller, The Wishcamper Companies:  Mrs. Gagnon will be responsible for processing all requisitions, tracking expenditures, and performing all accounting-related functions associated with the NSP-2 activities.  She will be assisted by an accountant who reports directly to her.  Mrs. Gagnon is a Certified Public Accountant and has been involved in the real estate industry for over 30 years, including 10 years of experience as an auditor of subsidized housing developments.

2) References:
WoolmanSpring, Inc.:

a.
Kathleen Hoffman

Manager


Township of Mount Holly

23 Washington Street


Mount Holly, NJ 08060


Tel: (609) 845-1102


Email: khoffman@mountholly.info
b.
Sunil Chandy


President


Rancocas Valley Clergy Association


121 High Street


St. Andrews Church

Mount Holly, NJ 08060


Tel: (609) 267-0225

Email: revchandy.standrewschurch.mh@verizon.net
NHT/Enterprise:*
a.
Linda Aebli

Executive Director

Scranton Office of Economic & Community Development

340 North Washington Avenue


Scranton, PA 18503


Tel: (570) 348-4216


Email: laebli@scrantonpa.gov
b.
Alex Viorst


Principal


Prudential Mortgage Capital Company

8401 Greensboro Drive

McLean, VA 22102

Tel: (703) 610-1314

Email: alex.viorst@prudential.com
c.
Nemo Hannafin

Deutsche Bank Berkshire Mortgage

4550 Montgomery Ave., Suite 1150

Bethesda, MD 20814

Tel: (301) 347-4814

nemo.hannafin@db.com
*
Please also see the Journal of Tax Credit Housing article detailing the relevant experience of NHT/Enterprise attached at Appendix III.

The Wishcamper Companies:*
a.
Paula Carruth

U.S. Department of Housing and Urban Development (HUD)


Director of Multifamily Housing, Jackson, MS Field Office


100 West Capital Street

Jackson, MS 39269


Tel: (601) 608-1750
Email: paula.b.carruth@hud.gov
b.
Diane Bolen


Mississippi Home Corporation


Executive Director


735 Riverside Drive


Jackson, MS 39202

Tel: (601) 718-4600


Email: dbolen@mshc.com
*
Please see the Clarion Ledger articles detailing the relevant experience of Wishcamper on similar projects in Jackson, MS attached at Appendix III.

Factor 3 - Soundness of Approach.
a. Proposed Activities.
1)  
The NSP2 program proposed by the lead applicant, Woolman, and its consortium partner, NHT/Enterprise, and their for-profit partner, Wishcamper, is comprised primarily of establishing a loan fund with the NSP2 grant proceeds from which funds will be loaned to a Wishcamper- and Woolman-related development entity for the purpose of acquiring and fully rehabilitating the foreclosed Regency Park Apartments and Townhomes located at 64 Regency Drive in Mount Holly, New Jersey.  
This NSP2 program is an effort by the applicant and its partners to save and fully rehabilitate 162 units of foreclosed affordable housing in Mount Holly, New Jersey so as to provide safe, affordable, and fully modernized and efficient affordable housing for the residents of the target geography, which will result in the social and economic recovery and stabilization of the greater Regency Park neighborhood and the entire target geography.  
This redevelopment project will quickly and effectively reverse the trend of staggering vacancies in the target geography, thereby increasing property values throughout the target geography.  It is anticipated that the full rehabilitation of the Regency Park Apartments will be completed by December 2010 and that the property will be fully stabilized by spring 2011.  All NSP2 funds will be fully spent and invested in the Regency Park project within 24 months from an award of NSP2 funds hereunder.  In addition to the NSP2 funds requested hereunder, Woolman and its NSP2 partners shall utilize over $11,000,000 in loan funds from the New Jersey Housing Mortgage and Finance Agency (“HMFA”) and over $4,000,000 in 4% LIHTC tax credit equity from Four Eighty One Corp. (a subsidiary of T.D. Bank, N.A.) in order to execute the acquisition and rehabilitation of Regency Park.
2a)  
Woolman and its NSP2 program partners will use the requested NSP2 grant funds in the following NSP2-eligible activities:
	NSP2 Eligible Activity
	Specific Activity
	NSP2 Funding Request

	Establish financing mechanisms for purchase and redevelopment of foreclosed upon homes and residential properties, including such mechanisms as soft-seconds, loan loss reserves, and shared-equity loans for low- and moderate-income homebuyers.
	Establish loan fund to loan NSP2 proceeds to Regency Housing Associates LP to partially fund its acquisition and rehabilitation of the Regency Park Apartments.
	$9,213,750 
($9,750,000 less $536,250 for administration and oversight).

	
	NSP2 Program oversight, management, evaluation and administration.
	An amount not to exceed $536,250.






Total Request for Funding:
        $9,750,000

Woolman will be responsible for establishing the financing mechanism described above.  Wishcamper will be responsible for the oversight, management and all other details associated with the purchase of the Regency Park Apartments by Regency Housing Associates LP upon its receipt of NSP2 loan funds from Woolman.  NHT/Enterprise will be responsible for monitoring the overall NSP2 program and ensuring its compliance with all applicable state and federal rules and regulations.

2b)  
The Regency Park Apartments and Townhomes is a 162-unit multifamily and elderly affordable housing property consisting of 124 units of elderly housing in a mid-rise tower and an additional 38 units of 3-bedroom multifamily units located in seven townhouse structures, all of which are located on the same property in Mount Holly, New Jersey.  The Regency Park Apartments originally had a project-based Section 8 contract, which was converted from a project-based subsidy to a tenant-based subsidy in March 2006.

On or about September 21, 2007 the U.S. Department of Housing and Urban Development (“HUD”) sold its first mortgage secured by the Regency Park Apartments and the related mortgage note in the Multifamily and Healthcare Loan Sale 2007-1 of HUD-held, unsubsidized multifamily and healthcare mortgages.  The mortgage was a delinquent mortgage held by HUD at the time of its sale, and the sale was an attempt to stave off foreclosure of the property.  The HUD mortgage was purchased at auction by PAMI Regency Park, LLC, a subsidiary of Lehman Brothers (“PAMI”).

Unfortunately the Regency Park Apartments continued its descent into financial and physical disrepair following the sale of the mortgage, and on or about July 20, 2007, the Regency Park property owner filed for Chapter 7 bankruptcy protection in federal court.  On or about August 21, 2008, PAMI filed an action to foreclose its mortgage secured by the property in New Jersey state court.  However, PAMI’s foreclosure action in state court was automatically stayed  pending the sale of the property by the Trustee via a deed in lieu procedure as part of the federal bankruptcy proceedings.  PAMI’s state court foreclosure action of Regency Park will be completed upon the sale of Regency Park by the Trustee via a deed in lieu to either PAMI or any party to whom PAMI may assign its credit bid.  
Woolman’s for-profit NSP2 partner, Wishcamper, is a party to a current and binding Purchase and Sale Agreement between Wishcamper, PAMI and the Chapter 7 bankruptcy trustee (Bunce D. Atkinson, the “Trustee”) providing for Wishcamper’s acquisition of the Regency Park Apartments from the Trustee via a deed in lieu of foreclosure following an award of NSP2 grant funds pursuant to this application.  Pursuant to the terms of the Purchase and Sale Agreement, PAMI shall assign its credit bid to Wishcamper in order to allow Wishcamper to purchase Regency Park directly from the Trustee via a deed line lieu of foreclosure.  

The Regency Park Purchase and Sale Agreement provides for a $6,500,000 purchase price, which is a discount of over 43% from the March 21, 2008 appraisal of the Regency Park Apartments performed by C.J. Guiney & Associates for the benefit of the Trustee.  That appraisal determined the “as is” fair market value of the Regency Park Apartments as of March 7, 2008 to be $11,525,000.  Wishcamper currently has a newly commissioned appraisal of the property underway in order to further verify the substantial purchase discount underlying this NSP2 proposal.

Immediately prior to closing on the purchase of Regency Park, Wishcamper shall assigns its rights as purchaser under the Purchase and Sale Agreement to Regency Housing Associates LP, a New Jersey limited partnership which applied for 4% tax credits and tax-exempt bond financing in June 2009 with the New Jersey HMFA.  Regency Housing Associates LP’s application for $11,804,550 in tax-exempt bond financing with HMFA was approved at a special meeting of its Board of Directors on July 1, 2009 (see HMFA commitment letter attached hereto at Appendix II).  

A subsidiary of Wishcamper (Wooly Bugger Realty, LLC) and Woolman are the general partners of Regency Housing Associates LP, and a subsidiary of TD Bank, N.A. (Four Eighty One Corp.) will be the 99% limited partner providing $4,200,000 in tax credit equity (see Four Eighty One Corp. commitment letter attached hereto at Appendix II).

Woolman proposes establishing a loan fund with a majority the NSP2 funds to be granted hereunder.  No more than 5.5% ($536,250) of the NSP2 funds will be retained by Woolman to pay for administrative expenses of administering the NSP2 program throughout its duration.  Woolman will then loan a portion of the NSP2 funds set aside in the loan fund to Regency Housing Associates LP for the purpose of closing on its purchase of the Regency Park Apartments from the Trustee via the deed in lieu of foreclosure procedure discussed above.  Following closing, Regency Housing Associates LP will then proceed with executing the rehabilitation and renovation plan for the Regency Park Apartments developed primarily by Wishcamper.

The NSP2 financing mechanism to be established by Woolman for this purpose will be a loan to Regency Housing Associates LP having a term of at least 15 years and an interest rate of 0%.  Throughout the time that the loan to Regency Housing Associates LP is outstanding, a land use restriction agreement (“LURA”) with a 30-year term will be in effect, restricting occupancy for 25% of the units to persons earning 50% or less of area median income (“AMI”), and further restricting occupancy for the remaining 75% of the units to persons earning 60% or less of AMI, and further restricting rents to be set at 30% or less of the 50% AMI level for the area.  The NSP2 program partners hereby commit to extend the affordability restrictions for a period of at least 30 years as evidenced by the LURA discussed above.

The total budget of the Regency Park preservation plan is approximately $25,750,000.  This encompasses both the acquisition of the property and its full rehabilitation by Regency Housing Associates LP, which will utilize $9,750,000 in NSP2 funds to be loaned from Woolman, $4,200,000 in tax credit equity to be contributed by Four Eight One Corp., and $11,804,550 in tax-exempt bond proceeds to be loaned from New Jersey HMFA.

Following its acquisition of the property Regency Housing Associates LP will immediately begin mobilizing construction personnel to begin the renovation and rehabilitation process.  Utilizing a system of monthly requisition payments, Woolman will make further NSP2 loan funds available to Regency Housing Associates LP to pay for various acquisition and renovation costs.  Prior to Woolman advancing loan funds, a construction inspection will take place and a thorough review of the payment request will take place.  All construction and rehabilitation of Regency Park is estimated to be completed, and all NSP2 funds expended, by December 31, 2010.
Regency Housing Associates LP will develop a Relocation Plan in full compliance with the Uniform Relocation Assistance and Real Property Acquisition Act (“URA”), 49 CFR Part 24 and HUD Handbook 1378.  During construction and renovation, Regency Park residents will be moved from their current (un-renovated) units to a completely renovated unit.  During the 
construction period, Regency Housing Associates LP will hire a Relocation Coordinator (“RC”) who will work on site.  This RC will be responsible for distributing resident notices, facilitating communication between Regency Housing Associates LP, Regency Park residents and the general contractor, coordinating moves, and ensuring that each move performed is successful for all stakeholders.
There are at least ten critical functions that the RC will perform in the administration of the Relocation Plan.  In addition to these ten functions, the RC will be responsible for handling any unexpected conditions in a manner that is both acceptable to tenants and allows the construction to continue on schedule. The ten critical functions are described below.

1. Coordination of Moving Schedules.
2. Distribution of Notices.
3. Pre-Move Interviews.
4. Distribution of packing containers.
5. Hiring of Packers for those who need them.
6. Pre-Move Inspections.
7. Tenant Qualification Paperwork.
8. Utility Service Transfer. 

9. USPS Mail Transfer.
10. Reimbursements for out of pocket expenses.

Residents, if any, located on the first set of units scheduled for construction will be notified at least 60 days in advance of the required relocation date.  Thereafter, residents will be notified at least 30 days in advance of their required move date.  Before residents are asked to move, management will ensure that there are a sufficient number of vacant units available to house them. In the event that there are not enough vacant units available to accommodate moving tenants, alternative accommodations will be arranged to allow construction to continue.  Residents will be moved from their current (unrenovated) unit into a newly renovated unit.  Regency Housing Associates LP will pay for all reasonable costs of moving.  In accordance with the URA, no tenant will be required to pay any reasonable moving expense out of pocket.
Regency Housing Associates LP will hire Preservation Management, Inc. (“PMI”) to serve as the Regency Park management company.  PMI is a Wishcamper-related management company that has specialized in providing comprehensive residential management services for a variety of affordable housing properties since 1980.  PMI currently manages over 4,000 affordable housing units across the country.  PMI also is an industry leader in the promotion and provision of resident service programs.  PMI will work with Regency Housing Associates LP to develop a series of resident service programs for the residents of Regency Park.
Woolman will oversee and manage the Regency Park NSP2 project, Wishcamper will oversee and manage all aspects of the acquisition and rehabilitation of the Regency Park Apartments, and NHT/Enterprise will oversee all aspects of monitoring the NSP2 program and ensuring its compliance with all applicable federal rules and regulations.  Woolman commits to, and will also ensure that all environmental reviews are performed by HUD prior to the acquisition and rehabilitation of the Regency Park Apartments.

In the event the consortium and its for-profit partner Wishcamper are unable to close the Regency Park purchase transaction due to not receiving NSP2 funds, it is most likely that PAMI will simply complete the foreclosure of the property in conjunction with the owner’s bankruptcy proceeding, and thereafter remove all or a majority of the income restrictions in order to convert the property to (substandard) market rate housing.  The much needed supply of affordable housing in Mount Holly will be significantly reduced and the destabilization of the Regency Park neighborhood, including Old Mill Village, The Garden District, and the Plaza Shopping Center will most likely continue.

2c) 
The vast majority of the NSP2 funds requested hereunder will be loaned to Regency Housing Associates LP for its acquisition and rehabilitation of the Regency Park Apartments.  In addition to the NSP2 funds, Regency Housing Associates will utilize a mix of 4% LIHTC tax credit equity from Four Eighty One Corp. (a subsidiary of T.D. Bank N.A) and bond financing loan funds New Jersey HMFA. Regency Housing Associates LP’s application for $11,804,550 in tax-exempt bond financing with HMFA to be loaned to Regency Housing Associates LP for the Regency Park project was approved at a special meeting of its Board of Directors on July 1, 2009.  The New Jersey HMFA commitment letter is attached hereto at Appendix __.  In addition, a subsidiary of TD Bank, N.A. (Four Eighty One Corp.) has committed to providing $4,200,000 in tax credit equity to the Regency Park project. The Four Eighty One Corp. commitment letter is attached hereto at Appendix ___.

2d)  
The NSP2 project described herein provides for the renovation and rehabilitation of 162 units of existing affordable housing in Mount Holly, New Jersey.  This preservation plan provides for $45,000 in renovations per housing unit plus and an additional $100,000 in new fixtures, furnishings and equipment for the property for a total renovation budget of $7,390,000 for the project.  The Wishcamper Companies specialize in the rehabilitation and preservation of existing affordable housing units as it is often most economically and environmentally efficient to renovate existing housing stock than to construct new housing stock from the ground up.

That is certainly true in this case as the Regency Park Apartments physical structures are fundamentally strong and capable of preservation, thereby providing the platform for a full and effective rehabilitation of the property and 
the surrounding neighborhood.  The only demolition activity provided in this NSP2 plan is the  conversion of a patch of currently paved and/or landscaped area on the property into a raised bed community garden which will be utilized by tenants for growing their own herbs, vegetables and flowers.  No demolition of physical structures will occur as part of the Regency Park preservation project. 
b. Project Completion Schedule.  

The components of the NSP2 project outlined in the project completion schedule below are: 1) the award of the NSP2 grant to the lead applicant, Woolman, 2) the creation of a financing mechanism whereby Woolman loans the NSP2 funds to Regency Housing Associates LP (of which an affiliate of Wishcamper and Woolman are general partners), and 3) Regency Housing Associates LP’s use of the funds to purchase and rehabilitate the Regency Park Apartments.
The timeline for completing this NSP2 project and expending the entire $9,750,000 of NSP2 funds will be completed by December 2010.  Therefore, the requirement to expend 50% of the NSP2 funds within two years and 100% of the funds within three years will be met with plenty of time to spare.  The NSP2 funds will be spent in three categories: acquisition (no later than March 2010), construction (drawn down over a period from April 2010 to December 2010), and project administration (expended through the duration of the acquisition and rehabilitation period).

Upon notice that this NSP2 application is successful, the consortium and its for-profit partner, Wishcamper, will begin the creation of a written protocol for monthly reporting to HUD (if the updated DRGR system allows monthly rather than quarterly reporting).  NHT/Enterprise has significant experience in creating reporting and oversight systems and procedures and will take the lead in this process and will educate both Woolman and Wishcamper on the mechanisms and systems chosen. Woolman will thereafter, with the assistance of NHT/Enterprise and Wishcamper, be responsible for providing monthly progress reports to HUD via the DRGR on-line system and for posting the reports on the Woolman website for the public.  These reports will summarize obligations, expenditures, draw-downs, and accomplishments for all the NSP2 related activities for the period.
The non-construction critical management actions and timelines (construction items discussed in the paragraph below) are broken out and briefly discussed by month, along with a statement of the primarily responsible party(ies) for each action item:
July 2009

· Submission of the NSP2 application to HUD in July 2009.
· Assembled by Wishcamper with input from Woolman and NHT/Enterprise.
·  Completion and submission of the applications to NJHFMA for the tax credits and tax exempt bonds. 


· Assembled by Wishcamper.
· Begin creation of documentation for financing mechanism/loan instrument.
· Woolman and Wishcamper.
· Begin design of written systems and procedures for accounting and oversight.
· NHT/Enterprise and Woolman.
August 2009

· Engage architect to prepare schematic plans for project.
· Wishcamper.
· Establish acceptable timeline and fee structure to get construction documents shortly after reservation of tax credits and receipt of NSP2 grant so construction can start within 60 days.

· Wishcamper.
· Identify contractor(s) with LIHTC experience to do negotiated contract. 

· Wishcamper.
· Establish acceptable timeline for pricing, revisions, etc. to allow construction to start 60 days after reservation of tax credits.

· Wishcamper.
· Submit monthly DRGR report to HUD; post report on Woolman website.
· Woolman and NHT/Enterprise.
September 2009

· Tenant Relocation Planning.
· Wishcamper – relocation plan to be completed and approved by end of month.
· Apply for building permits.


· Wishcamper to work with architect to complete drawings to allow for submission by end of month.
· Management Issues.
· Management company budget sign-off.
· Management company construction scope review.
· Wishcamper /Woolman to facilitate management company communication and site access. Goal to have a completed management/operations plan by month-end.
· Submit monthly DRGR report to HUD, post report on Woolman website.
· Woolman and NHT/Enterprise.
October 2009

· Create syndicator checklist and timeline and begin assembling packet.
· Wishcamper/Woolman – goal to indentify all needed items and documents.
· Create NJHFMA lender checklist and begin assembling. 

· Wishcamper/Woolman – goal to indentify all needed items and documents.
· Submit monthly DRGR report to HUD, post report on Woolman website.
· Woolman and NHT/Enterprise.
November 2009

· Complete syndicator checklist and finalize Limited Partner Agreement.
· Wishcamper/Woolman – goal to circulate and negotiate details of an LPA for tax credit equity and to begin to line up docs for a timely closing.
· Complete and submit final lender checklist.
· Wishcamper/Woolman – goal is to have all documents to lender and have all contingencies removed from loan commitment to allow the team to begin to process docs for timely closing.
· Submit monthly DRGR report to HUD, post report on Woolman website.
· Woolman and NHT/Enterprise.
December 2010

· Finalize and implement accounting and control systems/establish protocols.
· NHT/Enterprise, Woolman, and Wishcamper – goal is to have written systems and procedures in place and effective by end of month.
· Continue to monitor progress of LIHTC and Bond transactions.
· Wishcamper – goal is to keep each process on track for a timely closing.
· Submit monthly DRGR report to HUD, post report on Woolman website.
· Woolman and NHT/Enterprise.
January 2010

· Finalize and execute the financing mechanism whereby Woolman loans NSP2 proceeds to Regency Housing Associates LP for the purpose of acquiring the Regency Park Apartments from the bankruptcy trustee.
· Wishcamper/Woolman – goal is to have the financing mechanism completed and positioned for funding prior to the March 2010 closing.
· Submit monthly DRGR report to HUD, post report on Woolman website.
· Woolman and NHT/Enterprise.
February 2010
· Prepare closing statement/pro-rations.
· Obtain final meter readings and payable estimates.
· Wishcamper/Woolman will be responsible for collecting and reviewing the data and prorations.
· Submit monthly DRGR report to HUD, post report on Woolman website.
· Woolman and NHT/Enterprise.
March 2010

· Closing of the purchase of the Regency Park Apartments by Regency Housing Associates LP from the bankruptcy trustee via a deed in lieu of foreclosure.
· Submit monthly DRGR report to HUD, post report on Woolman website.
· Woolman and NHT/Enterprise.
· Begin construction timeline/schedule/duties outlined below.
The Regency Park Apartments complex consists of 162 affordable units. The timeframe for completion of construction/renovation is outlined below. Wishcamper will be responsible for the management and oversight of each step in the construction process and for maintaining the construction schedule and timeline. A representative of Wishcamper will hold a weekly construction meeting with the general contractor and the architect on site at Regency Park to ensure that schedules are being met and that any problems are dealt with quickly and appropriately. 

January 30, 2010 – Notice to Proceed to General Contractor

February 28, 2010 – End of Mobilization Period

April 2010 – Total of 20 units completed

May 2010 – Total of 35 units completed

June 2010 – Total of 50 units completed

July 2010 – Total of 65 units completed

August 2010 – Total of 85 units completed

September 2010 – Total of 105 units completed

October 2010 – Total of 120 units completed

November 2010 – Total of 140 units completed

December 2010 - Total of 162 Units Completed
c. Income Targeting for 120% and 50% of Median.
All NSP2 funds must provide benefit to persons whose income does not exceed 120 percent of area median income. Also, 25% of each NSP2 grant must be used for the purchase and redevelopment of abandoned or foreclosed upon homes or residential properties that will be used to house individuals or families whose incomes do not exceed 50% of area median income (AMI).
The project to acquire and renovate the Regency Park Apartments in Mount Holly, New Jersey will preserve and improve 162 units of foreclosed affordable housing.  As part of the acquisition and rehabilitation, Regency Housing Associates LP will enter into long term restricted use agreements limiting the tenancy on all 162 apartments to households earning less than 50% or 60% of AMI (41 units, or 25% of the total, will be restricted to use by households earning 50% of AMI or less and 121 units, or 75% of the total, will be restricted to use by households earning 60% AMI or less). The NSP2 grant will enable Regency Housing Associates LP to purchase the property out of foreclosure/bankruptcy via a deed in lieu procedure with the bankruptcy trustee and to preserve and extend the affordability restrictions on the property for an additional 30 years thus providing/stabilizing an important source of affordable housing for the community of Mount Holly for many years to come.
All tenant income certification functions, both at move-in and on an on-going basis, will be performed in full compliance with relevant tax credit requirements by Preservation Management Inc. (“PMI”), a Wishcamper-related property management company.  PMI specializes in the management of affordable housing properties for Wishcamper and other owners across the country, and provides specialized income 
certification and tenant social services at nearly every property it manages, as will be the case at Regency Park.  PMI shall prepare annual monitoring reports summarizing the project’s income certification compliance.
d. Continued Affordability.
The affordability restrictions limiting tenancy at Regency Park Apartments to households earning 50% of AMI or less for the designated 24 one-bedroom midrise apartments and 8 three-bedroom townhome apartments, as well as restrictions limiting tenancy for the remaining 100 one-bedroom midrise apartments and 30 three-bedroom townhome apartments to households earning 60% of AMI or less will apply for a thirty (30) year term and will be memorialized in the public record via a land use restriction agreement (LURA) running with the land for the entire thirty year term.  As described immediately above, PMI shall provide all income certification functions at Regency Park, and shall prepare annual monitoring reports summarizing the project’s income certification compliance for the duration of the thirty year restricted period.  PMI will coordinate with, and utilize the waiting list of the local Mount Holly housing agencies to select households for affordable units at Regency Park in the event that demand exceeds available supply.
e. Consultation, Outreach, Communications.

Woolman has been working with the Regency Park Tenants Association and other residents of Regency Park as well as the Township of Mount Holly since July of 2007 in order to improve conditions in the Regency Park neighborhood and permanently resolve the problems caused by the property’s foreclosure.  Throughout this period, Woolman has gained a true understanding of the conditions, resident needs and opinions by attending Tenant Association meetings, consulting with their legal counsel, conducting activities in the neighborhood (i.e. seasonal parties, Horticultural Craft Sessions) conversing with residents, and consulting with local non-profit groups that service area residents.  These groups include Extended Hand Ministry and Catholic Charities.  In addition, Woolman has been informed of Township concerns, goals and objectives by attending meetings with the Township Manager, Council and Mayor.  This NSP2 proposal is the redevelopment strategy that has resulted from the culmination of these meetings and communications coordinated by Woolman over the past two years.

Woolman has also consulted with county and state agencies seeking input and guidance with respect to funding availability and affordability levels.  This proposal is designed to be consistent with all applicable county and state housing objectives.

With the input from the Tenants Association and the Township, Woolman has identified Wishcamper as the affordable housing developer that can best execute the Regency Park Redevelopment Strategy.  Woolman hosted a meeting with 
representatives from the Tenants Association and a meeting with the Township in order to facilitate citizen participation in its selection of a developer for this project.  

Wishcamper expects to hire Preservation Management Inc. (“PMI”), a related third party management company specializing in the management of affordable housing and the provision of social services to residents.  Woolman will work with PMI to execute an outreach and affirmative marketing plan that ensures that qualified families and individuals are available as NSP2-assisted units become available.  

Upon notice of funding, Woolman will host meetings with civic associations and community groups of Mount Holly as well as the residents and Tenants Association of Regency Park in order to assure a process for communication regarding the project design, development process and housing opportunities we intend to create.  Woolman will also maintain a web site for public comments at www.woolmanspring.org and will publicize this at meetings as well as in relevant literature.  We will communicate stakeholder concerns to our consortium partner, NHT/Enterprise, as well as our for-profit developer partner, Wishcamper, and the management company, PMI, if appropriate.  Woolman will work with all groups to create consensus whenever practical or possible should unforeseen issues or problems develop.  PMI will be required to develop a Management Plan that will include a process and required timeframes to respond to stakeholder concerns.  

f. Performance and Monitoring.
NHT/Enterprise and Woolman will share the responsibilities for overseeing performance and monitoring of all NSP2 activities funded under this application.  These duties will involve four primary disciplines: accounting, project underwriting, program compliance, and asset management.
Accounting
As steward of the NSP2 funds, NHT/Enterprise and Woolman will ensure that all costs are properly accounted for and expended pursuant to all applicable federal guidelines.  Gillian Ament, Controller and Assistant Vice President of NHT/Enterprise, will be responsible for all of the financial oversight, accounting, bookkeeping and federal compliance for the NSP2 program.  This internal control will allow for daily monitoring and tracking of the program and its funds.  As Controller of NHT/Enterprise, Ms. Ament oversees all finances of the National Housing Trust, National Housing Trust Community Development Fund (“NHTCDF”), Institute for Community Economics (“ICE”), and NHT/Enterprise Preservation Corporation.  National Housing Trust and NHT/Enterprise have been the recipients of federal grants, the accounting of which are overseen by Ms. Ament.  She is well versed in OMB Circular A-122 and A-133 audits.  She has been responsible for oversight and coordination of all lender/funder reporting at the Trust.  
All activities associated with NSP2 funding will be accounted for separately.  A separate chart of accounts will be established for NSP2.  Additionally, expenses will be tracked on a per project basis.  NSP2 funds will be managed in separate accounts from other NHT/Enterprise and Woolman activities.  Ms. Ament will ensure that all expenses are allowable per OMB Circular A-87 and Circular A-122.  And upon Woolman’s year-end, she will assist Woolman with the incorporation of an A-133 audit into their regular audit process.
The consortium agreement designates NHT/Enterprise as the “internal auditor,” explicitly authorized to carry out any internal audits of activities under the NSP2 Program.  It also provides that NHT/Enterprise shall, until the expiration of five (5) years after the expiration of this Agreement, or such longer period as may be required due to an audit finding, upon reasonable notice, have access to and the right to examine any books, documents, papers and records of the Consortium Members, involving transactions related to the Consortium's NSP2 program.
Project Underwriting
The proposal is to secure $9,750,000 of NSP2 funds, leveraged by $4,200,000 in tax credit equity from TD Bank and an additional $11,804,550 in loan funds from the New Jersey Housing Mortgage and Finance Agency (“NJHMFA”), the proceeds of which will be used to acquire, renovate and preserve (as affordable housing) the Regency Park Apartments, in Mount Holly, New Jersey.  It is critical that the NSP2 funds be invested prudently, into revitalization efforts that will result in communities that are both physically and financially viable over the long-term.  Accordingly, NHT/Enterprise will utilize the expertise of its development staff to review and underwrite the project as it is being proposed.  
NHT/Enterprise has five developers on staff with a vast array of experience in developing and implementing complex financial executions for the acquisition and renovation of multifamily affordable housing.  Upon receiving the necessary data and due diligence work from Wishcamper, NHT/Enterprise’s developers will input the relevant financial information into one of NHT/Enterprise’s standard templates.  Assumptions will be reviewed, and challenged if appropriate.  
NHT/Enterprise’s Sustainable Project Manager will inspect the subject property and review the proposed scope of work to ensure that it is adequate to provide decent, safe, and quality affordable housing over the long-term, and that it incorporates as many green technologies and amenities as practical.
Upon reconciliation of the applicants underwriting and scope of work, NHT/Enterprise’s developers will work with Woolman staff to prepare a report and recommendation to the Woolman Board of Directors.  They will have responsibility for approving or disapproving the project.
Asset Management
The Asset Management department of NHT/Enterprise will be responsible for ensuring that upon completion of repairs and stabilization, the project continues over time to serve as quality housing to low-income households.  
These responsibilities shall include: 1) quarterly review of property financial statements generated by the property management company, 2) annual property inspections to evaluate the physical condition of the property, and 3) periodic “compliance review,” such as on-site file examination, to ensure that requirements of any affordability or land use restrictions are being met.  Additionally, as new green technologies are developed that may involve multifamily retrofits and as new funding programs become available, NHT/Enterprise’s Sustainable Project Manager will be available to work with the Owner so that they may avail themselves of such programs.
As is practice at NHT/Enterprise, Asset Management staff will maintain a Critical Dates List for the Property funded with NSP2 funds.  The Critical Dates List includes items such as insurance renewal dates, funder/investor report due dates, important capital needs related dates, etc.  The owner/borrower (Regency Housing Associates LP) will be required to copy NHT/Enterprise on all required reports of funders and investors and with evidence that other items on the Critical Dates List have been accomplished.  
In the event of unforeseen financial difficulties at a particular property, NHT/Enterprise Asset Management staff will meet with the borrower and other lenders and investors as needed to develop a plan of action to ensure that the investment of the Loan Fund is protected and the assets continue to provide quality affordable housing.
NHT/Enterprise will share these Asset Management responsibilities with Woolman, initially working together, with the intent of Woolman taking on more and more responsibilities as they become more experienced.
Program Compliance
The NSP2 program includes a variety of requirements.  With assistance from NHT/Enterprise, Woolman will be responsible for ensuring overall compliance of the proposed NSP2 Loan Program with these requirements.  
Prior to undertaking the Project or incurring any expenses to be paid with NSP2 funds, NHT/Enterprise and Woolman will be responsible for coordinating environmental reviews with the local HUD office, pursuant to CFR 24 Part 50.  This responsibility will be taken on by a staff of NHT/Enterprise developers as part of their project underwriting responsibilities.  
Utilizing documents from federal loans and grants of which NHT/Enterprise has been the recipient, NHT/Enterprise will develop a compliance checklist for the NSP2 grant closing.  Regency Housing Associates LP will have to submit for example Affirmative Fair Housing Marketing Plans and complete Property Management Plans.  It will have to provide Relocation Plans demonstrating compliance with the Uniform Relocation Act.  It will also have to demonstrate and certify that construction costs comply with Davis-Bacon wage requirements.
A Critical Dates List similar to that utilized by that of the Asset Management Staff is also utilized by NHT/Enterprise Development Staff during the development period.  NHT/Enterprise Development Staff will also use the Critical Dates List for this NSP2 Project to ensure that critical deadlines are met.
Factor 4 - Leveraging Other Funds.
Woolman hereby elects to have this Factor 4 of the application scored on the basis of the leverage rather than calculating the value of destabilizing influences.  Woolman has therefore not calculated or otherwise included information on the value of destabilizing influences in this NSP2 application.  Woolman and its NSP2 program partners, NHT/Enterprise and Wishcamper, have utilized their strong and long-standing relationships in order to secure substantial firm commitments from both Four Eighty One Corp. (a subsidiary of TD Bank, N.A.) and the New Jersey Housing Mortgage and Finance Agency (“NJHMFA”) to provide non-NSP, non-CDBG, and non-federal monies to the proposed NSP2 program described herein.  Specifically, Four Eighty One Corp. has committed to contributing $4,200,000 in tax credit equity to the program and NJHMFA has committed to providing $11,804,550 in financing to the program, all as evidenced and further detailed in the commitment letters from Four Eighty One Corp. and NJHMFA that can be found at Appendix IV.  Please note that both firm commitment letters satisfy the requirements as set forth on page 27 of the NSP2 NOFA.  
A summary of the leveraging for this NSP2 program is set forth in the chart immediately below.
	Total NSP2 Project Costs
	NSP2 Funds Requested
	TD Bank Equity Commitment
	NJHMFA Financing Commitment
	Leverage Ratio

	$25,754,550
	$9,750,000
	$4,200,000
	$11,804,550
	1.64


Both Wishcamper and NHT/Enterprise have a long history and vast experience in developing affordable housing projects that utilize leveraged funds, many of which consisted of LIHTC tax credits projects that involved the utilization of a broad range of private, state and federal funds that were leveraged so as to ensure the most efficient mix of equity, loan and subsidy sources in their respective projects.
Factor 5 - Energy Efficiency Improvements and Substantial Development Factors.
a. Transit Accessibility.  
The target geography has unparalleled access to various forms of public transit, from bus and light rail to heavy rail.  The Regency Park Apartments is just around the corner, and within a several minute walk (at 1/10th of a mile), to NJ Transit bus stops located at Levis Drive and 541/High St. and Fairgrounds Plaza (across the street).  These stops service two routes, the #418 called the Trenton Express and the #413 Route which includes service that runs at a five minute interval during rush hour on the #413 Route.  The #413 Route provides transportation to Philadelphia, three major malls, a major hospital, the Centerton Road Business Center, the East Gate Corporate Center, the Camden Walter Rand Transportation Center, and the light rail which provides transportation to Trenton’s train station servicing NYC and connections to major airports.  At other times the schedule varies, running about twice an hour during weekdays and once an hour on weekends.  The last bus runs at 11:12 pm and the first bus in the morning runs at 5:43 am.  The schedule can be seen at www.njtransit.com.  In addition, the county’s Burlink service (www.ridetheshuttle.com) runs hourly from Fairgrounds Plaza (2/10th of a mile) and Access Link (subsidized and for seniors and disabled) stops at Regency’s doors based on personalized schedules that meet clients needs.
Individuals and families residing in the Regency Park neighborhood do not require, and many choose not to have, a car due to the combination of superb accessibility to public transit as well as the proximity to food, shopping, banking, pharmacy, medical facilities, library, community college (satellite campus), county offices and specialty shops located throughout the neighborhood.
b. Green Building Standards.  
The Wishcamper Companies, in cooperation with its NSP2 program partners, has created a development plan for Regency Park that incorporates several progressive green building practices and technologies as outlined below.  
· The Regency Park Apartment rehabilitation proposal, through its re-use of building components and use of an existing multifamily site is by definition green.  By re-using as many building components as possible (foundations, framing, copper wiring, roadway infrastructure), Wishcamper is minimizing the impact that the development has on natural resources (space, materials, transportation, embedded energy, etc).
· The general contractor will be required by Wishcamper to separate and recycle as much waste as feasible on site.  Wishcamper will train the general contractor and its subcontractors to use four separate dumpsters, one each for wood, concrete, paper and plastic and the other for waste.  Materials from the 
first three dumpsters will be taken to local facilities where they will be recycled; materials in the fourth dumpster will be hauled to the landfill.  These techniques and efforts to recycle building materials by Wishcamper on other similar projects in different markets across the country have reduced the amount of wasted materials contributed to landfills by hundreds of tons.  This reduction not only limits the amount of waste but also represents hundreds of sinks and tubs, thousands of pounds of plumbing and wire and timbers, as well as appliances and windows that can be re-used or re-purposed, eliminating the need to build new building components out of petroleum based products that are shipped thousands of miles.
· Installation of new Energy Star appliances and the use of fluorescent light bulbs throughout the Regency Park complex and in all of its renovated apartment units.
· Improvement in the efficiency of the building envelopes (specific to the townhomes) through the installation of new roofs (R-30 attics), new efficient windows (that meet Energy Star guidelines), and HVAC systems (14 SEER).  All of these upgrades will vastly improve the energy efficiency of the property reducing its consumption of gas and electricity.
· Use of low-flow toilets and other water saving devices in all apartment units.
· Use of low-VOC paints in all apartment units.
· Use of low-VOC flooring materials in all apartment units.
· Use of high quality, durable building components throughout the project. This will reduce the need for future replacements and future waste.
· Working with the general contractor to maximize the use of domestically manufactured and purchased products (with a preference for New Jersey-made products, if possible).  This will reduce the transportation cost, transportation impact, and carbon footprint of the construction process.
c. Re-Use of Cleared Sites.  
While the scope of rehabilitation at Regency Park Apartments does not incorporate the clearing or complete demolition of any existing built areas of the property, the development plan does call for the clearing of either a grassed or paved area for the creation of a community garden.  The community garden will consist of two 40’ by 40’ raised bed gardens southeast of the midrise elderly unit.  Residents of the Regency Park Apartments will, for a nominal fee, be able to reserve a plot in the community garden in which to grow their own herbs, vegetables, and flowers. 
d. Deconstruction.  
There is a significant scope of what would conventionally be viewed as demolition required in the Regency Park Apartments rehabilitation plan. Wishcamper has developed a system for working with its contractors to deconstruct its rehabilitation projects as opposed to demolition.  Deconstruction and the recycling of building materials is a highly impactful sustainable construction strategy.  Not only does it keep thousands of tons of materials out of area landfills, but it also prevents the replication of such materials which are too frequently manufactured and shipped from great distances.  A deconstruction and building materials recycling program significantly reduces the greenhouse gas footprint of a project and also reduces the total amount of embedded energy consumed by a construction project. 
e. Other Sustainable Practices.  
The scope of the sustainable practices proposed by the development team is significant in scope.  Further sustainable development practices include access to transportation choices and a site location that provides neighborhood walkability (over 14 retail facilities are located within one quarter mile of the subject property), installation of water efficient irrigation, use of durable materials, protection of environmental resources (the property is not located near wetlands, critical habitat, steep slopes, farm land, or park land), and local sourcing of materials where and when practical.  Additionally, as new green technologies are developed that may involve multifamily retrofits and as new funding programs and green technologies become available, NHT/Enterprise’s Sustainable Project Manager will work with Wishcamper so that they may avail themselves of all such new programs and technologies on the Regency Park project.
Factor 6 - Neighborhood Transformation and Economic Opportunity.
Woolman hereby certifies that all of the NSP2 program activities proposed herein are consistent with, and affirmatively advance, multiple well-established, comprehensive, regional and state comprehensive development plans. 

Mount Holly Strategic Development Plan (Progress Report November 2004):   Regency Park is located in the Mount Holly Fairgrounds District.  According to the plan, “Regency Park is one of the few high density developments in Mount Holly.  It benefits from proximity to retail and services as well as easy access to regional highways.”  The Mount Holly website is www.mtholly.info.  The telephone number of the Township Manager, Kathleen Hoffman, is 609-845-1102.

Burlington County 5 Year Strategic Plan (2005-2009): 

The Regency Park Apartments acquisition and rehabilitation will help Burlington County meet each of the County’s three planning goals:
· Provide decent housing.
· Establish and maintain a suitable living environment.
· Expanding economic opportunities particularly for low and moderate income families and individuals living in Burlington County.

Burlington County Comprehensive Economic Development Strategy (1/03) submitted to the Regional Office of the U.S. Economic Development Administration (EDA):  

The Regency Park Apartments acquisition and rehabilitation is consistent with Burlington County’s economic development plan and directly addresses citizens’ comments regarding the need for redevelopment in the “Gardens” area.  It will greatly assist Burlington County meet its five year vision plan which specifically mentions Mount Holly as a Main Street community that will achieve property value increases, more jobs, and become a travel destination.

The Regency Park proposal is consistent with the County’s plan with respect to:

· “Smart Growth” philosophy.
· Economic Resources Objective 4(b):  Promote development activities that will not contribute to the degradation of the county’s existing natural resources.

· Economic Development Goal T:  Implement programs and activities which promote affordable housing, employment opportunities and other public services and recreational amenities in support of a better quality of life for Burlington County residents.
· Issue T: Redevelopment in older communities.
· Issue Y: Redevelopment.  Focus development in areas where infrastructure exists.
· Five year vision:  Main Street community (Mount Holly) property values increase, more jobs are created, Mount Holly becomes a destination locale.
The Burlington County Economic Development and Regional Planning website is www.co.burlington.nj.us.
New Jersey State Plan:  According to the New Jersey State Plan, Mount Holly is a proposed regional center.  “Regional Centers” are characterized as major employment and service hubs, with good access to major transportation corridors and a compact mix of residential, commercial and office uses.  It is designated as a “Suburban Planning Area.”  The New Jersey website is www.state.nj.us. 
The redevelopment of the Regency Park Apartments will increase the effectiveness of each of the above established comprehensive development plans because of its strategic location which promotes the use of public transportation 
and close proximity to retail and services.  In addition, it provides for social objectives such as providing safe, affordable and decent housing for low income seniors and families, increasing economic opportunities, eliminating urban blight, increasing security and reducing crime, and providing social services to those who need them.
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