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About this Tool

Description:

This publication is intended to be a tool to help NSP grantees and their partners educate potential homebuyers about the process of purchasing a home with NSP assistance. 
The Buyer’s Guide itself is intended to speak directly to homebuyers providing them with general information about the home purchase process as well as specific information about how they can utilize NSP assistance that may be available to them. Information about administering a buyer financing program can be found in the companion Administrator’s Manual tool.

How to Adapt this Document: 

This guide is intended to be presented to homebuyers who are potentially interested in utilizing NSP assistance as part of their home purchase. The information presented in this guide is intended to be adapted by the grantee to the particulars of a local program. Information such as the pre-approval requirements, specific type(s) of properties eligible for assistance, and the type(s) of assistance the grantee can or will provide via the local program should be included. The word selection / language used in your guide should be both easy to read and easy to understand. Be careful to use language that speaks directly to the home buyer and, if appropriate, to their real estate representative. 

Specific information about the local program should be inserted by the grantee in areas that are marked by [gray-shaded brackets]. 
Please explain all program requirements in simple, straightforward and user- friendly language. Where possible avoid using acronyms and technical language that may cause confusion or frustration. The final document should be as short as possible but still provide all of the critical information needed by a homebuyer and their agent. 
Source of Document:

Portions of this document have been drawn from program guides of NSP grantees as well as tools already available on the NSP Resource Exchange. 
Disclaimer: 

This document is not an official HUD document and has not been reviewed by HUD counsel. It is provided for informational purposes only. Any binding agreement should be reviewed by attorneys for the parties to the agreement and must conform to state and local laws.
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PROGRAM SUMMARY

	[Describe your program:]

	Eligible Buyers
	[Insert buyer eligibility requirements. Use positive terms and language that is, easy-to-understand (e.g. YES: Households of four persons that report an annual income of  $XXX or less are eligible to apply.  NO: To Be eligible for NSP assistance, annual household income may not exceed $XXX for a family of four ).  Do not use language that may be difficult to understand, You may want to consider developing a small chart showing household size and maximum income for eligibility. ]

	Eligible Homes 
	Type
	[Insert types of housing eligible – e.g., single family, condo, co-op, manufactured housing, two-family, add others as is appropriate to your local program.]

	
	Locations/ Neighborhoods
	[List your local NSP eligible areas]

	
	Price limits
	[List any purchase price  limits]

	
	Status/ Condition 
	[List the types of property eligible (e.g., foreclosed, abandoned, vacant), and  other condition descriptions  (e.g., move-in ready, needing some refreshing, needing repair, etc.). Be sure that any terms used are defined in the appendix area of your guide so there is no confusion about what the term mean – do not assume the terminology you use is understood by the public in the way you understand it. 

	NSP financial assistance available
	[List the types of assistance that are available in your program, (e.g., DPA, CCA, 2nd mortgages, etc.) – but do not use these or any other acronyms in your document without defining them first]


	Key Requirements & Deadlines
	· [Your Counseling certificate must be obtained 
· by __________(enter a date) 
· within ______ months of your application approval]
· [Your Purchase agreement must be executed 
· by __________(enter a date) 

· within ______ months of your application approval]
· [Your Closing must be completed 
· by __________(enter a date) 

· within ______ months of your application approval[

	Program Contact & NSP Administrator
	[insert name, phone number, and E-mail address of the program contact person and NSP Administrator]


INTRODUCTION
This guide is designed to help you get ready to purchase a home with assistance from the Neighborhood Stabilization Program (“NSP”). 
NSP was created by Congress in 2008. Among the many purposes of the legislation was an effort by Congress to help communities affected by foreclosures. Under NSP, counseling and financial assistance are available to help you purchase a home.  Like all programs there are certain guidelines and deadlines.  This guide will help you understand the guidelines and deadlines.    
Because NSP is designed to be a helpful “add on” feature to your home buying process this guide reviews the entire home purchase process, and specifically outlines what you will need to consider if you decide to use this program and are approved for NSP assistance for your home purchase.
If you use NSP assistance, you will receive counseling that will help you make a well informed and less stressful home purchase decision.  You will also receive financial assistance that will help reduce the costs associated with your home purchase and/or help reduce your mortgage expenses.  In short, NSP assistance will make the cost of owning your home more affordable for you.   
NSP is designed to help only buyers who intend to purchase and live in the home they buy – commonly referred to as “owner occupants.” Home buyers interested in purchasing a home only for the purpose of renting it as an investment are not eligible for NSP assistance. 
To help ensure that NSP assistance is only used for owner occupants, you will be required to live in the home you purchase for a minimum period of time. This time period is called the “Affordability Period.”  If you do not or cannot meet this time requirement you may be required to pay back some or all of the assistance you received, or pass your assistance on to the new buyer of your home.    [Review the previous sentence to ensure that it matches the particulars of your local program.  If it does not match, modify the sentence as needed.]
NSP assistance may come in the form of a grant, a loan, or a combination of the two.  [Review the previous sentence to ensure that it matches the particulars of your local program. If it does not match, modify the sentence as needed.]  This guide will help you understand the types of assistance available and what you need to know about the obligations and limitations connected with NSP.
[image: image1.jpg]A
Buying a Home with NSP Assistance

Apply for NSP Assistance

1—» Not Approved for NSP

Approved: Attend Counseling & Obtain Certificate

!

Obtain Pre-Approval for Mortgage from Lender | g

I
v

Find Real Estate Agent

!

Find a Home [«

!

Make Purchase Offer on

Home with Contingencies

!

Obtain NSP Purchase Approval (ee—p! Not Approved

i N

Obtain Whole House & Obtain Final
Pest Inspection

Lender Approval

PE——

Order Title and Closing

=

Obtain Insurance

| —

Review Closing Statement

|

Lender & NSP Mortgages Signed

Home Repairs Financed &
Monitored by NSP v

Congratulations






This guide is divided into 4 key sections:

1. Prepare to Purchase

2. Search for a Home

3. Prepare for Closing

4. NSP Requirements After Purchase 

The Home Buying Flow Chart shows you the steps of buying a home in the order they will occur.  At the end of this guide is the NSP Homebuyer Checklist. This checklist will help you simplify and keep track of all of the steps you will need to take to successfully complete your home purchase using NSP.

PHASE 1 -PREPARE TO PURCHASE

Before you begin your search for a home or  sign a purchase agreement for a new home, there are several steps you should take to (1) make sure that you are able to  obtain a mortgage loan for your home, and (2) that you are financially and mentally ready to purchase and maintain your home.
	Steps in Phase 1 – Prepare to Purchase
1. Determine if you can take advantage of NSP assistance and if it is right for you  - also referred to as ”pre-qualifying for NSP assistance.”  Find out (a) if you meet the program’s basic requirements for participation, and, (b) how much assistance you may be eligible to receive.
2. Obtain homebuyer counseling. At this step, you will work with an approved and experienced mortgage specialist and/or real estate professional who will help you determine the dollar amount of a monthly house payment you can afford - and that works best with your particular budget and financial situation. Counseling will also help you be certain that you are taking into account  ALL of the homeownership costs that will occur and that you can live comfortably with all the monthly expenses you will be responsible for paying.  Counseling will help you be sure that you are setting up a personal and household budget system that provides enough money for your purchase and the ongoing maintenance your home will need. 

3. Obtain a Pre-Approval for your home mortgage. At this step, you will work with a licensed and experienced mortgage professional who will review the level of house payment you can afford and identify the type(s) of loan that is right for you.  The professional will let you know what the interest rate will be, the number of years the loan will be approved for, and the dollar amount of the monthly payment you should expect to pay. 

Details for each of these steps appear in the following pages.




Step 1 - Prequalify for NSP Assistance

a) Meeting NSP Requirements

NSP financial assistance, like any mortgage or assistance program, requires that you complete an application and be qualified to participate.  Applications for NSP assistance are readily available from the participating agencies, and at the locations, listed on the page  entitled “Where to Obtain an Application for NSP Assistance” located at the back of this publication. [In an Exhibit at the end of this document, insert a list of where applications can be obtained, including local participating agency and lender names, their addresses, and phone numbers.  Consider including each site’s hours of operation and, if appropriate, their websites if buyers can access an application, secure other NSP related services, or schedule appointments for services online.]
As part of the application process, you will be asked to provide proof of your income (usually a copy of your latest pay stub and/or your most recent income tax filing).  You will also be asked to provide or give permission for the participating agency or lender to obtain:

i.  proof that you are currently employed or have a regular verifiable source income; and
ii.  a copy of your credit history/report.  

If you have no credit, or a credit history with some challenges, it may affect your ability to obtain a mortgage loan from a private lender. As a result, you might not be able to immediately qualify for NSP assistance.  BUT DO NOT MAKE ANY ASSUMPTIONS, GOOD OR BAD, ABOUT YOUR CREDIT OR YOUR ABILITY TO QUALIFY FOR NSP ASSISTANCE. For example there may be alternatives to the traditional credit report for persons with no credit. EACH PERSON IS UNIQUE AND YOUR CIRCUMSTANCES WILL BE REVIEWED INDIVIDUALLY. In some cases a husband and wife may be reviewed as completely separate applicants for a loan. Let a counselor at one of the participating agencies help you determine if, and how, you can obtain a mortgage and meet the NSP rules for obtaining assistance.
As part of the application process, you will be asked to provide evidence that you have enough money to pay your estimated downpayment and closing costs. If you do not have enough money saved, NSP may be able to provide you with some assistance.

Your counselor will help you determine the likelihood of your ability to obtain a first mortgage approval from a lender.  Your counselor will also help you determine if the mortgage you can qualify for, together with the NSP assistance, will be  enough  to cover the cost of a home that meets your needs and desires.  

Using the following general guidelines, the NSP Administrator will determine how much subsidy and/or down payment assistance you may qualify to receive:

[Insert local criteria and guidelines here – be careful to avoid jargon and bureaucratic language. To keep things clear, consider inserting all program criteria and guidelines in a single tab at the end of the document. If guidelines are placed at the end of the document, adjust the previous sentence accordingly by referencing the page where the information can be found.]
b) Amount and Type of NSP Assistance 
[This guide includes all types of NSP assistance.  Include only the types of NSP assistance that your local program provides and remove any of the assistance listed here that is not locally  available.]
Down Payment Assistance
You may be eligible to receive down payment assistance in the form of a [grant or loan or both – select the term that best fits your local program] that will be provided to you at the time you sign the loan for your mortgage (your mortgage closing).   The maximum assistance you may receive is [insert $ or % limit of the loan, or home purchase price, or other locally created federally compliant basis].  However, it is very important for you to note that, under federal NSP rules, any down payment assistance you receive MAY NOT exceed 50 percent  (50%) of the total minimum down payment that will be required by your lender.   

Closing Cost Assistance
You may be eligible to receive closing cost assistance for the various fees and charges related to services required to purchase your home that are collectively called “closing costs.”    The maximum assistance you may receive for closing costs is [up to $ _______ or ___% of your total closing costs.]
Eligible closing costs that can be included are [from the list provided below include only those provided by  your local program and remove the rest]:
· Lender fees 

· Loan application

· Loan origination fee/points

· Credit report 
· Underwriting

· Lender’s attorney/legal

· Document preparation 

· [Other items, if any]
· Third-party fees 

· Survey

· Title search 

· Title insurance

· Flood certification

· Appraisal

· Termite inspection

· [Other items, if any – such as mold inspection, whole house inspection, radon inspection, etc.]
· Government fees 

· Deed and mortgage document recording fees 

· Transfer tax

· State/local mortgage taxes 

[Other items, if any]
· Escrows and prepaid costs
· Homeowner's insurance premium

· Real estate tax escrow payments

· Current month’s mortgage interest 
(Mortgage interest you pay from the date of your closing through the end of the month in which you close)

· Prepaid mortgage insurance 

· [Other items, if any]
NSP 2nd Mortgages [or Deed of Trust]
You may be eligible to receive a loan funded by NSP to assist you with the purchase and, if determined necessary, the rehabilitation of your home.  Any NSP loan will be secured by a second mortgage [or deed of trust] on your property. The terms for this assistance are:

 [select and complete the terms that apply, and remove all others]:
· Maximum amount of loan: $ ______________
· Term of Affordability Period:  ___________ years [or if the period varies in your local program, provide a simple explanatory chart, like the one below, modified as necessary to clearly identify any extended affordability period requirements]
	Amount of  NSP Assistance Per Unit or
Total NSP Assistance to the Buyer 
	Affordability Period

	Under $15,000
	5 years

	$15,001-$40,000
	10 years

	Over $40,000
	15 years


· Term of mortgage [if different than the Affordability Period]:  ___________ years
· Interest rate [if applicable]:   ___________%
· Monthly payment [If required]:  $  ___________
· Due on sale:  Enter the local terms for due on sale provisions here. If you want to include a full “sample document for buyers to review, consider adding the document to the Appendix and place a reference to where it can be found here
NSP Purchase Price Discounts
Sometimes, local governments (you can replace “local government entities” with the actual local government /participating jurisdiction name) or non-profits or other entity acting on behalf of the government will acquire and rehabilitate homes that became vacant or abandoned after foreclosure.   Once these homes are livable again they may be offered for sale to a new owner-occupant.

If the home you decide to purchase is one of these, the funds already spent to buy and fix up the home might be reflected in a “discount” on the price you pay.  They may also be reflected in a second mortgage so that your monthly mortgage payment is affordable. (This is to as a “seller carry back”).
The actual amount of a discount or seller carry back that will be available to you on any one of these homes will depend on your financial need and the amount of NSP funds that were invested in the home.   Because each home buyer’s financial situation is unique, the home sale price and monthly payment that is considered “affordable” for you will be different from a sale price or monthly payment that is “affordable” to someone else.  So no two discounts or seller carry backs are ever likely to be the same.
If you purchase a home using a NSP discount or seller carry back, there will be certain commitments you will be asked to make. These commitments will be detailed in a recorded document that may take the form of a mortgage, deed of trust, or a general lien placed on your home.  The terms for receiving a discount or seller carry back are:

 [select and complete the terms that apply to your local program, and remove all others]:
· Term of Affordability Period:  ___________ years [or if the period varies in your local program, provide a simple explanatory chart, like the one below, modified as necessary to clearly identify any extended affordability period requirements]
	Amount of  NSP Discount/Carry Back Assistance 
	Affordability Period

	Under $15,000
	5 years

	$15,001-$40,000
	10 years

	Over $40,000
	15 years


· Term of commitment [if different than the Affordability Period]:  ___________ years
· Occupancy requirement: 

· Interest rate [if applicable]:   ___________%
· Monthly payment [If required]:  $  ___________
· Recapture provisions: Enter the local terms for fund recapture for lien violation here. If you want to include a full “sample document” for buyers to review, consider adding the document to the Appendix and place a reference to where it can be found here
· Due on sale:  Enter the local terms for due on sale provisions here. If you want to include a full “sample document” for buyers to review, consider adding the document to the Appendix and place a reference to where it can be found here
Step 2:   Obtain Homebuyer Counseling

To obtain the full benefit of NSP assistance, you, as a participant, are required to obtain at least 8 hours of homebuyer counseling or training to ensure that you understand how the NSP functions, the home purchase and financing process, and the after purchase responsibilities and cost of homeownership you will incur.  You can obtain this counseling in group classes or in one-on-one meetings with a certified counselor.  The counseling will cover such topics as:  determining your readiness to buy a home, how to manage your money and credit as a home owner, how to shop for a home and financing, and how to maintain your home and finances after your purchase is complete to maintain your home’s worth.  

We recommend that you complete your counseling as soon as possible, as the information you receive will help you to make informed and wise choices about homes and mortgages.  
In order to utilize the NSP assistance you were qualified for you must have a Certificate of Completion from one of the approved counseling agencies or counselors.  A copy of the Certificate will be required by the NSP Administrator before any NSP funds can released for you.  
The approved local counselors are listed in Appendix 4.  [If your local program requires a fee for the counseling/training and/or the participating counseling agencies in your area have a fee for the counseling service, you should inform the home buyer of this fact here.  Be clear about the total cost, when the fee has to be paid, how the fee can be paid, and to whom payment should be made.  Be careful to ensure that all language used here is positive and supportive – language should not appear  punitive or negative]
Step 3:   Obtain a Pre-Approval for Your Mortgage Loan
Before you begin to look for a home it is wise to have a realistic and affordable price range in your mind.  If you are using a licensed real estate agent to assist you in your home search, which is highly recommended, you should inform your agent of your price range so that your collective efforts are focused and you don’t waste time and energy looking at properties that will not meet your budget.   
How Much House Can You Afford?
Generally, the price range of your home is defined  by the sum of three sources of money:
1. Down payment – This is the amount of money you have in the bank or other savings that you will provide directly toward the purchase of your home.   NSP requires that you invest at least [enter amount or percentage of purchase required – amount or percentage may not be less than federal requirements for NSP] of your personal funds toward the purchase of your home.  Your mortgage lender may require a larger amount.
2. First mortgage— This is the amount of the purchase price that you and your counselor have estimated you will be likely to borrow from a lender.  If you have spoken with a lender prior to your counseling, you may already have been pre-qualified or pre-approved for a specific loan amount.  You may find that as a result of your counseling you are interested in a first mortgage that is less than the lender has proposed because you are not comfortable with the estimated monthly payment that will be required.  In the case of a difference between the lender’s suggested mortgage amount and the advice of a counselor, you should work with the mortgage loan amount that is the lower of the two recommendations.
3. NSP Assistance – This is the maximum amount and type of financial assistance your NSP Administrator or counselor has informed you that you may receive.  You should assume that you will not receive the maximum amount approved due to the fact that your final purchase price and the particular details of your purchase offer will remain unknown until you find a home and submit your purchase offer for review. The final purchase price will be a significant factor in determining the actual amount of assistance you will receive.  The types of assistance available to you are listed below [check only those types of assistance available, insert amounts or limits, and remove items that are not available]:

Your monthly mortgage payment is only one of the expenses you need to be aware of when making your home buying decision.   Other initial costs (known as “up-front costs”) involved with purchasing and owning a home include:

· Earnest Money - This money is normally paid to the seller by you, the buyer, when your written purchase offer for a property is accepted in writing.  These funds are usually provided to the seller or the seller’s agent at the time the written offer is accepted. These funds are applied towards your down payment at your loan closing.

· Down Payment - The down payment is the amount of money you contribute toward your purchase to lower your mortgage amount, help reduce your monthly payment, and provide evidence to the lender that you take your purchase obligations seriously.  

· Points - Lenders may charge fees for the work they undertake to approve your mortgage and process legal documents.  Fees are usually expressed as “points.”   Each point is equal to one percent of the loan amount (e.g., one point on a $100,000 loan would equal $1,000).  Origination fees, for example, compensate the lender for the time and costs associated with writing and processing your loan. “Discount Points” are sometimes charged to help you secure a lower loan interest rate. Points are usually paid as a one time expense at your closing.

· Closing Costs - In addition to the down payment, you and the home seller must be prepared to pay various expenses related to the purchase – these are  collectively called “closing costs.”  Closing costs can include the lender’s loan origination fee (the cost incurred by the mortgage lender for verifying the information gathered about your income, job, etc and reviewing your background to determine how risky your loan will appear to the lender), appraisal, credit report, underwriting, and document preparation fees charged by the lender. Other fees may include tax service, attorney, title insurance, recording,  survey, termite inspection, and flood hazard certification. Exact fees vary by transaction and local area regulations and standards.  Your counselor will help you estimate these costs.  The lender is required by federal law to provide you with a Good Faith Estimate of closing costs within three days of your application for a mortgage loan.   


·  Pre-paids – These are the costs the lender has or charges to set up the escrow account required by the lender. The escrow account usually includes interest that accrues from the closing date to the first of the following month, homeowner’s insurance and property taxes.   Pre-paids are paid at your closing, usually by you, the buyer, and provide reserves for the escrow accounts the lender holds on your behalf to ensure that payments are made on time for real estate taxes and your home owner’s hazard  insurance policies.

See the Chart below for a sample of closing costs you may encounter.
	U.S. Average Closing Costs - By Line Item

	
	
	

	 
	
	

	Points ($)
	$1,043 
	Fees charged by a lender in exchange for a 

	
	
	lower interest rate. 1 point equals 1% of the loan 

	
	
	amount. Typically, the more points you pay at 

	
	
	closing, the lower your interest rate will be. 

	
	
	

	Application Fee
	$250 
	Lender's charge for reviewing your loan application.

	 
	
	

	Commitment Fee
	$371 
	Lender's term for underwriting fee. Fee charged to 

	(aka Underwriting Fee)
	
	have your loan reviewed by an underwriter. Also 

	
	
	known as a "junk" fee. Negotiable.

	
	
	

	Document preparation
	$291 
	Covers the preparation of final legal documents.

	
	
	

	Loan Origination or 
       Mortgage Broker Fee
	$779 
	Fees charged by the lender or brokers to arrange the financing of your mortgage.

	          
	
	

	
	
	

	Processing Fee
	$386 
	Much like the underwriting fee, this cost is 

	
	
	associated with processing your loan. 

	
	
	

	Tax Service  Fee
	$67 
	Issue tax certificates showing current years 

	
	
	taxes, when they were paid last, and any 

	
	
	delinquencies.

	
	
	

	
	
	

	Wire Transfer  Fee
	$16 
	Fee to electronically transfer the money from the lender to the borrower’s closing agent. 

	
	
	

	
	
	

	
	
	


	Title and Closing Fees
	
	

	
	
	

	Appraisal Cost
	$343 
	This is a lender required independent opinion  

	
	
	regarding the market value of the property 

	
	
	that helps ensure you are not borrowing

	
	
	more than the property is worth.

	
	
	

	Attorney, Closing and/or 
	$362 
	Fees paid to an independent attorney for 

	    Settlement Expense
	
	reviewing the closing papers, managing the 

	
	
	closing & managing the funds of the closing

	
	
	

	Credit Report
	$22 
	The cost of obtaining your credit report.

	 
	
	

	Flood Certification
	$14 
	Service that provides evidence regarding 

	
	
	whether the property is located in a flood prone

	
	
	area. 

	
	
	

	Pest / Other Inspection
	$60 
	An examination of the property for termites and 

	
	
	other destructive insects.

	
	
	

	Postage / Courier Fee
	$35 
	Fees associated with the delivery of documents.

	
	
	

	Survey
	$144 
	A report showing the property lines, easements,

	 
	
	and encroachments. Your lender may

	
	
	not require this but it is strongly recommended.

	
	
	

	Title insurance
	$663 
	Insurance that guarantees to cover the cost of

	
	
	repairing title problems that occur after the

	
	
	the closing. The lender will require this policy.

	
	
	

	Title work: Title search, plat 
	$196 
	Research that makes sure there are no unpaid

	drawing, name search,  etc.
	
	property liens, defects in the title or unpaid taxes.

	
	
	

	US Average  Total Closing Costs
	$3,024 
	 Based on a $200,000 loan amount.


Other costs you will want to think about when considering what you are willing to pay for a home and the amount of money you will need include:
· Moving costs - Expenses for moving into and establishing a new home can add up fast.   In addition to the cash reserves you need to purchase your home you should have enough cash reserves to ‘turn on’ utility service at your new home, make any urgent repairs that are needed, purchase any appliances you need, buy lawn and garden equipment, improve your home’s security (e.g., change locks), and begin purchasing window coverings. Your counselor and/or real estate professional will be able to help you consider these expenses using handy checklists.
· Unexpected repair costs - Although you can use your inspection report to plan for appliance and other longer term replacements or repairs, other unexpected repairs may come up after you move in. Plan ahead for unexpected costs.   For example an unexpected storm may damage your home.  You will need money to cover the deductible portion of your insurance in order to have the emergency repair completed.  A special savings reserve will help you meet these expenses without going into debt.

· What are my current non-housing credit obligations?   This amount includes monthly payments you make to various creditors, including payments on loans and credit cards. Ask yourself, “When combined with my house payment, am I comfortable that I can easily meet all my financial obligations?”
· What are my other living expenses?   Consider what you currently spend per month on food, clothing, toiletries, medicine and medical insurance, natural gas, electricity, water, trash disposal, fuel for your automobile or on public transportation, school expenses, service fees, and other ongoing living expenses such as internet and cable television service.   Remember that in addition to these expenses your new home may require routine maintenance such as yard upkeep and decoration, furnace and air conditioning maintenance, gutter cleaning and maintenance, and neighborhood association or other fees.

Mortgage Pre-Approval 
Before you begin looking for a home to purchase, you should first be pre-approved for a mortgage loan.   This takes the “guess work” out of deciding exactly how much house you can afford.  Lenders will provide you with a letter stating that you have been conditionally approved up to a certain mortgage loan amount. 

As noted earlier, your housing counselor will help you analyze how much you are likely to be able to borrow from a lender. Additionally the NSP Administrator may specify a minimum mortgage amount you need to obtain before assistance can be used.
Your counselor should help you research all of your financing options, including special financing programs offered by the state, your local government, and nonprofit organizations.  If you are using a real estate professional to help you find your home he or she  should be able to help you locate homes that meet your needs and desires at a price that is less than your maximum mortgage amount. Look at “targeted” areas where you may be able to use special programs and down payment assistance outside of, or in addition to, the NSP.    
Keep in mind that interest rates and the life of the loan (also know as the “term”) are important factors in determining your price range.   If you have not already spoken with a lender, look in your newspaper’s real estate section or on the Internet to find out about current average market interest rates and terms.   You can also obtain information from advertisements on the radio and television to compare various lenders and loan offerings.    Many real estate firms and mortgage lenders offer access to computerized databases with competitive mortgage loan information.    

To ensure that you get the best financing, especially if you are using NSP assistance, the Program recommends that you consider applying to as many as three lenders.  Make sure the lenders understand, and are willing to work with, NSP assistance and financing.   Some lenders who are providing mortgages locally and have agreed to work with NSP assistance are listed in Appendix 5.  
You should compare the various mortgage options (usually referred to as “products”) and programs described to you by lenders.   You should ask for information about down payment requirements, underwriting criteria, origination and discount points, the ability of the lender to guarantee an interest rate for a period of time while you look for your home (known as an “interest rate lock-in” or more commonly “ a lock” ), and any other fees the lender has associated with the mortgage application and processing. 

Take your current pay stub, or other income documentation, names and addresses of creditors, information about any court-ordered support payments and information about you bank account balances, etc., to your meeting with the lender.   Be aware that some information may have to be re-verified or updated prior to a final approval of your loan depending on the length of time it takes you to find a property you would like to purchase.

A fixed rate mortgage will keep your monthly housing payment for principal and interest the same for the entire time you have the loan (the life of the loan – also known as “the term”.  However, keep in mind that property taxes and homeowner’s insurance rates can or rise or fall over time, which will alter your payment by adding to or reducing the amount you will need to pay into your “escrow” account. Escrow is the portion of your monthly mortgage payment held in reserve for you by the lender or your loan servicer to pay your property taxes and hazard insurance premiums when they become due every year.

PHASE 2 – SEARCH FOR A HOME 
Once you have a full understanding of your income, personal savings, credit pre-approval, and information on the price of the house that you can afford, you can begin your home search.  While the  NSP recommends using a local real estate professional to assist you in your search for a home, using a real estate agent is not required.   In addition to homes that are for sale through multiple listing services,  don’t hesitate to explore homes that may be for sale by owner, or homes that may be for sale through the Program Administrator, including homes acquired and rehabilitated using the NSP.

	Steps in Phase 2 – Search for a Home

1. Identify NSP-eligible properties.  The Congress has said that only certain types of properties are eligible for NSP assistance.  In this step you can find out what kinds of properties are eligible.  
2. Make an offer to purchase.  In this step, you can work with your real estate professional to determine your purchase offer. Generally speaking, you can offer a seller any purchase price you feel is fair, and if the seller accepts your offer, you can go on to the next step.  

3. Obtain NSP program approval of the property you want to buy.  If the home you want to buy meets all the program requirements, the Administrator will give you a written approval.

Details for each of these steps appear in the following pages.


Everyone involved in the home buying process must abide by the Fair Housing Act of 1975. The Fair Housing Act prohibits discrimination because of race, color, religion, sex, national origin, handicap (disability), familial or marital status, age, or receipt of income from public assistance programs.    Real estate professionals and lenders must comply with all Fair Housing Act requirements.  If you feel you have been discriminated against in your housing search, contact your NSP Administrator.

Step 1:  Identify NSP Eligible Properties

For a property to be eligible for NSP financing, it must meet the requirements listed below   [Check all that apply and remove those not relevant.]
	 FORMCHECKBOX 

	Location.  The property must be located in a NSP Target Area.  [Insert a list of  target area neighborhoods here, or if too lengthy to fit here, reference a complete list in the Appendix]

	 FORMCHECKBOX 

	Property Type.  The property must be one of the following: 
 FORMCHECKBOX 
  Detached house
 FORMCHECKBOX 
  Attached house or townhouse
 FORMCHECKBOX 
  Condominium
 FORMCHECKBOX 
  Cooperative dwelling
 FORMCHECKBOX 
  Manufactured home (on its own lot and affixed to permanent foundation)
 FORMCHECKBOX 
  Two-Family (owner & renter unit) – with special approval 

	 FORMCHECKBOX 

	Property Status.  The property must be one of the following: 
 FORMCHECKBOX 
  Abandoned homes and residential properties: Mortgage, lease or tax payments are at least 90 days past due; or a code enforcement inspection determines the home is not habitable and the owner does nothing to correct the problems within 90 days; or the property is the subject of court-ordered receivership or otherwise meets a state definition of an abandoned home or residential property.
 FORMCHECKBOX 
  Foreclosed upon homes and residential properties: The property has a mortgage payment that is at least 60 days past due and the owner has been notified that they are late and/or in danger of a bank action to foreclose; or the property owner is 90 days past due on tax payments; or foreclosure proceedings have been started or completed.
 FORMCHECKBOX 
  Newly constructed houses on foreclosed-upon vacant residential lots.  Properties should be unoccupied with no personal possessions on site.  Vacancy should be verified. [Insert any local Grantee  requirements here].

	 FORMCHECKBOX 

	Purchase Price Limit.  The purchase price of a NSP assisted home that has been foreclosed prior to purchase must be at least one percent below market value as determined by a recent appraisal (unless the property value is less than $25,000.)

	 FORMCHECKBOX 

	Occupancy.  [Insert any local Grantee requirements or limitations on vacant or occupied properties her]e.   
[If your local program will allow occupied properties  to be purchased using NSP assistance, indicate that relocation requirements and protections for tenants in occupied properties must be followed.  Contact the NSP Administrator to ensure that the home you are considering will meet all program requirements. 

	 FORMCHECKBOX 

	Clear title.  You must be able to get a property deed that, after purchase, is free of all claims that may restrict the current owner's ability to transfer title to the property to you or that could lessen the home’s value.  


These are only the program qualifying criteria.   You will also need to carefully consider the house itself, especially the age and condition of the house, any repair needs, and as noted earlier, your ability to afford the mortgage and other ongoing costs such as taxes, insurance, and maintenance.  Remember, NSP provides you with assistance to purchase your home.  NSP can not provide you with any ongoing or after closing assistance with the cost of repairing, upgrading, maintaining, operating or owning your home.
Step 2:  Make an Offer to Purchase

When you find a home that meets your needs and appears to meet the NSP requirements, you may make an offer to purchase.   

An offer usually includes contingencies, (special conditions) that must be met before proceeding with the purchase.    Standard contingencies that will be recommended by your counselor and or real estate agent are likely to include final approval of financing (both a first mortgage, and in this case the NSP assistance), and satisfactory home and pest inspections.   Your real estate agent may recommend other contingencies depending on the property.
In addition to standard contingencies, NSP has the following limitations:

	 FORMCHECKBOX 

	Purchase Price Limit if Foreclosed.  If the home you wish to buy was a foreclosure, NSP requires that your purchase price must be at least one percent below the market value as determined by a recent appraisal. This limitation does not apply if the home you are considering is appraised for less than $25,000.   NSP requires that a contingency statement detailing this requirement must appear in your purchase offer.  The statement must also allow you to renegotiate the price or cancel your purchase offer if this requirement cannot be met.   

	 FORMCHECKBOX 

	Environmental clearance.  The home you want to purchase cannot be assisted with NSP funds unless it is cleared of any environmental concerns.    A contingency in your purchase offer should permit the contract to be cancelled in the event environmental approval is not achieved.  

	 FORMCHECKBOX 

	Property inspections.  NSP requires that the home you purchase be inspected for pests and lead based paint.  If the home you are buying was built after 1978 you may obtain a certification that the property is exempt from a lead paint inspection due to its age. A whole house inspection, is strongly recommended. but not required [Insert a list of any other inspections required by the local program here.]  

	 FORMCHECKBOX 

	Voluntary sale and vacant property.  It is useful to include a contingency or certification from the seller that the sale of the home is voluntary and not being made under any duress.  The seller should also sign a statement certifying that the property is vacant.   
[If your local program allows occupied properties to be included in the program you should include the following paragraph. Otherwise, delete the following paragraph.] If a tenant occupies the property, the tenant is entitled to certain protections, and the contingency should include seller requirements to cooperate in contacting and providing assistance to the occupant. [If your program has specific standards or rules for tenant relocation you should include them here]

	 FORMCHECKBOX 


	NSP Compliance. Your purchase offer should include a contingency that your offer is subject to the review and approval of the NSP Administrator.  This contingency will help protect you from being forced to complete the sale if your financial situation changes and you are no longer able to meet all NSP requirements.   
[Insert other program requirements, if any.]


Purchase offers are not always accepted, and often there are one or more counter-offers before you and the seller reach an agreement.   Be patient with the process, and be careful not to become so excited about any one home that you negotiate your way into a home price that you cannot afford.  If you and the seller cannot come to an agreement on a purchase price that is within your price limit, it is best that you walk away from the property and begin your search again.   

Step 3:  Obtain NSP Program Approval of Property

The NSP Administrator is required to review your property selection to ensure it complies with all NSP rules.   Once you have a purchase agreement that is signed by you and the seller, submit your purchase offer to the NSP Administrator.     

Any property assisted with NSP must meet property standards as follows:

	 FORMCHECKBOX 

	NSP inspection.  The NSP Administrator is responsible for making sure that your new home complies with NSP (HUD) property quality and safety standards.  If repairs are needed, NSP funds may be available to make any needed repairs. [Insert any applicable local NSP property standard into this document as a reference item at the end of this document or as a separate publication to be distributed with this document.]  

	 FORMCHECKBOX 

	Home Inspection.  The NSP Administrator [may require/may recommend] that the property be inspected by a [qualified/licensed] home inspector for structural soundness, and any code, health and/or safety problems that will require correction or repair.

	 FORMCHECKBOX 

	Lead-based paint inspection.   If the home you are purchasing was built prior to 1978, the NSP Administrator must verify that an assessment for the presence of lead based paint. If lead is present, the NSP Administrator will work with you to determine if and how your purchase can move forward.

	 FORMCHECKBOX 

	Pest inspection.  The NSP Administrator is required to make sure your property has been inspected for pests and that it has no termites or other pests. 


Once the property has been cleared by the NSP Administrator you will be provided with a written approval of NSP eligibility either by email or by a letter through the mail from the NSP Administrator. 
You may obtain preliminary NSP approval on a home for which you don’t have a signed purchase offer.  In this case the NSP Administrator will make a preliminary assessment of the home to ensure it complies with some of the basic rules of the NSP such as location.  Once you have a preliminary approval you can proceed to negotiate a price and submit a purchase offer to the seller.  Make sure your purchase offer has the proper contingency language. 

Once you have a signed purchase agreement, you will be required to provide the Administrator with the signed offer and all of the information identified above in order to receive the final approval needed to release the NSP funds you have been approved to receive. If inspections or the appraisal trigger the need for additional negotiation with the seller, or repair work on the home, the NSP Administrator will work with you to determine the best course of action.  Be aware that the NSP Administrator may determine that best course of action may be to not approve the home for NSP assistance.  If the home is not approved, you will have to choose whether to proceed with your purchase without NSP assistance or to cancel the purchase under one of the contingency clauses and start over.  

PHASE 3 – PREPARE FOR CLOSING 
With the help of your lender, real estate professional, counselor, and/ or NSP administrator, you should identify all of the things that you will need to proceed to closing.   A closing checklist will be provided to help you. A sample checklist appears at the end of this guide.  [The buyer closing checklist should be modified to meet local requirements and attached to this guide.]
 A few of the key activities you will need to complete are:

·  Obtain final loan/mortgage approval from the lender and take any steps that the lender needs to meet all of the lenders requirements to prepare loan documents for the closing.  
· Obtain final approval and all required documentation from the NSP Administrator. Review the NSP note and mortgage (or deed of trust, if applicable) with the NSP Administrator prior to closing. 

· Select a title company to obtain a title policy binder for the property you are buying.  Your lender, real estate professional, or the seller may suggest or recommend one or more title companies to you.  Title companies provide services that  will ensure you that the home you are buying is free and clear of all claims, liabilities or limitations (for example: liens, deed restrictions, easements, encroachments and licenses) that may restrict the seller’s ability to transfer the property to you or lessen the property’s value.  Depending on the property being purchased, a survey may be required as part of the title policy process.  
Check reputation and the fee schedule of several title companies and select the company you believe will provide you with the best service and the best price.  Keep in mind that price, quality of work, and service should all be given careful consideration in your decision.    
· You will have an opportunity to review the lenders’ documents at least 24 hours before your closing. Ask your counselor or real estate professional to help you understand what the documents say and make sure that the information in the documents say what you thought they would say and that the technical information (like the spelling of your name and your social security number) is correct.
· Assemble all of the money you will be required to deliver to the title company for the down payment and closing costs. Be prepared to obtain a certified bank check to bring to your closing.  Most title companies and closing agents will not accept cash or personal checks because of the need to clearly document all aspects of the receipt and payment of funds. 
· Contact your insurance agent and purchase your hazard insurance policy (commonly referred to as your “homeowners insurance”). Depending on your insurance provider and lender, you may be required to pay all or a portion of the first year’s premium in advance of your closing.  You will be required to provide the closing company with some form of written proof that you have an insurance policy in effect or that a  commitment of insurance is in effect from your insurance provider (This document is commonly referred to as an “insurance binder”, “declaration of insurance coverage”, or “dec page”).
If the home you are purchasing requires repairs or rehabilitation, you should work with your NSP Administrator to ensure that the proper contracting and documentation occurs.  Make sure that you and the contractor clearly understand what funds will be available to pay for the agreed upon repairs or improvements.  Make sure that you and the contractor understand how those funds will be paid, what documents will be needed to release the funds, if inspections of the completed work will be required by the NSP Administrator, and the estimated amount of time it will take the contractor to be paid after he/she submits an invoice for payment once the work is complete and successfully passes any required inspections.

PHASE 4:  NSP REQUIREMENTS AFTER PURCHASE 

[Include below only the resale or recapture option selected for the homebuyer program, and remove the option not chosen.] 

As noted earlier in this document in return for the counseling and financial assistance that NSP provides, you will be required to remain in your home as the owner-occupant for a minimum period of time – called the “Affordability Period”.   If you sell your home during this period, or if you stop living in your home, NSP will consider you to have failed to comply with the occupancy requirement. If this happens the NSP Administrator can require you to repay the full amount of the assistance you received.  This requirement is summarized in the following paragraphs and will be explained more fully to you by the NSP Administrator or your counselor.

· Recapture on Renting or Failing to Occupy

If you fail to occupy your NSP assisted home as your principal residence and/or rent your home to another person, that person will be considered a tenant regardless of their relationship to you.  If this happens, you could be required to repay the full amount of NSP assistance you received, regardless of the repayment plans and/or limits noted elsewhere in this guide.
· Recapture on Resale [Remove this section if using “Resale Restrictions.”]
As noted earlier, if you receive NSP assistance a mortgage [or deed of trust] will be signed and recorded as part of your mortgage/purchase closing.  The recorded document will identify the amount of NSP assistance that helped you purchase and/or improve the property.  

Please note that you may sell your NSP assisted property at any time to any buyer, at any price the market will bear.   However, if you sell your home during the Affordability Period, you will have to return all or a portion of the direct NSP assistance you received.  The process for repayment is detailed in Appendix 10 at the end of this booklet 
Resale Restrictions [Remove this section if using “Recapture”]
The home you purchase with NSP assistance must comply with NSP regulations during the entire Affordability Period, even if you sell or transfer your home to another party.  If you sell your home during the Affordability Period, you will need to work with the NSP Administrator to make sure your sale complies with NSP rules.  A few of the basic rules are:

· The new purchaser will need to complete an application for NSP assistance and be qualified as eligible for participation under NSP in the same manner you were approved.  

· The new purchaser will have to agree to occupy the home as an owner-occupant in the same manner that you agreed when you received your NSP assistance.  
· The sale price of your home will be determined by the NSP Administrator, based on the formula or terms that are detailed in your [mortgage or deed of trust] agreement.  Typical resale pricing guidelines appear in Appendix 9 at the end of this booklet [Insert resale price guidelines in the Appendix.]
These requirements will be enforced through a deed restriction or covenant running with the property [insert description of legal mechanism if different], which ensures that the NSP requirements are passed on to any subsequent owners, in the event the property is transferred during the affordability period.

· Foreclosure or Involuntary Sale 
If the property is taken by your lender through a foreclosure action or a deed transfer to the lender in lieu of foreclosure, you will be required to repay what is due only out of any net proceeds you receive from the transfer.   If you receive nothing, no repayment is due.  

Appendix 1:  Key Roles in the NSP Homebuying Process

This listing is provided as general reference only.  Roles that are specific to the NSP are identified with an asterisk (*)
	Appraiser:  


	A licensed or certified professional who determines the fair market value of the house.   

	Attorney:


	Depending on your state, the attorney may write or review the real estate contract, search the title, conduct closings and/or settle disputes.  Usually, this attorney is selected by the bank and paid as a closing cost by the buyer.   The buyer and seller may each have an attorney representing and advising him/her.

	Buyer:
 


	The person, persons or household purchasing a home.  

	Closing Agent/Settlement Agent:  
	An individual or entity (not a broker or sales agent nor the buyer or seller) who represents the parties in a sale, prepares the paperwork and handles the closing and the legal transfer of title and ownership from the seller to the buyer.  The closing agent can be a title company, an escrow agent, or an attorney, depending on your state law.

	Contractor or Building Contractor:  (*)
	A licensed individual or entity hired to build or rehabilitate a property.  In the case of NSP, the NSP administrator may  require that the contractor be selected  through a competitive bidding process  [Insert any administrator requirements related to the repairs such as the escrowing of funds and the use of the administrator’s construction bidding process.]

	Co-signer:


	A person who agrees to sign the loan documents and share the responsibility for a loan if the buyer cannot qualify for a home loan on his/her own.  The co-signer may be forced to repay the loan if the borrower fails to do so. [Insert any restrictions or limitations on the use of non-occupying co-signers.]

	Credit Reporting Agency or Credit Bureau:  
	A company which reports credit information, including assigning a credit score, that affects a home buyer’s ability to obtain a mortgage.

	Escrow Officer:  
	An independent person who works for both the buyer and seller and keeps the original purchase contract, holds the downpayment and makes sure that all people involved in the sale are doing their jobs. Title companies also provide this service.

	FHA (Federal Housing Administration):  
	A part of HUD that insures private mortgages . [Insert here any link to local FHA property and mortgage information.]

	Homebuyer Counselor: (*) 
	Individual or entity that provides group classes or one-on-one counseling sessions about the home buying process. Information covered includes readiness to buy a home, managing money and credit, shopping for a home and maintenance.   A buyer of a NSP assisted property must receive and complete at least 8 hours of homebuyer counseling from a HUD approved or certified agency or counselor before approval for NSP assistance can be granted.  A list of certified counselors serving this are is included at the end of this publication. [Insert list of local HUD-approved counselors at the end of this document]

	Home Inspector:  
	A [indicate whether licensed or certified based on state requirements] professional that checks the structure and mechanical parts of a property and gives an objective opinion of the structural and mechanical soundness of a property.   [Insert here any additional administrator requirements for inspector, or explain difference in NSP inspection, if required by administrator.]   

	Homeowner's Association:  
	A group of homeowners in a neighborhood or complex who are responsible to maintain and repair land and common areas and/or enforce community rules.   Homeowner associations (often referred to as HOAs) usually require owners to pay dues to cover such costs, and such costs are considered by most lenders as part of your monthly housing costs.

	Housing Finance Agency 
	A state or local government agency that provides low-interest loans and down payment assistance loans or grants to low and moderate income homebuyers.

	HUD:   
	The U.S. Department of Housing and Urban Development, which is the national administrator of the federal Neighborhood Stabilization Program (NSP) as well as other federal housing programs.

	Lender/Banker:  
	The financial institution that provides buyers with the mortgage  loan they need  to purchase a home.  

	LBP Inspector or Risk Assessor:  
	A state or EPA certified professional that inspects for lead-based paint or assesses the risks or hazards of lead-based paint.   Under NSP, a risk assessment or visual assessment will be required for housing originally constructed prior to 1978.   

	Local Government (Building Department):  
	If your home purchase involves remodeling or rehabilitation work on a property, a building permit, which is written authorization, must first be obtained from the building department of the local government. The repair contractor and subcontractors, where applicable, are responsible for  securing all permits. 

	Mortgage Broker:  
	A company or individual that matches borrowers with lenders for a fee.    [Insert here any administrator guidelines about the payment of mortgage broker fees.]

	Mortgagee
	The party that lends money for the purchase of a home (the Lender)

	Mortgagor
	The party that borrows money for the purchase of a home (the  Buyer)

	Mortgage Insurer:  
	An insurance company that provides private mortgage insurance (PMI) to protect the lender from non-payment.  Usually mortgage insurance is needed if a borrower pays less than 20 percent down when buying a home. 

	NSP Program Administrator: (*)   
	The state or local government that is funded by HUD, or a nonprofit or public entity acting on its behalf, that operates the Neighborhood Stabilization Program (NSP) in your area.   

	Insurance Agent/ Insurance Company:  
	An insurance company providing homeowner liability and hazard insurance in case someone gets hurt on the property or the house is damaged through a natural or other catastrophic event.  


	Real Estate Agent:   
	A person or firm that is licensed by the state to help sellers find a buyer who will purchase the sellers home at the highest selling price, within the shortest possible time, and protect the seller throughout the sale.   Sale transactions may have two real estate agents – one representing the buyer and one representing the seller The Buyer’s Agent helps protect the buyer throughout the sale.     

	Seller:   
	The person or entity selling the property.   In the case of NSP, this could be a lender that has foreclosed on a property, a non-profit organization or a local government entity.

	Surveyor:   
	A licensed professional who checks the measurements of the property and the land around it and ensures the boundaries match those on the property’s title deed.  This is usually one of the closing costs.

	Title Agent/Title Insurance Officer:  
	A person or company that researches the title to the property and gives you a history of who owned the home; and ensures that the property is free and clear of all claims, liabilities or limitations that may prevent the owner from being able to sell the property or that may lessen the value of the property.   [Insert here any administrator requirements such as the use of a specific title company.]


Appendix 2:  NSP Homebuyer Checklist

At first glance this checklist might appear a bit long and overwhelming. Don’t feel threatened. The list is long but it’s thorough.  We want to help you be sure that all of “T's" are crossed and the “I's" are dotted so that your receipt of NSP assistance, home purchase and mortgage loan closing occur as smoothly and quickly as possible.  
1.  NSP Program Pre-Qualification Checklist

	Do I understand the eligibility requirements of the NPS program?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Do I meet all of the NSP qualification requirements listed in the application and program guidelines?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	From the NSP information I have been provided, do I have any questions that I need answered before proceeding?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Am I willing to purchase a home in the NSP eligible area or neighborhood?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Do I have contact information of approved homebuyer counseling organizations?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Have I enrolled in (or completed) an approved homebuyer counseling course?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Have I satisfactorily completed an approved Homebuyer Counseling course and provided a certificate of completion or other evidence of completion to the NSP Administrator?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Date Completed:



	Counseling Organization:



	Evidence provided to NSP Administrator?


	Have I completed all actions recommended by the counselor to prepare me for purchase?  
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Will I be able to manage my other non-housing debts and obligations along with my home mortgage cost after purchase?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	The NSP grantee and other mortgage lenders may require that total of housing and other debt fall within a certain percentage of income.  Will my total monthly debt payment costs fall within those restrictions?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Will I have enough money saved to meet the downpayment and closing costs that will be my responsibility at the time of purchase?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Do I know how I’m going to search for the property—through a real estate agent, through the program, or on my own?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Are there any known problems with my credit history?  

Have I requested and reviewed my credit report?   

Do I know my credit score?
	Yes  FORMCHECKBOX 

Yes  FORMCHECKBOX 

Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 

No  FORMCHECKBOX 

No  FORMCHECKBOX 


	Have I applied to a mortgage lender for a mortgage pre-approval?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	NOTES:
What Lender and when submitted:

Are any documents remaining to be submitted in order for the mortgage lender to complete a review of my application:

Expected decision time of the lender:

Anticipated interest rate: 

Anticipated mortgage amount:,

Anticipated monthly mortgage cost:


	Has the NSP Administrator been provided me with any information that it requires concerning the mortgage lender and likely terms of its mortgage lending?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Is my housing cost considered affordable by the NSP Administrator’s standards after considering purchase price, first mortgage debt, and NSP financing assistance?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 



2.  Home Search Checklist 

	Do I know how I’m going to search for the property—through a real estate agent, through the program, or on my own?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Is the house located within the eligible target area?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Have I confirmed with the NSP Administrator that the house 
I wish to purchase qualifies as described in the NSP guidelines?    
	Yes  FORMCHECKBOX 


	No  FORMCHECKBOX 



	Is the property occupied?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Was the house built before 1978?  (If yes, it will need an assessment for lead-based paint and disclosures by the seller. )
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Has the seller provided information on the utility and property tax costs for the house?

Electric/gas/other heating/water/trash:

Annual property taxes:
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Are these costs, in addition to the monthly mortgage cost?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Is this  affordable for me?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	How old is the heating/cooling system?  Might it need replacement within the next few years?  
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Do you know whether the water heater, insulation, doors and windows are adequately energy efficient? 
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Is the house in an historic district or could it otherwise be considered historically or architecturally significant?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	NOTES:

(If yes, check with your NSP Administrator for assistance in determining whether other NSP or local government requirements may apply.)

	Does the house need repairs before it can be occupied?   
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 



	Are there things that I should ask the seller to correct?   


	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 



	Did I include a home inspection contingency in the offer?   

Are there repairs that I am going to need to budget for after closing?
	Yes  FORMCHECKBOX 

Yes  FORMCHECKBOX 


	No  FORMCHECKBOX 

No  FORMCHECKBOX 



	What is the asking price?  

What should I bid on the property?   How high am I willing to go based on value and what I can afford?
	
	

	

	NOTES:
(Remember that purchasing is a negotiation, and there may be several offers and counter-offers before agreement is reached.   It is important to determine both your starting point and maximum price before such negotiations.   Also, remember that price is only one aspect of the negotiations, and other seller concessions such as improvements to be made by the seller can be made a part of your purchase offer or counter offer.) 


	Is the property properly zoned for residential use?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	If the house is a foreclosed-upon property, is my purchase offer subject to appraisal and the price tied to a discount from appraised value?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	
	
	

	Is the purchase offer made contingent upon approval of NSP financing assistance?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Are there any environmental issues or conditions that the NSP Administrator want settled before closing?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Does the purchase offer include any/all the necessary contingencies or conditions required by the NSP Administrator?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Has the accepted purchase offer/fully signed purchase contract and property information been submitted to the NSP Administrator for review/approval?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 



3.  Pre-Closing Checklist
	If property rehabilitation/repairs are needed, are funds for this identified and any costs to me included in determining if I can afford and am comfortable paying for this home?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Has my application for first mortgage loan been approved?  

Have the terms and conditions of the approval been provided to the NSP Administrator?
	Yes  FORMCHECKBOX 

Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 

No  FORMCHECKBOX 


	Have I submitted everything to the NSP Administrator for final consideration of NSP financing?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Has my application for NSP financing assistance been approved?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Do I understand all of the NSP financing requirements, including the requirement to live in the home during the Affordability Period and the requirement to repay some or all of the assistance when I sell?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Is it confirmed that any outstanding pre-closing conditions of my approval for NSP assistance have been addressed to the NSP Administrator’s satisfaction?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Has the NSP Administrator approved my first mortgage terms?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Has the NSP Administrator made the NSP closing documents available for my review?    
	Yes  FORMCHECKBOX 


	No  FORMCHECKBOX 



	Have I received an estimate of down payment and closing costs and do I have all funds I need to pay my part of these costs at the closing?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Has a property hazard insurance binder/certificate been issued by the insurance company and been delivered to the NSP Administrator and first mortgage lender?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	If the property has been identified as located in a Flood Hazard area, has a flood insurance commitment been obtained?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	If required by the NSP Administrator and/or first mortgage lender, has a property survey been completed and submitted?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	Are there any title deficiencies that the NSP administrator or first mortgage lender will require be corrected prior to the purchase closing on the property?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	When has the closing been scheduled?  

Has the delivery of NSP purchase assistance funds been confirmed with the NSP Administrator? for the scheduled closing date 
	Yes  FORMCHECKBOX 

Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 

No  FORMCHECKBOX 


	NOTES:
Date, time, location:


	Have all property inspections required by the NSP Administrator and/or first mortgage lender been completed and submitted to them? 

 If there were any property deficiencies, have they been resolved to the satisfaction of the lender and NSP Administrator?
	Yes  FORMCHECKBOX 

No  FORMCHECKBOX 

	No  FORMCHECKBOX 

No  FORMCHECKBOX 


	Have pest inspections or other inspection (e.g., termites) reports been completed and submitted to the satisfaction of the NSP Administrator and first mortgage lender?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	If the house was built before 1978, has any lead paint hazard control and disclosures required by the NSP Administrator been confirmed with the Administrator as satisfactorily addressed?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 


	If financing for property improvements is also being provided in addition to purchase financing, whether through the NSP Administrator or another lending source, have all requirements of the NSP Administrator concerning the improvements and financing terms been met?
	Yes  FORMCHECKBOX 

	No  FORMCHECKBOX 



Appendix 3:   Where to Obtain an Application for NSP Assistance

List of Participating Agencies

[Provide a list of local participating agencies and locations for obtaining an application .  Be sure to provide address, phone numbers, and e-mail contact.  If the application is available on-line be sure to include that information as well.]
Appendix 4:  Where to Obtain Counseling for NSP Assistance

List of Participating Agencies

[Provide a list of local participating agencies and locations for obtaining counseling services.  Be sure to provide address, phone numbers, and e-mail contact information].  
List all Approved Counselors
	Counselor Name
	Description of Counseling Services
	Contact Information

	
	
	· Tel:
· Email:

	
	
	· Tel:
· Email:


Appendix 5: Lenders Working with NSP Assistance

List of Participating Lenders & Mortgage Brokers
[Provide a list of local participating lenders and mortgage brokers trained in and ready to work with your NSP effort.  Include their locations (address), phone numbers, and a contact person’s e-mail address.] 
Local Lender Name 


Telephone Contact


E-mail 
Appendix 6: Inspectors and Contractors Working with NSP Assistance

List of Participating Inspectors and Contractors
[Provide a list of local participating contractors and inspectors  trained in and ready to work with your NSP effort.  Include their locations (address), phone numbers, and a contact person’s e-mail address]. 
Appendix 7:  Real Estate Agents Registered and Trained to Work with NSP Assistance

List of Participating Real Estate Agents
[Provide a list of local participating real estate agents  trained in and ready to work with your NSP effort.  Include their locations (address), phone numbers, and a contact person’s e-mail address]. 
Appendix 8:  General Outline of Local NSP Rules and Regulations
[Provide an outline of your local program.] 

Appendix 9:  NSP Fund Recapture Process
If NSP fund recapture is triggered because a term of your mortgage was violated due to the dale of your property before the end of the occupancy period, repayment of NSP funds will be made using the net proceeds of your sale. “Net proceeds“ is defined as the sales price of your home minus the combined total of the amount needed to pay off your first mortgage and any closing costs you incur.   You will not be required to repay NSP assistance out of your personal funds (referred to as “out of pocket”) if the required repayment amount is not available from the net proceeds of the sale of your home.  

The amount you will be required to repay will be calculated as follows:   [select one if applicable, and remove the others]
 FORMCHECKBOX 
  The full amount of the original NSP note and mortgage [or deed of trust]
 FORMCHECKBOX 
 A declining balance based upon the number of years you fulfilled your occupancy 

obligation


 FORMCHECKBOX 
  The net proceeds will be split proportionally between you and the program under the following formula:  [Select relevant formula and remove the other.]
        

* Homeowner’s funds include your downpayment and any mortgage principle paid. 

[Insert any other  local guidelines here.]
Appendix 10:  NSP Property Resale Guidelines
	[Insert your local guidelines here.]



FOR EXAMPLE


If you are purchasing a $60,000 house with a 3% down payment, the cash you will need for a down payment will be $1,800.  Your actual mortgage amount will be $58,200.   In addition you should estimate that you will pay between 3% and 6% of the purchase price for closing costs – in this example that would mean additional funds between $1,800 and $3,600 will be needed; your total cost could be between $3,600 and $5,400 . 








FOR EXAMPLE


You agree to purchase a home for $100,000.  Your lender requires a minimum downpayment of 5% of the purchase price – $5,000. Regardless of the amount of NSP downpayment assistance you were approved to receive in your pre-qualification, the maximum assistance you may receive for downpayment assistance on this home will be $2,500.    ($5,000 x 50% = $2,500)








Amount of Net Proceeds paid to Homeowner 





=





X





Net Proceeds Amount





                    NSP Funds                     .


  NSP Funds + Homeowner Funds*





FOR EXAMPLE


Under the particular NSP assistance agreement you were given when you purchased your home, you were required to occupy your home for five years. 


 At the end of each year of occupancy, 1/5 (20%) of the repayment requirement will be forgiven.  In this example:


If you continued to live in your home at the end of five years you would not have to repay any of the NSP assistance.   


If you moved out of your home after 3 years you would have completed 3/5  ( 60%) of your obligation.  You would have to repay 2/5 (40%) of the NSP assistance you received.





=





X





Net Proceeds Amount





             Homeowner Funds*           .                      


  NSP Funds + Homeowner Funds*





NSP amount to be recaptured





Downpayment Assistance		Maximum: $ ___________


Closing Cost Assistance			Maximum: $ ___________


Second Mortgage			Maximum: $ ___________


[other items, if any]			Maximum: $ ___________
































NSP Buyer Financing:


A Buyer’s Guide to Purchasing a Home with NSP Assistance





This resource is part of the NSP Toolkits. Additional toolkit resources may be found at www.hud.gov/nspta
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