City of Charlotte
Neighborhood Equity & Stabilization Commission

Wednesday, January 10, 2024
5:30 p.m.—=7:00 p.m.
Charlotte-Mecklenburg Government Center
NEST Commission Members:

Angela Ambroise Justin Harlow (Co-Chair) Eric Lemieux

Nadia Anderson Monique Humphries Eric Lewis

Melissa Gaston Tonya Jameson Deon Smith

Mitch Gibson Roma Johnson Marta Tataje

Kim Graham (Co-Chair) Vicki Jones Kimberly Timmons-Hampton

City of Charlotte Staff Resources: Rebecca Hefner, Housing & Neighborhood Services; Alysia Osborne,
Planning, Design & Development; Jordan Paschal, Strategy & Budget

AGENDA

1. Welcome Kim Graham

. 5 minutes 5:30-5:35
Justin Harlow

2. Anti-Displacement Funding
The Commission will continue the discussion of developing a

Justin Harlow
recommendation for a sustainable funding source to meet anti-

Kim Graham 50 mins 5:35 —6:25
displacement goals and take action if the Commission is ready to
finalize a recommendation.
3. NEST Look Ahead Kim Graham 15 mins 6:25-6:40

Justin Harlow

. F 202 i
a ebruary 2024 work stream meetings Angela Ambroise

o Feb. 7t —Understanding the UDO
o Feb. 7" — Program Improvements/Policy Gaps

o Feb. 22" - Lay of the Land

Adjourn

Next Meeting. The next NEST Commission meeting will occur March 13, 2024 @ 5:30 p.m.

The Charlotte Neighborhood Equity and Stabilization Commission is established for a 3-year period beginning in 2022 and is charged with
reviewing and recommending specific anti-displacement strategies and specific tools for protecting residents of moderate to high
vulnerability of displacement.
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Dedicated Anti-Displacement
Funding

JANUARY 10, 2024 NEST COMMISSION MEETING

Goals:

» Continue discussion of recommendation for dedicated
funding for anti-displacement initiatives

»Finalize a recommendation to City Council (electronically)
prior to their Annual Strategy Session

* Annual Strategy Session will occur January 21-24
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Anti-Displacement Funding Options

»Increase
* Property tax
 Sales tax
* Housing bonds
* Fee-in-lieu
* Funding partnerships

»Re-allocate
* Prioritize within existing funding sources

»Replace

. %.evgrage new funding sources (e.g., tax increment subsidies) to free up existing
unding
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NEST Commission Discussion Highlights

»Increase Housing Bond
* Currently $50 million biennially
* NEST discussed potential recommendation for increasing the housing bond

»TOD Affordable Housing Density Bonus Program Fee-in-Lieu
* Currently $4.75 per square foot
* Program Improvement/Policy Gap Work Stream discussion February 7t

» Attaching revenue source to capital investments (e.g., transit)
» Property or sales tax increase
* Continue conversation as Council advances transit/mobility conversation

» Reallocating unused municipal bond allocations

* Reviewed in December 2023 meeting - not a feasible funding source given bond
requirements

@D CITY of CHARLOTTE 4

4




Housing Bonds
Refer to Background Materials

» North Carolina General Statute 159-48
* (Capital costs of providing housing for the benefit of low- and moderate-income persons
* Construction, infrastructure, property and land acquisition
* The costs of doing any or all of the things mentioned...any other services, costs, and
expenses necessary
» Changes to 2024 ballot language
* Include an estimated cumulative cost
* Notification of potential property tax liability
» Information from other North Carolina cities
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North Carolina Cities
GO Bonds for Housing

Charlotte Raleigh Fayetteville | Greensboro Wik
Salem

Development Gap Financing

Multifamily Preservation v v

Shelter & Supportive Housing v v v

Home Rehabilitation & Emergency Repair v v v v
Site Acquisition v v

Downpayment / Homebuyer Assistance v v v

Revolving Loan Funds v v
Administration, Technology, Housing v v

Studies
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Anti-Displacement Investments
What can we get for $25 million?

Acquisition, Rehab,
Resale (ARR)

15 units per $1 million
$67,000 each

Small Landlord
Investments

20 units per $1 million
$50,000 each

House Charlotte Plus

12 units per $1 million
$80,000 each

REN TG D el
Services

$80,000 each per year +

10 ADUs/15 units per $1

Accessory Dwelling

Rehab/preserve small
Units (ADUs)

NOAH Communities
(10-50 units)

33 units per $1 million
$30,000 each

million
$70,000 each

Neighborhood
Organizing and
Resiliency Hubs

$100,000 each for 3

years

Likely Likely Not Likely
Eligible Eligible partially
eligible
& CITY of CHARLOTTE 7
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lllustrative Scenario

Activity Investment
(over 2 years)

Homeownership Acquisition, Rehab, Resale $5.5 million
Production & Assistance s Calculator

House Charlotte (and HC Plus) $6.5 million 5,500,000 7
Note: For sale development  included in base HTF 6,500,000 100

Economic Mobility & Accessory Dwelling Units $5.5 million
Affordable Rental 2,500,000 »
5,000,000 125
Preservation Housing Rehab & Emergency $5 million 2,500,000 80
Repair 25,000,000 453

Rehab/preserve small NOAH $2.5 million

$25 million

Note: For illustration only. Builds a little inflation/admin into unit costs. Use calculator to change allocation by activity.
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Housing Bond Background Materials
for January 10, 2023 meeting
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North Carolina General Statute

G.S. 159-48(d)
Each city may borrow money and issue its bonds under this Article in evidence thereof for the purpose of paying any
capital costs of any one or more of the following...

(7) Providing housing projects for the benefit of persons of low income, or moderate income, or low and
moderate income, including without limitation (i) construction or acquisition of projects to be owned by a city,
redevelopment commission or housing authority, and (ii) loans, grants, interest supplements and other programs of
financial assistance to persons of low income, or moderate income, or low and moderate income, and developers of
housing for persons of low income, or moderate income, or low and moderate income. A housing project may provide
housing for persons of other than low or moderate income, as long as at least twenty percent (20%) of the units in the
project are set aside for housing for the exclusive use of persons of low income. No rent subsidy shall be paid from
bond proceeds.

(f) For any of the purposes authorized by subsections (b), (c), (d), or (e) of this section, a unit may do any of the
following that it considers necessary or convenient: (1) Acquire, construct, erect, provide, develop, install, furnish, and
equip. (2) Reconstruct, remodel, alter, renovate, replace, refurnish, and reequip. (3) Enlarge, expand, and extend. (4)
Demolish, relocate, improve, grade, drain, landscape, pave, widen, and resurface.

(h) As used in this section, "capital costs" include, without limitation, all of the following:

(1) The costs of doing any or all of the things mentioned in subsection (f) of this section.

(2) The costs of all property, both real and personal and both improved and unimproved, plants, works,
appurtenances, structures, facilities, furnishings, machinery, equipment, vehicles, easements, water rights,
franchises, and licenses used or useful in connection with the purpose authorized.

(3) The costs of demolishing or moving structures from land acquired and acquiring

any lands to which the structures are to be moved.

(4) Financing charges, including estimated interest during construction and for six

months thereafter.

(5) The costs of plans, specifications, studies and reports, surveys, and estimates of

costs and revenues.

(6) The costs of bond printing and insurance.

(7) Administrative and legal expenses.

(8) Any other services, costs, and expenses necessary or incidental to the purpose

authorized.

(i) This section does not authorize any unit to undertake any program, function, joint undertaking, or service
not otherwise authorized by law. It is intended only to authorize the borrowing of money and the issuance
of bonds within the limitations set out in this section to finance programs, functions, joint undertakings, or
services authorized by other portions of the General Statutes or by city charters.

The full text of NCGS 159-48 can be found online at
https://www.ncleg.gov/EnactedLegislation/Statutes/PDF/BySection/Chapter _159/GS_159-48.pdf
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Ballot Language

Below is the language that has appeared on the ballot for the city’s prior three referenda. State law provides template
language that the city must use; this required template language is bolded below. The non-bolded language is the
“editable” part of the ballot question and is written by the city; however, this language also adheres to statutory
requirements, found elsewhere, which define the permissible activities in which the city can engage.

Ballot Language on 2018, 2020, & 2022 Bond Referenda:

“SHALL the order authorizing $50,000,000 of bonds plus interest to pay the capital costs of housing projects
for the benefit of persons of low income, or moderate income, or low and moderate income, including
construction of infrastructure improvements related thereto and the acquisition of land and rights-of-way
required therefor, and providing that additional taxes may be levied in an amount sufficient to pay the
principal of and interest on the bonds be approved?”

[ 1YES[ ] NO

Additionally, Session Law 2023-134, also known as the State Budget bill, was enacted by the General Assembly in 2023.
This state bill amended the template ballot language the city must use on its future bond referenda. The effective date
for the change in ballot language for bond referenda is December 31, 2023, and applies to bond referenda conducted
on or after December 31, 2023. The below shows the outline of what the ballot language for a hypothetical $50 million
bond could look like in November 2024. City staff, along with the city’s bond counsel, are still reviewing the most
appropriate way to complete the bracketed terms below.

What 2024 ballot lanquage could look like based on the 2023 State Budget bill requirements:

Additional property taxes may be levied on property located in the City of Charlotte in an amount
sufficient to pay the principal of and interest on bonds if approved by the following ballot question. Shall
the order authorizing $50,000,000 of bonds plus interest to pay the capital costs of housing projects for the
benefit of persons of low income, or moderate income, or low and moderate income, including construction
of infrastructure improvements related thereto and the acquisition of land and rights-of-way required
therefor, and providing that additional taxes may be levied in an amount sufficient to pay the principal of
and interest on the bonds be approved, in light of the following:

(1) The estimated cumulative cost over the life of the bond, using the highest interest rate charged

for similar debt over the last [maximum bond issuance term], would be [$ ]-

(2) The amount of property tax liability increase for each one hundred thousand dollars ($100,000)

of property tax value to service the cumulative cost over the life of the bond provided above

would be [S___] per year.

[ 1YES[ ] NO
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General Obligation Bonds — Information about other North Carolina municipalities

From November 2012 to November 2022, the five largest cities in North Carolina plus Charlotte) issued General
Obligation bonds in the following total amounts:

Charlotte: $180.0M
Raleigh: $80.0M
Durham: $95.0M
Fayetteville: $12.0M
Greensboro: $55.0M
Winston-Salem: $21.7M

The below information is based on the data that staff was able to gather for these NC municipalities.

Raleigh (Housing Bond Fund/Fund 724)

FY 2022 FY 2023 FY 2024 FY 2025 FY 2026

Budget Budget Budget Budget Budget TOTAL
Transit-Oriented Site Acquisition $8,000,000 $8,000,000 $0 $0 $0 $16,000,000
Public-Private Partnerships $12,000,000 $4,000,000 $4,000,000 $4,000,000 $4,000,000 $28,000,000
Housing Tax Credit Gap Financing $4,800,000 $4,800,000 $4,800,000 $4,800,000 $4,800,000 $24,000,000
Owner-Occupied Home Rehab $0 $1,500,000 $1,500,000 $1,500,000 $1,500,000 $6,000,000
Down-Payment Assistance $0 $1,500,000 $1,500,000 $1,500,000 $1,500,000 $6,000,000

$24,800,000 $19,800,000 $11,800,000 $11,800,000 $11,800,000 $80,000,000

Site Acquisition ($16.0M)
1. Direct City Acquisition of Sites Near Transit Corridors ($12.0M) (56.0M in FY22 & FY23)
a. for future tax credit development; plan 12 acres at S1M/acre with 36 units/acre
(432 units total)
2. Wake County Acquisition/Preservation Fund (54.0M) (52.0M in FY22 & FY23) (goal: 62 units)
a. acquisition and preservation of existing affordable units

$12,988,555 has been spent or committed

Public-Private Partnerships ($28.0M)
1. Small-Scale Non-Profit Projects ($10.0M) ($2M in FY22-FY26)
a. via RFP process; focused on non-congregate (family) emergency shelter, transitional
housing, and other affordable rental projects having one-third of units at 30% AMI
i. $700,000 to CASA to develop 9 rental units for youth transitioning out of foster care, 8
of which are for <30% AMI
ii. $2,000,000 loan to CASA to acquire existing apartment complex
iii. SouthEast Raleigh Promise ($3.3M) to develop 27 affordable rental units on 10 City
owned lots. More than a third of the units will be affordable to households earning
<30% AMI
2. Voluntary Inclusionary Projects Near Transit (58.0M) (52M in FY23-FY26) (goal: 123 units)
a. voluntary inclusionary rental projects near transit (at least 20% of units affordable at 60%
AMI with 30 years affordability) or missing middle homeownership opportunities near
transit.



https://raleighnc.gov/housing/southeast-raleigh-promise-awarded-2m-bond-proceeds-build-affordable-rental-housing
https://raleighnc.gov/housing/affordable-housing-bond-inclusionary-zoning-program
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3. Other Partnerships ($10.0M) (Permanent Supportive Housing)
a. Healing Transitions ($3.0M)
i. Renovation, modernization, and expansion of the Men's Facility. The project will
support shelter beds and facilities upgrades, resulting in a total of 113 shelter beds.
A. 0% interest loan, no repayment, forgiven 9/27/2047
b. King’s Ridge ($7.0M) (Permanent Supportive)
i. a 100-unit affordable rental development. At least half of the units will be set aside as
supportive housing for people experiencing homelessness.

$14.0M has been spent or committed (249 units)

Gap Financing ($24.0M) (goal: 685 units)
1. LITHC Gap Financing (54.8M in FY22-FY26)

a. $5.9M for the development of Milner Commons, a 156-unit affordable rental development
for seniors located along a Bus Rapid Transit route.

b. $2.75M in bond funds (& other city funds) for the development of the Pines at Peach
Road, a 119-unit affordable rental development located along the Southern Bus Rapid
Transit.

c. $1.05M for the development of Lake Haven, a 56-unit affordable rental development for
seniors located along a Bus Rapid Transit route.

The city reports that all $14.4M available to-date has been committed or spent on 475 units, but
the above only adds to $9.7M and 331 units

Owner-Occupied Home Rehab ($6.0M) (goal: 60 units)
1. Home Repairs for Eligible Residents Living Near Transit (S1.5M in FY23-FY26)
a. Expansion of existing program to LMI owners near future transit investments
$540,000 has been committed or spent on 9 units
Down-Payment Assistance (56.0M) (goal: 200 units)
1. Down-Payment Assistance for Eligible Homes Near Transit ($1.5M in FY23-FY26)

a. Expansion of existing program to LMI buyers near future transit investments

$344,847 has been committed or spent on 9 units

Durham ($95.0M)

Durham created “Forever Home, Durham” program for affordable housing and services for low-income Durham
residents, with a $160 million multi-year investment including $95M from affordable housing bonds, and S65M from
existing City and federal funds (CDBG, HOME, HOPWA, ESG). Their reporting (included in the appendix) does not
distinguish between funding sources and when asked, Durham did not provide any additional information when asked
to tie activities to the funding sources. More information about the Forever Home Durham programming can be found
on their website at https://www.durhamnc.gov/4593/Forever-Home-Durham.



https://www.durhamnc.gov/4593/Forever-Home-Durham
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Fayetteville ($12.0M)
Fayetteville’s $12.0M was authorized in November 2022, so detailed public plans are difficult to find.

Rental Development: $9M up to 500 new units (revolving loan) (partnerships)
Single-Family Development: S1M up to 20 new SF homes

Repair & Rehab: $1M yields up to 40 homeowner rehabs

Downpayment Assistance: $1M vyields up to 40 first-time homeowners

Greensboro (2016-$25m; 2022 - $30m)

HOUSING
Workforce Housing Initiative $ 8,000,000
Code Compliance Repair Initiative - Revolving Loan 3,000,000
Fund B
East Greensboro Housing Development - Revolving 4.000.000
Loan Fund e
Handicapped Accessibility & Housing for Special 1.000.000
Populations ! ’
Supportive Housing Units for
Homeless/Disabled/Veterans 2,000,000
Non-Profit Homebuyer Lending - Revolving Loan 1,000,000
Fund
Emergency Repair Programs 1,500,000
Multifamily Repair Programs 3,000,000
Homeowner Rehabilitation 1,500,000
25,000,000
Actual Bond Spending
2016 Bond
Multi-family $8,569,842
Supportive Housing $4,025,193

Neighborhood Investment
Single-Family Repair $134,321
Tornado Repair $94,343
Tornado Rehab $178,430
Tornado-Reconstruct $271,748
New Construction Sites $252,219

Homebuyer Assistance $10,324,024
Admin $288,247
Total $24,138,368

e Funds from the 2016 Bond were used for help establish a Code Compliance Repair Revolving Loan Fund
e The city has only received $8 million as a part of the 2022 bond
o S5 million will be used to support the Greensboro Housing Loan Fund which is a $32.5 million public-
private fund for the production and preservation of affordable housing
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Winston-Salem ($21.7M)

2014 GO 510 Million

Project/Program Amount
Multi-Family Unit Development Assistance 6,000,000
Residential Rehab 4,000,000
Total 10,000,000

2018 GO 511.7 Million

Code Enforement System Update 710,000
Residential Rehab 2,000,000
Multi-Family Development Assistance 4,522,000
Housing Studies 557,000
Developer Assistance (Multi-family or SFR) 3,911,000
Total 11,700,000

Most of the development assistance is in the form of low-interest loans; however, $3 million of the 2018 funding was a
grant to the local housing authority related to a Choice Neighborhoods Initiative grant. The “Developer Assistance”
portion of the 2018 funding is still partially in flux. It is yet-to-be spent, but will most likely end up being loans for
multi-family developments.

It seems that any future bond referenda would lean heavily toward development loans.
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Appendix

The following pages in this appendix represent reports for Durham “Forever Home Durham” program
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