MINUTES
HOUSING TRUST FUND SELECTION COMMITTEE
Tuesday, June 14, 2022 – 3:30 PM
City Hall Council Chambers
Members Present:

Gary Daniel, City Council Member
Maurice Jones, City Council Member
Steve Harrell, Interim City Manager (via Zoom)
Dean Luebbe, Finance Director
Paul Ray, Planning Director
Greg Hunter, Planning Board Chair
Victor Foster, Citizen Member (via Zoom)

Absent:

Tommy Kilgore, Citizen Member

Staff Present:

Emily Brewer, Planner
Denise Hodsdon, Executive Assistant

Guests:

School of Government Development Finance Initiative Representatives
Amelie Bailey, Sarah Odio and Marcia Perritt, (via Zoom)

A. Welcome and Call to Order
Gary Daniel welcomed everyone and called the meeting to order at 3:30 PM.
B. Certification of Quorum
Quorum was certified by Executive Assistant Denise Hodsdon.
C. Approval of Minutes of the May 10, 2022 Meeting
Motion by Mr. Jones, seconded by Mr. Ray to approve the minutes of the May 10, 2022
meeting as presented. The motion carried unanimously.
D. Presentation by School of Government Development Finance Initiative
Mr. Harrell introduced the representatives from the School of Government
Development Finance Initiative and asked them to present their proposal. Sarah Odio
introduced DFI and the services they provide to local governments. She informed the
committee that DFI was previously engaged by the City of Brevard in 2016/2017 to
look at redevelopment opportunities in downtown. They had done a housing needs
assessment then, but City Council wasn’t in a position to move forward at that time.
The DFI Team presented their “Proposal to Provide Opportunity Site Identification

Services for Affordable Housing Development in the City of Brevard” outlining their
proposed scope of services (copy attached). They explained that they would help the
City establish and prioritize goals for housing in the community and use those goals to
develop a strategy for projects that will get high tax credits. They would update the
housing needs assessment and look at sites across the city to help identify sites that the
City would like to move forward with. It was noted that the scope of services in this
proposal, in the amount of $57,200, is for Phase 1 only. Phase 2 would be where, once
the City chooses a site or certain type of development, DFI would help find a developer
and negotiate a development agreement. The fee for Phase 2 would depend on the
number of sites and the recency with which the City engages DFI, but would be
approximately $25,000 to $30,000 for one site and the fee is typically passed on to the
private developer because that is who is ultimately benefitting from this work.
During discussion, Mr. Daniel mentioned that he has talked with Burton Hodges,
Executive Director of the Transylvania County Economic Alliance, and he is very
interested in maybe joining the City in this process as this would be a tool that he can
use in attracting industrial and commercial growth in the county. Mr. Harrell
recommended that as a next step, we have the Planning Department bring Burton
Hodges in to meet with the DFI Team and talk further about Phase 1 and what Phase 2
would look like and then bring it back to the committee. There was consensus to move
forward with that recommendation.
E. Introduction of Housing Trust Fund Bylaws Update
Emily Brewer recalled that when we had our conversations about the tool kit and some
proposed next steps, one of the things on that list was to take a hard look at the bylaws
and be able to align them with some new priorities and what we are now focusing on.
She explained that she and Paul Ray had started working on some proposed
amendments to the current bylaws, but in the process there were a lot of questions
that they wanted to discuss with the committee in advance of actually making any
proposed changes. She distributed the current by-laws as they stand today, together
with a list of discussion questions for the committee’s review (copy attached). It was
decided that it would be best for committee members to take some time to review the
current bylaws and discussion questions and provide any feedback to Ms. Brewer prior
to the next meeting.
F. Update re Fairhaven Meadows Project
Mr. Ray explained that this project would create 60 affordable housing units located on
Asheville Highway just south of the State Employees Credit Union. Units would be
rented to families with household incomes of 40-70% of AMI, with qualifying incomes
of approximately $24,000 to $42,000 per year. The developer has reported that he
believes Fairhaven Meadows is on track for funding based on the scoring log that he
received after submitting his application. The federal tax credit program is competitive
but it appears that their application ranks third in the Western Region and there are
enough funds this year to fund three projects. The official results will be released in
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MEMORANDUM
To:

Steve Harrell, Interim Manager, City of Brevard

From:

Marcia Perritt, Associate Director, Development Finance Initiative
Sarah Odio, Assistant Director, Development Finance Initiative

Date:

June 13, 2022

Re:

Proposal to Provide Opportunity Site Identification Services for Affordable
Housing Development in the City of Brevard

UNC-Chapel Hill Development Finance Initiative
The UNC Chapel Hill School of Government (SOG) established the Development Finance
Initiative (DFI) in 2011 to assist local governments and their partners in North Carolina and
beyond with achieving their community economic development goals. The SOG is the largest
university-based local government training, advisory, and research organization in the United
States. DFI partners with communities to attract private investment for transformative projects
by providing specialized finance and real estate development expertise. DFI projects have
attracted over $1 billion in private investment.
Request for Technical Assistance
The City of Brevard requested technical assistance from DFI in May 2022 in evaluating
opportunities to increase its supply of affordable housing for low- and moderate-income
households and further its community economic development goals. To that end, DFI is able to
assist the City of Brevard with the identification and prioritization of sites that present viable
opportunities for affordable housing development. DFI will carry out high level pre-development
activities—parcel analysis, site analysis, and financial feasibility—to identify and prioritize key
sites for development.
Scope of Services
The following Scope of Services outlines the pre-development activities that DFI would conduct
to support the City of Brevard (“City”) in identifying and prioritizing sites for affordable housing
development:

1. Conduct a community scan, which is an analysis of market-relevant demographic and
socioeconomic data, as well as a review of current and historic plans, visioning documents,
studies, research, development proposals, conceptual renderings, notes from public input
sessions, and other materials relevant to affordable housing development within the City;
2. Conduct a housing needs assessment of the City to identify the scale of demand for specific
housing types at various income levels. The assessment includes an evaluation of primary
demand drivers such as growth and employment trends, as well as an in-depth analysis of
the existing housing supply;
3. Establish affordable housing priorities for Project selection in collaboration with the City
and key internal stakeholders;
4. With an emphasis on City-owned properties, identify up to six sites (each a “Study Site”)
suitable for scattered site, infill, or Low-Income Housing Tax Credit (LIHTC) development
as defined by the NC Housing Finance Agency’s Qualified Allocation Plan (QAP). LIHTC is
the largest affordable housing finance program in the country, incentivizing the acquisition,
construction, and rehabilitation of private rental housing for low-to-moderate income
households. Criteria for site suitability may include proximity to amenities such as a grocery
store, pharmacy, and shopping as well as the absence of incompatible uses and negative
features that could impede a site’s eligibility for key funding sources;
5. For each Study Site, collect and analyze relevant data for a parcel analysis to understand
current conditions (sales trends, vacancy, land use, ownership, and underutilization) and
changes over time;
6. Conduct a high-level site analysis for each Study Site, examining publicly available data
regarding topography, hydrology, infrastructure, etc. to gain a general understanding of
development opportunities and constraints;
7. Conduct a high-level financial analysis for each Study Site in order to make a general
determination about the feasibility of affordable housing development on each site;
8. Identify and prioritize up to three key development opportunities ("Opportunity Sites”)
based on the aforementioned analysis and affordable housing priorities; and
9. Provide recommendations related to those Opportunity Sites and related to Brevard’s
overall affordable housing strategy.
This Scope of Services does not include services that require a licensed broker, a licensed real
estate appraiser, or licensed attorney to perform. In addition, the scope does not include tasks
associated with site planning expertise from architects or engineers, nor does it include site
preparation expenses such as land survey, soil samples, and environmental testing (if such
services are required, DFI will advise the County to obtain such services from third parties).
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The fee accounts for efficiencies gained from primarily utilizing virtual meeting tools and
arranging up to two in-person presentations including site visits.
Deliverables
Deliverables include presentations, summaries, and other documentation intended by DFI to be
delivered to the City regarding the above Scope of Services.
Timeline
The timeline for the above Scope of Services is estimated to be 5 months.
Fee
The flat fee for the above Scope of Services is $57,200. The flat fee is payable over two
installments of $28,600 each.
Future Phase 2 Services
Pending the outcome of this analysis and the City’s interest, DFI is able to provide additional predevelopment services for prioritized development site(s) over which the City gains site control.
Phase 2 services would involve additional financial feasibility analysis and the identification of a
private development partner. Phase 2 services would require a separate contract and fee.
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EXHIBIT A
Ordinance No. 2012-02, Amended Ord. 2017-02, Amended Ord. 2022-07
City of Brevard
Housing Trust Fund
I.

Introduction

Affordable and workforce housing have been recognized as a substantial need for
residents of Brevard and the surrounding area. In an effort to promote increased
development and retention of affordable and workforce housing within its corporate
jurisdiction, the City of Brevard has established the Housing Trust Fund.
“Affordable Housing” may be defined as housing that costs no more than 30% of the
total income for residents making 80% or less of the Area Median Income (AMI) as
defined by the United States Department of Housing and Urban Development (HUD).

“Workforce Housing” may be defined as housing that costs no more than 30% of the
total income for residents making between 80%-120% of the AMI as defined by HUD.

II.

Funding Sources

The City of Brevard Housing Trust Fund will include, but may not be limited to the
following funding sources.

1) Community Development Block Grant (CDBG) loan repayments from developers of
affordable housing will be used to initially finance the Housing Trust Fund. Only CDBG
eligible activities, benefitting a majority of individuals whose income is below 80% of
the median for Transylvania County, will be eligible for use with Housing Trust Fund
monies accrued in this manner. City Council may also provide additional funding as is
deemed appropriate.

2) Other funding will be created through appropriations from City Council as is deemed
appropriate to assist with the development of Workforce Housing in Brevard. This will
allow for assistance to be provided for individuals in the 80%-120% range of area
median income level, who still may not be able to afford housing near their place of
work.
Fifty Percent (50%) of all funding received within any given fiscal year shall be held in
reserve for major projects and may not be expended until such time as $150,000 have
accrued. Such funds may only be expended in support of a major project(s), which is
any project to which the Housing Trust Fund allocates $25,000 - $150,000.

All other funds received within any given fiscal year may be expended for purposes
consistent with purposes set forth herein. Unexpended funds within a given fiscal year
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may be carried forward to subsequent fiscal years, and may be set aside for major
projects at the discretion of the Selection Committee.
III.

Eligible Activities

The following activities will be eligible for assistance through the Housing Trust Fund:
1)

11)
12)
13)
14)
15)

Loans to developers for the installation of public infrastructure to facilitate the
development of affordable/workforce housing.
Loans to developers to purchase land to facilitate the development of
affordable/workforce housing.
Loans to developers to assist in the conversion of existing non-residential
buildings into affordable/workforce housing.
Loans to developers to assist with the rehabilitation of existing substandard
multi-family housing units and their conversion to affordable/workforce
housing.
Loans to income eligible homeowners for housing repairs.
Grants to low-income homeowners for emergency (health and safety related)
housing repairs.
Acquisition of land to be used for the creation of affordable/workforce housing,
in instances where the City is a project partner.
Acquisition of vacant housing for rehabilitation and resale as
affordable/workforce housing.
Clearance of blighted properties.
Public Water System Improvements in predominately low/moderate income
(LMI) areas.
Public Sewer System Improvements in predominately LMI areas.
Public Street Improvements in predominately LMI areas.
Public Pedestrian Improvement in predominately LMI areas.
Down payment assistance
Seeking out and implementing solutions for workforce housing in Brevard.

IV.

Eligible Applicants

1)
2)
3)
4)
5)

For profit developers of affordable/workforce housing.
Non-profit developers of affordable/workforce housing.
Public Housing agencies.
Income eligible homeowners.
Local Governments

V.

Housing Trust Fund Priorities

1)

Development of one bedroom affordable rental housing.

2)

3)

4)

5)
6)

7)

8)

9)
10)
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2)
3)
4)
5)
6)

7)

Developments incorporating Energy Star rated products, other energy efficiency
measures and Universal Design features.
Transportation oriented development.
Removal of health and safety risks.
Maintaining the stock of affordable/workforce housing within the City of
Brevard’s jurisdiction through the rehabilitation of existing homes.
Projects that can satisfy more than one need and/or involve several partner
entities.
Due to the expectation of limited funds being available in any given year,
additional priority will be given to projects where Housing Trust Fund money
can serve as gap financing that will enable a project to move forward.

VI.

Loan Terms

1)

Loan Amounts
a)

b)

c)

2)

Homeowners whose income is 80% or less of the AMI may qualify for a
maximum $20,000 loan for housing rehabilitation activities. Loans will
be secured with a Promissory Note and Deed of Trust. Any costs incurred
in preparing the Promissory Note and Deed of Trust, verifying
satisfactory credit or any other associated fees will be incorporated into
the loan amount.
Homeowners whose income is 50% or less of the AMI may qualify for
$5,000 grant for emergency repairs to their dwelling. Emergency repair
grants will only be approved in instances where the health and safety of
the residents or the general public, or the structural integrity of the
dwelling unit, are at risk.

Interest Rate and Loan Repayment
a)

b)
VII.

Developers- Loan amounts will be at the rate of $5,000 per unit of
affordable/workforce housing developed. If the developer incorporates
one or more of the Housing Trust Fund priorities an additional $1,000 per
unit may be requested. The maximum loan amount is $100,000.

Interest rates for loans to developers will be at a rate of 2%, and the loan
may be amortized over a period of twenty years.
Interest rates for loans to homeowners will be at a rate of 2%, and the
loan may be amortized over a period of twenty years.

Affordability
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Housing is generally considered to be “affordable” if total costs do not exceed
30% of household income.
Homeowners- Total housing costs include principal, interest, taxes and
insurances.
Renters-Total housing costs include rent and utilities.

VIII.

Developments that receive Housing Trust Fund assistance will be kept
affordable for a minimum of 20 years.
Application Process
a)

b)

IX.

Developers will apply directly to the City of Brevard Planning and Zoning
Department, with the first round of applications due on January 1, 2019.
Applications will also come due on January 1 of subsequent years.
Applications may be picked up at 95 West Main Street in Brevard, or may
be found at the City’s web-site. Planning and Zoning staff will review the
completed application and check the readiness of the project in terms of
permits, plan review, evidence of preliminary site control, environmental
assessments as needed, financing, planned ground breaking date and
evidence of maintaining affordability. Staff will then either forward the
application to the Selection Committee for review, deny the application
for failure to meet minimum requirements or table the application while
more information is obtained.

Homeowners seeking assistance with housing repairs will apply to the
City of Brevard Planning and Zoning Department. Applications will be
accepted on an on-going basis beginning on January 1, 2018. Applications
may be picked up at 95 West Main Street in Brevard, or may be found on
the City’s web-site. Staff will review the application, verify eligibility of
the applicant and conduct an inspection of the dwelling to verify the
needs identified in the application. Staff will then either forward the
application to the Selection Committee for review, deny the application
for failure to meet minimum requirements or table the application while
more information is obtained.

Approval Process
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The Selection Committee will meet as needed to review applications. Based on
initial staff review, compliance with Housing Trust Fund Priorities and
availability of funds, the Selection Committee will either approve or reject
applications. In some instances a portion of the requested loan amount may be
offered to the prospective borrower. All loan recommendations of the Selection
Committee are then submitted to the City Council for final approval.

In certain instances where an emergency housing repair is needed immediately
to protect the health and safety of a resident or the general public or ensure the
structural integrity of the dwelling unit, the City Manager may approve the grant
or loan for repairs after staff has determined eligibility.
X.

Loan Closing
Loans may only be closed with City Council approval.

a)

b)

XI.

Developers-Upon loan approval by City Council, developers will schedule
an appointment with a closing attorney. The developer will need to
submit to City Planning and Zoning staff final evidence of site control,
financial commitments, property insurance, evidence of ensuring
continued affordability, zoning entitlements and site specific
development approval items two business days prior to the loan closing.
Loans to developers will be on a reimbursement basis and will not be
disbursed at the time of closing.
Homeowners-Upon loan approval by City Council, Planning and Zoning
will prepare loan documents for the homeowner. These documents will
include the Promissory Note and Deed of Trust and a contract between
the homeowner and building contractor. The homeowner and contractor
will then meet with City Staff and execute the documents.

Loan Disbursement
a)

b)

Developers-Loans will be disbursed on a reimbursement basis.
Developers will need to submit receipts for work that has been invoiced
and paid. City Staff will provide site inspections to assure that work is
done properly. Staff will also conduct periodic employee interviews at
the job site to ensure compliance with Davis-Bacon requirements.

Homeowners-Contractors will submit pay requests to City Staff. Pay
requests must include any approvals from Transylvania County Building
Inspections that the job requires. City Staff will then conduct an
inspection of the work and verify homeowner approval. Upon
verification of satisfactory work a check will be issued to the contractor.
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XII. Grant Disbursement
a)

XIII.

Homeowners - Contractors or homeowners will submit pay requests to
City Staff. Pay requests must include any approvals from Transylvania
County Building Inspections that the job requires. City Staff will then
conduct an inspection of the work and verify homeowner approval. Upon
verification of satisfactory work, a check will be issued to the contractor
or homeowner.

Selection Committee

The Selection Committee will be comprised of the Planning Director, City
Manager, Finance Director, Chairman of the Planning Board, a member of the
City Council and an at large representative from the community. The Selection
Committee will act as the Governing Board for the Housing Trust Fund. The
Selection Committee will meet as needed to review applications and conduct any
business.
XIV.

XV.

Effective Dates
The City of Brevard Housing Trust Fund will begin accepting applications on July
1, 2014.
Amendments & Administrative Procedures

The City of Brevard Housing Trust Fund may be amended at any time through a
majority vote of City Council. Council may not amend the Housing Trust Fund in
a manner that would cause CDBG loan repayments to be expended for ineligible
activities under CDBG program guidelines and requirements.

XVI.

The Selection Committee is authorized and directed to establish such forms,
procedures, guidelines and requirements as are necessary for the administration
of this Housing Trust Fund.
Equal Employment Opportunity, Minority and Women Owned Businesses,
Davis-Bacon, and Fair Housing requirements
The City of Brevard is an Equal Opportunity Employer and does not
discriminate in hiring due to race, color, religion, national origin, sex, age or
disability. Any company that works on a development receiving assistance
through the Housing Trust Fund will be expected to comply with these
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provisions. Efforts will also be made to solicit participation in any bidding
process by Minority and Women Owned businesses.

Prevailing Davis-Bacon wages will be paid for all construction projects assisted
with Housing Trust Fund money.
The City of Brevard promotes Fair Housing principals that prohibit
discrimination in housing based on race, age, gender, religion, national origin,
disability or familial status. Developments assisted with Housing Trust Fund
money will be required to abide by these principals.
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Housing Trust Fund Bylaws Update Discussion Questions
For Discussion Purposes Only
Please provide feedback to Emily Brewer (Emily.brewer@cityofbrevard.com) prior to the next meeting
1) “Introduction” Section
a. The “Introduction” does not describe the purpose of the Housing Trust Fund. Should
we amend this section to include the purpose/objectives of the HTF? If so, what
should be included?
2) “Funding Sources” Section
a. This section does not include other funding sources that are not appropriated by
City Council (e.g., grants, donations, potentially future fees-in-lieu similar to that of
the City’s sidewalk fund). How should we amend this section?
b. Additionally, the appropriations from City Council are restricted to workforce
housing (80-120% of AMI). Should the money be restricted in such a way or should
this be added to the list of funding priorities that will be given additional credit in
selection?
3) “Eligible Activities” Section
a. The section refers to these activities as “eligible for assistance.” Is this assistance
strictly monetary? Should it include other types of assistance such as promoting the
project as an affordable housing project, providing facilities in a public space for
meetings free of charge, etc.?
b. Should we include proactive “weatherization” (modifications to existing buildings to
improve energy-efficiency and cut down utility costs, such as installation of new
window/doors or adding insulation)?
c. Should we add “Creating programs to assist and educate LMI homeowners and
homebuyers” as an eligible activity for assistance through the HTF?
d. Should we include grants, 0% interest loans, or forgivable loans in certain
circumstances (not just emergency housing repairs)?
4) “Housing Trust Fund Priorities” Section
a. According to the “Loan Amounts” Section, if a developer incorporates one of more of
the HTF priorities, they may be eligible for additional funding. Is that how we would
like to prioritize projects? In other words, should we provide additional funds or
bonus points when deciding project allocations?
b. What priorities should be added or removed from this section? For example:
i. Remove “development of one-bedroom affordable rental housing”
ii. Add “development of in-fill affordable/workforce housing projects that are
appropriate in scale and consistent in character to the surrounding
neighborhood”
iii. Rephrase “transportation-oriented development” to “Development of
affordable/workforce housing in walkable, bikeable, and/or transit-oriented
areas.”

5) “Loan Amounts” Section
a. Do we want to adjust the maximum loan amounts?
b. Should we include grants, 0% interest loans, or forgivable loans in certain
circumstances?
6) “Affordability” Section
a. Should we revise the affordability period?
7) “Approval Process” Section
a. There is some discrepancy on when applications would be considered by the
committee. Should this be annual, bi-annual, on a rolling-basis, etc.?
b. Should we set a quarterly meeting to review progress/efforts to ensure the
committee meets regularly even if there is no application to review?
8) “Selection Committee” Section
a. Should we consider addition an additional at-large representative from the
community?

