MINUTES
HOUSING TRUST FUND SELECTION COMMITTEE
Tuesday, October 11, 2022 – 3:30 PM
City Hall Council Chambers
Members Present:

Gary Daniel, City Council Member
Maurice Jones, City Council Member
Wilson Hooper, City Manager
Dean Luebbe, Assistant City Manager/Finance Director
Paul Ray, Planning Director
Greg Hunter, Planning Board Chair
Victor Foster, Citizen Member

Absent:

Tommy Kilgore, Citizen Member

Staff Present:

Emily Brewer, Planner
Denise Hodsdon, Executive Assistant

Guests:

Geraldine Dinkins, City Council Member
Sarah Odio, SOG Development Finance Initiative (via Zoom)
Maureen Copelof, Mayor

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 Agenda
Mr. Hunter requested to switch the order of Item E – DFI Proposal and Item F –
Affordable Housing Presentation. Motion by Mr. Hunter, seconded by Mr. Jones to
approve the agenda as amended. The motion carried unanimously.
D. Approval of Minutes of September 20, 2022 Meeting
Motion by Mr. Jones, seconded by Mr. Ray to approve the minutes of the September
20, 2022 meeting as presented. The motion carried unanimously.

E. Affordable Housing Strategies Presentation – Geraldine Dinkins
Geraldine Dinkins informed the committee that she and Greg Hunter attended an
Affordable Housing Strategies seminar put on by the UNC School of Government on
September 30th and they shared an overview of what they learned at that seminar:
 There is not one solution to get us to where we need to be and the
recommendation was to separate our strategies into short-term, mid-term
and long-term
 We are bound by statute and have no authority to aid persons over 80% AMI.
The only thing we can do above 80% AMI is zoning or convey land,
preferably by lease where the city maintains the lease of the property
 Affordable Housing Approaches
o Preservation – it is cheaper to keep people in their homes than to find
them a new one. Includes such things as weatherization, energy
efficiency, rehab/repair program, and foreclosure program.
Suggested target groups include elderly single owner occupied
housing and small family owner occupied and rental housing
o Production Demand-side – we can do such things as rural subsidy
vouchers, credit repair, and down-payment assistance
o Production Supply-side – we could make Low Income Housing Tax
Credits (LIHTC) more appealing for a developer if we take ownership
of that property and do a ground lease back to the developer to
greatly reduce their cost
o Inclusionary Zoning – Voluntary and Mandatory
 Code Enforcement – 2 Approaches
o Help people who are in substandard housing and find and connect
them to grants and programs that will upgrade their housing and
make it more livable
o Take a more punitive approach where we would be looking at taking
inventory of structures that have been abandoned and see how we
can bring them back into our housing inventory
F. School of Government Development Finance Initiative Proposal
Mr. Hooper commented that this is a significant step up in terms of making sure that
we can accomplish something on affordable housing. DFI help us figure out if the
properties we have identified are developable and if they are, they will help us find a
partner who would be willing to develop them. If this goes well, this is the kind of
thing that can really bear fruit and bring shovels in the dirt which is what we are
looking to see in the foreseeable future.
Sarah Odio presented DFI’s updated “Proposal to Provide Predevelopment Services
to the City of Brevard for Affordable Housing Development” and explained the scope
of services included in this proposal. A copy of the proposal and her presentation
are attached.
Minutes – Housing Trust Fund Selection Committee Meeting
October 11, 2022
Page 2 of 4

Ms. Odio noted that there is a lot of uncertainty early on in this process for a private
development partner. They don’t know if they are going to get community support
and they are spending a lot of money before they even get to that point just to assess
if there is a way to make something work, whether it is the property or the funding
partners. The way DFI works is that we see that there is an opportunity early on in
the process for the local government to get involved, whether it is an idea of what
they want to see happen in the community or a property that they want to see
developed. We think of this as the local government pre-development process,
where the local government is helping to reduce that risk to the private
development community and ensure that they see development that meets the
public interests, whether it’s land or resources such as loans and grants.
Ms. Odio explained that before you can go through anything else, there has to be a
site and you have to have some sort of control of that site, whether by ownership or
an option on the property. The Phase 1 services would be to identify and prioritize
sites, what is possible with those sites, and which one would most meet the local
interests. Phase 2 services is taking it from just a site to analyzing the feasibility, the
site itself, the financials, what can actually fit, what would the local government
need to put into it in order to make it work, and what can they contribute in order to
make it work.
Ms. Odio pointed out that one critical component to the scope of services is that the
City’s ability to subsidize development or even to participate or convey land to
whoever you want, at least 20% of the units have to be affordable at 60% AMI and
below. If the City decides that the focus needs to be on households earning more
than 80% AMI there are other partners that need to be at the table because at a
certain point if you have rents above 80% AMI but below what construction costs
would require to make the deal work, there is going to be a gap. The question
becomes how do you fill that gap? Part of what we are proposing is actually
engaging your local non-profit and for-profit partners in order to identify if there
are non-governmental gap funding sources that can facilitate development at that
price point. Before moving onto Phase 2, our goal would be to understand if we can
make this a feasible thing.
Following discussion, motion by Mr. Jones, seconded by Mr. Hunter to accept the
proposal as presented and send to City Council with recommendation to approve.
The motion carried unanimously.
G. Housing Trust Fund Policy Discussion
Emily Brewer presented a working timeline (copy attached) for the Committee’s
review. She explained that this includes actions already taken, actions that still need
to be taken, and looking forward at what actions we want to take in FY2023. She
noted that the timeline includes the DFI proposal, which will now to go to City
Council in November and we anticipate that we will be able to start a project early
next year.
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MEMORANDUM
To:

Paul Ray, Planning Director, City of Brevard

From:

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

Date:

September 28, 2022

Re:

Proposal to provide predevelopment services to the City of Brevard for
affordable housing development

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
provide the City of Brevard with pre-development services that would ultimately result in the
identification of private development partners that would assist the City in addressing its
affordable housing needs.
DFI proposes to conduct this work in two phases. In Phase 1, DFI will carry out high level
predevelopment activities–parcel analysis, housing needs assessment, site analysis, and
financial feasibility–to determine the feasibility of affordable housing development and
identify and prioritize key sites for development (each site an Opportunity Site), based on
market needs and the City’s public interests.
In Phase 2, the City will select one Project that DFI determined is financially feasible for a
private development partner. Provided the City possesses legal authority to support the
Project in the opinion of SOG faculty, and following the City obtaining site control, DFI will

conduct additional site-specific pre-development analysis for the Project and assist the City in
identifying experienced private developers to execute the Project envisioned through Phase 1.
Following selection of a development partner for the Project, DFI will then support the City of
Brevard in negotiating key deal points in a development agreement with the selected partner.
Scope of Services
The following Scope of Services outlines the pre-development activities that DFI would
conduct to support the City of Brevard in evaluating and prioritizing sites for affordable
housing development:
Phase 1: Opportunity Site Identification
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 properties owned by the City and its partners (each a “Study Site”),
identify areas 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 targeted areas identified through the site suitability analysis, 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;
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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. Engage non-profit and for-profit private partners to identify potential non-governmental
gap funding sources for affordable housing; and
9. Identify and prioritize key development opportunities (Opportunity Sites) based on the
pre-development feasibility analysis and affordable housing priorities and make
recommendations related to those sites.
Within six months of the conclusion of Phase 1, the City may select, for Phase 2 analysis and
solicitation services, one site over which the City has site control (a “Project”). DFI will proceed
with Phase 2 analysis upon the condition that City directs DFI to proceed with a residential
development program imposing one or more of the following conditions on the Project for at
least 15 years (such conditions and 15-year duration hereinafter referred to as the “Municipal
Authority Conditions”): (i) the Project shall exclusively serve households earning no more than
80% AMI, or (ii) the Project serves households earning more than 80% AMI but shall require at
least 20% of the units to be set aside for low income persons (60% AMI or below). Prior to DFI
commencing Phase 2, the Agreement between DFI and the City shall be amended to identify
the parcels comprising any Project by parcel identification number.
Phase 2: Additional Site-Specific Pre-Development & Solicitation of Development Partner
10. Support staff in community engagement activities, as necessary, to solicit public input as
it relates to the Project;
11. Perform a site constraints analysis to determine what the site can actually support given
current conditions and other limitations and to test fit potential development programs
for the Project;
12. Conduct a financial feasibility analysis, preparing a financial model (i.e., development
budget, operating cash flows, sources of capital, etc.) for the Project to determine
financial feasibility for a private partner and scale of public investment, if necessary;
13. Evaluate options for financing and structuring public participation in development or
redevelopment, if necessary, including use of development finance tools (tax credits,
district designations, etc.);
14. Propose a feasible private development program for the Project that includes at least one
of the Municipal Authority Conditions and request City’s approval;
15. Provided that City approves the development program described above in Activity 14,
prepare a solicitation for development partners and assist City with developing criteria to
inform the City’s selection of eventual partner;
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16. Actively market and discuss the solicitation with qualified development partners with the
goal of receiving competitive proposals from qualified developers who are capable of
accomplishing the City’s approved development program;
17. Support City officials in development partner selection process by carrying out due
diligence of potential partners, preparing investment summaries, and evaluating
solicitation responses using City’s criteria;
18. Support the City in negotiating deal points with the development partner selected to
execute the approved development program pursuant to the solicitation. Deal points
include development parameters for public-private partnerships and milestones, which
are typically memorialized first in a non-binding memorandum before being finalized in a
development agreement; and
19. Support the City through the point that the above-referenced development partner closes
on financing for the project, by regularly evaluating changes proposed by the
development partner to pro forma financials and public participation options, in order to
verify developer assumptions about revenues, development costs, operating expenses,
and debt and equity structuring as market conditions evolve.
The above Scope of Services expressly does not include activities described in Article 1 of the
North Carolina General Statutes Chapter 93A which require a licensed broker or licensed
appraiser to perform. In addition, the Services do not include tasks or expenses associated with
site planning expertise from architects or engineers or site preparation expenses that may
include but are not limited to: land survey, soil samples, and environmental testing. The
Services do not include legal services and no attorney-client relationship shall be established
through the performance of the Services. The scope does not include a refresh or update
(supplemental data collection and subsequent updated analysis) that could be required in the
event that, for reasons beyond the control of DFI, (i) the development solicitation process for
any Project is not commenced within one year of the Effective Date, or (ii) more than one
solicitation for development partners must be created and/or marketed for a Project.
The fee accounts for efficiencies gained from utilizing virtual meeting tools rather than inperson meetings.
Deliverables
Deliverables include presentations, summaries, and other documentation intended by DFI to
be delivered to the City regarding the above Scope of Services.
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Timeline
The timeline for completing Activities 1-9 (Phase 1) is estimated to be 7 months from
commencement. The timeline for completing Activities 10-14 is estimated to be 5 months
from initiation of Phase 2. DFI intends to help the City attract private investment for the
Project (Activities 15-19) as quickly as possible and in a way that maximizes overall value and
serves the public interests.
Fee
The flat fee for the above Scope of Services is $98,000. The flat fee can be broken down as
follows: $64,900 for Phase 1 and $33,100 for Phase 2. The fees associated with Phase 2 assume
that DFI is engaged for Phase 2 within six months of the conclusion of Phase 1.
The City fee would cover only part of DFI’s cost of services, with the balance being “at risk,” to
be paid as a fee from each successful project. DFI’s pre-development services will not only
assist the City in accomplishing its goals but will also benefit the ultimate private developer(s)
by eliminating predevelopment work, risk, and expense. In order to minimize the City’s costs,
we require each Project to pay for the value of that benefit in the customary way, as a portion
of development costs. If the City is successful in executing a Development Services Agreement
with a private partner, DFI will receive a Development Services Fee. This Development Services
Fee paid by the Project would be 1% of total project costs.
This arrangement benefits the City in several ways. It aligns DFI’s interests with the City in
terms of finding developer(s) for the Project and attracting private investment. It also ensures
each Project itself pays for a significant share of the City’s costs associated with the
predevelopment work. And it gives the City ongoing support from DFI throughout negotiations
with the developer(s) and during the full life span of development in the Project (i.e. DFI has
“skin in the game”). There is no guarantee that a developer will be identified, so the
consequences for DFI are clear—DFI will get the bulk of its fee only if there are developer(s) for
a Project who successfully execute agreement(s) with the City.
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City of Brevard

DFI Affordable Housing
Proposed Pre-Development Activities
Sarah Odio, DFI Assistant Director of Housing & Revitalization

October 11, 2022

DEVELOPMENT FINANCE INITIATIVE

Development
Finance Initiative
DFI, a program of UNC Chapel Hill’s
School of Government (SOG),
partners with local governments to
attract private investment for
transformative projects by providing
specialized finance and development
expertise.
SOG is the largest university-based
local government training, advisory,
and research organization in the
United States, and serves more than
12,000 public officials each year.
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DEVELOPMENT FINANCE INITIATIVE

Private Pre-Development Process
ACQUISITION &
CONSTRUCTION
ENTITLEMENT

Local Government Driven PreDevelopment Process

DESIGN
OWNERSHIP
ENTITY

IDENTIFY
PARTNERS
FEASIBILITY
ANALYSIS
SITE
CONTROL

IDEA

Project Uncertainty

DEVELOPMENT FINANCE INITIATIVE

DFI Affordable Housing Services
ACQUISITION &
CONSTRUCTION
ENTITLEMENT
DESIGN

Phase 1: Site
Identification/Prioritization

OWNERSHIP
ENTITY
IDENTIFY
PARTNERS

FEASIBILITY
ANALYSIS
SITE
CONTROL

IDEA

Phase 2: Pre-Development &
Solicitation of Partner

DEVELOPMENT FINANCE INITIATIVE

DFI Feasibility Analysis

Site
Analysis

Market
Analysis

Site Analysis

Feasible
Development Plan

Feasible Development Plan Public Interest

Financial
Analysis

Market
Analysis
Financial Analysis
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Public
Interests

DEVELOPMENT FINANCE INITIATIVE

Pre-Development Scope Review
Phase 1: Site Identification
• Update the housing needs assessment
• Establish housing priorities with the City
• Identify and evaluate sites for affordable
housing development
• Conduct a high-level site and financial analysis
on each
• Provide recommendation related to top sites
• If housing priorities focus on households beyond
City’s ability to subsidize (aka <80% AMI), DFI
will engage non-profit and for-profit partners to
identify non-governmental gap funding
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Phase 2: Pre-Development and Partner
Solicitation
• Propose feasible development program
following site specific site and financial analysis
• Solicit development partner
• Assist with selection of partner and negotiation
of key deal points

Housing Trust Fund Working Timeline

City of Brevard

FY 2021
HTF Tasks

Nov Dec

Jan

FY 2022

Feb Mar Apr May Jun

Jul

Aug Sep

Oct Nov Dec

Jan

FY 2023
Feb Mar Apr May Jun

Jul

Aug Sep

Oct Nov Dec

Jan

Feb Mar Apr May Jun

Relaunch & Reconnaissance
Research & Plan Development
Comprehensive Land Use Plan
Toolkit Development
Tap Fee Waivers Text Amendment
Missing Middle Housing Text Amendment
Development Finance Initiative
Initial Proposal
Second Proposal
Project Phase 1
Project Phase 2
Bylaws & Policy Revisions
Bylaws Update
Funding Source Proposal
Guidebook and Application
Application Cycles
Primary
Secondary
HTF Meeting Agenda Item

Council Meeting Agenda Item

Task

Subtask
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