Affordable Housing Advisory Board Meeting
Monday, October 7, 2024 at 6:00 pm
Spindle Conference Room at City Hall

Board Members Present: Richard Gilmore, Carl Harris, Carona Moore, Octavia Perry, Jimmy
Poole, Peter Rorie

Staff Present: Quentin McPhatter, Charles Graham, Laura Burton, Danette Dye,
Maddy Gates, Kenny Gehrig and Lana DuPont

Call to Order and Welcome

The meeting was called to order at 6:08 PM by Quentin McPhatter.
Board members and staff made introductions.

Jimmy Poole —Born and raised in Gaston County. Owns a construction company and real estate firm with
an office in downtown Gastonia. Company has built around 250 affordable homes in and around Gaston
County.

Octavia Perry — Real estate investor that moved to Gastonia about 3 years ago. Her passion is affordable
housing and she uses this passion to provide below market value rent options and education to tenants.

Richard Gilmore — Has lived in Gastonia for about 8 years. Has worked for American Airlines for almost
35 years with most of his background in facilities and property management. His family also owns
Gilmore’s Mercantile on Franklin.

Carl Harris — Owns a company called C.A. Harris Inc. which provides general commercial contracting.
Former Senior VP of the Charlotte Housing Authority and real estate investment and construction.
Currently works on affordable housing from Asheville to Raleigh.

Lana DuPont — Grants Accounting Specialist for the Housing and Community Engagement who assists in
admin work

Kenny Gehrig — HUD Administrator for the Housing & Community Engagement Department
Danette Dye — Director of Housing & Community Engagement
Maddy Gates — Senior Planner for the City’s Planning Department, visiting as a guest speaker

Charles Graham — Assistant City Attorney who drafted the ordinance to create this board. Laura Burton,
another of the City’s attorneys, will likely be sitting in on other meetings.

Quentin McPhatter — Assistant City Manager for the City of Gastonia. Has worked in local government
for 23 years with 5.5 being here with Gastonia.

Peter Rorie and Carona Moore were able to join us later.
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Affordable Housing Plan

With all the growth that the City of Gastonia has had in recent years, there is a renewed interest by City
Council regarding affordable housing which lead to the plan that created this board. UNC Greensboro
was selected to create this plan and it was adopted by City Council in November of 2023.

Danette Dye reviewed the recommendations laid out at the end of the plan. These are:

e Affordable Housing Trust Fund

e Land disposition policy

e Community Land Trust

e Housing Resource Center

e /oning Incentives

e (Gap Financing

e Affordable Housing Bond

e |nnovative Housing Programming

Part of the implementation of this plan is the creation of this Affordable Housing Advisory Board . This
board’s job is to assist in the implementation of the various recommendations noted within the plan.

Octavia Perry asked if there are any recommendations that are already front runners or already in
progress. Quentin McPhatter shared that Zoning Incentives (Point 5) are already in progress with the
planning department. Regarding the Land Disposition Policy (Point 2), we already have the background
information on the land owned by the city to prepare for this policy. This information includes whether
not the property has city water and sewer, access to roads, funding sources, etc.

Carl Harris asked about how the Affordable Housing Trust Fund would be funded. Quentin shared that it
is up to the jurisdiction to decide how to provide funding for an affordable housing trust fund. Options
include setting money aside from the general budget, an affordable housing bond, or federal funds. Carl
Harris shared that the business community is looking for alternatives to help their bottom line.

Richard Gilmore asked if the plan was intended to touch the entire city of Gastonia and Quentin
confirmed that it is. Richard also shared the important of sustainability in affordable housing i.e. not just
getting someone in a house, but their ability to stay there. He inquired if that is something this committee
will address. Danette shared that we are a Housing and Urban Development (HUD) approved Housing
Counseling agency and we also provide a Homebuyers education class. Establishing a housing resource
center, as laid out in Point 4 of the plan, could also provide this type of support. Richard emphasized the
importance of this occurring on the front end of the process rather than later when the family is in
trouble.

Richard Gilmore asked about having a similar “sweat equity” or other mechanism to have beneficiaries
be more invested in the program. In Richard’s experience, having families invest more than money makes
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them feel more of an owner and helps them feel that they worked for it. Danette shared that our current
program requires that the homebuyer invest some of their own money in the transaction.

Carl Harris asked about the City’s willingness to partner with entities like the County, churches, or the
school system that also own land. Quentin shared that the City is open to partnerships, but we must
keep in mind that per state Statute there are specific rules about how to dispose of land, sell land, land
swap, etc. The City can partner with non-profits and private developers as well. Federal money also has
its own set of rules and regulations.

Jimmy Poole suggested that the committee put in place a mandate for a 10-year home warranty. They
are relatively inexpensive and can help with the sustainability factor as it can aid in the cost of any repairs
of a homeowner. Only a 1-year warranty is required.

Richard Gilmore asked if repairs and maintenance are part of the homebuyers’ class and Danette
confirmed that it is.

Committee members asked if currently neighborhood developments are being asked to include a certain
percent of the homes as affordable. Charles and Quentin shared that this is called inclusionary zoning,
which is not permitted in the state of NC. You can allow the developer to have more density if they build
affordable housing units, but we cannot make any requirements regarding setting prices.

Richard Gilmore also brought up the sustainability of neighborhoods relating to transportation, food
deserts, access to fire departments, crime rates, and access to police. Richard said this is why he inquired
if the whole city was included because there could be a house that a family could financially afford, but
if they don’t have access to grocery stores, health care, etc. then that is not a sustainable home. Richard
mentioned all the derelict properties along Franklin that could be renovated to address this.

Carl Harris asked about the Housing authority. Quentin shared that the Housing Authority was involved
all the way through the creation of the Affordable Housing Plan. Quentin said the Housing Authority can
also partner with the City because the Housing Authority has bond opportunities. The board could make
a recommendation that the City continue their relationship with the Housing Authority.

Jimmy Poole said he would be interested to know how many vouchers we have available in our area that
go unused because people cannot find a landlord that will take the voucher.

Quentin shared that we can invite Terri Sanford to a future meeting to present about the Housing
Authority.

Carl Harris shared that we usually talk about families (parents and children) that need affordable housing,
but there are other demographics like young college students and senior citizens that can also fall in the
low to moderate income category.

Jimmy Poole pointed out that it is much more difficult to build an affordable unit in a location that does
not already have access to City utilities. For instance, a good amount of the Forestview school district
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does not have city utilities. Charles pointed out that this can be a budgetary issue because of the high
cost of running water and sewer, etc.

Based on the committee’s questions, Danette shared that we can assist families that are up to 80% of
the area median income. The highest need is families are in the 30-60% range as the lower the income,
the higher the need. The 2024 HUD Area Median Income (AMI) is $106,000. As an example the maximum
income for a family of four (4) at the 60" percentile is $31,800. Keep in mind that our area is combined
with Charlotte and Concord when determining the area median income so it can seem skewed.

Jimmy Poole shared that he would like the committee to discuss “rent by the room” in future meetings
as it is currently not allowed in Gastonia. Charles shared this is allowed under the ordinance as a
“rooming house” but only in certain zoning districts.

Board Responsibilities

Charles Graham encouraged the board members to review the portion of their packet that includes the
ordinance that established this board. This shows what their roles and responsibilities are. Reviewing
that in combination with the Affordable Housing plan will allow clarity regarding what the goal is of the
board. Ultimately, this board’s goal is to create recommendations to City Council. Board members are
selected because they have knowledge that city staff and City Council don’t have. Council has to approve
all recommendations. The board can only make recommendations and does not have approval power.
City staff are not “out in the trenches” doing what board members do so we are relying on the board
members to provide the real world expertise to tell us if something looks good on paper, but wouldn’t
work in reality.

The board will also need to elect a chair and a vice chair as well as establish future meeting schedule.
Boards usually meet quarterly, but the board can decide whether to meet more often. The general
consensus was that the committee would like to meet once a month in this implementation phase.

This is a public body so all board meetings will be open to the public. You are not required to let the
public talk during the meeting, but anyone may attend.

Gastonia 2050

Maddy Gates presented about the process of updating the City of Gastonia’s Comprehensive Plan also
called a Comp Plan. A Comp Planis a long range planning document that guides the future development,
growth, and policy for a city. The City’s last Comp Plan was approved in 2011 and was titled Gastonia2025
(which means it will expire in 2025). Maddy shared that the previous comp plan has a lot of background
information and is 300-400 pages long. Their goal with the new comp plan is to be more straight forward
with goals and strategies.

Some states are very strict about what your comp plan must include, but North Carolina only has
recommendations as of right now. The planning department is looking at the previous comp plan for
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guidance including what has been accomplished, what has not been accomplished, what is no longer
applicable, etc.

Richard Gilmore asked if Gastonia has annexed property and Maddy said yes and any currently annexed
property is included in this plan.

The next workshop for the Comp Plan is Wednesday, November 13, 2024 from 6 — 8 pm at the City’s
Municipal Operations Center. Information and advertisements for this workshop are forth coming.

The Gastonia2050 plan is the City of Gastonia’s comp plan. This is not to be confused with Gaston2040
which is a county plan led by Gaston Together. Under North Carolina law, every local government has to
have their own plan.

The group was invited to contribute to this plan by attending the workshops and using the QR codes on
the distributed handouts. The full information about Gastonia 2050 was included in their agenda packet.

Richard Gilmore asked if Gastonia2050 will have crime mitigation or loss mitigation sections. Maddy said
the Gastonia2025 plan (old plan) did not have that, but this can be suggested for the Gastonia2050 plan.

Adjournment
The meeting was adjourned by Danette Dye at 7:41 pm.

Next Meeting

A meeting date will be established ASAP to take place sometime in early November. Please keep a
watch on your email for more info.

Submitted by: Lanaw DuPont
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