Affordable Housing Advisory Board Meeting
Tuesday, November 12, 2024 at 6:00 pm

Spindle Conference Room at City Hall

Board Members Present: Richard Gilmore, Carl Harris, Shaun Jones, Jimmy Poole, Peter Rorie

Staff Present: Laura Burton, Lana DuPont, Danette Dye, Kenny Gehrig, and Quentin
McPhatter

Guests: Terri Sanford, Hannah Beaty, Allison lannetti, Leslie Lee, Doug
Macomb

Call to Order and Welcome

The meeting was called to order at 6:04 PM by Quentin McPhatter.

Overview of Affordable Housing Advisory Board Mission/Purpose — Danette Dye

The purpose of the board is to have citizens available to act in an advisory role in implementing
and assessing the Affordable Housing Plan for the City of Gastonia, which was approved by City
Council in November of 2023. This board was initially designated to meet quarterly, but upon
the first meeting, the board decided on monthly meetings.

The Affordable Housing Advisory Board shall consist of seven voting members who are citizens
of the City. One member shall be appointed by the Council from each of the City’s six wards and
one member at large shall be nominated by the Mayor and appointed by the Council. The seven
members of the Board shall serve three year staggered terms, but members may continue to
serve until their successors are appointed and qualified. At the initial establishment of the Board
the members shall be appointed as follows: (1) Wards one and two members shall be appointed
to serve a one-year term and a three-year term thereafter, (2) Wards three and four members
and the at large member shall be appointed to serve a two-year term and a three-year term
thereafter, and (3) Wards five and six members shall be appointed to serve a three-year term
and a three-year term thereafter. Members shall be appointed between the months of May and
August.

The membership of any member of the Board who is absent from four consecutive meetings or
whose percentage of attendance is less than 60 percent over a 12-month period shall
automatically terminate unless such absence is excused by the Board for good and sufficient
cause.

Quorum of the board shall consist of the number of members equal to a majority of the non-
vacant seats on the Board. All official actions of the Board shall be taken by majority vote, a
quorum being present.
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e All Board meetings shall be public meetings subject to the Open Meetings Law and minutes shall
be kept of all meetings.

e Board members shall receive no compensation, but shall be entitled to reimbursement for
expenses incurred in the performance of official duties to the same extent as according to the
policies applicable to City employees.

Selection of Board Chair and Vice-Chair — Laura Burton

The role of secretary for the board will be designated for our city staff so we are able to maintain
proper records.

Jimmy Poole self-nominated for the role of vice chair. Richard Gilmore made a motion to approve Mr.
Poole as the vice chair. Shaun Jones and Peter Rorie seconded this motion. Mr. Poole has been
approved as the vice chair.

Jimmy Poole nominated Carl Harris for board chair, who declined the nomination based on other
commitments. Shaun Jones declined to self-nominate based on other commitments.

Richard Gilmore asked to clarify the duties of the chair. Laura Burton explained, though the by-laws do
not specify specific duties, the chair would facilitate meetings based on the agenda set by staff. The
chair would have lots of staff support, but would work to keep the meetings moving along as needed.
Richard Gilmore correctly clarified that the chair is not responsible for keeping notes for meetings.

Richard Gilmore self-nominated for the role of board chair. Jimmy Poole made a motion to approve Mr.
Gilmore as the board chair. Peter Rorie seconded this motion. Mr. Gilmore has been approved as board
chair. The vice-chair will serve the same duties in the chair’s absence.

Gastonia Housing Authority Presentation — Terri Sanford

Danette Dye introduced Terri Sanford, the Executive Director of the Gastonia Housing Authority (GHA).
There were many questions about the Housing Authority at the October meeting so Mrs. Sanford
kindly agreed to give a summary of the Housing Authority and answer any questions.

Overview - Mrs. Sanford has been with GHA for 26 years with 6 years as Executive Director. GHA began
in 1966 with the original purpose to build public housing in Gastonia. This was achieved and in the late
1970’s GHA expanded to include the then-named Section 8 program. GHA’s jurisdiction for the Section
8 program is all of Gaston County. GHA has tenant based and project based housing vouchers. There
are other organizations within the city and county that also offer subsidized housing that are not
affiliated with GHA. GHA is federally legislated and federally funded by the Department of Housing and
Urban Development. While GHA is closely affiliated with the City of Gastonia, their organization status
is an independent municipal corporation. GHA has a board of directors whose purpose is approval of
policies and financial oversight. Mrs. Sanford’s role as the Executive Director is all day-to-day
operations. The target population for all GHA’s programs is individuals and families making 50% or less
of the area median income. GHA is also required to ensure 75% of their assistance goes to families

Page 2 of 6



making 30% of less of the area median income (also known as extremely low income). The newest
income limits specified by HUD will be included as an attachment in the email with the minutes.

Public Housing - Danette asked Mrs. Sanford to speak about public housing. At the present time, there
is no public housing in Gastonia. In the mid to late 2000s, the federal government began to realize that
the upkeep of the public housing stock they had invested in and built was not sustainable on the
federal level. Public housing had been built as early as the 1940s and many housing units nationwide
were failing, being boarded up, or otherwise going unused. The public housing units that existed in
Gastonia were built in the 1960s and 1970s and were also experiencing systemic failures and
conditions that GHA did not have the funding to repair. The federal government was supposed to be
providing funding to cover these needs, but the need was far outpacing what they could provide. In
2012, the federal government came out with a program called Rental Assistance Demonstration (RAD).
This program allowed housing authorities who owned public housing stock to leverage private equity in
order to rehabilitate and preserve the units. GHA “sold” their units via a 99 year ground lease to a
limited partnership. In addition to this, mortgages, and Low Income Housing Tax credits (LIHTC), this
deal closed in 2017. As of this closing, GHA is no longer an owner or operator of public housing. GHA
did maintain the public interest in those units so they were placed under a housing assistance payment
contract. Those units are now considered project based vouchers (unit is subsidized rather than the
tenant) and are guaranteed to remain as subsidized housing for 20 years from the closing date. This
contract can be renewed in perpetuity. This means that once the tax credit period is over, if the limited
partnership decides they no longer want to continue owning those properties, GHA gets the right of
first refusal and any new owner is similarly obligated to keep them as subsidized housing. The formerly
public housing now RAD properties are Cameron Courts, Weldon Heights, Mountain View, and
Lynwood Terrace, totaling 399 units. They are about 90-92% occupied. The majority of the units are
open to all family types and range between 1 and 5 bedrooms. Lynwood Terrance is designated for
seniors and the exact age at which people are eligible is currently under review.

Housing Choice Voucher program — Formerly known as Section 8, the Housing Choice Voucher (HCV)
program is GHA’s main program today. A family receives a voucher when they have reached the top of
the waiting list and have met all the qualifications for assistance. The voucher is just a piece of paper
showing the family has qualified for assistance. The family can then take this voucher to the private
market in search of housing. The tenant(s) still must meet all the landlord’s screening criteria and the
unit must be “affordable”. The unit must not cost the tenant more than 40% of their income and the
unit must also pass inspection. Not everyone that receives a voucher will find housing. Mrs. Sanford
said some that receive vouchers do not even attempt to find housing.

A total of 1268 vouchers have been allocated to Gaston County. These are known as tenant-based
rental assistance (family/tenant is subsidized rather than a specific housing unit). As of October 2024,
86.5% of the vouchers were being used - which means there are about 170 vouchers available at any
given time. Nationally, the average usage is 86.25% with the state average at 81.25%. Terri pointed out
that they could issue out a thousand vouchers next year, but that will just saturate the market and the
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success rate for voucher holders finding housing will plummet. This is why they have excess vouchers
while still maintaining a wait list.

HUD publishes the “fair market rents” annually, which is intended to represent the contract rent plus
the utility costs for a geographic area. This is part of what determines what rent prices are accepted in
the program. The newest fair market rents specified by HUD will be included as an attachment in the
email with the minutes.

Challenges — The major challenges with voucher utilization started with the COVID-19 pandemic with
shutdown preventing staff from all working at the same time. Since 2022, it has been nearly impossible
for GHA to remain fully staff due to the labor market shift. Housing shortages are also a major factor.
Affordable housing cannot be addressed from just the low income end of the spectrum. GHA sees the
housing shortage as starting from the top and trickling down. As the housing supply tightened, a family
that normally would have been renting in a luxury unit that cannot get into one anymore has to take a
step down, which pushes someone out of that level, and so on and so forth. This leaves the very lowest
income families with nowhere to go. Success rate with vouchers is a big issue. Only about 50% of the
vouchers issued with result in a lease.

Sadly, GHA is getting more and more applicants that are denied because their income is too high.
People who make $60,000 or $70,000 a year are still homeless, but they cannot qualify for GHA
assistance.

Bonds - GHA’s charter through the state of North Carolina conveys the authority to act as an issuer of
multi-family non-revenue bonds. A bond issuance program began in 2021. GHA has made an initial
commitment to issue bonds to nine developments. So far three of those projects have closed — Osage
Mills in Bessemer City (139 units), Leonard Green Apartments in Dallas (120 units), and Fairhaven Place
in Gastonia (200 units). Fairhaven Place is set to finish construction and start leasing in early 2025.
These units will be available to voucher holders, but not exclusively.

Public Housing Authorities (PHA) such as Gastonia Housing Authority (GHA) may issue multi-family
housing revenue bonds to acquire, develop, construct, or rehabilitate low-income housing. PHA bonds
are backed by the full faith and credit of the US government. Bondholders receive payments from the
lease payments collected. Bonds are often rated AAA and provide surety in instances when lease
payments are insufficient to service the debt in which case the federal government makes up the
difference. Interest from bonds are exempt from federal income taxes, and may also be exempt from
state or local taxes.

Questions - Terri Sanford
Are the waiting lists prioritized by family size?

The RAD unit waiting list is organized by the number of bedrooms in the unit because they operate as a
one for one replacement. If you have a three-bedroom unit become available, you need someone who

would qualify for a three-bedroom unit.
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The HCV list is organized by preferences. GHA has multiple preference categories. The top category is
senior citizens and disabled Gaston County residents. The second priority is families with children who
are Gaston County residents. The third priority is all other Gaston County residents. The lowest
preference is those who do not reside in Gaston County. Because we are near the borders of other
counties like Mecklenburg, there are thousands from other places seeking assistance here.

How long does it take for someone to get off the waiting list?

That is difficult to answer because it depends on so many factors like what (if any) preference category
the applicant would be in. In total, the HCV program has about 5400 on the waiting list.

Can GHA transfer a voucher for someone who wants to live elsewhere?

Yes — If they come through GHA’s waiting list, receive a voucher, and are a resident of Gaston County,
but want to use the voucher elsewhere, GHA is legally obligated to transfer it.

Is it included in GHA’s development plan to build new housing on land they own?

It is unlikely because GHA does not have the skill set to develop and does not own any vacant land. The
only land they own is what the RAD units are currently on.

Regarding new units with non-revenue bonds, what mechanism is in place to make sure they follow the
agreement and do not rent all units at market rate?

GHA receives annual reports with this information as a bond issuer and can do pop up inspections as
needed. These properties are also receiving low income housing tax credits (LIHTC) which is carefully
monitored by the North Carolina Housing Finance Agency. The rules for LIHTC properties now say that
on average the rent must be affordable for those who make less than 60% of the area median income.
Keep in mind, the developer can choose how they want to achieve that average.

Please share more about the attrition rate for HCV and how long a voucher is good for.

GHA’s annual attrition rate is between 10-12%. Because of the challenges of finding suitable housing,
the vouchers are good for 120 days (four months) with an optional 30-day extension. This means a
tenant has up to five months to find a place to live using the voucher.

How much will a voucher cover?

This depends on the family size, income, and many other factors. A family must pay at least 30%, but
no more than 40%, of their monthly income toward their housing costs. GHA's average per unit cost is
almost $700 per month.

Does GHA host a landlord forum or anything similar?

GHA used to host these frequently, but GHA is unable to prioritize this when they are so understaffed.

GHA has 15 positions with only 10 staff at the moment. The information is available to landlords, but

they have to seek it out and many landlords don’t want to deal with the red tape and bureaucracy.
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Jimmy Poole suggested one way that this board could help GHA is by educating landlords and removing
the stigma around Section 8.

What positions are open at GHA?

Deputy Director, two Housing Specialists, and possibly a Section 8 Manager.

As of December 4, 2024 Terri said they have sufficient applications to fill their vacancies.
Is there an eligibility formula you could share?

There really is not because it is so complex - you have to know information about the specific family,
their income, the specific property they want to rent, the landlord, etc.

Does GHA employ in-house inspectors or do they use a third party?

GHA uses a third party for the majority of inspections, but they always have at least two staff members
that are certified.

How many affordable housing units are currently needed in Gastonia? Or how far “behind” is Gastonia?
Quentin shared it was around 15,000 since 2019.

Do churches or other religious organizations ever reach out to GHA about bonds or development of
affordable housing?

Terri said they have not to her memory. Often, in order to secure the funding from NCHFA, you need to
have experience in development. However, you can’t get experience with development without the
funding. Often an organization like a church would have to partner with an existing, experienced
developer.

Other Matters

Thank you to Richard Gilmore for bringing coffee and snacks!
Thank you to Terri Sanford for her time!

Adjournment

The meeting was adjourned by Richard Gilmore at 7:21 pm.
Next Meeting

Tuesday, December 9, 2024 at 6:00 pm

Tuesday, January 13, 2025 at 6:00 pm

Submitted by: Lana DuPont

Page 6 of 6



